TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1,2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Avery Family Rev Living Trust
27 Bagdad Road
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 27 Bagdad Road, Durham, NH 03824
PID: 152
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 23, 2024
INVENTORY FILING DATE (Filing Date April 15th): NIA
ASSESSMENT APPEALED: $640,800
Municipalities may abate taxes "for good cause shown." RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.
b. The property's "equalized assessment" exceeded the property's market value. To calculate the
equalized assessment, simply divide the assessment by the municipality's equalization ratio
(assessment/ratio). Because a property's market value is a crucial issue, taxpayers must have an

opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Avery Abatement

Page 2

REASON FOR APPEAL: The owners have applied for an abatement of their 2023 property, due their
belief that the assessment is higher than similar properties.

ASSESSORS COMMENTS: The subject property is comprised of 24,394 sf of land located in the
faculty (85) neighborhood. The house is a Colonial with a gambrel roof built in 1927 with a two-bed
accessory dwelling on the second floor. There is a two-story separate entry way to provide access to the
apartment. The structure has a one car attached garage. There are two sheds and a generator. At one time
Mrs. Avery had a home business and there was a parking lot in rear to accommodate that.

During my interior inspection with the owner on 2/27/2024 1 remeasured the property. I noticed a (12x13)
section of the sketch that was mislabeled as one-story, it is a two-story section. The main house, the
kitchen and baths are 20 years old. The roof is 30 years old; the siding is over 50 years old. The house
does have newer vinyl replacement windows. The second-floor apartment, the kitchen and bath are also
twenty years old. Because of the age of the components in the house the depreciation needs to be changed
from very good condition to good condition.

RECOMMENDATION: Irecommend adjusting for these discrepancies, which reduces the overall
assessment from $640,800 to $629,300 and granting an abatement for the assessed value difference of
$11,500. This calculates to an abatement of $240.16 including interest (interest is calculated to a
repayment date of 5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no
refund or interest is due.




FOR MUNICIFALITY USE ONLY:

Town File Bo.:

Taxpayer Mame:

TAXPAYER'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Party(ies) Applyin s Taxpa
Mame(s): Ulﬂiﬂﬂir &H”E PMER ; MQH o Lo ReV LWing TRUST

Mailing Addrese: 31 BAGDAD RD DuRr M ; ppE O3B+
Telephone Nos.: (Home) ____(Celijl 1§ ﬁ;%,._{wurk} (Email) MHMLMM gk

Note: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under R5A 91-A.

SECTION B. Party's(ies’) Representative if other than Personis) Applying {Also Complete Section A)

Mamwe{s):

Mailing Address:

Telephone MNos.: (Home) {Celly {Work) {Email)

SECTION C. Property(ies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel 1D# Street AddressTown Deescription Assessment
Wt -13-0-0-0 IMTFALRYAD Cowdial 642,800




TAX YEAR APPEALED _ QL[ 1’13

INSTRUCTIONS

Complete the application by typing or printing legibly in ink. This application does not stay the collection of
taxes: taxes should be paid as assessed. 17 an abatement is granted, a refund with interest will be made.

File this application with the municipality by the deadline {see below). Date of filing 15 the date this form is cither
hand delivered to the municipality, postmarked by the post office, or receipted by an overnight delivery ECTVICE.

* The "notice of tax”™ means the date the board of tax and land appeals (BTLA) determines the last tax

bill was sent by the municipality. (If your municipality bills twice annually, you must apply after the bill that
establishes your final tax liability and not before.)

Step One: Taxpayer must file the abaterent application with the municipality by March 1 following the notice of tax.
Step Twa Municipality has until July 1 following the notice of tax to grant or deny the abatement application,
Step Three: Taxpayer may file an appeal either at the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but

not both. An appeal must be filed:

1) ne earlier than: a) after receiving the municipality's decision on the sbatement application;
or b} July 1 following the notice of tax if the municipality has not responded to the abatement
application; and

2} 0 later thay September 1 following the notice of tax.

EXCEPTION: If your municipality’s final tax bill was sent out after December 31 (as determined by the BTLA), the
phaove dendlines are modified as follows (RSA T6:1-a; REA 76 16-d, )

Hiep One: 2 months after notice of tax;
Step Two: 6 months after notice of tax; and
Step Three: & months afier notice of tax.
FORM COMPLETION GUIDELINES:

1.

SECTION E. Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally
established by showing an error in the assessment calculation or a dispropostionate assessment. Good cause can also
be established by showing poverty and inability 1o pay the tax.

SECTION G. If the abatement application is based on disproportionate assessmenl, the taxpayer has the burden to
show how the assessment was disproportionate. To camry this burden the taxpayer must show: a) what the property
was worth {market value) on the assessment date; and b) the property’s “equalized assessment” exceeded the
property’s market value. To caleulate the equalized assessment, simply divide the assessment by the municipality’s
equalization ratio (assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have an
opinion of the market value estimate. This value estimate can be shown by oblaining an apperaisal or presenting
sales of comparable properties.

SECTION H. The applicant(s) must sign the application even if a representative (e.g. Tax Representative,
Attorney, or other Advocate) completes Section .

Make o copy of this document for your awn recornds.



SECTION D, Other Property(ies)

List other property(ies) in the municipality owned in the same name{s), even if abatements for the other
property{ies) have not been sought. The taxpayer's entire real property estate must.bojconsidered in determining
whether the appealed property(ies) is (are) disproportionately assessed,

Town Parcel 1D# Street AddressTown Diescription Assessment

SECTION E. Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ generally means:
|} establishing an assessment is disproportionate to market value and the municipality’s level of assessment: or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden o prove good cause for an abatement.

1} If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may

not apply):
1. physical data - incorrect description or measurement of property:
2. market data — the property’s market value on the April 1 assessment date, supported by

comparable sales or a professional opinion of value; and’or

kR level of assessment — the property’s assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

If you have an appraisal or other documentation, please submit it with this application.

&

If claiming poverty or inability to pay, state in detail why sbatement of taxes is appropriate as opposed to
some other relief such as relocating, refinancing or oblaining some altemative public assistance.
Ansara v, City of Nashua, 118 N.H. 879 {1978),

(Attach additional sheets if needed.)

Oul ot a i Hhlplbos— B0 'Ir'lp_,:,b,uei.uft.

Oondianmw o Whlth ol boveye o lbe

et



SECTION F. Taxpaver's(s") Opinion of Marlket Value

State your opinion of the market value of the propenty(ies) appealed as nEEh;:l I:pflhr: year under appeal.
e
Town Parcel 1D# !fj 'r‘f' -1 3 -0 -0 Appeal Year Market Value § § » E, Ecu

Town Parcel 1D# Appeal Year Market Value $

Explain the basis for your value opinion(s). {Attach additional sheets if necessary. )

—

SECTION . Rental andior t Comparisomn

List the properties you are relying upon to show overassessment of your property(ies). 1f you are appealing an
income producing property, list the comparable rental properties and their rents.
{Anach additional sheets if needed.)

Town Parcel ID# Street Address Sale Pnce/Date of Sale Rents Asgessment
209 -3 -0-0-0 (5 RAGQDAD  On)t2|24 QA wo
o~ -33-v-e-0 13 Liltlale 102333 75, 10
low - A3 -e-0-0 W0 lWipodide,  O7fTT[23 3% 459
105 -57- 0-0-c 103 Madburq 706 (M o2 e

SECTION H. Certification by Party(ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicant(s) MUST sign the application. By signing below, the Party(ies)
applying certifics (certify) and swean(s) under the penalties of RSA 641:3 the application has a good faith basis
and the facts stated are true to the best of my/our knowledge.

Date: t"-0“;"-:]}-:"'1 ;}'ﬁ';}"—r \IMW ﬂfl\t'l\ﬂ_r"!

(Signature})
Vinceny KT AVERT

(Print Name)

At~ 2lagle

{Signature}

AN o AveERd

[(Print Name)

3



SECTION L. Ceriification and Appearance by Representative (If Other Than Partyv{ies) Applying)

By signing below, the representative of the Party(ics) applying centifies and swears under penalties of
BSA 641:3:

l. all eertifications in Section H are true:

X the Party(ics) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent to the Party(ies) applying.

Date:

{Representative’s Signature) {Print Name)

SECTION J. Disposition of Application® {For Use by Selectmen/Assessar)

*REA 76:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date .., .”

Abatement Request: GRANTED _ Revised Assessment; § DENIED
Remarks:
Diate:
(Selectmen/Assessor Signature) [Selectmen/Assessor Signature)
(Selectmen/Assessor Signature) {Selectmen/Assessor Signature)

4

Rvisod Fane 2023



27 BAGDAD ROAD

Location 27 BAGDAD ROAD

Owner AVERY FAMILY REW LIVING

Ml 10407 1390 000

Assesamenl  5640,800

TRUST
Appraisal 5640, 800
PID 152 Bullding Count 1
Location
Current Value
Appriasal
Waluateon Yaar Impr cwaenu s Land
L2023 B36T 000 $213.800
AES0Esmenl
Walunbion Year Imn ol Lang
2022 $367 Ny 2T m00
Parcel Addreses
Additicnal Addresses
P Al el Agidransars. seidadtie for s paicel
Owner of Record
Orwirer AVERY FAMILY REV LIVING TRUST Sale Prico 30
Co=Dwnar Corificate
Address 27 BAGDAD ROAD Book & Page 10000658
DURHAM, NH 03824 Bals Diale 7T TN
Inztrement
Ownership History
Ownershig History
Oramipr Sals Price Caridicats ook & Page Mialruiimant
AYERY FAMILY REWV LIVIMNG TRUST o} JAlFRTESE
AVERY, VIMCENT B J & ANNE C $10E 440 (EEER LT ]
Bullding infarmatian

Bullding 1 : Section 1

Total

Sl B

Tedal

S Bo

Sabe Data
LT e ]

(ER i ABET



Desded Acres (56

Land
Land Use
Use Coda 1011
Daescription SFRAG APT
Zone (L8

Meighborhoad 85
Al Land Appr Mo

Category
Crutbauildings
Code Daseription
RO3 RES DRMEWAY LG
M1 SHED FHARME
| Sl SHED FRAME
GGENW GEMWHOLE HSE
‘Valuation History
Waluatian Year
|2
2021
| 2020
Valuaton Year
o vy
fuirl
2120

Land Ling Valuation

Slzo [Acres) 56
Frontage o
Daptl 0

Assessad Value 3273600
Appraisod Value 33721 500

Otbuildangs
Sub Code Sarly Dngriplion
Appraisal

Improyoments
204, a0
5204 A00
S04 400

Assuasment

Iimphov i ments
521, A0
$204.400
FI0HADD

Sixza
100 UHITS
WM ECF
06,00 5.F,

T HF KWW

Lamd
L1411, 500
FH11 400

117,400

S0, 500
E110,400

E111.400

Assassaod Valus

Tatal

Taotad

§4.500
51000
21000

£ {HHI

315,00
H315, 000

$316, 000

5315, 5HH
EELEN LY

EELER R

(j 2024 Vigion Govemmant Solulions, inc. All ights resened



65 BAGDAD ROAD

Location 65 BAGDAD ROAD Mblu 209/ 250 0
Owner WELLS FAMILY IRREY TRUST Assessment 5405 100
Appraisal 5495100 PID 1024
Building Count 1 Location
Current Value
Bppraissl

Walmatica Yoear Imiprovssmants Lamdi

2023 514,600 §1A0, 500
Assessmant

Valuation Year Emprovemans Land
2004 £304, 000 £580 400
Farcel Addreses

Owner of Record

Cramas WELLS FAMILY IRREY TRUGT
Co-Cramr
Address G5 BAGDAD ROAD

DR HAM, HH 03824

Crernership History

Oemer
i WELLS FAMILY IRREY TRUST
WELLS, OTHO B
WELLS FAMILY REV. LIV, TRUST

WELLS OTHO &

Building Information

Building 1 : Section 1

Additional Addresses

o Ausculkonal Arkdresoas aeaslaibs bor s pangsl

Sole Price £

Certilicale
Book & Fage A37G08EIT
Sado Dale DAZA2016
Instruman
Ownarship Hislory
Sale Prica Genifeals Baok & Page Insdrurnent
£ 437E0EIT
50 43TEM033
0 DORAAHIE 14
50 i

Total

$4r5 160

Tiatal

AE, 100

Sade Dase
e AE
e trs e )L

B2 R [ R ]



Living Area: 2,364
Replacement Cost: £380, ThA
Building Percem Good: &l
Roplacemant Cost
Less Depreciation: 5306200
FI:IlH Duscriplinn
.5‘&“’ Caper Cond
ol Residuniul
IG-I'HII Fnner o
| Saoraid: : . 1 34 Blories
Dcogrniy | 1
Enterice Wall 1 | Vinyl Sidig
.EhME
Feol Siruchure: Ganle™Hp
Rioed (over Asph'F CaalCmp
: ietarice Wall 1 . DrywaliShaal
[——r '
[e—— Wiyl s pinal
Imesrior Fir 2
Haal Fusl o
I-h.t'l-'g,rp-l Hel Wialii
AL Typa: M
Tolnl Bedrooms: 4 Biwinaoms
Totnl Bfwms: ]
Total H.nﬂﬂ.llu: 1
Tickal Xira Fistrs:
.Wﬂn:uu; H Rooima
Bath Style:
Kachan Sy
Bdorm Bilchens i
Gndin
Wum Park
-Funln_n-.mn
B _
Extra Features
Exira Features
Code Doscription
FRLz 1.5 STORY CHIM

Parcal Information

Building Phota

-
" o

A\ No Imag

=

: Available #

-

b

{hitps:Images. s comiphotos Durtamb HPhobosidetaull jpg)
Building Lajout

{Iilps Drmages. vy comipholosDurhamNHProlasVERilchs! 10841084 §

Building Sub-Areas (sq 1Y)

Goda Description "::
BAS Firsd Floor 1618
Tas Thies Quarier Slory 945
GAL Craed 4[]
FiH Gawoge, Framaed b
F&P Porch, Soeen Frnmed =X
UBM | Basemonl, Unhnished 1,399
- ! 4;533

Size Asgedded Valug
1,00 UNITS

Legend

Living
Aroa

bANE

Ty



Dweded Acres 1.5
Land
Land Usa
Use Code 1010
Descripion  Single Fam MOL-01
Zone RA
Neighborbood 60
AM Land Appd Mo
Category
Crrthaslldings
Code | Dascriplian
R RES DRIVEWAY MED
GENW | GEN-WHOLE HSE
Waluation History
Valuation Year
| 202z
| 2021
[
Waluation Yoar
2097
fraiced
i

Land Line Valuation
Size (Acres) 1.6
Frontage L]
Depih o

Assessed Walue  S180,500
Appraised Yalue 5180500

Distbuildings
Subs Code Sub Descrigiimn
Appraisal

Impravamen s Lamsd
S0 300
S0 00
$203, 200

Assuas monl

Improvdmans Land
5203200
5203, MM
5203200

Size

100 UNITS

V100 KW

B2 000
F1.21,000

§121,000

EREFAL L
121,000

ERFARLLH

Ansaasad Value

Tedal

.00
I e ]

S5 200
124 200
Blad 00

Sa324 200
$a32+.200

(o) 2024 Vislon Govamiment Solubons, Inc. All righids rosaraaad



13 LITTLEHALE ROAD

Location 13 LITTLEHALE ROAD Mblu 104/ 7 335 00
Owner MAKKEMA, SRINIVAS Assessment 5475100
Appraisal 5475100 PID 1064
Building Count 1 Location
Current Value
Apprisad

Waluation Year Improsements Land Tokal

255 &2 1 5600 51594, 300 S4TR 1040
ABsuasmenl

Valuation Yoar Imiprovemenis Land Todal
2023 5276 800 Sisg 200 470 100
Parcel Addreses

Aulddilional Addrosses

Mo Akl Adkdeansns pvaldable for s porce

Crwnar of Record
Crhwtner MAKKEMA, SRIMNVAS Sabke Price 5315,000
CoOwner PULAMALA SWARMALATHA Cartificate
Address 13 LITTLEHALE ROAD Book & Page  &61700G0
DURHAM, NH 03824 Sabo Date B8
Instrumend UMK
Cremershdp History
Twnership History
Crwner Sale Price Cartilicate Book & Page Instrument Sale Dale
RAAKKEMS, SRIMNMAS $315.000 G170 38 LMD LRER LA TR T ]
OUINT, TIMOTHY 8 1002A5TH QOB

Building Infermation

Building 1 : Section 1

e BRpili qLTFY



Building Percent Goodd: ¥

Replacoment Cost
I.-_u:ll_ I]!ﬂ_ir.i.lﬂnn 2274, 200
' Building Attributes
Finld DumiCrmpilaain
: Eﬂ'rlu Rurjed Fanch
: Hﬁdul Rirsahprvkol
E E'nuu-: Mwerage
St  siry
Cooupancy 1
Ewterice VWil 1 . Piresl abs Winod
Exterior Wall 2 7
[—— GablaHip PepsO¥mages el MG_03161] 5
Rl Cover Standing Soem Building Layoul
- DrypaaliShast
Erflerice sl 2
If-r'n.Fh' 1 Mt
lirmexricf Fir 2 Ly
. Haal Fissl s
. Haal Typs: Hol Wbt
| AC Type: Conira
;-:H Bedrooms 4 Basdreasme
-I:l.i Bithrens: 2
Totsl Haf Balks: ]
) (it Mg, wgsl comipholosThinbami HP holosfSkeiches 1084 _ 1084,
Tolad Xirn Fistre
g S Building Sub-Areas (sq it) Lagend
Groas
Bath Sty Code Description R Lﬁ
Wiihen S BAS Firsl Floo 1.266 I
Hum Kitchens a1 Pra] P = 2
Gridin CTH  Cathwdrml Cading 192 a
o M SFE Faised Earsermend, Frishod 1.060 o
! F.l:lnu.:-'. WK vk, Wond 120 ]
E ki 2A3D 1166
| Basemen
Exira Featuras
Exira Features Legmnd

Mo Drala for Extra Foalmms

Parcel Information

Uz Codo 1oin
M-l = mtnas Sinss Fass RO 0



Land

Land Usa

Use Coda 1910

Diescription Sorgla Fam WOL-0

Zone B
Naighborhaod 7O
AltLand Appr Mo
Category

Cruthuildings
Cotle Description
RO | BES DRIVEWAY MED
SHOV | SHED FRAME
ATy EATIC-AVG
Waluation History
valuation Yoar
2072
2021
2020
Vislustion Year
| 2022
| 2001
2000

Land Line Yalualion

Size (Acros)
Frontage

Depth
Assessod Valun
Appraised Valua

Dulbutidings

Sub Code

Appraisal

Improvgmonts

ST 00
BT 00

7T X0

Improvemsnis

B177F 300
s17T. 300

S17T.004)

0.58

0

o
£158,300
£168,200

Sies
1.00 UNITS
16000 5 F

6 5 F

§171, 800
§111,800

Hn10, Aod

111 800
1.8

111 By

Ayepksbd Value

£1.300

STE

Teaal
B0G 200
L0510

e 100

Total
208,200
$289,100

288,100

(ch 2024 Vision Govemnsor Soluticns, Ine. Adl ights resendsaed



10 WOODSIDE DRIVE

Location 10 WOODSIDE DRIVE Mblu 105/ 9300 Qi
Cwmer SHRESTHA, SUJATA Aszessment 2532 900
Appraisal 35325900 PID 225
Bullding Count 1 Location
Current Value
Appraisal
Valuation Yaar bmpsovements Ll
2023 £346 600 106, 100
Aszossment
Valwation Yaar Enpaavemanis Lo
2003 S8 Goo FA8E 300
Parcel Addreses
Addibonal Addresses
Mo Audditorad Addmsses. avadabl lor the parcsl
Ownier of Record
Orwnor SHRESTHA, SUMTA Sabe Price 5775 00
Co-Dwner SHRESTHA, SUVASH Cartificale
Acldrass 10 WOODSIDE DREIVE Book & Page 5123426
Siake Dhale OFra0xy
BeiR  NH (384 Imstremen oo
Ownership History
Crwnership Hislory
Cramier Sale Pricy Cortificate Book & Pags Instrumaenk
SHAESTHA, SUUATA 30 S120606 L]
10 SWOODEIDE LLE pxrp ikl LR T ] (1LY 40]
REED. LESLEY J 381 000 AGTAM 168 UMHG
COTE, MARK D B335/ 4 2GHIEE? LINEC
LOMG, JAMES A 0 L]

Building Informaticn

Tokal

B85 a0

Tadal

FHALHHY

Sale Date
arraRaa3
CRAR00
oa0ar201a
1220



Bullding 1 : Section 1

Building Photo

Year Built: 1952
Liwimg Argn: 2352
Replacement Cost: S422 126
Building Percent Good: Bi1
Riplacemani Cosl
Less Deprociation: £325,300
Building Attributes
Fiwld Drscriphion
Syl Colonial
Belcciod Residoniial
Girade: ' Aweraige =10
Stones: 2 Stones
Dooupancy . 1
P— Caapboar
.£Jrlmur'l'l'l z
Ronl Struchn GablaHip
Rl Cow  AspihiF GG
Irhiwric WAl Flastisio
Inbrion Wiall 2 Dirywall Sremst
! Inlsfior Fir 1 Hardved
Ininnor Fir 2 AIpsT 3
Hasal Fuad el
Hiral Typa Hul Wil
AL Typ None
Tolal Badnoams 3 Bediooem
Tl Bt o
Tl Had Balka: i
Tolal Xira Fistrs:
Tislal Rooims i Recerd
 Bain Sty
[Kiichen Sagla:
Num Kichens o
Cridin
. Mum Park
Firneplicei
Frediny Cntltn
Baemeni
Eixlra Fealures
Dascripiion

- - e
{iitips v vl comipholos D dembl P holos MO0 IS5 TIT_T126§
Building Layouwt
(https Arags. wish Comiphitoa DurmbmbHPholos TS keichesi225_275 jpg
Building Sub-Araas (5q i) Logend
Code Duscriplion ﬂ;?: Tmh'li
BAS Fosd Flocy LETE 1.5M%
FUS  Wippor Slory, Finihed Fan T3
FAT Amc, Fineshad 4B b ]
CTH Cothegrs Cemlrg M0 L]
UAT A, Unfinished 20 0
LI Blpsermerd, Unlinshed 20 o
LUST Likty, Sioragn, Unfinished 4H . i
WK Deck, Wood 44 1]
2,268 38
Extra Features Logend

Biza Ansaskod Valus



Parcel Infermation

Uee Code 1011

Duarseriplion SFR AC APT
Deoded Acres 0,34

Land
Land Use
Use Coda o
Description SFR AL APT
Lone Rk

Meighborheed 70
Al Land Appr  ho

Calegory
Cuthudldings
Crde Description
SHD1 | SHED FRAME
: L ¥
RO | RES DRIVEWAY S
SHD | BHED FRAME
Valuation History
Valualicn Year
a0z
Fanrs|
FanF, ]
Valaation Vear
2022
21
2020

Land Line Valuation
Sizw {Acres) .34
Frontage LH
Depih i
Assessed Valve E186 200
Appraiged Valee  §186 300
Dulbuildings
Suls Coda Suts Dercriplion Siza
108,00 & F,
1,00 UNITS
6K B F
Apprakaal
|rl'|:H'D'l'l'l'Il;'I:l Land
5278 7o) S, 200
F20.700 v a0n
T 02,400
Ansossment
Impredmant s Lamns
b, 1o 5134000
Ll FaA
kR, T $124.400

Totsl

8wl ]
$aE3100

$3653,100

%3100

533,100

{c) 2024 VWision Govarmimsand Solultions, inc, A8 righis resarved,



103 MADBURY ROAD

Location 103 MADBURY ROAD Mty 108/ ¢ 570 040
Qwner LONG REV LIVING TRUST, Assessmenl 462,400
JAMES A & ANME B
Appraisal 462,400
FlID 31 Building Count 1
Location
Current Vabug
Appraksal
Valuation Year Improvements Lanal
2023 5293200 3169200
Assessmant
Waluabion Yaur Imiprovsmans Lamid
s $232,200 $165 200
Farcel Addreses
Additicnal Addrasses
K Addtinnal Addtosses avadabla for the parcod
Orvener of Record
Chaenar LOMG REV LIVING TRUST, JAMES A K ANME B Sale Prico F4T0.000
Cao-Dreiniar

Address 103 MADEURY ROAD

DURHAM, MH 03824

Ownershlp History

Cwninr
LO™G REY Lr'n"II'-IE. TRUST, JAMES A& ANNE B
MOORE FAMILY REY TRUST, MOCOLE
MOORE, NICOLE
FLYMM SR PETER R & LAMURAS

Building Infarmation

Cartificale

Book & Page 45320045
Sale Date 071201

Instrument o

Crwnership History
Sale Price Cortificatlo
5470, (00
L]
220,000
3175000

Boak & Pago Instramanm
ARG 1L
E5TRTIGE
426 TI00G6S LI
1SS B
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Town of Durham, NH

Property Tax Bill Calculation

Owner Avery Family
PID 104-13
Address 27 Bagdad Rd
WHAT WAS TAXED
Total Assessed Value 317,900 640,800
Exemption (solar,) - -
Value Tax Applied To: 317,900.00 640,800.00
Credit (veterans,) - -
Tax Bill#: 109821 111131
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 5/31/2023 11/22/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,617.50 13,123.58
Resulting in Taxes of:
Town 1,294.00 3,685.00
County 448.00 1,128.00
Local School 2,632.00 7,420.00
State School 243.00 891.00
Tax Calculated 4,617.00 13,124.00
Less Credit & 1st Bill
is the Amount Billed: 4,617.00 8,507.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 317,900 629,300
Exemption (solar,) - -
Value Tax Applied To: 317,900.00 629,300.00
Credit (veterans,) - -
Tax Bill#: 109821 111131
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 5/31/2023 11/22/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,617.50 12,888.06
Resulting in Taxes of:
Town 1,294.00 3,618.00
County 448.00 1,108.00
Local School 2,632.00 7,287.00
State School 243.00 875.00
Tax Calculated 4,617.00 12,888.00
Less Credit & st Bill
is the Amount Billed: 4,617.00 8,271.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 236.00 236.00 | =To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 336 161
Interest Payable - 4.16 4.16 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 240.16 240.16

104-13- Abatement Calc-Avery Family Trust - 27 Bagdad Rd Avery Family



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Jeffrey D. Berlin
c/o Berlin Properties NE
277 Main Street Office
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 81 Piscataqua Road, Durham, NH 03824
PID: 209-46
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 7, 2024
INVENTORY FILING DATE (Filing Date April 15%): N/A
ASSESSMENT APPEALED: $495,600
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9, 6

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Berlin Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of his 2023 property taxes because
due to the location of the property, close proximity to Route 4, distance to downtown Durham and UNH,
and the overall condition of the property (which is currently under extensive renovations), the rent
received on a per/bed is less than other student housing properties.

ASSESSORS COMMENTS: The subject property is a legal, non-conforming duplex sited on 3.9 acres
of land on Piscataqua Road. The owner leases the building to six (6) students, one person/bedroom. As
0f 4/1/2023, the property was fully occupied. However, as of this writing the entire building had to be
raised and a new foundation poured to replace the old concrete block foundation. Also, the entire interior
and exterior has been gutted due to the poor condition of the building. This explains why the owner was
not able to obtain decent rent for these units.

RECOMMENDATION: After inspecting the exterior of the property and discussing the on-going
renovations with Audrey Cline, Durham’s building inspector, I recommend adjusting the assessment for
the overall condition which reduces the overall assessment from $495,600 to $392,900 and granting an
abatement for the assessed value difference of $102,700. This calculates to an abatement of $2,135.50
including interest (interest is calculated to a repayment date of 5/1/24 and subject to change per tax
collector). If the taxes have not been paid, then no refund or interest is due.
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TAXPAYER® : MENT APPLI ICIPALITY

TAX YEAR APPEALED 2023

INSTRUCTIONS

Complete the application by typing or printing legibly in ink. This application dees not siay the collection of
taxes; taxes should be pabd as assessed. 1§ an abatement is pranted, o refund with interest will be made.

File this application with the municipality by the deadline (see below). Date of filing is the date this form is either
hand delivered to the municipality, postmarked by the post office, or receipted by an ovemnight delivery service.

DEADLINES: The “nolice of tax™ means the date the board of tax and land appeals (BTLA) determines the last tax
bill was sent by the municipality. (If your municipality bills twice annually, you must apply afier the bill that
establishes vour final tox Hability and not before.)

Step One: Taxpayer must file the abatement application with the municipality by March | following the notice of tax,
Step Two: Municipality has until July I following the notice of tax to grant or deny the abatement application.
Step Three: Taxpayer muy file an appeal cither at the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but

mot both. An appeal must be fled:

1] o earlier than: &) after receiving the municipality’s decision on the abatement application;
or b July 1 following the notice of tax if the municipality has not responded to the abatement
applicatson; amsd

2) o later than Seplember 1 following the notice of tax.

EXCEPTION: [If your municipality’s final tax bill was sent out sfter December 31 {as determined by the BTLA). the
nbove deadlines wre modified as follows (RSA 76:1-a; RSA T6:[6-d, I1):

Biep Oie: 2 momnths ofter notice of ax;
Step Twa: 6 manths after notice of tax; and
Step Thiree: & months after notice of wx.
FORM COMPLETION GUIDELINES:

SECTION E. Municipalitics may abate taxes “for good cause shown.” RSA 76:16. Good canse is generally
established by showing an error in the nssessment calealation or a disproportionate ossessment. Good cause can lso
be estblished by showing poverty and inability to pay the tax.

SECTION G. If the abatement application is based on disproportionate assessment, the taxpayer has the burden to
show how the assessment was disproportionate. To carry this burden the taxpayer must show: 8) what the property
was worth (market value) on the assessment date; and b) the property’s “equalized assesament™ exceeded the
property s market value. To calculate the equalized assessment, simply divide the assessment by the municipality"s
cqualization ratio (assessment + ratio). Becouse a property’s market value is 8 crucial issue, taxpayers must have an
opimion of the market value estimate. This value estimate can be shown by obiaining an appraisal or presenting
sales of comparable properiies,

SECTION H. The applicant(s) must sign the application even il a representotive (e.g. Tax Represeniative,
Attorney, or other Advocate) completes Section 1.

Make a copy of this document for your own records. RECEIVED

Town of Durham

Planning, Zoning
and Assessing



RECEIVED

Town of Durham FOR MUNICIPALITY USE ONLY:

Town File No.:

Planning, Zoning Taxpuyer Name:

and Assessing

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Party(ies) Applving (Owner{s) Taxpayer(s))
wamee:  Jeffrey Daniel Berlin

Mailing Address: 277 Main Street
Telephone Number(s): {Work) 60 39534{] 1 4 (Home) 5039534[] 14

Note: IFan abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA T6:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior o the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

SECTIONB. Pa

MName(s];

Mailing Address:

Telephone Number(s): (Work) (Home)

SECTION C. Propertv{ies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment,

Town Parcel IDH Street AddressaTown Description Assessment

1161 81 Piscataqua Rd Duplex $495,600
P




SECTION D. Other Property(ies)

List other property{ies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property{ies) is (are) disproportionately assessed.

Town Parce] ID# Street AddressTown Deseription Assessment

SECTION E. Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ generally means:
1} establishing an assessment is disproportionate to market value and the municipality's level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

§) If claiming disproportionality, state with specificity all the reasons supporting your application,
Statements such as “iaxes too high,” “disproportionately assessed™ or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material en the following (all may
not apply):

ical data — incorrect description or measurement of property;
market data ~ the property's market value on the April | assessment date, supported by
comparable sales or a professional opinion of value; and‘or

@ level of assessment — the property’s assessment is disproportionate by comparing the property's
market value and the town-wide level of assessment.

Note:  1f you have an appraisal or other documentation, please submit it with this application.

) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriale as opposed 1o
some other relief such as relocating, refinancing or oblaining some alternative public assisiance.

Ansara v. City of Nashua, 118 N.H. 879 (1978).
[ Attach additional sheets if needed.)




SECTIONF. Taxpaver's(s') Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.

Town Parcel ID# 1161 Appeal Year Market Value 53331689

Town Parcel ID# Appeal Year Market Value §

Explain the basis for your value opinion(s). (Attach additional sheets il necessary.)

SECTION G. |

List the properties you are relying upon to show overassessment of your property(ies). If you are appealing an
imcome producing property, list the comparable rentul properties and their rents,
{Attnch additional sheets if needed.)

Town Parcel 1D# Street Address Sale PriceDate of Sale Rents Assessment

468 15&17 Schoolhouse Ln. $749,933 3/12/2020

SECTION H. Certification by Party(ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Party(ies)
applying certifies {certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,
and the facts stated are true to the best of my/our knowledge.

T o -

=

(Signature) /i 2

[ Signature)
3



Supplemental Explanation for Abatement of assessment of 81 Piscatagua Rd

81 Piscatagua Road (“the property” or “the subject property”) is a legal non-conforming duplex with each unit
consisting of 2.5 bedrooms. For income purposes each side is rented to 3 unrelated students at an average rent of
5700 per student. When comparing this property to other student rentals it should be noted there are significant
challenges at 81 Piscatagua Rd that affect gross potential rent (GPR) when compared to the overall market. Below
| will putline key points of discrepancy with the current assessment card on file and some general notes to review.
| will alsa use the town's income farmula with the corresponding income as of April 1%, 2023, per state rules. The
updated information is provided below,

It should be noted, the highest and best use of the property is as a residential rental property and the income
approach should be the method of valuation used when calculating Fair Market Value [FMV).

Discrepancies in data points

Besides the overall interior condition of the property as of 4.1.23, the location and prosimity to Route 4 and the
distance from the heart of the UNH Campus are major factors affecting GPR. Consistently properties out in the
vicinity of the subject property get around 60-70% of the top rate in the downtown corridor, On the income section
of the assessment card gross potential rent is marked at $11,200/room or 567,200 for the whole property. The
actual market rent is 58,400/room or $50,400 for the whole property,

Reasons for a lower GPR when compared to the market

Proximity to campus is the main issue affecting GPR for the subject property. The location does not allow For
tenants to walk to campus and in turn they must drive and park at designated locations throughout Durham,
making commute times to class longer.

The subject property also sits a mere 50 ft from & major NH state highway. Route 4 i a very loud and high traffic

road and greatly reduces the desirability of the property which requires considerably more showings than other
properties that | manage in the area.

Untraditional and excessive maintenance compared to revenue

Unpaved parking surfaces generally are not hard to maintain, however, because of the water runoff from route 4,
multiple times a year several yards of road base must be spread to maintain the integrity of the parking surfaces.
The cost to plow is also about 4 times what it should be because the parking surface is not paved.

The overall age and condition of the property, rot, roof, old appliances, and systems, necessitates substantialky
higher maintenance costs than a newer property of comparable size. This results in higher-than-normal
malntenanoe costs relative 1o income.

The property is also surrounded by wetlands which creates a constant mold and mildew issue requiring extensive
and ongoing remediation and dehumidification.



Towns current income card data analysis

Rent/s = $11,200

Gross Rent = 567,200

Vacancy All = 52,688

EGI = $64,512

Expenses = 525 805

NOI = 538,707

Cap Rate = 8.7%

FM Value = $444,900 or 574,151 /bedroom
Aszessed Value = 5495, 600

Town's income valuation formula with correct rent input

Rent/s = 58,400

Gross Rent = 550,400

Vacancy All = 52,016

EGI = 548,384

Expenses = 519,353

NOI = $29,031

Cap Rate = 8.7%

FM Value = $333,689 or $55,614/bedroom
Assessed Value = $313,836

Actual rental income

Rent/s = 58,400
Gross Rent = 550,400
Vacancy All = 51,566
EGI = 548,834
Expenses
Taxes = 56600
Insurance = 52,050
Septic = 52880
Plowing = 52100
Landscaping = 2800
Turnowver = §5,140
Maintenance and Repairs = $3,875
Management and leasing = $2000
Cap Ex = $1000 [roof fund)
Total Expenses = 528,445
NOM 520,389

Sales Data
With no real sales data from the 2 years prior | had to go outside the parameters to find the most recent

comparable sale to be that of 15 and 17 Schoolhouse Lane on 3.12.20 in the amount of $749,933 or 562,494/ bed.
This property is in much greater proximity to campus than 81 Piscataqua Road and has a much higher GPR. This



properties value per bed is a great comparison when looking at the value per bed of 81 Piscataqua to see how GPR
affects FMV/bed.
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By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

L. all certifications in Section H are trae:

Z, the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

i a copy of this form was sent to the Party(ies) applying.

Date:

(Representative’s Signature)
SECTION J.  Dispesition of Application® (For Use by Selectmen/Assessor)

*REA 75:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date ., ..

Abatement Request: GRANTED Revised Assessment: § DENIED
Remarks:

Diate:

[ Selectmen Assessor Sirmature) (Selectmen/Assessor Signature)

[ Selectmen/Assessor Signature) {Selectmen/Assessor Signature)

Rev. 3712
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LEASE AGREEMENT
3/7/a022 grittney Rosello
Thiz Agreement is entered into on this date , berween Land
Dan Gottschalk HadETm-E Burke (“Tenants™) and $1

Piscatagua Rd LL.C {“Lmdiﬂrd"]n Each Tenant ls.jmntly and severally liable for the payment of renl and
performance of all other terms of this Agreement.

PREMISES: Subject to the terms and conditions in this hg:mm:ni. Landlord rents to Tenant, and Tenant

rents from Landlord, for residential purposes only, the premises located at 81B (Right Side) Piscatagua
Road, Derham, NH 03824, (“the premises™).

USE: The premises are to be used only as a private residence for Tenani(s) listed in this Agreement.
Occupancy by guests for mare than 30 days is prohibited without Landlord’s written consent and will be
considered a breach of thizs Agreement,

TERM: The term of the rental will begin on June 1st. 2021 and end on May 30, 2021, If Tenant vacates
before the term ends, Tenant will be liable for the balance of the rent for the remainder of the ferm,

RENT: Your total Base Rent for the Lease Term is § 24,300.00 {(you must also pay additional charges as
identified in this Lease), Deposits and Upfront Fees. In addition 1o paying Base Rent, you agree o pay us
the following Deposits and Upfront fees:

Non — Refundable Admin Fee: $600.00  Security Deposit: $1500.00 {One month's rent - S600.00 Admin
Fee) Total Due: $2100,00 The Base Rent is payable in 12 installments, without offset or deduction, and
you agree (o pay such Rent as follows:

INSTALLMENT AMOUNT: DUE DATE: INSTALLMENT AMOUNT: DUE DATE:
S2100.00 6172022 52 100.00 12/1,72022
S2100.00 2022 52100.00 /172023
£2100.00 &1/2022 210000 2172023
£2100.00 9r1/2022 1 (.00 3
S2100.00 IW1/2022  ($2]100.00 F2023
$2100.00 117172022 2100.00 5172023

Base rent due can be paid in advance in lump sums or semester installments; Student athletes or students
using student loan dishursements can request special payment plans from the Manager; to be agreed upon
and executed by both Landlord and Resident.

Rent Payments are to be made out 1o Berlin Properties of New England { Agent), and mailed to 277 Main
Street Office, Durham, WH 03824. ACH Authorization forms can be filled out for direct deposit.

LATE CHARGES: If Tenant fails to pay the rent in full before the end of the 5th day after it's due, Tenant
will pay Landlord & late charge of $25.00 per day until rent is current.

RETURNED CHECKS: Ifany check offered by Tenant to Landlord in payment of rent or any other amouni
due under this Agreement is returned for lack of sufficient funds, a “stop payment™ or any other reason,
Tenant will pay Landiord a returned check charge of $25.00.




Town of Durham, NH
Property Tax Bill Calculation

Owner
PID
Address

WHAT WAS TAXED
Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:
PropTax Issue 1% or 2™

Due Date:
Paid Date:

Tax Rate Applied:

Town

County

Local School

State School

Total Rate

tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

Berlin
209-46
81 Piscataqua Rd.

WHAT SHOULD HAVE BEEN TAXED

Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:

PropTax Issue 1% or 2™
Due Date:
Paid Date:

Tax Rate Applied:
Town
County
Local School
State School
Total Rate
tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate
RSA 76:17-a Rate of Interest Pybl
Enter Date Town will Payback
Number of Days of Interest =
Interest Payable

Less Previously Abated Amount of
Total To Be Abated

224,900 495,600
224,900.00 495,600.00
108180 111915
1 2
7/3/2023 12/18/2023
6/26/2023 12/12/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
3,266.67 10,149.89
915.00 2,850.00
317.00 872.00
1,862.00 5,739.00
172.00 689.00
3,266.00 10,150.00
3,266.00 6,884.00
224,900 392,900
224,900.00 392,900.00
108180 111915
1 2
7/3/2023 12/18/2023
6/26/2023 12/12/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
3,266.67 8,046.59
915.00 2,259.00
317.00 692.00
1,862.00 4,550.00
172.00 546.00
3,266.00 8,047.00
3,266.00 4,781.00
- 2,103.00
4.00% 4.00%
5/1/2024 5/1/2024
310 141
- 32.50
- 2,135.50

2,103.00

32.50

2,135.50

=To Be Abated

= Interest Owed

209-46 - Abate. Calc-Berlin-81 Piscataqua Rd 81 Piscataqua



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1,2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: BPNE Property 2 LLC
c/o Berlin Properties NE
277 Main Street Office
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 39 Emerson Road, Durham, NH 03824
PID: 104-24
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 29, 2024
INVENTORY FILING DATE (Filing Date April 15th): NIA
ASSESSMENT APPEALED: $504,100
Municipalities may abate taxes "for good cause shown." RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.
b. The property's "equalized assessment" exceeded the property's market value. To calculate the
equalized assessment, simply divide the assessment by the municipality's equalization ratio
(assessment+ ratio). Because a property's market value is a crucial issue, taxpayers must have

an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.




BPNE Property 2 LLC Abatement
Page 2

REASON FOR APPEAL: The owners have applied for an abatement of their 2023 property, due to
their belief that the property is a single-family home with an accessory apartment allowing 4 unrelated
persons to reside in the house. The owner believes it is due to the variance granted (Zoning Board) in
2004 as single family with accessory dwelling classification, it shouldn't be valued as student housing.

ASSESSORS COMMENTS: The subject property is comprised of 17,860 sf, it is a Raised Ranch built
in 1973. There is 1,040 sf on the first floor and 1,040 sf in the raised finished basement. The first floor
consists of two bedrooms, one bath, a kitchen, and a living room. The raised finished basement is a mirror
image of the first floor. Occupying the house is four tenants, two on the first floor and two on the ground
level. The house is in average condition for its age and the grade of the house is average. In my opinion
the highest and best use for the property is a single-family residence.

RECOMMENDATION: [ recommend changing the use of the property from student housing (3600)
land use code. To (1011) single family with an accessory apartment, which was granted by the zoning
board in 2004. This reclassification changes the value from $504,100 to $453,800.

This calculates to an abatement of $1,046.37 including interest (interest is calculated to a repayment
date of 5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no refund or
interest is due.




RECEIVED

Town of Durham FOR MUNICIPALITY USE ONLY:
FEB 29 2024 Towm File No.:

Planning, Zoning Taxpayer Name:
and Assessing

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Party(ies) Applving (Qwner(s\Taxpayer(s))
vameis.  JEffrey Berlin

Mailing address: 21 /_Main Street Office
Telephone Number(s): (Work) 0099934014 .

Note: I an abatement is granted and taxes have been paid, interest on the abaicment shall be paid in
accordance with RSA 76:17-a. Any interest paid (o the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior o the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A,

SEmﬂﬂ Bl 1 | 1 _I ] L 0] 1 tirl:l CT L0

Mame(s):
Mailing Address:

Telephone Number({s): (Werk) (Home)

SECTION C. Propertv(ies) for which Abatement Is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the asscssment.

Town Parcel [D# Street AddressTown Description Assessment
104-24 38 Emerson Road Single Family with accessory  $504,100




T R'S RSA T6:16 ABATEME NICIPALITY

TAX YEAR APPEALED 2023

INSTRUCTIONS

Complete the application by typing or printing legibly in ink. This application does not stay the collection of
taxes; taxes should be paid as assessed. [T an abatement Is granted, a refund with interest will be made.

File this spplication with the municipality by the deadling (see below), Date of Niling is the date this form is either
hand delivered o the municipality, postmarked by the post office, or receipted by an overnight delivery service.

DEADLINES: The "notice of tax™ means the date the board of tax and land appeals (BTLA) determines the st tax
bill wias sent by the municipality. (If your municipality bills twice annually, you must apply after the bill that
czimblishes your final tax linhility and not befiore. )

Step Onpe: Taxpayer must file the abaternent application with the municipality by March 1 following the notice of tax.
Step Two: Municipality has until July 1 following the notice of tax to grant or deny the abatement application,
Siep Three: Taxpayer may file an appeal either af the BTLA (RSA 76:16-a) or i the superior court (RSA 76:17), bui

nod both. An appeal must be filed:

1) no earlier than: a) afler recedving the municipality’s decision on the sbatement application;
or b} July 1 following the notice of tax if the municipality has not responded 10 the nbatement
epplication; and

2) no later than September | folbowing the notice of tax.

EXCEFPTION: I your municipality’s final tax bill was sent out after Decemnber 31 (as determy BTLA), the
above deadlines are modified as follows (RSA 76:1-a; RSA 76: 16-d, 1T} D

Town of Durham
Efep One: 2 months after potice of tax;
Step Two: & months after notice of tax; and FEB 29 2004
Step Three: 8 months afier notice of mx.

FPlanning, Zoning
FORM COMPLETION GUIDELINES: and Assm"m' .

B:

SECTION E. Municipalitics may abate taxes “for good cavse shown.” RSA 76:16, Good cause is generally
established by showing an ermor in the assessment calculation or & disproporticnate assessment, Good cause can abso
be established by showing poverty and inability 1o pay the tax.

SECTION G. If the abatervent application is based on disproportionaste assessment, the taxpayer has the burden w
show how the assessment was disproportionate. To carry this burden the taxpayer must show: a) what the property
was worth (market value) on the assesment date; and b) the property’s "equalized assessment™ exceeded the
property’s market value. To calculate the equalized assesement, simply divide the assessment by the municipality's
equalization ratio (assessment + ratio), Because a property”s market value is a crucial issue, taxpayers must have an
opiricn of the market valoe estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable properties,

SECTION H. The applicant({s) must sign the application even if o represenmative (e.g. Tax Representative,
Attomey, or other Advocate) completes Section [,

Make a copy of this document for your own recornds.



SECTION D. Other Property(ies)

List other property{ies) in the municipality owned in the same name(s), even if abatements for the other
property{ies) have not been sought. The taxpayer's entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

Town Parcel ID# Street AddressTown Description Assessment

SECTION E. Reasons for Abatement Application

RSA T6: 16 provides that an abatement may be granted for “good cause shown.™ “Good cause™ generally means:
1) establishing an assessment is disproportionate o market value and the municipality's level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpaver has the burden o prove good cause for an abalement.

1) I claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to presemt material on the following (all may
not apply):

1. physical data - incorrect description or measurement of property;

B markel data ~ the property’s market value on the April | assessment date, supported by
comparable sales or a professional opinion of value; and/or

3, level of assessment — the property’s assessment is disproportionate by comparing the property s
market value and the town-wide level of assessment.

If you have an appraisal or other documentation, please submit it with this application.

“E

I claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed 1o
some other relief such as relocating, refinancing or obtaining some alternative public assistance.
Ansara v, City of Nashua, 118 N.H. 879 (1978).

{Attach additional sheets if nceded. )




SECTION F. Taxpayer’s(s’) Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April | of the year under appeal.

Town Parcel 1D 1 04_24 Appeal Year Market Value 3340: [}UG

Town Parcel 1D Appcal Year Market Value $

Explain the basis for your value opinton(s). (Anach additional sheets if necessary. )
See supplmental form attached

SECTION G, Sales. Rental and/or Assessment Comparisons

List the properties you are relying upon to show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their rents.
{Attach additional sheets if needed. )

Town Parcel TDH Sireet Address Sale PriceTate of Sale Hents  Assessment
SECTION H. Certification by Party(ies) Applving

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By zigning below, the Party(ics)
applying certifies (certify) and swear(s) under the penalties of RSA ch. 641 the application has a godd faith basis,
ind the facts stated are irue 1o the best of my/our knowledg

pue: _2/24/2Y 2NN

(Signature}

(Signature)
3



SECTION L.

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

1, all certifications in Section H are troe;

2. the Party(ics) applying has (have) authorized this representation and has (have) signed this application;
and

3 a copy of this form was sent to the Party(ies) applying.

Diate:

(Bepresentative’s Signature)
SECTION J. tion* (For Selectme

*RSA 75:16, II states: the municipality “shall review the application and shall grant or deny the application in
wriling by July 1 after notice of tax date . .. .”

Abatement Request: GRANTED ___ Revised Assessmenl: § DENIED
Remarks:

Drane:

(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)
(Selectmen/Assessor Signature) (Selectmen/Assessor Signaturc)

Riev. 3712



39 Emerson Road is classified by a zoning board letter from 2004 as a single family with an accessory allowing 4
unrelated persons to reside on the house, In reality, and upon inspection you would find twa identical two-
bedroom apartments. it is for this reason and the fact that in the landline valuation section of the tax card has this
property listed as student howsing, that | believe the income approach should be used to derive the value of this
property.

As there is no income card attached to 39 Emerson tax card, | cannot use the town's formula using correct rental
rates. It should be appropriate to use comparable sales data for income properties in 2022 and 2023. Sales data
per the towns reports shows sales between 550,000 and 5100,000 a bed. As this property has four bedrooms total
the Fair market value cannot be higher than 5400,000, This property is not in the immediate downtown area and
does not receive the highest rental rates as the downtown area.

In my opinion the valve is 585,000 a bed when all the amenities are considered (Laundry in both units, large
bedrooms, decks and backyard]. This would be a falr market value of $340,000.



TOWN OF DURHAM
15 NEWMARKET ROAD
DURHAM, NH 03824-2898
603/868-8064 = 603/668-8065 Property Referenced:
FAX B03/868-8033 Tax Map 10, Lot 12-27
www ol durfiam.nhLus
ZONING BOARD OF ADJUSTMENT

RE:  PUBLIC HEARING on a petition submitted by Peter Bielicki, Exeter, New Hampshire for
an APPEAL OF ADMINISTRATIVE DECISION from a May 20, 2004, letter from Zoming
Administrator, Thomas Johnson, regarding the size of an accessory apartment. The property
involved is shown on Tax Map 10, Lot 12-27, is located at 39 Emerson Road, and is in the RA,
Residence A Zoning District.

DECISION OF THE BOARD

After review of the pertinent sections of the Zoning Ordinance of the Town of Durham,
and after full consideration of the evidence submitted by Peter Bielicki and testimony
given at a Public Hearing on June 8, 2004, a motion was made and seconded:

that the Zoning Board of Adjustment approve the petition subwmitted by Peter Bielicki,
Exeter, New Hampshire for an APPEAL OF ADMINISTRATIVE DECISION from a May
20, 2004, letter from Zoning Administrator, Thomas Johuson, regarding the size of an
accessory apartment,

The motion PASSED on a vote of 4-0-1 and the petition for appeal of administrative
decision was granted with the conditions that this dwelling be classified as a single
family home with an accessory apartment and that there be no more than four unrelated
occupants living in the entire dwelling.

i ¥
Nowiis (6, 2oy Q\ﬂ—“\_ I Y
Dilte Henry Smﬁ!, Chair e
Durham Zoning Board of Adjustment

NOTE:  Flease be advised that any person aggrieved by any order or decision of the Zoning Board of Adjustment
may apply o Superior Court within thirty (30) days after the action eomplained of has been recorded. The appeal
must set forth that such decision or order is illegal or unreasonable, in whale or in part, and specify the grounds
upon which the decision is claimed to be illegal or unreasonable.

Also note that within a perlod of thirty (30) days after an initial decision has been made by the Zoning
Board of Adjustment, any person affected by the decision has the right to appeal that decision. A motion for a
second hearing must describe why it is necessary and why the original dedision may be unlawful or unreasonable.
The Board must decide to grant or deny the rehearing within thirty (30) days.

Any questions should be directed to Tom Johnson, Zoning Administrator/Code Enforcement Officer.

;ﬁ, Frinfed! on Recycied Fagar



Town of Durham, NH

Property Tax Bill Calculation

Owner BPNE Properties
PID 104-24
Address 39 Emerson Rd
WHAT WAS TAXED
Total Assessed Value 246,800 504,100
Exemption (solar,) - -
Value Tax Applied To: 246,800.00 504,100.00
Credit (veterans,) - -
Tax Bill#: 109883 111314
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 5/31/2023 11/22/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 3,584.77 10,323.97
Resulting in Taxes of:
Town 1,004.00 2,899.00
County 348.00 887.00
Local School 2,044.00 5,837.00
State School 189.00 701.00
Tax Calculated 3,585.00 10,324.00
Less Credit & 1st Bill
is the Amount Billed: 3,585.00 6,739.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 504,100 453,800
Exemption (solar,) - -
Value Tax Applied To: 246,800.00 453,800.00
Credit (veterans,) - -
Tax Bill#: 109883 111314
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/26/2023 12/8/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 3,584.77 9,293.82
Resulting in Taxes of:
Town 1,004.00 2,609.00
County 348.00 799.00
Local School 2,044.00 5,255.00
State School 189.00 631.00
Tax Calculated 3,585.00 9,294.00
Less Credit & st Bill
is the Amount Billed: 3,585.00 5,709.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 1,030.00 1,030.00 | = To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 310 145
Interest Payable - 16.37 16.37 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 1,046.37 1,046.37

104-24- Abatement Calc-BPNE Properties- 39 Emerson Rd Avery Family



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: BVB LLC
87 Ridge Road,
York, ME 03909
REPRESENTATIVE: N/A
PROPERTY LOCATION: 48 Main Street, Durham, NH 03824
PID: 105-56
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: January 26, 2023
INVENTORY FILING DATE (Filing Date April 157): N/A
ASSESSMENT APPEALED: $1,096,700
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9 ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



BVB LLC Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of his 2023 property taxes, claiming
his assessment was errant based on the sale current property. The sale of the property was on 5/12/2023
for $975,000.

ASSESSORS COMMENTS: The subject property is a mixed-use property located at 48 Main Street.
The first-floor is occupied by “Clarks American Bistro”. The restaurant was remodeled in 2020. It is
typical Restaurant finish and quality. The second and third floors consist of seven bedrooms, one bath and
one small kitchen. The bedrooms are rented out to UNH students. The condition of the second floor is
average to fair at best. There are missing ceiling tiles, and the bathroom and small kitchen need to be
updated. The residential portion of the building is showing signs of wear and tear. I also had to correct the
porch measurements and sketch codes on the east side of the building. Corrections had to be made to the
sprinkler sf, listed on our field card.

RECOMMENDATION: Irecommend adjusting the overall condition from good to average. Based on
the condition of the second and third floors. Correcting the sprinkler square footage and sketch error.
After correcting these errors the assessment changed from $1,096,700 to $991,200. This calculates to an
abatement of $2,193.61 including interest (interest is calculated to a repayment date of 5/1/24 and subject
to change per tax collector). If the taxes have not been paid, then no refund or interest is due.



PAY 1 Tz NT APPLICATIONT 1C LABCEIVED
Town of Durham
TAX YEAR APPEALED 2023

IN
L Planning, Zoning

. Complete the application by typing or printing legibly in ink. This application does not stay the Alielistr 5 sing
tanes: taxes should be paid as assessed. IT an abatement is granted, a refund with interest will be made.

2, File this application with the municipality by the deadline (see below), Date of filing is the date this form is either
hand delivered 1o the municipality, postmarked by the post office, or receipted by an overnight delivery service,

- The “notice of tax™ means the date the board of tax and land appeals (BTLA) determines the last tax
bill was sent by the municipality. (If vour municipality bills twice annually, vou must apply after the bill that
estnblishes vour fimal tax liability and not before.)

Step One: Taxpayer must file the abatement application with the municipality by March | following the notice of tax.

Step Two: Municipality has until July | following the notice of tax to grant or deny the abatement application.

Step Three: Taxpayer may file an appeal cither at the BTLA (RSA T6:16-a) or in the superior court (RSA 76:17), but
not both. An appeal must be filed:

1y po earlier than: a) after receiving the municipality™s decision on the abatement application;
ar b) July 1 following the notice of tax if the mumicipality has not responded to the abatement
application; and

21 no later than September [ following the notice of .

EXCEPTION: If your municipality’s final tax bill was sent out afier December 31 (as determined by the BTLA), the
abave deadlines are modified as follows (RSA T6:1-a; RSA 76:16-d, 1k

Step One; 2 months after notice of tax;
Step Two: & months after notice of tax; and
Siep Thres: 8 months after notice of tax.

FORM COMPLETION GUIDELINES:
J SECTION E. Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally

established by showing an error in the assessment calculation or o disproportionate assessment. Good cause can also
be established by showing poverty and inability 1o pay the tax.

]

SECTION G. [{ the shatement application is based on disproportionate assessment, the mxpayer has the burden io
show how the pssessment was disproportionate. To carry this burden the taxpayer must show;: a) what the property
was worth {market value) on the assessment date; and b) the property’s “equalized assessment” exceeded the

*s market value, To calculate the equalized assessment, simply divide the assessment by the municipality”s
equalization ratic {assessment < ratio), Because a property’s market value is a crucial issue, taxpayers must have an
opinion of the market value estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable properties.

1. SECTION H. The applicant{s) must sign the application even if a representasive (e.g. Tax Representative,
Attomey, or other Advocate) completes Section L

4, Make 2 copy of this decument For your own records.



FOR MUNICIPALITY LUSE ONLY"

Town File Mo

Taxpayer Mame:

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Parts(ies) Applving (Owner(s\Taxpaver(s))
wamee  BVB, LLC

87 Ridge Road, York Maine 03909
207-838-5709

Telephone Number(s): (Work) {(Home)

Mailing Address:

Mote: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA T6:17-a. Any interest paid to the applicant must be reporied by the municipality
to the United States Intemal Revenue Service, in accordance with federal law. Prior 1o the payment of
an abatement with interest, the taxpayver shall provide the municipality with the applicant’s social
segurity number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

SECTION B. P (ies”) Representative if other than Person pplving { Also

Brian VVanDelinder (manager, ENEI LLC]

Mame(s):

87 Ridge Road, York Maine 03909

Telephone Number(s): (Work) 207-838-5709 (Home)

SECTION C. Fropertviies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
spught, a brief description of the parcel, and the assessment.

Town Parce] | ¥ Street Address Town Description AsseEEMent
108-107-0-0-0 48 Main Straat Restaurant (Clark's) & Apartment $1,086,700

Mailing Address:




SECTION D. Other Eropertviies)

List other property(ies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed propertyv(ies) is (are) disproportionately assessed.

Town Parcel [D# Street AddressTown Description Assesament
NA

SECTION E. Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ generally means:
17 establishing an assessment is disproportionate to market value and the municipality’s level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

13 If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value™
are insufficient. Generally, specificity reguires the taxpayer to present material on the following (all may

not apply):

1. physical datg = incorrect description or measurement of property;
2. marked datg = the property’s market value on the April 1 assessment date, supported by
comparable sales or a professional opinion of value; and/or

3. level of assessment — the property's assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

Mote:  If you have an appraisal or other documentation, please submit it with this application,
2)

If claiming poverty or inability 1o pay. state in detail why abatement of taxes is appropriate as opposed to
some other relief such as relocating, refinancing or obtaining some alternative public assistance.

Ansara v. City of Nashua, 118 N.H. 879 (1978).

(Anach additional sheets if needed.)
Claiming assessment estimate was errant based on sale of

the property to the current owner, BVB, LLC for $975,000 on May 12th, 2023,




SECTION F. Taxpaver'sis’) Opinion of Market Value

State your opinion of the market value of the property(ies) appealed as of April | of the vear under appeal.

Town Parcel 1D# 109-107-0-0-0 Appeal Year Market Value EB?E,GDD

Tewn Parcel 1Dé Appeal Year Markel Value 5

Explain the basis for your value opinion(s). (Attach additional sheets if necessary.)
Claiming assessment estimate was errant based on sale of 48 Main St.

to BVB ,LLC for $975,000 on May 12th, 2023,

SECTION G. B

List the properties vou are relving upon to show averassessment of your property(ies). [f you are appealing an
income producing property, list the comparable rental properties and their rents,
{Attach additional sheets if needed.)

Town Parcel |D# Street Address Sale Price/Date of Sale Rents Assessment
108-107-0-0-0 48 Main St, SO75,000 ¢ BM22023

appeal is based on sale price of property

SECTION H. Certification by Partviies) Applviog

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Party{ies)
applying certifies {certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,

and the facts stated are true to the best of my/ous knowledge. '
. 1211412023 A e

(Signature)

=
= P

T




SECTION L

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RE5A ch, 641:

T all certifications in Section H are true;
Z the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent to the Party{ies) applying.
12/14/2023

Date: "r'? %’f"’rw_’_

(Represenfative’s Signatura)

SECTION J.

*RSA T5:16, 11 s1ates: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of 1ax date . .. ."

Abatement Request: GRANTED _____ Rewvised Assessment: § DENIED
Remarks:

Date:

(Selectmen/Assessor Signature) (Selectmen'Assessor Signature)
(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)

Rev, 3/12



Town of Durham, NH
Property Tax Bill Calculation

Owner
PID
Address

WHAT WAS TAXED
Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:

PropTax Issue 1% or 2™
Due Date:
Paid Date:

Tax Rate Applied:
Town
County
Local School
State School
Total Rate
tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD HAVE BEEN TAXED

Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:

PropTax Issue 1% or 2™
Due Date:
Paid Date:

Tax Rate Applied:
Town
County
Local School
State School
Total Rate
tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate
RSA 76:17-a Rate of Interest Pybl
Enter Date Town will Payback
Number of Days of Interest =
Interest Payable

Less Previously Abated Amount of
Total To Be Abated

BVBLLC
109-107
48 Main St
976,800 1,096,700
976,800.00 1,096,700.00
109377 110797
1 2
7/3/2023 12/18/2023
5/26/2023 12/11/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
14,188.02 22,460.42
3,976.00 6,306.00
1,377.00 1,930.00
8,088.00 12,700.00
747.00 1,524.00
14,188.00 22,460.00
14,188.00 8,272.00
976,800 991,200
976,800.00 991,200.00
109377 110797
1 2
7/3/2023 12/18/2023
5/26/2023 12/11/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
14,188.02 20,299.78
3,976.00 5,699.00
1,377.00 1,745.00
8,088.00 11,478.00
747.00 1,378.00
14,188.00 20,300.00
14,188.00 6,112.00
- 2,160.00 2,160.00 =To Be Abated
4.00% 4.00%
5/1/2024 5/1/2024
341 142
- 33.61 33.61 =Interest Owed

2,193.61 2,193.61

109-107 Abatement Calc-BVB LLC- 48 Main St BVB LLC-48 MAIN



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Catboat Properties LLC
42 Pine Street
Exeter, NH 03833
REPRESENTATIVE: N/A
PROPERTY LOCATION: 8 Bagdad Road, Durham, NH 03824
PID: 107-10
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 29, 2024
INVENTORY FILING DATE (Filing Date April 157): N/A
ASSESSMENT APPEALED: $695,900
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9 ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Catboat Properties LLC Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of his 2023 property taxes due to
errors in the assessment calculations and data listed on the field card.

ASSESSORS COMMENTS: The subject property is a colonial style home (32 x 28) with an attached
garage and an accessory dwelling unit (24 x 28). The property has 19,166 sf of land, located on Bagdad
Road. I inspected the property on 3/4/2024 with owner. During my inspection of the property there were
errors in the measurements of the house. The original living area of the house was 2,743sf, the corrected
living area of the house is now 2,601sf. There were errors in the interior description of the house that I
corrected. I changed the grade and depreciation of the house due to the size, layout, and quality of
construction. The interior of the house consisted of suspended ceiling, plywood paneling, and vinyl stick
on floor tiles. The kitchens and baths have not been updated since the 70’s. The house is functional but
needs to be updated, it is in average condition.

RECOMMENDATION: After inspecting the exterior and interior of the property. After the corrections
were made on the field card. The value changed from $695,900 to $603,800. Which is a value difference
of $92,100. My recommendation is that grant an abatement of $1,915.35 including interest.



TEMENT APPLICATION TO

TAX YEAR APPEALED 2023
INSTRUCTIONS

Complete the application by typing or printing legibly in ink. This application docs not stay the collection of
taxes; taxes shoukd be paid os assessed. 1T an abatement is granted, a refund with interest will be made.

File this application with the municipality by the deadline {see below), Date of filing 15 the date this form is either
hand delivered to the municipality, postmarked by the post office, or receipted by an overnight delivery service.

BEADLINES: The “notice of tas™ means the date the board of tax and land appeals (BTLA ) determines the last max
bill was sent by the municipality. (If your municipality bills twice annually, you must apply after the bill that
eqtablislhes yvour final tax lEability and not before.)

Step COne; Taxpayer must file the abatement application with the municipality by March 1 following the notice of tax,
Step Two Municipality has until July 1 following the notice of s 1o grant or deny the abatement application.

Siep Three: Taxpayer may file an appeal cither at the BTLA {R3A 76:16=0) o7 in the superior court (RSA 76:17), but

nod both, An appeal must be filed:

I g carlicr than: ap after receiving the mumicipality™s decision on ihe abatement application;
of b) July | following the notice of tax if the municipality has not responded to the pbatement
application; amd

2) no later than September | following the notice of tax.

EXCEPTION: [If your municipality’s final tax bill was semt out after December 31 (as determined by the BTLA). the
above deadlines are modified ns follows (RSA 76:1-a; RSA T6:06-d, [k

2 months after nodice of ax;

alep Ong:
afep Twaos & monihs after nodice of tax; and
Step Three:

& months after notice of ax.

FORM COMPLETION GUIDELINES:

l.

2

SECTION E. Municipalities may abate taxes “for good cause shown.” RSA T6:16, Good couse is generally
established by showing an ermor in the assessment cabculation or a disprogortionaie assessment. Good cause can also
be established by showing poverty and inability 1o pay the tax.

SECTION G, [fthe abatement application is based on disproportionate nssessment, the taxpayer has the burden 1o
show how the assessmeent was dispropenionate. To carry this burden the taxpaver musi show: a) what the properiy
was worth (marked value) on the assessment date; and bj the property’s “equalized assessment” excesaded the
propery s market value. To calculate the equalized assessment, simply divide the assessment by the municipality’s
cqualization ratio (assessment + ratio), Becouse a property”™s market value is a crucial issue, axpayers misst have an
opinion of the market value estimate. This value estimate can be shown by obaining an appraisal or presenting
sales of comparable properties.

SECTION H. The applicant(s) mus1 sign the application even if a representative {e.g. Tax Representative,
Artorney, or gdher Advocate) completes Section 1,

Make a copy of this document for your own records,
RECEIVED
Town of Durham

FEB 29 2024

Planning, Zoning
and Assessing



FOR MUNICIPALITY LSE ONLY:

Town File Mo.:

Taxpayer MName!

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY A\ oM
SECTION A, Party(ies) Appiving (Owner(s)Taypaver(s) .lgnm%'ﬁ.-.h;l Q3@ g
Mamie(s): Cums g1
mailing address: 42 Pine Street, Exeter, NH 03833
603-770-8451 603-580-5605

Telephomne Mumber(s): (Waork)

(Home)

Mote: 1f an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant musi be reported by the municipality
to the Uinited States Intemal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicam’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA %1-A,

SECTION B, Party’s{ies’) Representative if other than Person(s) Applying {Alse Complete Section A)
Mame(s):

Mailing Address:

Telephone Mumber(s): {Work) {Home)

SECTION C. Propertv{ies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel 1D streel AddressTown Description Assessment
107/10 8 Bagdad Rd  Residential  $695,900




SECTION . Other Propertyviies)

List other property(ies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

Town Parcel 1D Street Address/ Town Description Assessment

SECTION E.  Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ generally means:
I} establishing an assessment is disproportionate to market value and the municipality’s level of assessment: or
I} establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpaver has the burden to prove good cawse for an abatement.

I} If claiming disproportionality. state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed™ or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may
n apply):

physical datal = incorrect description or measurement of property:

market data — the property’s market value on the April | assessment date, supporied by
comparable sales or a professional epinion of value; and/or

i level of assessment — the property's assessment is disproportionate by comparing the property’s
market valee and the town=-wide level of assessment,

1.
5

Motg: I you have an appraisal or other documentation, please submit it with this application.

2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed 1o
some other relief such as relocating. refinancing or obtaining some alternative public assistance.
Ansara v, City of Naghua. 118 N.H. 879 {1978).

(Attach additionnl sheets if needed.)




SECTION F. Taxpaver’s(s') Opinion of Market Value

State your opinion of the market value of the property{ies) appealed as of April | of the vear under appeal.

Town Parcel 1D# 1 D?"’1 U Appeal Year Market Value $5ﬂ3 Dﬂﬂ

Town Parcel 1D# Appeal Year Market Value §

Explain the basis for your value opinion(s). (Attach additional sheets if necessary,)
We balieve here are 8 number of disproportionale assessments and ewors in the sssessmant calculaions

refated to B Bagdad Road including - Grade, Effective Year Built, Depreciation Code, Depreciation %.

Wa have also idenlified specific tems that we befieve desarve reconsideration (see altached sheets) including -

Uit Prices in the OB Section & Unit Coste/Floor Areas in the Building Sub-Area Section

SECTION G, Sales, Rental and/or Assessment Comparisons

List the properties you are relying upen to show overassessment of your property(ies). If vou are appealing an
income producing property, list the comparable rental properties and their rents.
(Attach additional sheets if needed. )

Town Parcel 1D# Street Address Sale Price/ate of Sale Rents  Assessment
10711 26 Dennison Rd $382,000/5-13-19 $479,700
108/8 7 Bagdad Rd 3420,000/8-23-22 $484.600
107/9 10 Bagdad Road S465K/7-26-16 $723,100
233/47 4 Stone Wall Way $724,333/11-10-21 $746,800
108/73 14 Schoolhouse Ln $675K/10-31-22 $672,000

SECTION H. Certification by Partv{ies) Applving

Pursuant to BTLA Tax 203.02(d), the applicant(s) MUST sign the application. By signing below, the Party{ies)
applying certifies (cerify) and swear(s) under the penaltips of RSA ch. 841 the application has a good faith basis,
andd ihe faJ:? stated are true to the best of my/our knowl 3

24 [

i &

Crate:




SECTION L. nee Re entativ Pa ies] A

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

1. all cedifications in Section H are true;

2. the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

3 a copy of this form was sent to the Party(ies) applying.

Diane:

{ Representative’s Signature)

SECTION ). Disposition of Application® (For Use by Selectmen/Assessor)

*RSA T5:16, 1l states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date , ., "

Abatement Request: GRANTED Revised Assessment: § DENIED

Remarks:

Drate:

(Selectmen/Assessor Signature) i Selectmen/Assessor Signature)
(Selectmen/Assessor Signature) { Selectmen/Assessor Signature)
Fev, 1112



2/27/2022
Tax Abatement Backup/Specifics - 8 Bagdad Road, Durham, NH - 107/10

Section G: Assessment Comparison List — Additional Comparisons include -

Town Parcel 1D # Street Address Sale Price/Date of Sale Assessment
104/38 23 Littlehale Rd 74/ 11-4-16 5504,000
215/51 14 Deer Meadow Rd ~ 52,950,000/12-28-23 51,116,000

Section F: Tax Payer's Opinion of Market Value - Basis for Value Opinion Detail

What follows is the detail, grouped by Section, underlying our opinion related to the over valuation of
8 Bagdad Road in the 2023 Tax Assessment due to errors in assessment caleulations and/or
disproportionate assessments. Our comps are based upon sales prices as well as the Tax Cards and
detail of other similar and/or neighboring properties,

1. Land Assessment/Land Line Valuation Section -

a. Neighborhood Adjustment - the 8 Bagdad Road Neighborhood Adjustment is set at 1.8,
This property sits at the corner of Bagdad Road and Dennison with 154" along Bagdad
and 127" along Dennison. Qur direct neighbor at 26 Dennison has a Neighborhood
Adjustment of 1.1. We feel that 8 Bagdad should receive the same Neighborhood
Adjustment as our direct neighbor at 26 Dennison with a 1.1 Neighborhood Adjustment.
By our calculations a Neighborhood Adjustment of 1.1 would reduce the Total Land
Value of 8 Bagdad by ~ 5104K {from 5268,100 to $163,838.88). We are requesting the
Total Land Value be reduced from 5268,100 to $163,839,

b. Land Value vs. 10/12 Bagdad Rd. - In addition to the Neighborhood Adjustment
request, referenced above, we feel that the land value for & Bagdad is disproportionately
high to other larger lots in town including larger, seemingly more valuable, lots an
Bagdad. As a comparable, our neighbor at 10 Bagdad has a lot size of 1.2 acres vs. B
Bagdad's .44 acres. It seems improper that the 10 Bagdad lot is valued only 7% higher
than that of & Bagdad when it is nearly 3 x greater size. 5268K (B Bapdad) vs. 528BEK (10
Bagdad). We don't have a specific adjustment request but do feal that it is worth
mentiening and would like to better understand the rationale.

2. Construction Detail Section =

a. Grade -8 Bagdad has been assigned a Grade 5 [Average +20). Given the quality and
condition of this home, we feel that this house should be considered a Grade 3. You can
see the stark contrast between 8 Bagdad built in 1927 with outdated plumbing, septic,
electrical, boiler, fixtures, kitchen(s), baths, vinyl windows, vinyl siding, etc. including its
low cost wall paneling, floaring, fiberglass drop ceiling tiles, etc. vs. other Grade 5 homes
around town such as 10 Bagdad Road (next doar), 4 Stone Wall Way and others, 'We feel
that 8 Bagdad belongs alongside other Grade 3 homes such as 7 Bagdad Rd. (across the
street/built in 1920} and 14 Schoolhouse Lane (built in 1938) both of which appear to be



in much better shape today and would show much better than & Bagdad Rd. For
reference you can see the Zillow Listings of these homes which include pictures,

https:/fwww.zillow.com/b/10-Bagdad-Rd-Durham-NH/43,140118,-70.924644 ||/
hitps:/fwww. zillow com/homes/4-Stonewall-Way-Durham,-MH-03824 _rh/B6857838 zpid/
https.//www.zillow.com/homedetails/7-Bagdad-Rd-Durham-NH-03824 /86864931 zpid/
bttps:/fvwww zillow. com/b/14-schoolhouse-|n-durbam-nh-SXtvrg/

Also, please note that under Construction Detail Section we noticed omissions in the description column

related to —

b.

Interior walls = are described as Plaster and Drywall. However, there is also a large
partion {~ 1,000 5F) of inexpensive house paneling.

Floors = are described as hardwood or carpet. However, there is also a large portion of
inexpensive laminate Flooring (™ 1,000 5F).

Heat = is described as Oil. However, over 800 5F is of the house is supported by, quite
outdated, electric baseboard heat.

3. Outbuilding & Yard Items [ Building Extra Features Section -

L

Shed - We believe that the assessed value applied to 8 Bagdad for the Shed [SHD1) is
too high because the full value (52,400} and SF (240 units) are being assessed entirely to
& Bagdad rather than shared (50/50) with 10 Bagdad. This is an error because only ¥ of
the shed located on the B Bagdad property with the other half of the shed residing on
the 10 Bagdad side of the property line {see pictures included). Mote - the assessment
for 10 Bagdad shows no value for the shed., We are requesting the SHD1 Appr. Value be
reduced from $2,400 to $1,200.

Driveways - 8 Bagdad has 2 driveways. One driveway supports the main house (RD1)
and the second driveway supports the apartment (RD2). We believe that the assessed
values of RD3 are too high.

i.  RD3-We believe that the Unit Price of 55,000 being applied to the apartment
drivewiry (RD3) has been over stated based upon this driveway’s overall 5F. 1t
is an extremely short driveway. Perhaps shorter than any other driveway on
the entire street. On a square footage basis, it is smaller that many driveways
receiving a 51,500 Unit Price, The current 55,000 Unit Price is the same value
being assigned to much largerflonger driveways in town such as 4 Stone Wall
Way and 14 Deer Meadow Road. Each of these comparable driveways are
many times longer [~10X+] with significantly greater SF. We believe that RD3
deserves the same assessment as RD1 - 51,500 We are requesting the Appr.
Value to be reduced from 52,500 to $800.

Extra Kitchen - & Bagdad is being assessed an Appr Value of 54,100 for the single extra
kitchen. Similar to the main kitchen, the extra kitchen is relatively small (10° x 10°) and
very outdated [see picture). The Assessed Unit Price is currently 5,500,

i.  Asacomparable, 14 Schoolhouse is also being assessed the same 55,500 Unit

Price but in the case of 14 Schoolhouse this value is for 2 Units (2 Extra



Kitchens) vs. the single Extra Kitchen at 8 Bagdad. We request therefore that
the 8 Bagdad Extra Kitchen Unit Price be cut in half to 52,750 to be in line with
14 Schoolhouse.

i,  Also, we believe the 75% "% Good" adjustment for 8 Bagdad is too high. 14
Schoolhouse Lane is receiving a 30% depreciation for this line item and their
two kitchens appear superior to that of 8 Bagdad,

iii.  Also, we feel that the 100 5F of the & Bagdad Extra Kitchen (10" x 10°) should
be deducted from the total first floor 5. Otherwise, it appears to be double
counted. We have captured this item under Section 4 (below).

Based upon of & cil, we are requesting the Appr. Value of the Extra Kitchen be reduced from
54,100 to $1,925 (52,750 x .7 (Depreciation)).

Additionally, we ask that 100 5F be removed from the First Floor 5F calculation currently 1,786
5F to a revised 1,686 to address ciii (captured in d4a below).

4. Building Sub-Area Summary Section =
a. First Floor [BAS) & Upper Floor [FUS) — We are requesting the Unit Costs for the BAS &

FUS of 8 Bagdad be adjusted down as part of the adjustments made to the Gade and
Depreciation addressed elsewhere in this document. We believe that there are
numerous homes which offer more current, better built, higher quality BAS & FUS vs.
that of 8 Bagdad but are being assessed for the same Unit Cost or less. To back up our
position, please consider the following homes which clearly present a greater value per
5F than that of 8 Bagdad (5154.67) but are being treated as having a lower Unit Cost -

i. 10 Bagdad Road — First Floor & Upper Floor unit cost of 5134.02

li. 4 5tone Wall Way = First Floor & Upper Floor unit cost of 5151.40

Using our neighbor's assessment (10 Bagdad) for BAS & FUS (1* & 2™ floor Unit Costs) we are
requesting the & Bagdad Undepreciated Values be reduced by a total of 570,041, detail as follows -

=  Current First Floor [BAS) — 1786 5F x 5154.67 per 5F = 5276237 vs, Proposed 1686
SF laccounting for the Extra Kitchen) x $134.02 per 5F = 5225 958, Reduction of
550,279.

& Current Upper Story (FUS)— 957 5F x 3154.67 per 5F = $1438,019 vs. Proposed 957 5F
(accounting for the Extra Kitchen) x 134,02 per SF = 178,257, Reduction of
$19,762.

b, Crawl space -

i.  There is an in-dent of the house footprint locking from the street (area
separating the main house from the apartment) that is not properly measured
in the assessment. This results in an over estimate of the crawl space area and
the first floor area — each by 18 5F. The assessment indicated this indent is 3°
when it is actually 5° resulting in a difference of 18 5F (2° x 9 the length of the
home at this section).

il,  Adso, the space under the breezeway is not accessible and, it seems, should
not count as crawl space. This amounts to 117 5F after making the adjustment
in bi [abaye].



Alsa, given that this area is only accessible from the outside via the removal of
a sheet of plywoed (not through the basement), it seems overvalued at 515.52
5F? See pictures. We don't have a specific adjustment request but do feel that
it is warth mentioning and would like to better understand the rationale,

Based upon bi & bii, we are requesting that the Appr Value of the Crawl Space be reduced by a
$2,095.20 from 512,528 to 510,433, In addition, we ask that the town consider point biii {directly
abowve) and address accordingly.

¢. Garage, Framed [FGR] —we believe that the assessed Unit Cost of the Garage at 561.87
5F is valued too high. We are requesting that the Unit Cost be adjusted down based
upon adjustments elsewhere in the Assessment related to the Grade of the house
and/or the Depreciation. For a Comparable — the 23 Littlehale Road FGR = 556,61 SF.
We are requesting the 8 Bagdad Garage Unit Cost be adjusted down to egual the Unit
Cost of 23 Littlehale Road. The resulting Undepreciated Value of the FGR would be
542,458 vs, the current Undepreciated Value of 546,400... a reduction of $3,542 in
Undepreciated Value.

d. Attic, Unfinished {UAT}- we believe that the assessed SF {957 SF) of the attic is greater
than the actual and also that the Unit Cost (515.52) of the attic is valued too high,

The assessed 357 SF of Attic Floor Area seems exaggerated. See picture. It
seems that this needs to be reviewed to more accurately account for the
actual effective area including the loss of area from the eves as well as the
chimney., We believe that a more accurate calculation of the athic 5F is 495 5F
(33L x 15W).

Regarding the attic Unit Cost of 515.52 5F. We are requesting the Unit Cost be
adjusted down based upon adjustments elsewhere to the Grade of the house
andfor Depredation. For a Comparable = the 10 Bagdad attic is being
assessed a Unit Cost of $13.37 5K,

Based on ei & eii [above), we are requesting that the Undepreciated Value of the unfinished Attic be
reduced to 56,618 (495 SF x 13.37 per 5F) a reduction of 58,230 from the current assessment of

$14,848,

e, Basement, Unfinished (UBM] - we believe that the assessed 5F (669 5F) of the & Bagdad
Unfinished Basement is greater than actual and also that the Unit Cost (5$30.98) is valued

too high.

The assessed UBM area of 957 5F appears higher than actual, See picture. 8
Bagdad Unfinished basement 5F calculation seems high at 669 SF of Floor
Area. There are some significant indents and a large space dedicated to the
chimney foundation that make the space smaller than assessed, We estimate
the 5F to be less than GO0 S5F.

Regarding the UBM Unit Cost of 30,98 5F, We are requesting that the Unit
Cost be adjusted down based upon adjustments elsewhere to the Grade of the
house and/or Depreciation. For a Comparable — the 10 Bagdad Road UBM is
being assessed a Unit Cost of 526.79 5F.



Based on fi & fil, we are requesting that the Undepreciated Value of the Unfinished Basement (UBM)
be reduced to $16,074 [600 5F x 26.79 per 5F) a reduction of 54,652 from the current assessment of

$20,726.

Utility Storage, Unfurnished (UST) - we believe that the Undepreciated Value of the UST
is not appropriate as the space identified is neither Utility or storage. It's actually just a
bulkhead, We were unable to find other bulk heads in Durham being assessed a value,
We are requesting that the Undepreciated Value of this bulkhead (currently labeled
UST) be removed in its entirety. If not removed completely the Unit Cost be reduced
from the current $69.60 5F to that of the UBM 330.98. Assuming that you agree that
the Bulkhead should not be assessed, this would result in a reduction of 51,392 from
the current assessment.

Cost/Market Valuation Section -

Effective Year Built = the current 8 Bagdad assessment has been designated to have an
"Effective Year Bullt™ of 1997, We believe that the home is more dated than a 1957 and
deserves a 1992 designation, or earlier. As referenced elsewhere, the home was built in
1927 and very little has been done to it in 50+ years. We believe that the comps below
bolster gur viewpoint and that these comps [both with Effective Year Built of 1992) are
comparatively more current than 8 Bagdad with its outdated plumbing, septic, electrical,
boiler, fixtures, kitchen(s), baths, vinyl windows, vinyl siding, etc. including its low cost
wall paneling, floaring, fiberglass drop celling tiles, etc. -

i. 7 Bagdad - Effective Year Built 1992. This home was also built in the 1920'
(1920) but received a significant remodel since 2018 including fully remodeled
bathrooms and kitchen [cabinets, countertops, appliances, etc.) flooring, etc

il. 14 Schoolhouse Lane — Effective Year Bullt 1992, This home was built in 1938

(11 years after & Bagdad). It appears to be in much better condition with
remodeled bathrooms and other aspects in much better shape and signs of
upgrades.

Depreciation Code = GD = the current Assessment assigns 8 Bagdad with a Depreciation

Code of GD. Looking at other homes assigned a GD (such as 50 Mill Road, 10 Bagdad

Road), we feel that 8 Bagdad shiould be changed to Average to match homes such as—

14 Schoolhousze Road, 7 Bagdad Road, 23 Littlehale Road.,

hitps:/fwww zillow.com/homes/23-Littlehale-Rd-Durham,-NH-03824_rb/B86351289_zpid/

Please note that we are submitting this Abatement Request lacking a full understanding how
“NetOtherAdjust” s determined and factors into the equation? As such we expect that this "NetOther
Adjust” could impact what we have documented above, in cértain instances. Please note that the
"NetOtherAdjust” for 8 Bagdad is currently 515,000.

We appreciate your consideration of the points we have brought forward.,

Thank you.



The pictures below are of B Bagdad (taken in February 2024} in the following order =

L

Unfinished Basement (2 pics) = Floor Area 665 5F

Basement Access/Bulkhead = incorrectly described as Utility Storage Unfinished = Unit Cost =

569,60 5F

Shed - Exterior = being assessed for entire shed however the shed is divided down the middle
along the property ling

Shed — Interior — notice that the shed is divided down the middle

¥ Bath = has not been remodeled since the ~ 1970% or perhaps carlier (extremely small spea)
Full bath -

Full Bath = (4" % 7')

Kitchen #1

Kitchen # 2 (10 x 107)

Attic — notice the Effective Area including the chimney coming up the middle

Crawl Space (2 pics)



Depreciation Code = see the notes related to Grade above,



Depreciation % - see the nates related to Grade abave.
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Town of Durham, NH

Property Tax Bill Calculation

Owner Catboat Prop.
PID 107-10
Address 8 Bagdad Rd
WHAT WAS TAXED
Total Assessed Value 314,000 695,900
Exemption (solar,) - -
Value Tax Applied To: 314,000.00 695,900.00
Credit (veterans,) - -
Tax Bill#: 109618 111034
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/5/2023 7/11/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,560.85 14,252.03
Resulting in Taxes of:
Town 1,278.00 4,001.00
County 443.00 1,225.00
Local School 2,600.00 8,059.00
State School 240.00 967.00
Tax Calculated 4,561.00 14,252.00
Less Credit & 1st Bill
is the Amount Billed: 4,561.00 9,691.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 314,000 603,800
Exemption (solar,) - -
Value Tax Applied To: 314,000.00 603,800.00
Credit (veterans,) - -
Tax Bill#: 109618 111034
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/5/2023 7/11/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,560.85 12,365.82
Resulting in Taxes of:
Town 1,278.00 3,472.00
County 443.00 1,063.00
Local School 2,600.00 6,992.00
State School 240.00 839.00
Tax Calculated 4,561.00 12,366.00
Less Credit & st Bill
is the Amount Billed: 4,561.00 7,805.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 1,886.00 1,886.00 | = To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 331 142
Interest Payable - 29.35 29.35 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 1,915.35 1,915.35

107-10- Abmnt Calc- Catboat Propties- 8 Bagdad Rd CATBOAT PROPERTIES



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: CDC New Hampshire, LLC
PO Box 530292
Birmingham, AL 35253-0292
REPRESENTATIVE: Wesley Vaugn
PO Box 530292
Birmingham, AL 35253-0292
PROPERTY LOCATION: 100 Clubhouse Street, Durham, NH 03824
PID: 203-7
PROPERTY TAX YEAR APPEALED: 2023
APPLICATION FILING DATE W/MUNICIPALITY: February 9, 2024
INVENTORY FILING DATE (Filing Date April 15%): N/A

ASSESSMENT APPEALED: $58,656,600

Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:

a. What the property was worth (market value) on the assessment date.

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



CDC New Hampshire LLC Abatement
Page 2

REASON(S) FOR APPEAL:
The owners are appealing their 2023 property taxes because based on their income and expense
statements, they believe the property is over assessed.

COMMENTS: Briefly, the subject property was constructed in 2012 and is commonly known as “The
Cottages of Durham”. It is a 619-bed student housing development.

RECOMMENDATION: Irecommend their abatement request be DENIED. Their property is
consistently and equitably assessed when compared to other large student housing projects.



RECEIVED

Town oI EXMAARR'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY
FEB -3 2024 TAX YEAR APPEALED 2023
Administration Office INSTRUCTIONS
1. Complete the application by typing or printing legibly m ink. This application does not stay the collection of

faxes; taxes should be paid as assessed, 1T an abatement is granted, a refund with interest will be made,

3 File this application with the municipality by the deadline (see below). Date of filing is the date this form is either
hand defivered to the municipality, postmarked by the post office, or receipted by an overnight delivery service.

DEADLINES: The “notice of tax™ means the date the board of tax and land appeals (BTLA) determines the last tax
bill was sent by the municipality, (I your municipality bills twice annually, vou must apply after the bill that
establishes your final tax Hability and not before.)

Siep One: Taxpayer must file the abatement application with the municipality by March | following the notice of s,

Step Two: Municipality has until July 1 following the notice of tax to grant or deny the abatement application,

Step Three: Taxpayer may file an appeal either af the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but
ot both, An appeal must be filed:

] no earlier than: o) after receiving the municipality's decision on the abatement application;
or by July 1 following the notice of tax if the municipality has not responded to the abatement

application; and
2} ng later than September | following the notice of tax.
EXCEPFTION: [f vour municipality”s final tax bill was sent out after December 31 (as determined by the BTLA), the

above deadlines are modified as follows (RSA T6:1-a; RSA 76:16=d, |}k

Step One: 2 months after notice of tax;
Step Two: & months after notice of tax; and
Step Three: 8 months afier notice of tax.

FORM LET
R SECTION E. Municipalities may abate taxes “for good cause shown.™ RSA 76:16. Good cause is generally

established by showing an error in the assessment calculation or a disproportionate assessment, Good cause can also
be established by showing poverty and inability to pay the tax.

[N

SECTION G, 1f the abatement application 15 based on disproportionate assessment, the taxpayer has the burden 1o
show how the assessment was disproportionate. To carry this burden the taxpayer must show: a) what the property
was worth (market value) on the assessment date; and b) the property’s “equalized assessment™ exceeded the
property’s market value. To calculate the equalized assessment, simply divide the assessment by the municipaliny's
equalization mtio (assessment + ratio). Because a property”s market value is a crucial issue, axpayers must have an
apinion of the market value estimate, This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable properties.

1 SECTION H. The applicant{s} musi sign the application even il a representafive (e.g. Tax Representative,
Attorney, or other Advocate) completes Section 1

4, Make o copy of this document for vour own records.



FOR MUMICIPALITY USE ONLY:
Town File Mo,:
Taxpayer Name:

R3SA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. ies) A ing (Owners

Name(s): CDC NEW HAMPSHIRE, LLC
Mailing Address: PO BOX 530292 BIRMINGHAM, AL 35253-0292

Telephone Number(s): (Work) 205-216-4539 {Home)

Note: 1T an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA T6:17-a. Any interest paid 1o the applicant must be reported by the municipality
to the Linited States Internal Revenue Service, in accordance with federal law. Prior to the pavment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

LI

SECTION B. Pariy

\mee,  WESLEY VAUGHN
voiting Address: PO BOX 530292 BIRMINGHAM, AL 35253-0292
Telephone Number(s): (Work) 205-216-4539

L

(Home)

SECTION C. Properiy(ies) for which Abatement is Sought

List the tax map and lot number, the actual strect address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel 113# Strect Address/Town Desgription Assessment
1937 100 CLUBHOUSE STREET $58,656,600

Aoh T




SECTION D. Other Property(ies)

List ather property{ies) in the municipality owned in the same name{s), even il abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

Town Parcel 108 street Address Town Description Assessment

SECTION E. Heasons for Ahatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown,” “Good cause™ generally means:
1) establishing an assessment is disproportionate to market value and the municipalitys level of assessment; or
) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

)

2)

If claiming disproportionality, state with specificity all the reasons supporting your application,
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value”
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may

not applvy:

. physical data - incorrect description or measurement of property:

2. market data — the property™s market value on the April 1 assessment date, supporied by
comparable sales or a professional opinion of value; and/or

3. level of assessment — the property’s assessment is disproportionate by comparing the property s
markel value and the town-wide level of assessment.

If vou have an appraisal or other documentation, please submit it with this application,
If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed to
some other relief such as relocating, refinancing or obtaining some alternative public assistance.

Ansara v, Citv of Nashua, 118 N.H. 879 (1978).

{Attach additional sheets if needed.)

Please see attached information and evidence.




SECTIONF.  Taxpaver's(s') Opinion of Market Value
State your opinion of the market value of the property(ics) appealed as of April 1 of the year under appeal.

Town Parcel [D# 1937 Appeal Year Market Value § 53,666,000

Town Parcel ID# Appeal Year Market Value §

Explain the basis for your value opinionis). {Attach additional sheets if necessary.)
Please see attached information and evidence.

SECTION G.

List the properties you are relying upon to show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their renis,

(Adtach additional sheets if needed.)

Town Parcel 1% Sitreet Address Sale Price/Date of Sale Rents  Assessment

Please see attached information and evidence.

SECTION H. Certification by Partv{ies) Applving

Pursuant to BTLA Tax 203.02(d). the applicant(s) MUST sign the application. By signing below, the Party(ies)
applying centifies (certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,
and the facts stated are true 1o the best of myJ/our knowledge.

e 21712024 B e

(Signature)

Sieve ke, SVE Jex

[ Signature)

3



SECTION 1. Certification an rance by He in

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

l. all certifications m Section H are true;

2 the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent (o the Partv{ies) a ing.
e 2712020 o Vo

(Representatiy?s Signfture) =

SECTION J.  Disposition of Application® {For Use hy

*RSA T5:16, 1 states: the municipality “shall review the application and shall grant or deny the application in

writing by July | after notice of tax date . . . .

Abatement Request: GRANTED Revised Assessment: § DENIED
Remarks:

Date:

{Selectmen/Assessor Signature) (Selectmen/Assessor Signature)
(SelectmenAssessor Signature) { Selectmen/Assessor Signature)

Rev. 3/12



TAXPAYER EVIDENCE - PAGE 1

Parcel: 1937
Address: 100 CLUBHOLUSE STREET
Owner:. CDC MEW HAMPSHIRE, LLC

2023 Proposed Value: £58,656,600
Taxpayer Opinion of Value: $53,666,000

The subject property is a 615-bed student housing property known as the Cottages of
Durham. The property was built in 2012.

The proposed value is not supported by actual income generated by the subject property or
by recent comparable sales.

The property’s actual 2020-2023 income statements are provided on pages 3-15 and
summarized below.

The market cap rate of 6.30% is from CoStar's market research. This report is provided on
page 16.

The income analysis indicates a value of $53,417.,000.

_ 2023 2022 2021 2020
Occupancy 6% 99% 98% 91%
Income 7,116,019 6,912,712 6,892,376 6,191,423
Expenses 3,733,075 3,689,071 3617975 3,389,195
CapEx Reserves ($250 per bed) 154,750 154,750 154,750 154,750
Property Taxes (1,231,019) (1,303,117) (1,262,622) (1,252,827)
Effective Expenses 2,656,806 2,590,704 2,510,103 2,291,118
MO 4.459.213 4,372,008 4,382,273 3,900,305
Market Cap Rate 6.30% 6.30% 6.30% 6.30%
Tax Rate 2.048% 2.048% 2.048% 2.048%
Overall Cap Rate 8.35% 8.35% 8.35% 8.35%

Value 53,417,000 52,372,000 52,495,000 46,721,000



TAXPAYER EVIDENCE - PAGE 2

There has been only one comparable sale in the market over the last several years.

The Lodges at West Edge sold in December 2021 at the peak of the commercial real estate
market as capitalization rates were at all-time lows. With 450 beds, the $51.5M purchase
price equates to $114,400 per bed.

After making the necessary adjustments, the comparable purchase price per bed is $87,100.
This price per bed yields a value of $53.914.000 for the subject property.

An adjustment of -18.9% is made to the comparable sale because it rents for much higher
than the subject property. As of the April 2023 value date, The Lodges at West Edge rented
for $1,151 per month for each bed. This information is provided on Page 17 via Axiometrics,
the leading provide of student housing information.

The subject property’s effective rent was $934 per month for each bed. The actual 2023
income statement identifies an April 2023 gross potential income of $578,074 - $934 per the
subject’s 619 beds.

Additionally, The Lodges has significantly fewer beds than the subject property. Per appraisal
methodology and economies of scale, it is reasonable to adjust the sale price on a metric
basis. A downwards adjustment of -2.5% is therefore made.

Lastly, a downwards adjustment of 2.5% is made to account for the drastic increase in
interest rates since this sale occurred in December 2021. The provided chart on page 18
tracks the Secured Ovemnight Financing Rate (SOFR) from Federal Reserve economic data.
This rate was less than 0.5% as of December 2021 compared to 4.76% in April 2023,

Comparable Property Parcel Built Units Beds Date Sold Purchase Price Price per Bed

The Lodges at \West Bdge 1986 2014 142 450 122021 51,500,000 114,400
Rent Adjustment -18.9%

Bed Count Adjustment -2.5%

Time Adjustment 2. 5%

Met Adjustrient -23.9%

Adjusted Price per Bed 87,100
Subject Bed Count 619
Sales Value $53,914,900

The taxpayer opinion of value of $53,666,000 equally weights the income and sales values.

Income Value £53,417,000
Sales Value $£53,914,900
Reconciled Value $%53,666,000
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TAXPAYER EVIDENCE - PAGE 3
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TAXPAYER EVIDENCE - PAGE 4
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Travel, man 756 [ 313 s am o 281 1,717 1,504 1.30% EFi ] s 187
Travel, lodging 15,730 o o M LI o B9 6,135 LESD 3684 M 1,513 Eai
Travel meals 31512 ] 5 158 353 El aor 29 440 Ak Frd - | 335
et sl wnd Adesin Expensi: e rar 15 ESE £ 10078 5501 100 10542 12,678 LBSZET 7.507 4,554 a401
Manage—anm lesi MO0EL D64 MOBGE  DOPSO FILOO) JOESI  ADSBE 10611 135793 PLEDG MUETE P T )|
insurExp-MasterLiabPrgrm 18,055 o o =] o o a 1] 0 a@gs 3,712 T T v
Insurasoe, propyTisbikty loaoan  hopeh 5261 5261 52601 006 0 B30F  A154 JLASE 11T 106G 1LG000 11374
Fadl propery Blees L230,00% 109,650 EORGESE 109659 145300 145310 245300 145310 1050800 138050 133050 (164,682} T0dn o
Cither Ciperating Expenses 1,603,113 136,088 FISTBE LISTL0 17L.574 L4169 194198 IT40TS 1%h4di 395434 16083 (128,555) 139,138
Total Dperating Expanses 3,733,075 2174403 314,330 33X 44E 351,447 BBA 100 JROATE PRA0ES 414403 405667 369,044 A0 T4E 301,336

Rt Operating INncome 3,582,5044 330,230 I81BB0 DELSEE Déd G4l DiGO 309001 ITERAEY LIT.GR 197336 IILGE3 SSO.OFT 309470
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TAXPAYER EVIDENCE - PAGE 11

Tha Cottages of Durham Entity: 442

YT Income Statement Compared o Pricr Yoar and Rovised Budjpel Forocast
for the Pericd Ending 127312021

A Actual Rowisod Bui'l-l Forocasi

LY BY Varignes  Wars REF Vorkance  Varl

SUNIMARY INCOME STATEMENT
hoed &luckent renl BA3G07T 60202689 415778 % 8,378 B34 59,241 1%
Other operating 455,300 17124 285 176 167% el By 3453 106%
Total Revonwo BBRZATE B 191423 TOO953 11% 580,502 33,775 A%
Payrall 544318 534,442 AT 2% 5&T 364 43045 T
Mzrmerance 421 572 352 54T (69025) -20% 42 o2 {TaM0y  -23%
Linlisas S48 408 437076 (111,332) -25% 48,868 1,460 0%
Diiher Property Sendoes IR 51,545 3318 1% 37,02 28,82 5%
Marketing 70158 105,102 34,047 X% 102 8653 22,505 by
Ceeneral and Adminisiratee 138,742 114,817 (24.92%) 2% 107,087 (32,6545 2%
Wanagemerd Fees 210,596 23T (32827 -14% 270,553 63 0%
Ingurancs 51,8082 42 570 (8323 2% 50 980 {2135 2%
Preperty Taxes 1282822 1252827 (a5 1% 1,258,225 (8,39T) 1%
Total Operating Expensas BT TS 13BR1DS (228, 7R  -T% 3,604,774 [13,201) 0%
Mat Dperating Incoma 13va 401 2807228 4TTATI 1% 2,983,828 80573 %
Deprediation 1484 833 1,662, 358 167 436 10% 1,622,087 128,065 &%
Total Non-aperating Expenses 1,484,922 1,862,350 167436 0% 1,622 987 128,065 %
B Itoima 1, 770478 1,130,870 38, 5609 56% 1,370,841 408,638 0%
Agdd Back Depredation/fman 1,494 5022 1,662,358 . (167 438) -10% 1,622 98T {128,065) -B%
Leag. Capilal Expandilures 172,974 AT T2 Ga T30 I 354,062 181,117 51%
"Budgeied” Cashilow 3101437 2,564,518 §36, 911 % 2,639,736 461,501 1%

TR 1048 AL ISREFPYYR AC YTO Ing 51 Compared (o Prioe YearREF
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Entity: 442

¥TD Incoma Statement Compared to Prior Year and Revised Budgot Forcast
lar the Forod Ending 12031520219

The Coltages of Durham

fctual Fiviaed B Forscast

EX EXY Yorance Mark REBE Variance Warf
Rovonua
4000  Gross pobantal rent §531,000 660538 (24, 120} 0% 65417 204 35 907 1%
4001 Marke Rale Adj {2,308 i} (2, 32y (558 Qa {2.399) 0%
4002  Ehord Tern Premiwm 14,458 a 14 458 059 a 14 458 0
4005 Swraight bne rent sdjust (64200 (11,835 5415 AB% {5, 142} (TR A%
4008 Deferned Reverne Recogn (21,313 0 1,313 % i @313 0%
4010 Vacancy adjustment (131,360)  (STA186) 441817 TR 1155,316) 26948 17%
4011 Vacancy-Fartal Month 1,918 0 1,919 0P [} 1,818 iy
Nt Student Remn 6,436,077 6,020,299 415,778 T% 6,376,836 58,241 1%
4035  Eafly mose-in ren 3. 780 [ 3,730 0% [} 3,780 0%
A080  Utiity income 258,458 21,877 133911 E0% 216,000 139488 85%
410 Parking, reshdents 1] 5 [Z5) -1 a 0 0%
4300  Appcafion fees 24,473 28,710 (5237 -1E% 29,754 {52800 -18%
4320  Gancellation fees 13,829 B,B05 5303 B1% 8,748 5,081 5E%
4350  Damsge recowedies 24 J35 17,675 8,560 IT% 31,500 (T.285) -23%
4420  Lale foe income 38,033 19,323 16,710 B 26,350 9 583 3T
4450 Miscelarpois incomin 18,650 1, Ee 10,0538  104% 8537 9843 100%:
4455 Legal Fee icoms 4,033 3,100 g3 30% 5410 (13T 2%
44860 M5F fees 1,525 1.050 TS E3% 1.071 BS54 BO%
4470 RFesidend portal iaaes [} 10,043 (10,043 -100% L1 0 0%
4480  Administratiee fees &0 Bd5 55,325 (5.680) -10% g7 A29 (8,188 4%
4500 Uncollectable nenl (a8 520 {207 21 119,102 £T% {167 400 TH.BE 4T
4502 Bad dabi colleched 11,689 2,668 9021 338% 2 668 9021 3aEy

6,382,376 6,191,433 700,853 1% 6,508,602 203,778 A%

Payrofl Exporsos:
5000 Payroll: adminisiradiee arzhe A7.520 Bl 1% B% BRI 400 3%
54l CORP Fa:.n‘nl‘ﬁll necur b0 10,304 4 525 {5,778 -128% 10,451 146 1%
B84 Payroll: admin, temparary 22 122 100 &% % 5 1%
5100 Pl mainlenance 147 564 154 708 6434 4%, 186923 35,058 21%
5130 Payroll: rmainl, ovedtirna 16.203 16,281 822 4% 16,588 (315} 2%
5150  Payrell; maint, lemporany 15,285 2285 (V008 -T4a% 1] (19, 285) %
5185  Payroll: maink. iemp lum 4 226 EETS 1,640 28% 00T 1,782 30%
5400  Payroll: leasing ar.i12s 36,482 843} 2% 85,133 19008  34%
5430 Payroll: leasing camrima | 125 6] -TTHR 1,550 1369 BES
G440  Payroll: leasing, incenthy i 1.500 1.500 100% 4] 8] (i 8
5451  Payrol; CA 45289 47,4123 211 4% 42273 EooTy  -T®
5452 Payrol CA, owertima 7D 4 508 {3,341} -T2% & 874 3,075} -B3%
8428 Payroll: corp supporl 1,788 21,5681 10885 2% ] (1,79 0%
5458 Payroll: ofher incenbyve o 3 500 500 100% a 1] 0%
BAB0  Payroll iames 12 BAR 20,053 {276 0% X2 00 i B 5.
S470  WWoriops comp Insurenoe 3,535 235 (a9 % 10,965 G631 65%
G4B0  Healh Inguwance 44 529 34125 {10,703 -31% 38,790 (6,008 -16%
E488  Lie/disability insurance 1811 1,733 (177 =10% 2,078 165 E%
S488 40K employver malch 2256 1,755 (50 -29% 1,74 483y -2
G450  Cahr paynol relasd costs 11,856 14 058 2202 16% 14,374 2,519 18%
5500  Sieff accommodations-Prof 8840 45 840 (9,651} -19% g SHg 3.9m 5%
G505  SlaN acoommodationg L8 8,505 13127 3,622 28% 10,239 1.434 13%

544,319 534 443 87T} =2 SAT J64 43,045 %
baintenance Exponsos:
G000 Apphances 44497 4 588 9,829} -214% 2.520 (19,8087 -4T2%
G010 Carpel caaning 1,510 245 (1,268 516% 450 {1.020) -208%
G020  Carpal nepairs 50 29 {850 -2043% ] (B83)70550%
B2  Cleaning 203 182 21 -12% i (203} 0%
G026  Cleaning supplies 11,508 B624 (4 BE4) T4 2,400 {8.108) -238%

T2 148 AC IEREFPYYR AC YTD inc St Compared o Pricr Year'RBF



TAXPAYER EVIDENCE - PAGE 13

The Cottages of Durham Entity: 442
WU o Statement Compansd to Prios Yoar and Rovised Budget Forocast
for the Period Ending 1213152021
Actusl Revised Budgat Forcast

cY BY Variance  Varlf REF Varance  Varly
EQdE  Doors 425 B4 418 40% 54l 114  M%
Bl40  Electical repair 1,064 Fj-] (1,258} -178% v} (4R 1 0%
BOBD  Bguipment repair & renlal 1,162 3,565 2413 6% o (1,162) 0%
6080  Firg ard sprinklr repairs 3,180 G616 3496  Ba% 2600 (520 -30%
G082  Fire profecl-rmpotimonir 23833 7257 {18,677} -Z30% 240 (14, 6293y -159%
B0&5  Fitness equipment repairs 1,885 145 (1,10} =1175% o (1855 0%
GO&EE  Filness aguip 8nc cnbrel 14538 1] (1.535) 5% Q {1.53%) 0%
G050 Fumiture expense 207 0 (207} 0% 0 (20m 0%
G100  Gonsralor serice 613 a By 0% a MBI 0%
B110  HVAG - pansisupplies 2072 6,002 3930 65% 5078 30 50%
6112 HVALC - prowentive main 2,828 1,234 (1,688} -138% 2,000 (9287 -46%
8118  HVALD - vendom 15,869 10,861 (5,005 -46% A,TED (92,119 -323%
G118 Inciden] responss costs 17,227 8,550 (10677} -183% [} (I7.227) 0o
6120  Lendscaping - Contradt (8,000 56,500 (1000 2% 8,000 o 0%
8125 Landscaping - Ciher 1,874 a (1,674) (1 L {1,874} 0%
B130  Lighing - Comman Area 1071 1,007 (Bs) &% 1,875 B4 43%
6133  Lighfing - Uinil 9,465 L (2800 -42% 4 B0 14,865} -106%
G150  Locks and keys 1,655 1,133 [52d) -46% 2415 -] %
G155  Lockseys-access coainol 1,321 2,348 1,024 44% 1,650 34 20%:
6160 Mardanance supphas 17,548 047 oy -58% 13,217 (a3 -38%
§165  Miscellansous mainkenanss 2,528 1,745 {581y -33% 11,355 8,08 B
G176 Painbng - supples T8l 1,837 1,058 &% 1,874 1,068 8%
8210  Pest conbrod 3,547 5,583 1,786 % &.254 2,35 38%
220  Plumbing 8,218 7,280 373 5% T A53 537 %
8230 Fool - repairstsunples 3.1 4 502 1,182 i L 42T 42%
8260  Endow removal T8, 000 8,000 1 0% TH, DMy L] 0%
E266  Storage 4123 B,7E3 4630 53% 1.708 (2418 -142%
B2B0  Unifarms - mainl B4 413 (191 -45% &33 (1827 -43%
E290  Wal repair 145 434 285 BE% &0 251 63%
G262 Windows and screens 1,137 1,827 G411 38% 1,885 TiE X%
B0  Twndwer, Sampel clnirapr 20,545 17675 (227 -19% 23,198 2253 10%
B30 Turmnowes, cleaning 50,517 37,256 (13.261) -5E% A0 E00 (10117 =25%
6330 Tumower, painking cnirct 44,501 42087 (1634) 4% 38,150 (54017 -14%
§335  Tumower painirg supgly 708 916 118 13% 3,063 2285 Ta%

431,672 A5 64T {68,025 -20% 342 562 {78,710} -23%
Utilithes Expanses:
BADD  Elscicly, common anea 31.962 PRl 4,798 -18% 30,825 (1,337 4%
G410 Elschricity, resident 22 387 33640 11,253 3% 29,138 8,751 3%
BAZ0  ‘Wabler and sewer 281 652 1567 546 (104,108 -68% 240 745 {11,807} A%
G430 as 067 Izais (1643 -5% 35,802 1,735 5%
G440 Trash removal 43,708 35 4d4 (8,255 -2d4% 35,853 (B.B48) -19%
G445  Trash remowval, lumaver 3,541 5,151 1,610 3% 17.318 13,778 B0
5470  Residgen! imemet sendos B4 410 91,439 (2,871} -5 a4 181 (245 0%
G480  Resasent cable service 56,589 84 268 (2321} 4% 56,124 (#68) -1%

548 408 d3IT.0TE (191,308 =25% 548 B58 1,460 0%
Other Praporty Sorvicos:
G550  Security 35132 42 TS 8,742 168% 50288 14,156 285
G550  Shute Sendca T2 A 269,07 (333 1% 286804 14,370 5%

308,565 311,645 3378 1% 3av.082 8,526 %
Markoting Expensos:
7020 Brochumsiateshectsiapps 0 450 480  100% 1,020 1020 100%
TO2E  Le=ase incenlivesinalarals [ 2,500 2200 100% 2,250 2350 100%
TG  Ghveaways 1,102 8,528 5526 BAR 7,550 4438 BS%:
TO2T  Beholamhips 41 ] £41] % L rt ) 5 95%
FO30  Deeecd mail marketing 1m E52 552 85% BES3 553 BS%

ek 1048 AC_ISRBFPYYR AL YTD Inc 52 Compared ta Priar YeanREF
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T Gottages of Durham Entity: 442
¥TO Incoms Statemant Compard to Pricr ¥ear and Rovised Budpget Forpoast
far the Perlod Ending 120515021
Aciual Revised Budgot Forecasi

£Y By Yarignes  Yarls REF Yaripnen  Wark

TO3E  Oéfsite promotional evenl ] i} 3y 0% i} (359 0=
TO3T  Sares] lgam marketng 1] B.000 000 100% (i} o (1
7040  Promo ilematmatenals 2,545 3,652 oy 24% 10,000 T.00% s
704% T shirds 4 454 2,358 (2,068 -BA% 2356 {2.088) -BE%
TO4Z  Onsde promastianal evenls ) 4,063 3,840 5% 4 801 4279 Q5%
7046 Osher advertising 240 o 2400 % Q (2400 0%
TOS50  Oiher markating agra 4 551 &R 12% 5,800 1628 289%
TO51  Gilt cacda 4,038 11,538 TE00  BE% 1,880 {2108} -118%
7052  Sporis markeling ageesmnd 28,271 26,271 0 0% 26,364 @ 0%
7053  Email advertising 1,400 2,100 T00 H 5,000 3600 T2%
708D Oher pinted mabedials 2082 25680 EET % 3,100 1,058 %
1062 Oeideor sdvertisingfsigns 2888 1.934 {254y -49% 5,083 2205  43%
7086  Renswal events 246 835 2|31 TM% 3,000 278 H2%
70T Residend programming 15085 385 (1.500) -380°% 1,454 (441 -30%%
7120 ‘vveb sile oosl 1,287 Hat (418) -50% 854 1387 -4E%
M Dig Media, Search Engnes aT2z 1LETH 3155 5% 8,028 (1EEhn -21%
TiZE  Dig Medio. Social Madia 2,781 B o2z 5241 B5% B, 165 5,304 BE%
TiZ4  DNU Dig Media, apt 3. 700 3 B50 160 4% 4 563 253 21%
TS Dig Media, Off Camp Hang 450 v} 4500 1 v} #5089 0%
Ti35  Dig Media, Other 343 4B4 121 28% 280 [54) -19%
TS 105,102 34,943 33w 102,663 32,505 Th

000 Admin sfvcisguip contrac 55605 11467 (44.138) -ZBE% 30,883 (24.721) -B0%
BOF)  Bank chargesfinvest fees ] 4 2T 4027 100% 4,118 4118  100%
G030  Computer, handwane sep i 450 L B 164 (108] -B4%
B0AS  Computer, inlerie] shace 3,854 4 541 1082 2% 5,044 1188 24%
040  Compiter, MIS suppor 1,280 2iM B L 2,200 Be0  43%
B0 Compiter, Bofteare e 6208 4332 (1,885) -44% 3,824 (25T -T1%
8070 Compuler, supplies 140 43 1m 4% [/} (40 o
8085 Credd chockingreporss 1,654 3,348 1852  49% 3,350 1684  50%
BOBE  Copier/Priner leaae ko 530 182 4% £30 15 W%
8087  Copleriprinter mantisply 2,858 2,302 (554} -26% 2,353 (5430 -2
8080  Dues and subsciptions 1,198 = (405 -51% BOB {391) 4%
B100  Employes refafions B.6T8 4,035 (4.644) -115% G050 (25 4%
810t Uniforms, admin ar 1,358 641 49% 1430 723 S51%
B0 Enlerainment 4 L] [74) b a (4] 0%
B130  Laogal senvices 11,207 4,715 0B, 482) -138% 0 (14,207} L1
B125  Legal srecs-res aviclion i B52 3,562 (1,600) -43% 7,500 1848 25%
B130  Licensas and pemmds 2343 1,480 (862) -58% 1822 [(520F -269%
B1dl  Miscellargous admin 1498 5620 4,131 Ti% 4,341 2813  685%
Bi50  Office supplias .34 E037 2672 51% 4,804 2436  51%
B155  Odc Supplies - Amenities 4 581 2515 (2347) -83% 325 83 -51%
B1B0  Penalties & tle changes 23 e 203 93% 0 23 0%
Bi70  Postage 327 1872 1645 3% 2m7 1689 B4%
B17S  Poslage machine'sendce 303 B850 3B 53% B85 351 4%
BIA0  Poslage, esmighlisspress 1044 1.256 21 1T 1,284 24 1%
190  Pringng, adminisiralive 180 449 258 S58% ] 410 %
B2 Prolessonad sanines 1,330 1453 12 B 1,488 155 0%
B0  Reouiling 1,803 FE {1,472 -160% TAT (1,156) -155%
EZ20  Fedocation a 1419 1419  100%% ] 1] 0%
8240 Telephone 2323 3813 1450 9% 36088 1565 40%
8245  Telaphang, argwenng snc 1,831 1,545 (dEy  -18% 1373 (458} -33%
8260 Online peyimenl process ba 180 24563 4483 H% o (8o 0%
8250 Telephone, mobie 3475 4,7 G % 3, B4k 415 1%
8270 Training a0 ] xrh =% Ban g 3%
8280  Trawvel, airtfans 3038 16449 (1387 -B4% 3T GE4 18%:
B300  Travel, auto o 352 3103 (1,148) -37% 1,200 {3ESE) -254%

1iTr2 1048 AC ISRBFPYYR AC YTD Inc &3 Comparnsd to Prior YeanREF
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Tha Cotlages of Dusham Erdity: 442

¥TD incoma Statement Compared to Prior Year and Revised Budgel Foresast
tor ik Poriod Ending 12731/2021

Aghual Rivised Budged Forecast
L L Yarisnce Wark REF Varance Warlk
B320  Trawel, ledging B.rad 273 (4053 -1 1,800 14.964) 2T7%
B30 Travel, meals 1.223 il [284) 2N 1,200 23 2%
138,742 114,817 (24,828 -22% 1067, Gy (A2684) -30%
Cther Oporating Exponsos:
G500  Managemant lees 270,506 Z37.TT0 (32827 -14% 270,553 [{i]] 0%
B520  Insurance, propliabiity 51,682 4F 570 (9323) 2% 50,580 By 2%
BS40  Fead property taoaes 1262623 1262827 (Eran -1% 1,255 225 B.35T) 1%
1585110 1530167 (61.844] 3% 1,577,738 FATZ}
Tatal Opsrating Expensos 617,578 2389198 (228.THO) T 3,608,774 320 %
Mat Dparating Incame 3374400 2802238 472473 1% 2.8993.828 05T b
Mon-operating Expenses:
S000  Depnesiathon 1404 922 9657358 167436 10% 1,622 587 128,065 &%
1484522 1,862,358 16T 438 10% 1,622,987 128,065 B%
Mot Incoms 1,779,478 1130870 635,609  56% 1,370,841 408,538  30%

1ITR0E2 t0rdl AC_ISREFPYYR AC YTD Inc 5t Compared to Price Year/REF



Appendix

STUDEMNT SALES
Completed Transactions. (1} Marked Pricieg Trards (1}
Year Deals Volume Turmoer Ay Price Avp PricaUnil  Awg Cap Rais Pricailinii Prico index  Cap Rabs
W27 . 2 . - . i $221.421 . 6.8%
W28 p . . . . x 5212133 . B6.9%
2025 . - - - - - 5201829 . 7.0%
2024 - - - - - - $195,381 . 7.0%
Wz - 2 = - - 2 $200.916 - 65%
YTO - - - - - - 5205836 ” 64%
2022 2 s0 - - - - $206,698 - 83%
2021 4 51.50 > - £95,000 6.4% £210,297 E B
2020 2 $10.3M - - $245,238 T5% 172 270 - & 6%
2Ne 24 S42.7M - - 293 76 - 176,816 - 88%
2018 2 50 - - - - [ st197121 - 65%
mr | - 2 : E t - $188,524 . B7%
2016 &8 £01.6M T - £218,200 - | $179.784 H 8%
2015 - - - . - - £172,447 - E.A8%
2014 - - - - - - £159,034 . T0%
2013 2 50.2M - z £06,271 2 £148,777 : T
2z 26 550.8M - - £321,858 . | 8147345 - 70%

(1) Complted iransichon daln i baiod on actual mmi-egih Sakls ranascion ad eysis are degsndint on the mix of what fappeced % el in e perod
(25 Marks! price bandh dats i Bassd o the satmated prce mowemsnt of all propscies in the market, informed by sctanl ransactions Tt hwse oooumsd.

MULTI-FAMILY SALES
Completed Transactions 1] Barked Pricing Tressda (2}
Year Doals Valume Turnowesr By Prico Avg PriceiUnit  Awg Cap Rato PricaiUnit Price Index  Cap Rabe
2027 - - " . A " $218.294 - 6.3%
oG = - - = - - S208 609 - 8.4%
2028 R - . . . . 5197988 5 8.5%
2024 2 . - x 2 . $191, 641 . B.5%
2023 r . . . : - | s19849 . 8 1%
¥TD - : = 2 : 2 $204,184 : 5.9%
2022 - - - - - - | 3204631 . 5 7%
2021 2 £5.3M - - 3282 500 TA% . 204,260 - 4%
2020 . - - . . . | $172.438 . 5.9%
2018 i 2246 E - 65 374 . . 5154 BES = 3%
2018 2 %0 2 ; . i £148,475 - B5%
2017 : : : : : = $141,217 z 6.5%
2016 . - . : . : £134,800 3 B.6%
2015 . - i : 4 . £128,311 : B.E%
2014 . = 2 : 3 . $121,778 z B.7%
2013 4 $12.2M = : $128,636 10.0% 110,774 : 7.0%
2012 4 b - - - 511347 . B5.9%

(1] Compbited iniranction dats o badd on skl sres-Rng salis irniacions and vt an dependent on B ix of whal hippened 16 sell n the pariod.
(2] darkat price wends dats s bised on e oulimaled prics Moy of il propadie i the marked, inforeed by sctusl ransscions that have ocosred

#.% CoStar-
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Student Howsing - Perioimance

The Lodges at West Edge
256 Masi Rd, Duram, NH 02824
% website

Brimary Unmeersily  University of Mew Hampshire
Cistance from Lnkersity Boundary | 0008

Prone  (6@0d) T88-6625

True Cwies  The Scien Group LLG

Broperty Management  The Selon Group LLC
Walk Scofe prmpey 3

Property Level Information

Yeear Boin 2094 Slatus  Stabllized Chtcupancy 100
Levelis) 3 Asking RentBed  $1,181 Prelease 0%

Tolal Beds 460 Asking RentSF - §3.18 ENl RentBed 31,184
Todal Linits -~ 142 Concession (%) - $0 Eff BentSF $32.18
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Dear Fellow
Shareholder

While 2021 began with continuing uncertainty and challenges posed by
the disruption of the COVID-19 pandemic, the year will be remembered
as an outstanding and transformative year for American Campus
Communities, as our industry fully rebounded from the impacts of the
pandemic. Continuing to be guided by the eight principle objectives we
outlined in the early days of the COVID crisis, the ACC team continued
to serve our students and university partners across the country as we
continued to provide thought leadership and take action throughout the
year to help universities return to a sense of normalcy.

Our march to recovery began early in the year as we employed the enhanced capabilities of our newly
developed NextGen operational systems to optimize spring and summer term leasing to students, resulting
in executing more mid-term leases than in any prior period in our history. We also worked collaboratively
with our university partners, who had paused efforts to modernize and develop new housing due to the
pandemic, to reinvigorate and get those processes back on track. Since 2021 began, we have commenced
construction on five new development projects and have been awarded four new on-campus development
transactions with elite institutions of higher education such as Massachusetts Institute of Technology (MIT),
Princeton University, Emory University, and the University of Texas at Austin, among others.

By the commencement of the 2021-2022 academic year, America’s flagship universities were leading the
way back to normalcy. Anyone who tuned in to watch a Power Five conference college football game in the
fall saw first-hand the enthusiasm college students felt to once again be fully engaged in their collegiate
experience. This enthusiasm coupled with our operations and leasing teams’ strong execution resulted
in a fall lease-up that significantly exceeded our expectations. As of September 30, 2021, the company
had leased 95.8 percent of its same store owned property beds with our average rate per occupied bed
increasing by 3.8 percent over the prior year, outperforming the 175 university RealPage Axiometrics peer
set by approximately 3.0 percentage points of revenue. By the fourth quarter, our same store net operating
income surpassed pre-pandemic levels, achieving re-stabilization a full year earlier than we expected.

Our new housing development serving participants of the Disney College Program also continued to
advance. Since opening our first bed for occupancy in mid-2020, we have now delivered more than 6,000
beds on schedule and within budget, despite the national labor shortage and widespread supply chain
constraints. And, the project is on target to achieve its original 2022 targeted yield and its fully stabilized 6.8
percent targeted yield in May of 2023.

We also had an exemplary year regarding our capital allocation activities. We successfully executed a well-
timed $400 million bond offering — issuing seven-year senior unsecured notes at a yield of 2.26 percent.
And to cap off the year, we formed a joint venture with Harrison Street’s social infrastructure platform to
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recapitalize a 45 percent interest in our existing eight-property Arizona State University student housing
portfolio. The $551 million transaction produced an unlevered IRR of approximately 16 percent. Additionally,
this was a strategic transaction as it provided price discovery for our on-campus American Campus Equity
(ACE) portfolio and demonstrates that on-campus assets developed via our properly structured public-
private partnerships can be valued on par with private off-campus assets that reflect comparable market
and product attributes. Importantly, the transaction exemplifies our ability to capitalize our ACE investments
while simultaneously maintaining the spirit of our university partnerships, thus illustrating the net asset value
creation opportunity in both our existing ACE portfolio and our future pipeline of on-campus transactions.
The two-phase closing of the transaction is also beneficial as it mitigates earnings dilution, satisfies our
2022 capital needs, and provides additional proceeds moving into 2023, further positioning us to execute
on our value enhancing development pipeline.

Our solid operational execution and prudent capital allocation activities resulted in earnings per share
cumulatively exceeding quarterly expectations throughout the year by $0.18 per share, or almost 10
percent. And, full year FFOM per share of $2.14 exceeded the high end of our most recent guidance by two
cents. In addition, our stock closed the year by setting a new all-time closing high of $57.29.

ForACC, 2021 also was a year of significant progress on our environmental, social and governance initiatives.
Corporate responsibility is fundamental to our mission to consistently provide every resident and team
member with an environment conducive to healthy living, personal growth, academic achievement, and
professional success. By focusing on employee diversity, sustainable communities, and strong governance,
we continue driving our vision of creating healthy environments with a sense of community and connection
by giving back, investing in our employees, and driving long-term value for all stakeholders. We are pleased
that our efforts are being recognized, including recently earning Great Place to Work® certification for a
third year and placing second on Newsweek’s inaugural list of “America’s Most Trusted Companies” in the
overall Real Estate category.

As we look forward, we are excited about the future. The university markets we serve are experiencing
record setting enroliment levels, including first-year student enrollment growth at the highest levels in over
30 years and new student housing supply at the lowest levels in over a decade. Preleasing trends for the
broader student housing industry have returned to their normal pre-pandemic pace for academic year
2022-2023 and we are experiencing significant activity in our on-campus public-private partnership
business. Having successfully navigated through the disruption of the COVID-19 pandemic, ACC has
maintained if not further enhanced our best-in-class reputation as we kept our promise to “Do the right
thing” with regard to all of our stakeholders.

With a uniquely valuable portfolio, talented team members and diversified sources of capital, we believe we
are now poised to benefit from our strategic positioning, solid execution and the positive fundamentals of
the student housing operating environment to deliver recession resilient robust organic growth, meaningful
earnings growth and substantial net asset value creation to investors.

It is an exciting time at ACC and we are confident in the Company’s future prospects. In closing, | would
like to thank the entire American Campus Communities team for their hard work, dedication, and the
outstanding results they once again delivered in 2021.

é‘f>

Bill Bayless
Chief Executive Officer
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PART 1

Item 1. Business
Overview

American Campus Communities, Inc. (“ACC”) is a real estate investment trust (“REIT”) that commenced operations effective
with the completion of an initial public offering (“IPO”) on August 17, 2004. ACC is one of the largest owners, managers, and
developers of high quality student housing properties in the United States in terms of beds owned and under management.
ACC is a fully integrated, self-managed, and self-administered equity REIT with expertise in the acquisition, design, financing,
development, construction management, leasing, and management of student housing properties.

ACC is structured as an umbrella partnership REIT (“UPREIT”) and contributes all net proceeds from its various equity
offerings to American Campus Communities Operating Partnership LP (“ACCOP” or “the Operating Partnership”). In return
for those contributions, ACC receives a number of units of the Operating Partnership (“OP Units”) equal to the number of
common shares it has issued in the equity offering. Contributions of properties to the Company can be structured as tax-
deferred transactions through the issuance of OP Units in the Operating Partnership. Based on the terms of ACCOP’s
partnership agreement, OP Units can be exchanged for ACC’s common shares on a one-for-one basis. The Company maintains
a one-for-one relationship between the OP Units of the Operating Partnership issued to ACC and American Campus
Communities Holdings, LLC (“ACC Holdings”), the general partner of ACCOP, and the common shares issued to the public.
As used in this report, unless stated otherwise or the context otherwise requires, references to “ACC,” “the Company,” “we,”
“us,” or “our” mean American Campus Communities, Inc., a Maryland corporation that has elected to be treated as a REIT
under the Internal Revenue Code, and its consolidated subsidiaries, including ACCOP.

As of December 31, 2021, our total owned and third-party managed portfolio included 203 properties with approximately
140,900 beds.

Business Objectives, Investment Strategies, and Operating Segments
Business Objectives

Our primary business objectives are to create long-term stockholder value by deploying capital to develop, redevelop, acquire,
and operate student housing communities, and to sell communities when they no longer meet our long-term investment strategy
and when market conditions are favorable. We believe we can achieve these objectives by continuing to implement our
investment strategies and successfully manage our operating segments, which are described in more detail below. Our business
objectives align with our commitment to corporate responsibility, in which we focus on creating healthy, sustainable
environments with a sense of community and connection, giving back to the communities we serve, and investing in our
employees.

Investment Strategies

We seek to own high quality, well designed, and well located student housing properties. We seek to acquire or develop
properties in markets that have stable or increasing student populations, are in submarkets with barriers to entry and provide
opportunities for economic growth as a result of their product position and/or differentiated design and close proximity to
campuses, or through our superior operational capabilities. We believe that our reputation and established relationships with
universities give us an advantage in sourcing acquisitions and developments and obtaining municipal approvals and community
support for our development projects.

Our experienced development staff intends to continue to identify and acquire land parcels in close proximity to colleges and
universities that offer location advantages or that allow for the development of unique products that offer a competitive
advantage. We expect to continue to benefit from opportunities derived from our extensive network with colleges and
universities as well as our relationship with certain developers with whom we have previously developed student housing
properties.



Operating Segments

We define business segments by their distinct customer base and service provided. We have identified four reportable
segments: Owned Properties, On-Campus Participating Properties, Development Services, and Property Management Services.
For a detailed financial analysis of our segments’ results of operations and financial position, please refer to Note 16 in the
accompanying Notes to Consolidated Financial Statements contained in Item 8.

Property Operations

Unique Leasing Characteristics: Student housing properties are typically leased by the bed on an individual lease liability basis,
unlike multifamily housing where leasing is by the unit. Individual lease liability limits each resident’s liability to his or her
own rent without liability for a roommate’s rent. A parent or guardian is generally required to execute each lease as a guarantor
unless the resident provides adequate proof of income or financial aid. The number of lease contracts that we administer is
therefore approximately equivalent to the number of beds occupied and not the number of units. Leases at our off-campus
properties typically require 12 monthly rental installments, whereas leases for our residence hall properties typically correspond
to the university’s academic year and require ten monthly rental installments. Please refer to the property table contained in
Item 2 — Properties for a listing of the typical rent payment terms at our properties. As an example, in the case of our typical
off-campus leases, the commencement date coincides with the commencement of the respective university’s Fall academic
term, and the termination date is the last day of the subsequent summer school session. As such, we must re-lease each
property in its entirety each year.

Management Philosophy: Our management philosophy is based upon meeting the following objectives:

»  Satisfying the specialized needs of residents by providing the highest levels of customer service;

»  Developing and maintaining an academically oriented environment via a premier residence life/student development
program;

*  Maintaining each project’s physical plant in top condition;

*  Maximizing revenue through the development and implementation of a strategic annual marketing plan and leasing
administration program; and

*  Maximizing cash flow through maximizing revenue coupled with prudent control of expenses.

Owned Properties: Our off-campus properties are generally located in close proximity to the school campus, generally with
pedestrian, bicycle, or university shuttle access. Off-campus housing tends to offer more relaxed rules and regulations than on-
campus housing, resulting in off-campus housing being generally more appealing to upper-classmen. We believe that the
support of colleges and universities can be beneficial to the success of our owned properties. We actively seek to have these
institutions recommend our facilities to their students or to provide us with mailing lists so that we may directly market to
students and parents. In some cases, the institutions actually promote our off-campus facilities in their recruiting and
admissions literature. In cases where the educational institutions do not provide mailing lists or recommendations for off-
campus housing, most provide comprehensive lists of suitable properties to their students, and we continually work to ensure
that our properties are on these lists in each of the markets that we serve.

Off-campus housing is subject to competition for tenants with on-campus housing owned by colleges and universities, and vice
versa. Colleges and universities can generally avoid real estate taxes and borrow funds at lower interest rates than us (and other
private sector operators), thereby decreasing their operating costs. Residence halls owned and operated by the primary colleges
and universities in the markets of our off-campus properties may charge lower rental rates, but typically offer fewer amenities
than we offer at our properties. Additionally, most universities are only able to house a small percentage of their overall
enrollment and are therefore highly dependent upon the off-campus market to provide housing for their students. High-quality,
well run off-campus student housing can be a critical component to an institution’s ability to attract and retain
students. Therefore, developing and maintaining good relationships with educational institutions can result in a privately
owned off-campus facility becoming, in effect, an extension of the institution’s housing program, with the institution providing
highly valued references and recommendations to students and parents.

This segment also competes with national and regional owner-operators of off-campus student housing in a number of markets
as well as with smaller local owner-operators. Therefore, the performance of this segment could be affected by the construction
of new on-campus or off-campus residences, increases or decreases in the general levels of rents for housing in competing
communities, increases or decreases in the number of students enrolled at one or more of the colleges or universities in the
market of a property, and other general economic conditions.



American Campus Equity ("ACE™"): Included in our owned properties segment and branded and marketed to colleges and
universities as the ACE™ program, this transaction structure provides us with what we believe is a lower-risk opportunity
compared to off-campus projects, as our ACE® projects have premier on-campus locations with marketing and operational
assistance from the university. The subject university substantially benefits by increasing its housing capacity with modern,
well-amenitized student housing with no or minimal impacts to its own credit ratios, preserving the university’s credit capacity
to fund academic and research facilities.

We have expanded our ACE® program to include the development of a ten-phase purpose-built housing project serving student
interns participating in the highly competitive Disney College Program (“Disney College Program” or “DCP”). This project
offers natural synergies with our other ACE® projects and exploits our core competency of housing college students. The
$614.6 million living-learning community includes ACC-designed units offering a variety of configurations and price points
providing privacy and individuality for college student participants. The development also includes a centralized 25,000-
square-foot Disney Education Center located on site, offering college accredited coursework allowing participants to earn credit
hours transferable to their respective universities. As of December 31, 2021, we have completed construction on six phases of
the project within the targeted delivery timeline, and the remaining phases are anticipated to be delivered in 2022 and 2023.

On-Campus Participating Properties: Our On-Campus Participating Properties ("OCPPs") segment includes six on-campus
properties that are operated under long-term ground/facility leases with three university systems. Under our ground/facility
leases, we receive an annual distribution representing 50% of these properties’ net cash flows, as defined in the ground/facility
lease agreements. We also manage these properties under long-term management agreements and are paid management fees
equal to a percentage of defined gross receipts.

Our on-campus participating properties are susceptible to some of the same risks as our owned properties, including: (i)
seasonality in rents; (ii) annual re-leasing that is highly dependent on marketing and university admission policies; and (iii)
competition for tenants from other on-campus housing operated by educational institutions or other off-campus properties.

Third-Party Services

Our third-party services consist of development services and management services and are typically provided to university and
college clients. Fee revenue earned from this business segment allows us to develop strong and key relationships with colleges
and universities. We believe these services continue to provide synergies with respect to our ability to identify, close, and
successfully operate student housing properties. While management evaluates the operational performance of our third-party
services based on the distinct segments identified below, at times we also evaluate these segments on a combined basis.

Development Services: Our Development Services segment consists of development and construction management services that
we provide through one of our taxable REIT subsidiaries (“TRSs”) for student housing properties owned by universities,
501(c)3 foundations, and others. Our clients have included some of the nation's most prominent systems of higher
education. These services range from short-term consulting projects to long-term, full-scale development and construction
projects. We typically provide these services to colleges and universities seeking to modernize their on-campus student housing
properties, and we are sometimes retained to manage these properties following their opening. They look to us to bring our
student housing experience and expertise to ensure they develop marketable, functional, and financially sustainable
facilities. Educational institutions usually seek to build housing that will enhance their recruitment and retention of students
while facilitating their academic objectives. Most of these development service contracts are awarded via a competitive request
for proposal (“RFP”) process that qualifies developers based on their overall capability to provide specialized student housing
design, development, construction management, financial structuring, and property management services. Our development
services typically include pre-development, design, and financial structuring services. Our pre-development services typically
include feasibility studies for third-party owners and design services. Feasibility studies include an initial feasibility analysis,
review of conceptual design, and assistance with master planning. Some of the documents produced in this process include the
conceptual design documents, preliminary development and operating budgets, cash flow projections, and a preliminary market
assessment. Our design services include coordination with the architect and other members of the design team, review of
construction plans, and assistance with project due diligence and project budgets.

Construction management services typically consist of hiring project professionals and a general contractor, coordinating and
supervising the construction, equipping and furnishing the property, site visits, and full coordination and administration of all
activities necessary for project completion in accordance with plans and specifications and with verification of adequate
insurance.



Our Development Services activities benefit our primary goal of owning and operating student housing properties in a number
of ways. By providing these services to others, we are able to expand and refine our unit plan and community design, the
operational efficiency of our material specifications, and our ability to determine market acceptance of unit and community
amenities. Our development and construction management personnel enable us to establish relationships with general
contractors, architects, and project professionals throughout the nation. Through these services, we gain experience and
expertise in residential and commercial construction methodologies under various labor conditions, including right-to-work
labor markets, markets subject to prevailing wage requirements, and fully unionized environments. This segment is subject to
competition from other specialized student housing development companies as well as from national real estate development
companies.

Property Management Services: Our Property Management Services segment includes revenues generated from third-party
management contracts in which we are typically responsible for all aspects of operations, including marketing, leasing
administration, facilities maintenance, business administration, accounts payable, accounts receivable, financial reporting,
capital projects, and residence life student development. We provide these services pursuant to management agreements that
have initial terms that range from one to five years.

There are several housing options that compete with our third-party managed properties including, but not limited to,
multifamily housing, for-rent single family dwellings, other off-campus specialized student housing, and the aforementioned
on-campus participating properties. We also compete with other regional and national providers of third-party management
services.

Americans with Disabilities Act and Federal Fair Housing Act

Many laws and governmental regulations are applicable to our properties and changes in the laws and regulations, or their
interpretation by agencies and the courts, occur frequently. Our properties must comply with Title III of the Americans with
Disabilities Act, or ADA, to the extent that such properties are “public accommodations™ as defined by the ADA. The ADA
may require removal of structural barriers to access by persons with disabilities in certain public areas of our properties where
such removal is readily achievable. We believe that the existing properties are in substantial compliance with the ADA and that
we will not be required to make substantial capital expenditures to address the requirements of the ADA. However,
noncompliance with the ADA could result in imposition of fines or an award of damages to private litigants. The obligation to
make readily achievable accommodations is an ongoing one, and we intend to continue to assess our properties and to make
alterations as appropriate in this respect.

Under the federal and state fair housing laws, discrimination on the basis of certain protected classes is prohibited. Violation of
these laws can result in significant damage awards to victims.

Our Commitment to Environmental, Social, and Governance (“ESG”) Factors

Corporate responsibility is fundamental to the Company’s mission to consistently provide every resident and team member with
an environment conducive to healthy living, personal growth, academic achievement, and professional success. This mission
drives our ESG vision of creating healthy, sustainable environments with a sense of community and connection by giving back,
investing in our employees, and driving long-term value for all stakeholders.

In 2021, we employed significant internal resources towards our ESG efforts, including appointing a new Executive Vice
President and Chief Purpose and Inclusion Officer, Senior Vice President of Corporate Responsibility, and Director of ESG.
We also have a multi-functional ESG Committee and Diversity and Inclusion Task Force to support and enhance our programs
and goals and to ensure we execute on our ESG strategy. We regularly review our ESG initiatives with our Board of Directors,
and maintain communication with ESG-focused stakeholders. Additional information regarding the Company’s ESG
initiatives, including a Letter of Commitment to ESG, may be found online at ESG.AmericanCampus.com. The information
contained on our website, including the Letter of Commitment to ESG, is not a part of or incorporated into this report.



Environmental Matters

Under various laws and regulations relating to the protection of the environment, an owner of real estate may be held liable for
the costs of removal or remediation of certain hazardous or toxic substances located on or in its property. These laws often
impose liability without regard to whether the owner was responsible for, or even knew of, the presence of such
substances. The presence of such substances may adversely affect the owner’s ability to rent or sell the property or use the
property as collateral. Independent environmental consultants conducted environmental site assessments on all acquired or
developed owned properties and on-campus participating properties in our existing portfolio. We are not aware of any
environmental conditions that management believes would have a material adverse effect on the Company. There is no
assurance, however, that environmental site assessments or other investigations would reveal all environmental conditions or
that environmental conditions not known to us may exist now or in the future which would result in liability to the Company for
remediation or fines, either under existing laws and regulations or future changes to such requirements.

From time to time, the United States Environmental Protection Agency, or EPA, designates certain sites affected by hazardous
substances as “Superfund” sites pursuant to the Comprehensive Environmental Response, Compensation, and Liability Act, or
CERCLA. Superfund sites can cover large areas, affecting many different parcels of land. Although CERCLA imposes joint
and several liability for contamination on property owners and operators regardless of fault, the EPA may choose to pursue
potentially responsible parties (“PRPs”) based on their actual contribution to the contamination. PRPs are liable for the costs of
responding to the hazardous substances. Each of Villas on Apache (disposed of in April 2011), The Village on University
(disposed of in December 2006), and University Village at San Bernardino (disposed of in January 2005) are located within
federal Superfund sites. The EPA designated these areas as Superfund sites because groundwater underneath these areas is
contaminated. We have not been named, and do not expect to be named, as a PRP with respect to these sites. However, there
can be no assurance regarding potential future developments concerning such sites.

Insurance

Our primary lines of insurance coverage are property, liability, and workers’ compensation. We believe that our insurance
coverages are of the type and amount customarily obtained on real property assets. We intend to obtain similar coverage for
properties we acquire in the future. However, there are certain types of losses, generally of a catastrophic nature, such as losses
from floods or earthquakes, which may be subject to limitations in certain areas. When not otherwise contractually stipulated,
we exercise our judgment in determining amounts, coverage limits, and deductibles, in an effort to maintain appropriate levels
of insurance on our investments. If we suffer a substantial loss, our insurance coverage may not be sufficient due to market
conditions at the time or other unforeseen factors. Inflation, changes in building codes and ordinances, environmental
considerations, and other factors also might make it infeasible to use insurance proceeds to replace a property after it has been
damaged or destroyed.

Human Capital Resources

As of December 31, 2021, we had approximately 3,006 employees, consisting of 371 corporate employees and 2,635
employees at our owned, managed, and on-campus participating properties.

Purpose and Culture: Our Company values are centered around people. We care deeply about our residents. Serving students
well requires engaged, passionate, and diverse team members, so we’ve created an award-winning culture that fosters growth
and rewards achievement. Service is also deeply embedded into our culture: we give back to the communities in which we live
and work.

In 2020, we earned a Great Places to Work " certification with a total of 97% of the employees surveyed saying ACC is a great
place to work. Our employee compensation and benefits packages are designed to competitively compensate all employees for
their contributions, and our Culture Committee conducts regular internal communications, volunteer events, and activities that
help to ensure we are attracting and retaining employees that share our passion. Our employees are not represented by a labor
union.

Employee Engagement: In addition to promoting a leadership culture with an open-door policy for all employees, ACC seeks to
regularly engage with employees to promote communication and solicit valuable feedback on our efforts to create a healthy and
meaningful work culture. We annually survey our employees regarding their satisfaction and views on the ACC workplace
environment. We also regularly publish newsletters for both our corporate and property employees that welcome new team
members, highlight employee advancements and accomplishments, celebrate life events, discuss operational best practices, and



promote Company milestones, achievements, and initiatives. Our CEO also hosts “Bill’s Quarterly Call” where employee
achievements are highlighted and any employee can ask questions regarding the Company’s direction and the state of the
industry.

Community and Social Impact: Our definition of “community” goes beyond our communities. We support youth in need with a
focus on education through our charitable foundation, as well as encourage volunteerism by our corporate and property staff.
For us, giving back means being good corporate citizens and making a positive difference for those in need. We encourage our
employees and our properties to be involved in their communities and are proud of the vast varieties of philanthropic causes our
employees and residents champion.

In alignment with our Core Value, “Give Back,” and in connection with the December 2021 closing of a joint venture
transaction including properties in our Arizona State University (“ASU”) portfolio, we made a commitment to donate $5.0
million to ASU for scholarships, programs that support student success, and sustainability.

We are also proud to support the mental health of both our employees and residents by expanding our long-term partnership
with the Hi, How Are You Project (“HHAY”) and our continued staff training on peer-to-peer support at more than 200
communities across the country. As a part of our partnership with HHAY, we published a College Student Fall 2021 Mental
Wellness Survey Report in November 2021 that included responses from approximately 9,000 college students who shared
insights into their own current mental health state and overall wellbeing.

Diversity and Inclusion (“D&I1”): We strive to have an inclusive culture where all know their unique voices will be valued.
ACC’s founding vision states, “Our people are our strength, achieving success through a dedication to excellence and
integrity.” Our people are devoted to a culture of inclusion, diversity, and equality in the workplace and our communities. Our
Company and our student communities are defined and strengthened by the belief that every individual and their experience
adds value and enhances our position as an industry leader and university partner. We take responsibility to intentionally
execute an evolving set of goals specific to inclusion, diversity, and accountability, driven by empathetic leadership and
embraced by all.

We are proud that our ACC team represents the diversity of the residents and communities we serve, as more than half of our
team members are minorities and half are female. In addition, we are overseen by a Board of Directors, more than a third of
whose members are diverse by race or gender. In 2021, our female and minority representation at the executive level increased
with the appointment of our Chief Purpose and Inclusion Officer, who oversees our ESG efforts including our diversity and
inclusion initiatives.

We have a Code of Conduct for employees that includes policies on diversity, inclusion, and antidiscrimination. Additionally,
ACC is a signatory for the CEO Impact Pledge to further diversity, equity, and inclusion initiatives.

In 2020, ACC formed a diversity and inclusion task force to oversee the execution of our goals over the long term. Since then,
we have engaged a third-party consultant to review our employment program with a focus on diversity and inclusion criteria,
including vision, goals, statement, and Company demographic breakdown. We also conducted consultant-facilitated
“Unconscious Bias/Business Training” for ACC employees at the level of vice president and above, and are developing D&I
training curricula for all employees and supervisors.

ACC has worked with our partners at Prairie View A&M University (“PVAMU?”), our longest-running university relationship
and a Historically Black College and University (“HBCU”), to establish both a scholarship endowment fund and an annual
scholarship to assist graduating seniors. In the interest of promoting more diversity in the field of architecture, we have also
created a specific scholarship geared towards architecture students at PVAMU.

In an effort to attract and support disadvantaged and underrepresented business owners, we developed a neighborhood small
business nurturing program for local retailers in our owned property portfolio. The pilot program at LightView in Boston was
the genesis of the September 2021 opening of the Underground Café, a female and minority owned establishment that brings
together food, art, culture, and community.

Safety: We have a comprehensive Safety Plan that includes safety-related work practices that apply to our student housing
communities. We also require service contract agreements, which mandate that all contractors and subcontractors that perform
work in facilities or on property controlled by ACC abide by all safety rules and follow safety procedures.



Training and Professional Development: We believe that in order to be successful and satisfied in their jobs, employees must
have the training necessary to further their effectiveness and assist in career advancement and retention. Our management team
supports a culture of developing future leaders from our existing workforce, enabling us to promote from within for many
leadership positions.

We’ve built a comprehensive employee development program with opportunities at every career stage. We connect employees
with plans tailored to their goals and offer a range of trainings, mentoring, and conferences through ACC University and other
programs. Employees are auto-enrolled for the appropriate courses when they are hired for or promoted into new positions. In
addition to our training designed to address regulatory and statutory matters (antiharassment, cybersecurity, data privacy, etc.),
our ACC University offers a catalog of more than 800 on-demand training courses.

Our Inside Track program provides top-performing, on-site team members with the development needed to become General
Managers. Inside Track consists of an intensive training program and a four-month mentoring program emphasizing residence
life, human resource management, business operations, marketing and leasing, facilities, and career development. In addition,
ACC hosts several other employee development conferences including our annual Leadership Conference, Inside Track:
Facilities and ACCelerate. We also provide numerous live training webinars that educate on current management issues and
promote internal networking.

Offices and Access to SEC Filings

Our principal executive offices are located at 12700 Hill Country Boulevard, Suite T-200 Austin, TX 78738. Our telephone
number at that location is (512) 732-1000.

We file our annual reports on Form 10-K, quarterly reports on Form 10-Q, current reports on Form 8-K, and other reports
required by Sections 13(a) and 15(d) of the Securities Exchange Act of 1934 with the SEC. The SEC maintains website that
contains reports, proxy and information statements, and other information regarding issuers that file electronically with the
SEC. The address of that website is www.sec.gov.

Our annual reports on Form 10-K, quarterly reports on Form 10-Q, current reports on Form 8-K and amendments to these
reports filed or furnished pursuant to Sections 13(a) or 15(d) of the Securities Act of 1934, as amended, are available free of
charge in the "Investor Relations" section of our website, www.americancampus.com, as soon as reasonably practicable after
we electronically file such material with, or furnish it to, the SEC. Our website also contains copies of our Corporate
Governance Guidelines and Code of Business Ethics as well as the charters of our Nominating and Corporate Governance,
Audit, Compensation, Strategic Planning and Risk, and Capital Allocation committees. The information on our website is not
part of this filing.

Forward-looking Statements

This report contains forward-looking statements within the meaning of the federal securities laws. We caution investors that
any forward-looking statements presented in this report, or which management may make orally or in writing from time to time,
are based on management’s beliefs and assumptions made by, and information currently available to, management. When used,
the words “anticipate,” “believe,” “expect,” “intend,” “may,” “might,” “plan,” “estimate,” “project,” “should,” “will,” “result”
and similar expressions, do not relate solely to historical matters and are intended to identify forward-looking statements. Such
statements are subject to risks, uncertainties and assumptions and may be affected by known and unknown risks, trends,
uncertainties and factors that are beyond our control. Should one or more of these risks or uncertainties materialize, or should
underlying assumptions prove incorrect, actual results may vary materially from those anticipated, estimated or projected. We
caution you that forward-looking statements are not guarantees of future performance and will be impacted by actual events
when they occur after we make such statements. We expressly disclaim any responsibility to update forward-looking
statements, whether as a result of new information, future events or otherwise. Accordingly, investors should use caution in
relying on past forward-looking statements, which are based on results and trends at the time they were made, to anticipate
future results or trends.
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Some of the risks and uncertainties that may cause our actual results, performance or achievements to differ materially from
those expressed or implied by forward-looking statements include, among others, the following: general risks affecting the real
estate industry; risks associated with changes in University admission or housing policies; risks associated with the availability
and terms of financing and the use of debt to fund acquisitions and developments; failure to manage effectively our growth and
expansion into new markets or to integrate acquisitions successfully; risks and uncertainties affecting property development and



construction; risks associated with downturns in the national and local economies, volatility in capital and credit markets,
increases in interest rates, and volatility in the securities markets; costs of compliance with the Americans with Disabilities Act
and other similar laws; potential liability for uninsured losses and environmental contamination; risks associated with our
Company’s potential failure to qualify as a REIT under the Internal Revenue Code of 1986 (the “Code”), as amended, and
possible adverse changes in tax and environmental laws; and the other factors discussed in the “Risk Factors” contained in Item

1A of this report.



Item 1A. Risk Factors

The following risk factors may contain defined terms that are different from those used in other sections of this report. Unless
otherwise indicated, when used in this section, the terms “we” and “us” refer to American Campus Communities, Inc. and its
subsidiaries, including American Campus Communities Operating Partnership LP, our Operating Partnership, and the term
“securities” refers to shares of common stock of American Campus Communities, Inc. and units of limited partnership interest
in our Operating Partnership.

The factors described below represent our principal risks. Other factors may exist that we do not consider being significant
based on information that is currently available or that we are not currently able to anticipate.

Risks Related to Our Properties, Our Business and the Real Estate Industry

Global health pandemics have materially affected and could continue to materially affect how we operate our business, and
have impacted and could continue to impact our results of operations and overall financial performance.

A pandemic, including the novel coronavirus disease (“COVID-19”), has adversely affected international, national and local
economies and financial markets generally, and has had an unprecedented effect on many businesses including the student
housing industry. Outbreaks have led governments and other authorities around the world, including federal, state and local
authorities in the United States, to impose measures intended to mitigate the spread of disease, including restrictions on freedom
of movement and business operations such as issuing guidelines, travel bans, border closings, business closures, quarantine
orders, and orders not allowing the collection of rents, charging late fees or eviction of non-paying tenants. These restrictions
have inhibited our ability to meet in person with existing and potential residents, which could adversely impact our rental rate
and occupancy levels.

A global pandemic could also result in the colleges or universities that our properties serve deciding to cancel in-person classes
and/or requiring lower occupancy density in their on-campus residence halls. Additionally, our tenants could experience
financial hardship due to deteriorating economic conditions, which could impact our provision for uncollectible accounts and
ultimately our overall financial performance. Also, a global pandemic could impact our workforce, resulting in difficulty
recruiting, retaining, training, motivating, and developing employees due to evolving health and safety protocols, changing
worker expectations including those regarding flexible/remote work models, and restrictions on travel and employee mobility.
We could also experience challenges in maintaining our strong corporate culture, which values communication, collaboration,
and professional connection.

The conditions caused by the ongoing pandemic continue to exist worldwide, and the ongoing effects remain difficult to predict
due to numerous uncertainties, including the transmissibility, severity, duration and resurgence of the outbreak, new variants of
the virus, the implementation and effectiveness of health and safety measures, and actions that are voluntarily adopted by the
public or required by governments or public health authorities or universities, including vaccines and treatments. Due to these
uncertainties, we are not able at this time to estimate with any degree of certainty the effect a pandemic or measures intended to
curb its spread could have on our business, results of operations, financial condition or cash flows. Also, many of the other risk
factors described within this Form 10-K could be more likely to impact us as a result of a pandemic or measures intended to
curb its spread.

Our results of operations are subject to risks inherent in the student housing industry, including a concentrated lease-up
period and seasonal cash flows.

Leases at our off-campus properties typically require 12 monthly rental installments, whereas leases at our residence hall
properties typically correspond to the university’s academic year and require ten monthly rental installments. As a result, we
may experience significantly reduced cash flows during the summer months at our residence hall properties. Furthermore, all
of our properties must be entirely re-leased each year during a limited leasing season. We are therefore highly dependent on the
effectiveness of our marketing and leasing efforts and personnel during this season, exposing us to significant leasing risk. In
addition, we are subject to increased leasing risk on our properties under construction and future acquired properties based on
our lack of experience leasing those properties and unfamiliarity with their leasing cycles. If we are unable to lease a
substantial portion of our properties, or if the rental rates upon such leasing are significantly lower than expected rates, our cash
flow from operations and our ability to make distributions to stockholders and service indebtedness could be adversely affected.



Additionally, prior to the commencement of each new lease period, generally during the first two weeks of August, we prepare
the units for new incoming residents. During this period (referred to as “turn”), we incur significant expenses making our units
ready for occupancy, which we recognize as incurred. We therefore experience seasonally decreased operating results and cash
flows during the third quarter of each year as a result of expenses we incur during turn as well as lower revenue at our residence
hall properties.

We rely on our relationships with universities, and changes in university personnel and/or policies could adversely affect our
operating results.

In some cases, we rely on our relationships with colleges and universities for referrals of prospective student-tenants or for lists
of prospective student-tenants and their parents. Many of these colleges and universities own and operate their own competing
on-campus facilities. Any failure to maintain good relationships with these colleges and universities could therefore have a
material adverse effect on us. If colleges and universities refuse to make their lists of prospective student-tenants and their
parents available to us or increase the costs of these lists, there could be a material adverse effect on us.

Changes in university admission policies could adversely affect us. For example, if a university reduces the number of student
admissions or requires that a certain class of students, such as freshmen, live in a university-owned facility, the demand for our
properties may be reduced and our occupancy rates may decline. While we may engage in marketing efforts to compensate for
such changes in admission policy, we may not be able to affect such marketing efforts prior to the commencement of the annual
lease-up period or at all.

A decrease in enrollment at the Universities at which our properties are located could adversely affect our financial results.

University enrollment can be affected by a number of factors including, but not limited to, the current macroeconomic
environment, students’ ability to afford tuition and/or the availability of student loans, competition for international students,
the impact of visa requirements for international students, higher demand for distance education, budget constraints that could
limit a University’s ability to attract and retain students, any degradation in a university’s reputation and reports of crime or
other negative publicity regarding the safety of the students residing on, or near, the university. If a university’s enrollment
were to significantly decline as a result of these or other factors, our ability to achieve our leasing targets and thus our
properties’ financial performance could be adversely affected.

We face significant competition from university-owned student housing and from other private student housing communities
located within close proximity to universities.

On-campus student housing traditionally has certain inherent advantages over off-campus student housing because of, among
other factors, closer physical proximity to the university campus and integration of on-campus facilities into the academic
community. Colleges and universities can generally avoid real estate taxes, while we and other private sector owners are
subject to full real estate tax rates. Also, colleges and universities may be able to borrow funds at lower interest rates than those
available to us and other private sector owners. As a result, universities may be able to offer more convenient and/or less
expensive student housing than we can, which may adversely affect our occupancy and rental rates. We also compete with other
national and regional owner-operators of off-campus student housing in a number of markets as well as with smaller local
owner-operators. There are a number of purpose-built student housing properties that compete directly with us located near or
in the same general vicinity of many of our student housing communities. Such competing student housing communities may
be newer than our student housing communities, located closer to campus, charge less rent, possess more attractive amenities,
or offer more services, shorter lease terms or more flexible leases. The construction of competing properties or decreases in the
general levels of rents for housing at competing properties could adversely affect our rental income. We have recently seen a
number of large new entrants in the student housing business and there may be additional new entrants with substantial
financial and marketing resources. The entry of these companies has increased and may continue to increase competition for
students and for the acquisition, development and management of other student housing properties.

We may be unable to successfully complete and operate our properties or our third-party developed properties.

We intend to continue to develop and construct student housing. These activities include a number of risks, which may include
the following:

* we may be unable to obtain financing on favorable terms or at all;
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* we may not complete development projects on schedule, within budgeted amounts or in conformity with building
plans and specifications, and if we fail to complete the construction of a property on schedule, we may be required to
provide alternative housing to the students with whom we have signed leases, which would result in our incurring
significant expenses, and may result in students attempting to terminate their leases, which may adversely affect
occupancy at such property for the applicable academic year;

* we may encounter delays or refusals in obtaining all necessary zoning, land use, building, occupancy and other
required governmental permits and authorizations;

* occupancy and rental rates at newly developed or renovated properties may fluctuate depending on a number of
factors, including market and economic conditions, and may reduce or eliminate our return on investment;

* we may become liable for injuries and accidents occurring during the construction process and for environmental
liabilities, including off-site disposal of construction materials;

* we may decide to abandon our development efforts if we determine that continuing the project would not be in our
best interests; and

* we may encounter strikes, weather, government regulations, difficulty and/or delays in obtaining labor and materials,
including as a result of supply chain conditions, and other conditions beyond our control.

Our newly developed properties will be subject to risks associated with managing new properties, including lease-up and
integration risks. In addition, new development activities, regardless of whether or not they are ultimately successful, typically
will require a substantial portion of the time and attention of our development and management personnel. Newly developed
properties may not perform as expected.

We may in the future develop properties nationally, internationally or in geographic regions other than those in which we
currently operate. We do not possess the same level of familiarity with development and related regulations in these new
markets, which could adversely affect our ability to develop such properties successfully or at all or to achieve expected
performance. Future development opportunities may not be available to us on terms that meet our investment criteria or we
may be unsuccessful in capitalizing on such opportunities.

We typically provide guarantees of timely completion of projects that we develop for third parties. In certain cases, our
contingent liability under these guarantees may exceed our development fee from the project. Although we seek to mitigate this
risk by, among other things, obtaining similar guarantees from the project contractor, we could sustain significant losses if
development of a project were to be delayed or stopped and we were unable to cover our guarantee exposure with the guarantee
received from the project contractor.

We may be unable to successfully acquire properties on favorable terms.

Our future growth will be in part dependent upon our ability to successfully acquire new properties on favorable terms. With
respect to recently acquired properties, and as we acquire additional properties, we will continue to be subject to risks
associated with managing new properties, including lease-up and integration risks. Acquired properties may not perform as
expected and may have characteristics or deficiencies unknown to us at the time of acquisition. Future acquisition opportunities
may not be available to us on terms that meet our investment criteria or we may be unsuccessful in capitalizing on such
opportunities. Our ability to acquire properties on favorable terms and successfully operate them involves the following
significant risks:

»  our potential inability to acquire a desired property may be caused by competition from other real estate investors;

» competition from other potential acquirers may significantly increase the purchase price and decrease expected yields;

* we may be unable to finance an acquisition on favorable terms or at all;

* we may have to incur significant unexpected capital expenditures to improve or renovate acquired properties;

* we may be unable to quickly and efficiently integrate new acquisitions, particularly acquisitions of portfolios of
properties, into our existing operations;

» market conditions may result in higher than expected costs and vacancy rates and lower than expected rental rates; and

* we may acquire properties subject to liabilities but without any recourse, or with only limited recourse, to the sellers,
or with liabilities that are unknown to us, such as liabilities for clean-up of undisclosed environmental contamination,
claims by tenants, vendors or other persons dealing with the former owners of our properties and claims for
indemnification by members, directors, officers and others indemnified by the former owners of our properties.

Our failure to acquire or finance property acquisitions on favorable terms, or operate acquired properties to meet our financial
expectations, could adversely affect us.
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Difficulties of selling real estate could limit our flexibility.

We intend to evaluate the potential disposition of assets that may no longer meet our investment objectives. When we decide to
sell an asset, we may encounter difficulty in finding buyers in a timely manner as real estate investments generally cannot be
disposed of quickly, especially when market conditions are poor. This may limit our ability to vary our portfolio promptly in
response to changes in economic or other conditions. In some cases, we may also determine that we will not recover the
carrying value of the property upon disposition and might recognize an impairment charge. In addition, in order to maintain our
status as a REIT, the Internal Revenue Code imposes restrictions on our ability to sell properties held fewer than two years,
which may cause us to incur losses thereby reducing our cash flows and adversely impacting distributions to equity holders.

Our ownership of properties through ground leases may expose us to the loss of such properties upon the exercise by the
lessors of purchase options or the breach or termination of the ground leases.

We have acquired an interest in certain of our properties by acquiring a leasehold interest in the property on which the building
is located (or under development), and we may acquire additional properties in the future through the purchase of interests in
ground leases. We could lose our interests in a property if the ground lease is terminated, if a purchase option is exercised by
the lessor or if we breach the ground lease, which could adversely affect our financial condition or results of operations.

The status of real estate tax exemptions or abatements could be overturned, resulting in diminished financial performance
and cash flows at certain of our properties.

Certain of our properties, generally those located on the campuses of colleges and universities, are currently subject to full or
partial exemptions or abatements from real estate taxes, and such exemptions were included in the Company’s estimate of those
properties’ financial returns upon development or acquisition. Should state or local taxing jurisdictions successfully challenge,
overturn, or suspend such exemptions, the financial performance of such properties would be diminished, which would result in
reduced cash flows and depending upon the magnitude, may adversely impact distributions to equity holders.

We face risks associated with land holdings.

We hold land for future development and may in the future acquire additional land holdings. The risks inherent in owning or
purchasing and developing land increase as demand for student housing, or rental rates, decrease. As a result, we hold certain
land and may in the future acquire additional land in our development pipeline at a cost we may not be able to recover fully or
on which we cannot build and develop into a profitable student housing project. Also, real estate markets are highly uncertain
and, as a result, the value of undeveloped land has fluctuated significantly and may continue to fluctuate as a result of changing
market conditions. In addition, carrying costs can be significant and can result in losses or reduced margins in a poorly
performing project. If there are subsequent changes in the fair value of our land holdings that we determine is less than the
carrying basis of our land holdings reflected in our financial statements plus estimated costs to sell, we may be required to take
future impairment charges, which would reduce our net income.

We may not be able to recover pre-development costs for new developments.

University systems and educational institutions typically award us development services contracts on the basis of a competitive
award process, but such contracts are typically executed following the formal approval of the transaction by the institution’s
governing body. In the intervening period, we may incur significant pre-development and other costs in the expectation that the
development services contract will be executed. If an institution’s governing body does not ultimately approve our selection
and the terms of the pending development contract, we may not be able to recoup these costs from the institution and the
resulting losses could be substantial. Also, we anticipate that we will, from time to time, elect not to proceed with ongoing
development projects. If we elect not to proceed with a development project, the development costs associated therewith will
ordinarily be charged against income for the then-current period. Any such charge could have a material adverse effect on our
results of operations in the period in which the charge is taken.

Our awarded projects may not be successfully structured or financed and may delay our recognition of revenues.
The recognition and timing of revenues from our awarded development services projects will, among other things, be

contingent upon successfully structuring and closing project financing as well as the timing of construction. The development
projects that we have been awarded have at times been delayed beyond the originally scheduled construction commencement
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date. If such delays were to occur with our current awarded projects, our recognition of expected revenues and receipt of
expected fees from these projects would be delayed.

Tax laws may continue to change at any time, and any such legislative or other actions could have a negative effect on us.

Tax laws remain under constant review by persons involved in the legislative process, at the Internal Revenue Service and the
U.S. Department of Treasury, and by various state and local tax authorities. Future changes in tax laws, including to the
administrative interpretations thereof or to the enacted tax rates, or new pronouncements relating to accounting for income
taxes, could adversely affect us in a number of ways, including making it more difficult or more costly for us to qualify as a
REIT.

We are subject to numerous other laws and regulations, changes to which could increase our costs and individually or in the
aggregate adversely affect our business.

In addition to tax laws, we are subject to laws and regulations affecting our operations in a number of areas. Changes in these
laws and regulations, including, among others, additional healthcare reform, employment law reform such as the enactment of
federal overtime exemption regulations, and financial and disclosure reform such as revisions to the Dodd-Frank Act and
related SEC rulemaking, or the enactment of new laws or regulations, may increase our costs. Also, compliance with these
laws, regulations and similar requirements may be onerous and expensive, and they may be inconsistent from jurisdiction to
jurisdiction, which may further increase the cost of compliance and doing business. We cannot predict whether, when, in what
forms, or with what effective dates, laws, regulations, and administrative interpretations applicable to us or our stockholders
may be changed. Any such change may significantly affect our liquidity and results of operations, as well as the value of our
shares. In addition, the properties in our portfolio are subject to various federal, state and local regulatory requirements, such as
state and local fire and life safety requirements. If we fail to comply with these various requirements, we might incur
governmental fines or private damage awards. Furthermore, existing requirements could change and require us to make
significant unanticipated expenditures that would materially and adversely affect us.

Our collection, processing, storage, use and transmission of personal data could give rise to liabilities as a result of
governmental regulation, conflicting legal requirements, differing views on data privacy or security breaches.

We collect, process, store, use and transmit a large volume of personal data, including, for example, to process lease
transactions for our residents, and regarding or employees and our financial and strategic information. Personal data is
increasingly subject to legal and regulatory protections, which vary widely in approach and which possibly conflict with one
another. In recent years, for example, U.S. legislators and regulatory agencies such as the Federal Trade Commission, as well as
U.S. states, have increased their focus on protecting personal data by law and regulation, and have increased enforcement
actions for violations of privacy and data protection requirements. The European Commission also has adopted the General
Data Protection Regulation (GDPR). These data protection laws and regulations are intended to protect the privacy and security
of personal data. Implementation of and compliance with these laws and regulations may be more costly or take longer than we
anticipate, or could otherwise adversely affect our business operations, which could negatively impact our financial position or
cash flows. We also risk exposure to potential liabilities and costs resulting from the compliance with, or any failure to comply
with, applicable legal requirements, conflicts among these legal requirements or differences in approaches to privacy and
security of personal data. Our business could be materially adversely affected by our inability, or the inability of our vendors
who receive personal data from us, to comply with legal obligations regarding the use of personal data and new data handling
requirements that conflict with or negatively impact our business practices.

As our reliance on technology has increased, so have the risks posed to our systems, both internal and those we have outsourced
to third party service providers. In addition, information security risks have generally increased in recent years due to the rise
in new technologies and the increased sophistication and activities of cybercriminals who attempt to compromise our systems.
We are periodically subject to these threats and intrusions, and sensitive or material information could be compromised as a
result. The costs of any investigation of such incidents, as well as any remediation related to these incidents, may be material.
The theft, destruction, loss, misappropriation or release of sensitive and/or confidential information or intellectual property, or
interference with our information technology systems or the technology systems of third-parties on which we rely, could result
in business disruption, negative publicity, brand damage, violation of privacy laws, loss of residents, potential liability and
competitive disadvantage, any of which could result in a material adverse effect on our financial condition or results of
operations.
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Joint venture investments could be adversely affected by our lack of sole decision-making authority, our reliance on co-
venturers’ financial condition and disputes between our co-venturers and us.

We have co-invested, and may continue in the future to co-invest, with third parties through partnerships, joint ventures or other
entities, acquiring noncontrolling interests in or sharing responsibility for managing the affairs of a property, partnership, joint
venture or other entity. In connection with joint venture investments, we do not have sole decision-making control regarding the
property, partnership, joint venture or other entity. Investments in partnerships, joint ventures or other entities may, under
certain circumstances, involve risks not present were a third-party not involved, including the possibility that our partners or co-
venturers might become bankrupt or fail to fund their share of required capital contributions. Our partners or co-venturers also
may have economic or other business interests or goals that are inconsistent with our business interests or goals, and may be in
a position to take actions contrary to our preferences, policies or objectives. Such investments also will have the potential risk
of impasses on decisions, such as a sale, because neither we nor our partners or co-venturers would have full control over the
partnership or joint venture. Disputes between us and our partners or co-venturers may result in litigation or arbitration that
would increase our expenses and prevent our officers and/or directors from focusing their time and effort exclusively on our
business. Consequently, actions by or disputes with our partners or co-venturers might result in subjecting properties owned by
the partnership, joint venture or other entity to additional risk. In addition, we may in certain circumstances be liable for the
actions of our partners or co-venturers.

Litigation risks could affect our business.

As a publicly traded owner of properties, we have become and in the future may become involved in legal proceedings,
including consumer, employment, tort or commercial litigation, that if decided adversely to or settled by us, and not adequately
covered by insurance, could result in liability that is material to our financial condition or results of operations.

Our performance and value are subject to risks associated with real estate assets and with the real estate industry.

Our ability to satisfy our financial obligations and make expected distributions to our security holders depends on our ability to
generate cash revenues in excess of expenses and capital expenditure requirements. Events and conditions generally applicable
to owners and operators of real property that are beyond our control may decrease cash available for distribution and the value
of our properties. These events include:

»  general economic conditions;

» rising level of interest rates;

* local oversupply, increased competition or reduction in demand for student housing;
* inability to collect rent from tenants;

*  vacancies or our inability to rent beds on favorable terms;

* inability to finance property development and acquisitions on favorable terms;

* increased operating costs, including insurance premiums, utilities, and real estate taxes;
»  costs of complying with changes in governmental regulations;

» the relative illiquidity of real estate investments;

» decreases in student enrollment at particular colleges and universities;

» changes in university policies related to admissions and housing; and

* changing student demographics.

In addition, periods of economic slowdown or recession, rising interest rates or declining demand for real estate, or the public
perception that any of these events may occur, could result in a general decline in rents or an increased incidence of defaults
under existing leases, which would adversely affect us.

Potential losses may not be covered by insurance.

We carry fire, earthquake, terrorism, business interruption, vandalism, malicious mischief, boiler and machinery, commercial
general liability and workers’ compensation insurance covering all of the properties in our portfolio under various policies. We
believe the policy specifications and insured limits are appropriate and adequate given the relative risk of loss, the cost of the
coverage and industry practice. There are, however, certain types of losses, such as property damage from generally unsecured
losses such as riots, wars, punitive damage awards or acts of God that may be either uninsurable or not economically insurable.
Some of our properties are insured subject to limitations involving large deductibles and policy limits that may not be sufficient
to cover losses. In addition, we may discontinue earthquake, terrorism or other insurance on some or all of our properties in the
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future if the cost of premiums from any of these policies exceeds, in our judgment, the value of the coverage discounted for the
risk of loss. If we experience a loss that is uninsured or that exceeds policy limits, we could lose the capital invested in the
damaged properties as well as the anticipated future cash flows from those properties. In addition, if the damaged properties are
subject to recourse indebtedness, we would continue to be liable for the indebtedness, even if these properties were irreparably
damaged and require substantial expenditures to rebuild or repair. In the event of a significant loss at one or more of our
properties, the remaining insurance under our policies, if any, could be insufficient to adequately insure our other properties. In
such event, securing additional insurance, if possible, could be significantly more expensive than our current policies.

Unionization or work stoppages could have an adverse effect on us.

We are at times required to use unionized construction workers or to pay the prevailing wage in a jurisdiction to such workers.
Due to the highly labor intensive and price competitive nature of the construction business, the cost of unionization and/or
prevailing wage requirements for new developments could be substantial. Unionization and prevailing wage requirements
could adversely affect a new development’s profitability. Union activity or a union workforce could increase the risk of a
strike, which would adversely affect our ability to meet our construction timetables.

We could incur significant costs related to government regulation and private litigation over environmental matters.

Under various environmental laws, including the Comprehensive Environmental Response, Compensation and Liability Act
(“CERCLA”), a current or previous owner or operator of real property may be liable for contamination resulting from the
release or threatened release of hazardous or toxic substances or petroleum at that property, and an entity that arranges for the
disposal or treatment of a hazardous or toxic substance or petroleum at another property may be held jointly and severally liable
for the cost to investigate and clean up such property or other affected property. Such parties are known as potentially
responsible parties (“PRPs”). Such environmental laws often impose liability without regard to whether the owner or operator
knew of, or was responsible for, the presence of the contaminants, and the costs of any required investigation or cleanup of
these substances can be substantial. PRPs are liable to the government as well as to other PRPs who may have claims for
contribution. The liability is generally not limited under such laws and could exceed the property’s value and the aggregate
assets of the liable party. The presence of contamination or the failure to remediate contamination at our properties may expose
us to third-party liability for personal injury or property damage, or adversely affect our ability to sell, lease or develop the real
property or to borrow using the real property as collateral.

Environmental laws also impose ongoing compliance requirements on owners and operators of real property. Environmental
laws potentially affecting us address a wide variety of matters, including, but not limited to, asbestos-containing building
materials (“ACBM?”), storage tanks, storm water and wastewater discharges, lead-based paint, wetlands, and hazardous wastes.
Failure to comply with these laws could result in fines and penalties or expose us to third-party liability. Some of our properties
may have conditions that are subject to these requirements and we could be liable for such fines or penalties or liable to third
parties.

Insurance carriers have reacted to awards or settlements related to lawsuits against owners and managers of residential
properties alleging personal injury and property damage caused by the presence of mold in residential real estate by excluding
mold related programs designed to minimize the existence of mold in any of our properties as well as guidelines for promptly
addressing and resolving reports of mold to minimize any impact mold might have on residents or the property.

Environmental liability at any of our properties may have a material adverse effect on our financial condition, results of
operations, cash flow, the trading price of our stock or our ability to satisfy our debt service obligations and pay dividends or
distributions to our security holders.

We may incur significant costs complying with the Americans with Disabilities Act and similar laws.

Under the Americans with Disabilities Act of 1990, or the ADA, all public accommodations must meet federal requirements
related to access and use by disabled persons. Additional federal, state and local laws also may require modifications to our
properties, or restrict our ability to renovate our properties. For example, the Fair Housing Amendments Act of 1988, or
FHAA, requires apartment properties first occupied after March 13, 1990 to be accessible to the handicapped. We have not
conducted an audit or investigation of all of our properties to determine our compliance with present requirements.
Noncompliance with the ADA or FHAA could result in the imposition of fines or an award or damages to the government or
private litigants and also could result in an order to correct any non-complying feature. Also, discrimination on the basis of
certain protected classes can result in significant awards to victims. We cannot predict the ultimate amount of the cost of
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compliance with the ADA, FHAA or other legislation. If we incur substantial costs to comply with the ADA, FHAA or any
other legislation, we could be materially and adversely affected.

The impact of climate change and damage from catastrophic weather and other natural events may adversely affect our
financial condition or results of operations.

Certain of our properties are located in areas that have experienced and may in the future experience catastrophic weather and
other natural events from time to time, including fires, snow or ice storms, windstorms, tornadoes, hurricanes, earthquakes,
flooding or other severe weather. In addition, to the extent that climate change does occur and exacerbates extreme weather and
changes in precipitation and temperature, we may experience physical damage or decrease in demand for properties located in
these areas or affected by these conditions. These adverse weather or natural events could cause substantial damages or losses
to our properties which could exceed our insurance coverage. Should the impacts be material in nature or occur for lengthy
periods of time, our financial condition or results of operations may be adversely affected. In addition, changes in federal and
state legislation and regulation on climate change could result in increased capital expenditures to improve the energy efficiency
of our existing properties and could also require us to spend more on our new development properties without a corresponding
increase in revenue.

We are in the process of implementing an enterprise resource planning (“ERP”) system and problems with the design or
implementation of this system could interfere with our business and operations.

We are engaged in a multi-year implementation of an ERP system, which includes certain functionality that is designed
internally which is in the process of being deployed in phases. The new ERP system replaces multiple business systems and
maintains books and records, records transactions and provides important information related to the operations of our business
to our management. The implementation of the new ERP system has required, and will continue to require, the investment of
significant personnel and financial resources. While we have invested, and will continue to invest, significant resources in
planning and project management, implementation issues may arise during the course of the full deployment of the new ERP
system, and it is possible we may experience delays, increased costs and other difficulties not presently contemplated. Any
disruptions, delays or deficiencies in the design and implementation of the new ERP system could have a material adverse
effect on our financial condition and results of operations.

Our business could be impacted as a result of actions by activist shareholders or others.

We have been subject and in the future may be subject to legal and business challenges in our operations due to actions
instituted by activist shareholders or others. Responding to such actions have been and could continue to be costly and time-
consuming, may not align with our business strategies and could divert the attention of our Board of Directors and senior
management from the pursuit of our business strategies. Perceived uncertainties as to our future direction as a result of
shareholder activism may lead to the perception of a change in the direction of the business or other instability and may affect
our relationships with universities, vendors, tenants, prospective and current employees and others.

Corporate social responsibility, specifically related to environmental, social, and governance (“ESG”) issues, may impose
additional costs and expose us to new risks.

Sustainability, social and governance evaluations remain highly important to investors and other stakeholders. Certain
organizations that provide corporate governance and other corporate risk advisory services to investors have developed scores
and ratings to evaluate companies and investment funds based upon ESG metrics. Many investors focus on ESG-related
business practices and scores when choosing to allocate their capital and may consider a company's score as a reputational or
other factor in making an investment decision. Investors' increased focus and activism related to ESG and similar matters may
affect our business operations or increase expenses. In addition, investors may decide to refrain from investing in us as a result
of their assessment of our approach to and consideration of ESG factors. We may face reputational damage in the event our
corporate responsibility procedures or standards do not meet the standards set by various constituencies. In addition, the criteria
by which companies are rated for ESG efforts may change, which could cause us to receive lower scores than in previous years.
A low ESG score could result in a negative perception of the Company, exclusion of our securities from consideration by
certain investors who may elect to invest with our competition instead and/or cause investors to reallocate their capital away
from the Company, all of which could have an adverse impact on the price of our securities.
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Risks Associated with Our Indebtedness and Financing
We depend heavily on the availability of debt and equity capital to fund our business.

In order to maintain our qualification as a REIT, we are required under the Internal Revenue Code to distribute annually at least
90% of our REIT taxable income, determined without regard to the deduction for dividends paid and excluding any net capital
gain. To the extent that we satisfy this distribution requirement but distribute less than 100% of our net taxable income,
including any net capital gains, we will be subject to federal corporate income tax on our undistributed taxable income. In
addition, we will be subject to a 4% nondeductible excise tax if the actual amount that we pay out to our stockholders in a
calendar year is less than a minimum amount specified under federal tax laws. Because of these distribution requirements,
REITs are largely unable to fund capital expenditures, such as acquisitions, renovations, development and property upgrades
from operating cash flow. Consequently, we will be largely dependent on the public equity and debt capital markets and private
lenders to provide capital to fund our growth and other capital expenditures. We may not be able to obtain this financing on
favorable terms or at all. Our access to equity and debt capital depends, in part, on:

»  general market conditions;

» our current debt levels and the number of properties subject to encumbrances;
» our current performance and the market’s perception of our growth potential;
»  our cash flow and cash distributions; and

» the market price per share of our common stock.

If we cannot obtain capital from third-party sources, we may not be able to acquire properties when strategic opportunities exist,
satisfy our debt service obligations or make cash distributions to our stockholders, including those necessary to maintain our
qualification as a REIT.

Disruptions in the financial markets could adversely affect our ability to obtain debt financing or to issue equity and impact
our acquisitions and dispositions.

Dislocations and liquidity disruptions in capital and credit markets could impact liquidity in the debt markets, resulting in
financing terms that are less attractive to us and/or the unavailability of certain types of debt financing. Should the capital and
credit markets experience volatility and the availability of funds become limited, or be available only on unattractive terms, we
will incur increased costs associated with issuing debt instruments. In addition, it is possible that our ability to access the
capital and credit markets may be limited or precluded by these or other factors at a time when we would like, or need, to do so,
which would adversely impact our ability to refinance maturing debt and/or react to changing economic and business
conditions. Uncertainty in the capital and credit markets could negatively impact our ability to make acquisitions and make it
more difficult or not possible for us to sell properties or may adversely affect the price we receive for properties that we do sell,
as prospective buyers may experience increased costs of debt financing or difficulties in obtaining debt financing. Potential
disruptions in the financial markets could also have other unknown adverse effects on us or the economy generally and may
cause the price of our securities to fluctuate significantly and/or to decline.

Our debt level reduces cash available for distribution and could have other important adverse consequences.

As of December 31, 2021, our total consolidated indebtedness was approximately $3.5 billion (excluding unamortized
mortgage debt premiums and discounts and original issue discounts). Our debt service obligations expose us to the risk of
default and reduce or eliminate cash resources that are available to operate our business or pay distributions that are necessary
to maintain our qualification as a REIT. There is no limit on the amount of indebtedness that we may incur except as provided
by the covenants in our corporate-level debt. We may incur additional indebtedness to fund future property development,
acquisitions and other working capital needs, which may include the payment of distributions to our security holders. The
amount available to us and our ability to borrow from time to time under our corporate-level debt is subject to certain
conditions and the satisfaction of specified financial and other covenants. If the income generated by our properties and other
assets fails to cover our debt service, we would be forced to reduce or eliminate distributions to our stockholders and may
experience losses.

In addition, the indenture governing our outstanding senior unsecured notes contains financial and operating covenants that
among other things, restrict our ability to take specific actions, even if we believe them to be in our best interest, including
restrictions on our ability to consummate a merger, consolidation or sale of all or substantially all of our assets and incur
secured and unsecured indebtedness.
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Our level of debt and the operating limitations imposed on us by our debt agreements could have significant adverse
consequences, including the following:

* we may default on our scheduled principal payments or other obligations as a result of insufficient cash flow or
otherwise;

»  with respect to debt secured by our properties, the lenders or mortgagees may foreclose on such properties and receive
an assignment of rents and leases, and foreclosures could create taxable income without accompanying cash proceeds,
a circumstance that could hinder our ability to meet the REIT distribution requirements imposed by the Internal
Revenue Code; and

» compliance with the provisions of our debt agreements, including the financial and other covenants, such as the
maintenance of specified financial ratios, could limit our flexibility and a default in these requirements, if uncured,
could result in a requirement that we repay indebtedness, which could severely affect our liquidity and increase our
financing costs.

We may be unable to renew, repay or refinance our outstanding debt.

We are subject to the risk that our indebtedness will not be able to be renewed, repaid or refinanced when due or that the terms
of any renewal or refinancing will not be as favorable as the existing terms of such indebtedness. If we were unable to
refinance our indebtedness on acceptable terms, or at all, we might be forced to dispose of one or more of our properties on
disadvantageous terms, which might result in losses to us. In addition, if a property is mortgaged to secure payment of
indebtedness and income from such property is insufficient to pay that indebtedness, the property could be foreclosed upon by
the mortgagee resulting in a loss of income and a decline in our total asset value. If any of the foregoing occurs, such losses
could have a material adverse effect on us and our ability to make distributions to our equity holders and pay amounts due on
our debt.

Our variable rate debt exposes us to risks associated with rising interest rates, including as a result of the phase out of
LIBOR, which could adversely affect our cash flows.

As of December 31, 2021, we had outstanding approximately $331.0 million of fixed and variable rate debt that was indexed to
the London Interbank Offered Rate (“LIBOR”). In late 2021, it was announced the London Interbank Offered Rate (“LIBOR”)
interest rates will cease publication altogether by June 30, 2023. To address the potential for LIBOR’s cessation, the Federal
Reserve Board and the Federal Reserve Bank of New York (FRBNY), in coordination with multiple other regulators and large
industry participants, convened the Alternative Reference Rates Committee (“ARRC”). The ARRC has identified the Secured
Overnight Financing Rate (SOFR) as the preferred successor rate for LIBOR. We intend to incorporate relatively standardized
replacement rate provisions into our LIBOR-indexed debt documents, including a spread adjustment mechanism designed to
equate to the current LIBOR “all in” rate. There is significant uncertainty with respect to the implementation of the phase out
and what alternative indexes will be adopted which will ultimately be determined by the market as a whole. It therefore remains
uncertain how such changes will be implemented and the effects such changes would have on us and the financial markets
generally. These changes may have a material adverse impact on the availability of financing and on our financing costs. Also,
increases in interest rates on variable rate debt would increase our interest expense and the cost of refinancing existing debt and
incurring new debt, unless we make arrangements that hedge the risk of rising interest rates, which would adversely affect net
income and cash available for payment of our debt obligations and distributions to equity holders.

Failure to maintain our current credit ratings could adversely affect our cost of funds, liquidity and access to capital
markets.

Moody’s and Standard & Poor’s, the major debt rating agencies, have evaluated our debt and have given us ratings of Baa2 and
BBB, respectively. These ratings are based on a number of factors, which include their assessment of our financial strength,
liquidity, capital structure, asset quality and sustainability of cash flow and earnings. Due to changes in market conditions, we
may not be able to maintain our current credit ratings, which will adversely affect the cost of funds under our credit facilities,
and could also adversely affect our liquidity and access to capital markets.

We may incur losses on interest rate swap and hedging arrangements.

We may periodically enter into agreements to reduce the risks associated with increases in interest rates. Although these
agreements may partially protect against rising interest rates, they also may reduce the benefits to us if interest rates decline. If
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an arrangement is not indexed to the same rate as the indebtedness that is hedged, we may be exposed to losses to the extent
which the rate governing the indebtedness and the rate governing the hedging arrangement change independently of each other.
Finally, nonperformance by the other party to the arrangement may subject us to increased credit risks.

Risks Related to Our Organization and Structure
Our stock price will fluctuate.

The market price and volume of our common stock will fluctuate due not only to general stock market conditions but also to the
risk factors discussed above and below and the following:

»  operating results that vary from the expectations of securities analysts and investors;

* investor interest in our property portfolio;

» the reputation and performance of REITs;

» the attractiveness of REITs as compared to other investment vehicles;

» our financial condition and the results of our operations;

» the perception of our growth and earnings potential;

» dividend payment rates and the form of the payment;

* increases in market interest rates, which may lead purchasers of our common stock to demand a higher yield;

» the issuance of ratings and scores related to corporate social responsibility and ESG reports and disclosures; and
» changes in financial markets and national economic and general market conditions.

To qualify as a REIT, we may be forced to limit the activities of a TRS.

To qualify as a REIT, no more than 20% of the value of our total assets may consist of the securities of one or more taxable
REIT subsidiaries, or TRSs. Certain of our activities, such as our third-party development, management and leasing services,
must be conducted through a TRS for us to qualify as a REIT. In addition, certain non-customary services must be provided by
a TRS or an independent contractor. If the revenues from such activities create a risk that the value of our TRS entities, based
on revenues or otherwise, approaches the 20% threshold, we will be forced to curtail such activities or take other steps to
remain under the 20% threshold. Since the threshold is based on value, it is possible that the IRS could successfully contend
that the value of our TRS entities exceeds the threshold even if the TRS accounts for less than 20% of our consolidated
revenues, income or cash flow. Five of our six on-campus participating properties and our third-party services are held by a
TRS. Consequently, income earned from five of our six on-campus participating properties and our third-party services will be
subject to regular federal income taxation and state and local income taxation where applicable, thus reducing the amount of
cash available for distribution to our security holders. Our TRS entities’ income tax returns are subject to examination by
federal, state and local tax jurisdictions, and the methodology used in determining taxable income or loss for those subsidiaries
is therefore subject to challenge in any such examination.

A TRS is not permitted to directly or indirectly operate or manage a “hotel, motel or other establishment more than one-half of
the dwelling units in which are used on a transient basis.” We believe that our method of operating our TRS entities will not be
considered to constitute such an activity. Future Treasury Regulations or other guidance interpreting the applicable provisions
might adopt a different approach, or the IRS might disagree with our conclusion. In such event we might be forced to change
our method of operating our TRS entities, which could adversely affect us, or one of our TRS entities could fail to qualify as a
taxable REIT subsidiary, which would likely cause us to fail to qualify as a REIT.

Failure to qualify as a REIT would have significant adverse consequences to us and the value of our securities.

We intend to operate in a manner that will allow us to qualify as a REIT for federal income tax purposes under the Internal
Revenue Code. If we lose our REIT status, we will face serious tax consequences that would substantially reduce or eliminate
the funds available for investment and for distribution to security holders for each of the years involved, because:

» we would not be allowed a deduction for dividends to security holders in computing our taxable income and such
amounts would be subject to federal income tax at regular corporate rates;

» we also could be subject to increased state and local taxes; and

» unless we are entitled to relief under applicable statutory provisions, we could not elect to be taxed as a REIT for four
taxable years following the year during which we were disqualified.
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In addition, if we fail to qualify as a REIT, we will not be required to pay dividends to stockholders, and all dividends to
stockholders will be subject to tax as ordinary income to the extent of our current and accumulated earnings and profits. As a
result of all these factors, our failure to qualify as a REIT also could impair our ability to expand our business and raise capital,
and would adversely affect the value of our common stock.

Qualification as a REIT involves the application of highly technical and complex Internal Revenue Code provisions for which
there are only limited judicial and administrative interpretations. The complexity of these provisions and of the applicable
Treasury Regulations that have been promulgated under the Internal Revenue Code is greater in the case of a REIT that, like us,
holds its assets through a partnership or a limited liability company. The determination of various factual matters and
circumstances not entirely within our control may affect our ability to qualify as a REIT. In order to qualify as a REIT, we
must satisfy a number of requirements, including requirements regarding the composition of our assets and two “gross income
tests”: (a) at least 75% of our gross income in any year must be derived from qualified sources, such as rents from real property,
mortgage interest, dividends from other REITs and gains from sale of such assets, and (b) at least 95% of our gross income
must be derived from sources meeting the 75% income test above, and other passive investment sources, such as other interest
and dividends and gains from sale of securities. Also, we must pay dividends to stockholders aggregating annually at least 90%
of our REIT taxable income, excluding any net capital gains. In addition, legislation, new regulations, administrative
interpretations or court decisions may adversely affect our investors, our ability to qualify as a REIT for federal income tax
purposes or the desirability of an investment in a REIT relative to other investments.

Even if we qualify as a REIT for federal income tax purposes, we may be subject to some federal, state and local taxes on our
income or property and, in certain cases, a 100% penalty tax, in the event we sell property as a dealer or if a TRS enters into
agreements with us or our tenants on a basis that is determined to be other than an arm’s length basis.

Our charter contains restrictions on the ownership and transfer of our stock.

Our charter provides that, subject to certain exceptions, no person or entity may beneficially own, or be deemed to own by
virtue of the applicable constructive ownership provisions of the Internal Revenue Code, more than 9.8% (by value or by
number of shares, whichever is more restrictive) of the outstanding shares of our common stock or more than 9.8% by value of
all our outstanding shares, including both common and preferred stock. We refer to this restriction as the “ownership limit.” A
person or entity that becomes subject to the ownership limit by virtue of a violative transfer that results in a transfer to a trust is
referred to as a “purported beneficial transferee” if, had the violative transfer been effective, the person or entity would have
been a record owner and beneficial owner or solely a beneficial owner of our stock, or is referred to as a “purported record
transferee” if, had the violative transfer been effective, the person or entity would have been solely a record owner of our stock.

The constructive ownership rules under the Internal Revenue Code are complex and may cause stock owned actually or
constructively by a group of related individuals and/or entities to be owned constructively by one individual or entity. As a
result, the acquisition of less than 9.8% of our stock (or the acquisition of an interest in an entity that owns, actually or
constructively, our stock) by an individual or entity, could, nevertheless cause that individual or entity, or another individual or
entity, to own constructively in excess of 9.8% of our outstanding stock and thereby subject the stock to the ownership limit.
Our charter, however, requires exceptions to be made to this limitation if our board of directors determines that such exceptions
will not jeopardize our tax status as a REIT. This ownership limit could delay, defer or prevent a change of control or other
transaction that might involve a premium price for our common stock or otherwise be in the best interest of our security
holders.

Certain tax and anti-takeover provisions of our charter and bylaws may inhibit a change of our control.

Certain provisions contained in our charter and bylaws and the Maryland General Corporation Law may discourage a third-
party from making a tender offer or acquisition proposal to us. If this were to happen, it could delay, deter or prevent a change
in control or the removal of existing management. These provisions also may delay or prevent the security holders from
receiving a premium for their securities over then-prevailing market prices. These provisions include:

» the REIT ownership limit described above;

» authorization of the issuance of our preferred shares with powers, preferences or rights to be determined by our board
of directors;

» the right of our board of directors, without a stockholder vote, to increase our authorized shares and classify or
reclassify unissued shares;
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» advance-notice requirements for stockholder nomination of directors and for other proposals to be presented to
stockholder meetings; and

» the requirement that a majority vote of the holders of common stock is needed to remove a member of our board of
directors for “cause.”

The Maryland business statutes also impose potential restrictions on a change of control of our Company.

Various Maryland laws may have the effect of discouraging offers to acquire us, even if the acquisition would be advantageous
to security holders. Our bylaws exempt us from some of those laws, such as the control share acquisition provisions, but our
board of directors can change our bylaws at any time to make these provisions applicable to us.

Our rights and the rights of our security holders to take action against our directors and officers are limited.

Maryland law provides that a director or officer has no liability in that capacity if he or she performs his or her duties in good
faith, in a manner he or she reasonably believe to be in our best interests and with the care that an ordinary prudent person in a
like position would use under similar circumstances. In addition, our charter eliminates our directors’ and officers’ liability to
us and our stockholders for money damages except for liability resulting from actual receipt of an improper benefit in money,
property or services or active and deliberate dishonesty established by a final judgment and which is material to the cause of
action. Our bylaws require us to indemnify directors and officers for liability resulting from actions taken by them in those
capacities to the maximum extent permitted by Maryland law. As a result, we and our security holders may have more limited
rights against our directors and officers than might otherwise exist under common law. In addition, we may be obligated to
fund the defense costs incurred by our directors and officers.

Item 1B. Unresolved Staff Comments

There were no unresolved comments from the staff of the SEC at December 31, 2021.
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Item 2. Properties

The following table presents certain summary information about our properties. Our properties generally are modern facilities, and amenities at most of our properties
include a swimming pool and a large community center featuring a fitness center, computer center, study areas, and a recreation room with billiards and other games. Some
properties also have a jacuzzi/hot tub, volleyball courts, tennis courts, in-unit washers and dryers, and food service facilities. Leases at our off-campus properties typically
require 12 rental installments. Leases at our residence hall properties typically correspond to the university’s academic year and require nine or ten rental installments.

These properties are included in the Owned Properties and On-Campus Participating Properties segments discussed in Item 1 and Note 16 in the accompanying Notes to
Consolidated Financial Statements contained in Item 8. We own fee title to all of these properties except for properties subject to ground/facility leases and our on-campus
participating properties, as discussed more fully in Note 2 and Note 14 in the accompanying Notes to Consolidated Financial Statements contained in Item 8. All dollar
amounts in this table and others herein, except bed, unit, and per bed amounts, are stated in thousands unless otherwise indicated.

Typical Average
Number of  Year Ended Monthly
Date Rental December Base Rental

Year Acquired/ Payments/ 31,2021 Revenue/ # of # of
Property " Built®  Developed Primary University Served Year Revenue ¥ Bed Units Beds
OWNED PROPERTIES
Same Store Owned Properties”
The Callaway House College Station 1999 Mar-01  Texas A&M University 9 $ 10,027 © s 1,686 © 173 538
The Village at Science Drive 2000 Nov-01 The University of Central Florida 12 7,113 787 192 732
University Village at Boulder Creek 2002 Aug-02 The University of Colorado at Boulder 12 4,429 1,220 82 309
University Village 2004 Aug-04 California State University - Fresno 12 2,880 586 105 406
University Village 2004 Aug-04 Temple University 12 6,083 694 220 749
University Club Apartments 1999 Feb-05 University of Florida 12 2,546 592 94 376
City Parc at Fry Street 2004 Mar-05 University of North Texas 12 3,194 686 137 420
Entrada Real 2000 Mar-05 University of Arizona 12 2,167 553 98 363
University Village at Sweethome 2005 Aug-05 State University of New York at Buffalo 12 7,155 737 269 830
University Village 1991 Mar-06 Florida State University 12 3,966 499 217 716
Royal Village 1996 Mar-06 University of Florida 12 3,513 719 118 448
Royal Lexington 1994 Mar-06 The University of Kentucky 12 2,276 578 94 364
Raiders Pass 2001 Mar-06 Texas Tech University 12 4,497 433 264 828
Aggie Station 2003 Mar-06 Texas A&M University 12 3,149 568 156 450
The Outpost 2005 Mar-06 University of Texas — San Antonio 12 5,190 597 276 828
Callaway Villas 2006 Aug-06 Texas A&M University 12 4,852 590 236 704
The Village on Sixth Avenue 1999 Jan-07 Marshall University 12 3,735 457 248 752
Newtown Crossing 2005 Feb-07 University of Kentucky 12 7,091 648 356 942
Olde Towne University Square 2005 Feb-07 University of Toledo 12 3,857 613 224 550
Peninsular Place 2005 Feb-07 Eastern Michigan University 12 3,559 594 183 478
University Centre 2007 Aug-07 Rutgers University, NJIT 12 6,712 836 234 840
The Summit & Jacob Heights 2004 Jun-08 Minnesota State University 12 5,223 476 258 930
GrandMarc Seven Corners 2000 Jun-08 University of Minnesota 12 3,680 717 186 440
Aztec Corner 2001 Jun-08 San Diego State University 12 6,055 818 180 606
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Typical Average

Number of  Year Ended Monthly
Date Rental December Base Rental

Year Acquired/ Payments/ 31,2021 Revenue/ # of # of
Property ) Built®  Developed Primary University Served Year Revenue ) Bed ¥ Units Beds
The Tower at Third 1973 Jun-08 University of Illinois 12 $ 3,040 $ 697 188 375
Willowtree Apartments and Tower 1970 Jun-08 University of Michigan 12 7,773 724 473 851
University Pointe 2004 Jun-08 Texas Tech University 12 4,570 536 204 682
University Trails 2003 Jun-08 Texas Tech University 12 4,688 535 240 684
Campus Trails 1991 Jun-08 Mississippi State University 12 2,199 422 156 480
University Crossings (ACE) 2003 Jun-08 Drexel University 12 9,609 735 260 1,016
Vista del Sol (ACE) 2008 Aug-08 Arizona State University 12 20,446 826 613 1,866
Villas at Chestnut Ridge 2008 Aug-08 State Univ. of New York at Buffalo 12 5,379 818 196 554
Barrett Honors College (ACE) 2009 Aug-09 Arizona State University 10 13,635 1,059 604 1,721
Sanctuary Lofts 2006 Jun-10 Texas State University 12 4,257 701 201 485
The Edge - Charlotte 1999 Nov-10 UNC - Charlotte 12 4,376 623 180 720
University Walk 2002 Nov-10 UNC - Charlotte 12 3,618 634 120 480
Uptown 2004 Nov-10 University of North Texas 12 3,510 654 180 528
2nd Avenue Centre 2008 Dec-10 University of Florida 12 7,936 782 274 868
Villas at Babcock 2011 Aug-11 University of Texas — San Antonio 12 4,555 526 204 792
Lobo Village (ACE) 2011 Aug-11 University of New Mexico 12 5,492 536 216 864
Villas on Sycamore 2011 Aug-11 Sam Houston State University 12 4,523 553 170 682
26 West 2008 Dec-11 University of Texas at Austin 12 13,270 1,045 367 1,026
Avalon Heights 2002 May-12 University of South Florida in Tampa 12 6,532 719 210 754
University Commons 2003 Jun-12 Univ. of Minnesota in Minneapolis 12 4,470 662 164 480
Casas del Rio (ACE) 2012 Aug-12 University of New Mexico 10 4,168 547 283 1,028
The Suites (ACE) 2013 Aug-12 Northern Arizona University 10 5,832 773 439 878
Hilltop Townhomes (ACE) 2012 Aug-12 Northern Arizona University 12 5,718 800 144 576
U Club on Frey 2013 Aug-12 Kennesaw State University 12 7,794 759 216 866
Campus Edge on UTA Boulevard 2012 Aug-12 University of Texas - Arlington 12 3,378 609 128 488
U Club Townhomes on Marion Pugh 2012 Aug-12 Texas A&M University 12 4,637 607 160 640
Villas on Rensch 2012 Aug-12 State Univ. of New York at Buffalo 12 5,577 798 153 610
The Village at Overton Park 2012 Aug-12 Texas Tech University 12 4,212 555 163 612
Casa de Oro (ACE) 2012 Aug-12 Arizona State University 10 2,028 806 109 365
The Villas at Vista del Sol (ACE) 2012 Aug-12 Arizona State University 12 4,386 893 104 400
The Block 2008 Aug-12 The University of Texas at Austin 12 16,928 871 669 1,555
University Pointe at College Station (ACE) 2012 Sep-12 Portland State University 12 5,459 712 282 978
309 Green 2008 Sep-12 University of Illinois 12 4,022 782 110 416
The Retreat 2012 Sep-12 Texas State University 12 6,817 701 187 780
Lofts54 2008 Sep-12 University of Illinois 12 1,440 651 43 172
Campustown Rentals 1982 Sep-12 University of Illinois 12 3,929 440 264 746
Chauncey Square 2011 Sep-12 Purdue University 12 4,551 921 158 386
Texan & Vintage 2008 Sep-12 The University of Texas at Austin 12 3,343 1,014 124 311
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Typical Average
Number of  Year Ended Monthly
Date Rental December Base Rental

Year Acquired/ Payments/ 31,2021 Revenue/ # of # of
Property ) Built®  Developed Primary University Served Year Revenue ) Bed ¥ Units Beds
The Castilian 1967 Sep-12  The University of Texas at Austin 10 $ 8,198 © g 1320 © 371 623
Bishops Square 2002 Sep-12 Texas State University 12 2,533 643 134 315
Union 2006 Sep-12 Baylor University 12 769 585 54 120
922 Place 2009 Sep-12 Arizona State University 12 5,153 840 132 468
Campustown 1997 Sep-12 Iowa State University 12 7,679 548 452 1,216
River Mill 1972 Sep-12 University of Georgia 12 3,582 655 243 461
The Province 2011 Nov-12 UNC - Greensboro 12 5,648 680 219 696
RAMZ Apartments on Broad 2004 Nov-12 Virginia Commonwealth University 12 1,940 785 88 172
The Lofts at Capital Garage 2000 Nov-12 Virginia Commonwealth University 12 731 518 36 144
25Twenty 2011 Nov-12 Texas Tech University 12 4,469 652 249 562
The Province 2009 Nov-12 University of Louisville 12 6,383 650 366 858
The Province 2010 Nov-12 Rochester Institute of Technology 12 8,213 833 336 816
5 Twenty Four and 5 Twenty Five Angliana 2010 Nov-12 University of Kentucky 12 7,309 568 376 1,060
The Province 2009 Nov-12 University of South Florida 12 8,544 726 287 947
U Pointe Kennesaw 2012 Nov-12 Kennesaw State University 12 6,590 714 216 797
The Cottages of Durham 2012 Nov-12 University of New Hampshire 12 6,892 897 141 619
University Edge 2012 Dec-12 Kent State University 12 5,273 710 201 608
The Lodges of East Lansing 2012 Jul-13 Michigan State University 12 9,339 781 364 1,049
7th Street Station 2012 Jul-13 Oregon State University 12 2,491 749 82 309
The Callaway House - Austin 2013 Aug-13 The University of Texas at Austin 10 15,549 ©® 2,406 © 219 753
Manzanita Hall (ACE) 2013 Aug-13 Arizona State University 10 5,599 1,024 241 816
University View (ACE) 2013 Aug-13 Prairie View A&M University 10 2,792 809 96 336
U Club Townhomes at Overton Park 2013 Aug-13 Texas Tech University 12 3,243 589 112 448
601 Copeland 2013 Aug-13 Florida State University 12 2,786 797 81 283
The Townhomes at Newtown Crossing 2013 Aug-13 University of Kentucky 12 4,767 646 152 608
Chestnut Square (ACE) 2013 Sep-13 Drexel University 12 9,787 895 220 861
Park Point 2008 Oct-13 Rochester Institute of Technology 12 9,322 803 300 924
U Centre at Fry Street 2012 Nov-13 University of North Texas 12 5,288 754 194 614
Cardinal Towne 2010 Nov-13 University of Louisville 12 5,120 664 255 545
Merwick Stanworth (ACE) 2014 Jul-14 Princeton University 12 7,969 1,164 325 595
Plaza on University 2014 Aug-14 University of Central Florida 12 14,667 823 364 1,313
U Centre at Northgate (ACE) 2014 Aug-14 Texas A&M University 12 6,698 688 196 784
University Walk 2014 Aug-14 University of Tennessee 12 4,835 726 177 526
U Club on Woodward 2014 Aug-14 Florida State University 12 8,295 717 236 944
Park Point 2010 Feb-15 Syracuse University 12 3,429 1,262 66 226
1200 West Marshall 2013 Mar-15 Virginia Commonwealth University 12 3,803 844 136 406
8 1/2 Canal Street 2011 Mar-15 Virginia Commonwealth University 12 4,760 781 160 540
Vistas San Marcos 2013 Mar-15 Texas State University 12 5,618 746 255 600
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Typical Average

Number of  Year Ended Monthly
Date Rental December Base Rental

Year Acquired/ Payments/ 31,2021 Revenue/ # of # of
Property ) Built®  Developed Primary University Served Year Revenue ) Bed ¥ Units Beds
Crest at Pearl 2014 Jun-15 University of Texas at Austin 12 $ 4,376 $ 1,068 141 343
U Club Binghamton 2005 Jun-15 SUNY Binghamton University 12 12,658 876 326 1,272
160 Ross 2015 Aug-15 Auburn University 12 5,310 685 182 642
The Summit at University City (ACE) 2015 Sep-15 Drexel University 12 14,513 861 351 1,315
2125 Franklin 2015 Sep-15 University of Oregon 12 7,219 785 192 734
University Crossings 2014 Aug-16 University of North Carolina - Charlotte 12 4,674 724 187 546
U Club on 28th 2016 Aug-16 University of Colorado 12 6,630 1,340 100 398
Currie Hall (ACE) 2016 Aug-16 University of Southern California 12 7,456 1,376 178 456
University Pointe (ACE) 2016 Aug-16 University of Louisville 12 4,019 625 134 531
Fairview House (ACE) 2016 Aug-16 Butler University 10 4,741 940 107 633
U Club Sunnyside 2016 Aug-16 West Virginia University 12 3,793 663 134 534
Stadium Centre 2016 Aug-16 Florida State University 12 18,658 814 636 1,723
U Point 2016 Oct-16 Syracuse University 12 1,942 932 54 163
The Arlie 2016 Apr-17 University of Texas Arlington 12 4,309 648 169 598
TWELVE at U District 2014 Jun-17 University of Washington 12 6,316 1,550 283 384
The 515 2015 Aug-17 University of Oregon 12 5,838 898 183 513
State 2013 Aug-17 Colorado State University 12 5,321 690 220 665
Tooker House (ACE) 2017 Aug-17 Arizona State University 10 11,762 999 429 1,594
SkyView (ACE) 2017 Aug-17 Northern Arizona University 12 6,308 798 163 626
University Square (ACE) 2017 Aug-17 Prairie View A&M University 10 3,546 840 143 466
U Centre on Turner 2017 Aug-17 University of Missouri 12 7,453 804 182 718
U Pointe on Speight 2017 Aug-17 Baylor University 12 5,026 589 180 700
21Hundred at Overton Park 2017 Aug-17 Texas Tech University 12 8,251 559 296 1,204
The Suites at Third 2017 Aug-17 University of Illinois 12 2,363 775 63 251
Callaway House Apartments 2017 Aug-17 University of Oklahoma 12 8,575 724 386 915
U Centre on College 2017 Aug-17 Clemson University 12 4,878 894 127 418
The James 2017 Sep-17 University of Wisconsin - Madison 12 11,786 990 366 850
Bridges @ 11th 2015 Oct-17 University of Washington 12 3,962 1,488 184 258
Hub U District Seattle 2017 Nov-17 University of Washington 12 4,113 1,430 111 248
David Blackwell Hall (ACE) 2018 Aug-18 University of California, Berkeley 10 8,017 1,568 412 780
Gladding Residence Center (ACE) 2018 Aug-18 Virginia Commonwealth University 10 10,085 840 592 1,524
Irvington House (ACE) 2018 Aug-18 Butler University 10 4,798 826 197 648
Greek Leadership Village (ACE) 2018 Aug-18 Arizona State University 10 8,271 949 498 957
NAU Honors College (ACE) 2018 Aug-18 Northern Arizona University 10 4,502 778 318 636
U Club Townhomes at Oxford 2018 Aug-18 University of Mississippi 12 2,791 447 132 528
Hub Ann Arbor 2018 Aug-18 University of Michigan 12 5,216 1,389 124 310
The Jack 2018 Aug-18 Northern Arizona University 12 5,982 871 198 591
Campus Edge on Pierce 2018 Aug-18 Purdue University 12 6,252 856 289 598
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Typical Average

Number of  Year Ended Monthly
Date Rental December Base Rental

Year Acquired/ Payments/ 31,2021 Revenue/ # of # of
Property ) Built®  Developed Primary University Served Year Revenue ) Bed ¥ Units Beds
191 College 2019 Jul-19 Auburn University 12 $ 5,194 $ 861 127 495
LightView (ACE) 2019 Aug-19 Northeastern University 12 15,429 1,559 214 825
University of Arizona Honors College (ACE) 2019 Aug-19 University of Arizona 10 9,712 1,012 319 1,056
959 Franklin 2019 Sep-19 University of Oregon 12 5,779 1,015 230 443
Subtotal - Same Store Owned Properties $ 854,933 $ 786 31,545 95,365
New Owned Properties
2020 and 2021 Completed Development Projects
Currie Hall Phase II (ACE) 2020 Jul-20 University of Southern California 12 $ 3,834 $ 1,268 95 272
Manzanita Square (ACE) 2020 Aug-20 San Francisco State University 12 7,654 1,526 169 597
Disney College Program Phases I-V (ACE) 2020-21 Multiple Walt Disney World® Resort Various 20,664 787 1,323 5,284
Projects Under Development
Disney College Program Phases VI-X (ACE) 2022-23  Multiple  Walt Disney World® Resort Various — — 1,291 5,156
Subtotal — New Owned Properties $ 32,152 $ 919 2,878 11,309
TOTAL — OWNED PROPERTIES $ 887,085 ® g 790 34,423 106,674
ON-CAMPUS PARTICIPATING PROPERTIES
University Village & University Village Northwest at Prairie View 1998 Aug-98 Prairie View A&M University 9 S 11,916 S 693 648 2,064
University Village at Laredo 1997 Aug-97 Texas A&M International University 9 1,793 732 84 250
University College at Prairie View 2001 Aug-00 Prairie View A&M University 9 8,159 665 756 1,470
Cullen Oaks 2003 Aug-01 The University of Houston 9 4,936 916 411 879
College Park 2014 Aug-14 West Virginia University 12 4,403 717 224 567
TOTAL - ON-CAMPUS PARTICIPATING PROPERTIES $ 31,207 $ 719 2,123 5,230
GRAND TOTAL- ALL PROPERTIES $ 918,292 $ 787 36,546 111,904

)

)

3)

(]

)

©6)

(@]

®)

A number of our properties consist of two or more phases that are counted separately in the property portfolio numbers disclosed in Item 7 and Note 1 in the accompanying Notes to Consolidated Financial
Statements contained in Item 8.

For properties with multiple phases, the year built represents the weighted average year based on the number of beds delivered each year.

Includes base rental revenue and other income, which includes, but is not limited to, utility income, damages, parking income, summer conference rent, application fees, income from retail tenants, etc. Other
income also includes the provision for uncollectible accounts.

Average monthly rental revenue per bed is calculated based upon our base rental revenue earned during the year ended December 31, 2021 divided by average monthly occupied beds over the lease term.

Our same store owned portfolio represents properties that were owned and operated by us for the full years ended December 31, 2020 and 2021, which are not conducting or planning to conduct substantial
development, redevelopment or repositioning activities, and are not classified as held for sale as of December 31, 2021.

As rent at this property includes food services, revenue is not comparable to the other properties in this table.
Includes 739 beds delivered as a part of Phase VI for which construction was substantially complete as of December 31, 2021, but were not occupied until January 2022.

Excludes revenues from three land parcels with non-student housing structures that were acquired by the Company with the intention of ultimately demolishing them in order to build student housing projects.
These projects are currently in predevelopment and generated revenues of approximately $2.0 million during the year ended December 31, 2021.
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Occupancy information for our property portfolio for the year ended and as of December 31, 2021 is set forth below:

2021 Weighted Average Occupancy Occupancy as of December 31, 2021
OWNED PROPERTIES
Same store properties 89.2% 95.9%
New properties 53.6% @ 84.5%
TOTAL — OWNED PROPERTIES 87.4% 95.2%
ON-CAMPUS PARTICIPATING PROPERTIES 66.8% 94.8%

M Average occupancy is calculated based on the average number of occupied beds for the year ended December 31, 2021 divided by total beds. For properties with typical lease terms shorter than 12 months,

average occupancy includes the impact of significantly lower occupancy during the summer months. Average occupancy for properties which commenced operations during 2021 is calculated based on the
period these properties were operational during 2021.

@ Qur same store owned portfolio represents properties that were owned and operated by us for the full years ended December 31, 2020 and 2021, which are not conducting or planning to conduct substantial

development, redevelopment or repositioning activities, and are not classified as held for sale as of December 31, 2021.

@ Reduced weighted average occupancy due to the recommencement of the Disney College Program in May 2021 as well as the staggered timing of delivered phases of the project during 2021.

27



Item 3. Legal Proceedings

We are subject to various claims, lawsuits, and legal proceedings that have not been fully resolved and that have arisen in the
ordinary course of business. While it is not possible to ascertain the ultimate outcome of such matters, management believes
that the aggregate amount of such liabilities, if any, in excess of amounts provided or covered by insurance, will not have a
material adverse effect on our consolidated financial position or results of operations. However, the outcome of claims,
lawsuits, and legal proceedings brought against us are subject to significant uncertainty. Therefore, although management
considers the likelihood of such an outcome to be remote, the ultimate results of these matters cannot be predicted with
certainty.

Refer to the Litigation section of Note 15 in the accompanying Notes to Consolidated Financial Statements contained in Item 8
for additional discussion.

Item 4. Mine Safety Disclosures
Not applicable.
PART 11
Item S. Market for the Registrant’s Common Equity and Related Stockholder Matters

The Company’s common stock is listed on the New York Stock Exchange (“NYSE”) under the symbol “ACC.” As of
February 18, 2022, there were approximately 152 holders of record, 80,513 beneficial owners of the Company’s common stock
and 139,156,913 shares of common stock outstanding. The number of holders does not include individuals or entities who
beneficially own shares that are held by a broker or clearing agency, but does include each such broker or clearing agency as
one record holder.

We intend to continue to declare quarterly distributions on our common stock. The actual amount, timing and form of payment
of distributions, however, will be at the discretion of our Board of Directors and will depend upon our financial condition in
addition to the requirements of the Code, and no assurance can be given as to the amounts, timing, or form of payment of future
distributions.

See Part III, Item 12, for a description of securities authorized for issuance under equity compensation plans.

Item 6. Reserved

Item 7. Management’s Discussion and Analysis of Financial Condition and Results of Operations

Our Company and Our Business

Overview

We are one of the largest owners, managers, and developers of high quality student housing properties in the United States. We
are a fully integrated, self-managed, and self-administered equity REIT with expertise in the acquisition, design, financing,
development, construction management, leasing, and management of student housing properties. Refer to Item 1 contained
herein for additional information regarding our business objectives, investment strategies, and operating segments.

We believe that the ownership and operation of student housing communities in close proximity to selected colleges and
universities presents an attractive long-term investment opportunity for our investors. We intend to continue to execute our
strategy of identifying existing differentiated, typically highly amenitized, student housing communities or development

opportunities in close proximity to university campuses with high barriers to entry which are projected to experience substantial
increases in enrollment and/or are under-serviced in terms of existing on and/or off-campus student housing.
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Property Portfolio

Below is a summary of our property portfolio as of December 31, 2021:

Property portfolio Properties Beds
Owned operating properties

Off-campus properties 126 70,234

On-campus ACE® V@ ® 33 32,023
Subtotal — operating properties 159 102,257
Owned properties under development

On-campus ACE®®® 1 4,417
Subtotal — properties under development 1 4,417
Total owned properties 160 106,674
On-campus participating properties 6 5,230
Total owned property portfolio 166 111,904
Managed properties 37 28,968
Total property portfolio 203 140,872

M Includes two properties at Prairie View A&M University that we ultimately expect to be refinanced under the existing on-campus participating structure.

@ Includes 33 properties operated under ground/facility leases with 16 university systems and one property operated under a ground/facility lease with Walt
Disney World® Resort which consists of ten phases, six of which were delivered as of December 31, 2021, with the remainder anticipated to be delivered
in 2022 and 2023.

@ Includes 739 beds for which construction was substantially complete as of December 31, 2021 but were not open for occupancy until January 2022.

@ The Walt Disney World® Resort project consists of one property with multiple phases delivered through 2023; as such, only the beds for remaining phases
to be completed are included in the beds for owned properties under development. Beds for any completed phases of this project are included in owned
operating properties beds.

Leasing Results

Our financial results for the year ended December 31, 2021 are impacted by the results of our annual leasing process for the
2020/2021 and 2021/2022 academic years. As of September 30, 2020, the beginning of the 2020/2021 academic year,
occupancy at our 2021 same store properties was 90.3% with a rental rate increase of 1.1% compared to the prior academic
year, and occupancy at our total owned property portfolio (including two development properties completed in Fall 2020) was
89.9%. Our leasing results for the 2020/2021 academic year were negatively impacted by general uncertainty associated with
COVID-19, with university policies affecting students’ housing decisions and preferences. However, leasing results for the
2021/2022 academic year for both our Company and the broader student housing sector improved significantly due to many
universities reinstating on-campus housing policies and resuming in-person campus activities. As of September 30, 2021, the
beginning of the 2021/2022 academic year, occupancy at our 2022 same store properties was 95.8% with a rental rate increase
of 3.8% compared to the prior academic year.
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Owned Development

The Company is in the process of constructing a ten-phase housing project under our ACE® structure with scheduled phase
deliveries from 2020 to 2023 for Walt Disney World” Resort that will serve student interns participating in the highly
competitive Disney College Program (“Disney College Program” or “DCP”). As of December 31, 2021, the Company has
completed construction on six phases of the project within the targeted delivery timeline, and the remaining phases are
anticipated to be delivered in 2022 and 2023. In May 2021, Walt Disney World® Resort announced that it was recommencing
the DCP in the summer of 2021 after temporarily suspending the program in 2020 due to the COVID-19 pandemic. As of
December 31, 2021, occupancy at the completed phases of the project was approximately 83.4%.

Owned Development Projects Recently Completed

During the year ended December 31, 2021, the final stages of construction were completed for the following phases of the
Disney College Program project as summarized in the table below:

University / Market Served Project Location Beds  Total Project Cost  Construction Completed
Walt Disney World® Resort  Disney College Program Phase I1I Orlando, FL 984 § 54,400 January 2021
Disney College Program Phases IV Orlando, FL 1,521 84,500 May 2021
Disney College Program Phases V Orlando, FL 1,152 71,900 July 2021
Disney College Program Phases VI "®  Orlando, FL 739 49,800 December 2021
4,396 $ 260,600

M Beds and total project costs per phase amounts may vary from those previously disclosed due to early deliveries of beds at certain phases.

@ Initial occupancy occurred in January 2022.
Owned Development Project Under Construction

At December 31, 2021, we were in process of constructing the remaining phases of the Disney College Program project as
summarized in the table below:

Estimated
Project Total Costs Scheduled
University / Market Served Project Location Beds Cost Incurred Completion

Walt Disney World® Resort  Disney College Program Phases VII-VIII Orlando, FL. 2,208 $ 122,800 $ 113,587 May & Aug 2022
Disney College Program Phases IX-X Orlando, FL 2,209 122,700 99,164  Jan & May 2023
4,417 $ 245,500 §$ 212,751

Third-Party Development and Management Services

Through ACC’s TRS entities, we provide development and construction management services for student housing properties
owned by colleges and universities, charitable foundations, and others. During the year ended December 31, 2021, the final
stages of construction were completed on the property summarized in the following table:

Total Construction
University / Market Served Project Location Beds Fees Completed
University of California, Riverside North District Phase I Riverside, CA 1,506 $ 6,700 August 2021

As of December 31, 2021, we were under contract on five third-party development projects that are currently under
construction and whose fees total $17.9 million. As of December 31, 2021, fees of approximately $9.1 million remained to be
earned by the Company with respect to these projects, which have scheduled completion dates in 2022 and 2023.

As of December 31, 2021, we also provided third-party management and leasing services for 37 properties that represented
approximately 29,000 beds.
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Critical Accounting Policies and Estimates

The preparation of financial statements in conformity with accounting principles generally accepted in the United States
(“GAAP”) requires management to make estimates and assumptions in certain circumstances that affect amounts reported in
our consolidated financial statements and related notes. In preparing these financial statements, management has utilized all
available information, including its past history, industry standards, and the current economic environment, among other
factors, in forming its estimates and judgments of certain amounts included in the consolidated financial statements, giving due
consideration to materiality. It is possible that the ultimate outcome anticipated by management in formulating its estimates
may not be realized. Application of the critical accounting policies below involves the exercise of judgment and use of
assumptions as to future uncertainties and, as a result, actual results could differ from these estimates. In addition, other
companies in similar businesses may utilize different estimation policies and methodologies, which may impact the
comparability of our results of operations and financial condition to those companies.

Capital Expenditures

We capitalize costs during the development of owned assets. Capitalization begins when we determine that development of a
future asset is probable and continues until the asset, or a portion of the asset, is delivered and is ready for its intended use. As
such, our judgment of the date the project is substantially complete has a direct impact on our operating expenses for the period.
We also capitalize pre-development costs incurred in pursuit of development of a property. These costs include legal fees,
design fees, regulatory fees, and other related costs. Future development of these pursuits is dependent upon various factors,
including zoning and regulatory approval, rental market conditions, construction costs, and availability of capital. Pre-
development costs incurred for pursuits for which future development is not yet considered probable are expensed as incurred.
The determination of whether a project is probable requires judgment. If we determine that a project is probable, operating
expenses could be materially different than if we determine the project is not probable. We also capitalize other costs that are
directly identifiable with a specific development property, such as payroll costs associated with corporate staff who oversee
such development activities. We also capitalize non-recurring expenditures for additions and betterments to buildings and land
improvements. In addition, we generally capitalize expenditures for exterior painting, roofing, and other major maintenance
projects that substantially extend the useful life of the existing assets. The cost of ordinary repairs and maintenance that do not
improve the value of an asset or extend its useful life are charged to expense when incurred.

For all owned predevelopment and development projects, as well as additions and betterments, the Company uses its
professional judgment in determining whether such costs meet the criteria for capitalization or must be expensed as incurred.
There may be a change in our operating expenses in the event that there are changes to the level of our owned development
activities. For instance, if we reduce our owned development activities, there may be an increase in our operating expenses.
The costs capitalized related to projects in the predevelopment phase for which construction has not yet commenced, are
included in other assets on the consolidated balance sheets. Owned predevelopment project costs capitalized during the years
ended December 31, 2021, 2020, and 2019 were $8.1 million, $6.8 million, and $2.9 million, respectively. The costs
capitalized related to owned development projects under construction, as well as additions and betterments, are reported on the
consolidated balance sheets as investments in real estate, net of accumulated depreciation. Owned development project costs
capitalized during the years ended December 31, 2021, 2020, and 2019 were $210.0 million, $357.7 million, and
$487.8 million, respectively.

Impairment of Long-Lived Assets

Management assesses on a property-by-property basis whether there are any indicators that the value of our real estate assets
held for use may be impaired. This analysis is performed at least annually or whenever events or changes in circumstances
indicate the carrying amount of an asset may not be recoverable. The judgments regarding the existence of impairment
indicators are based on factors such as operational performance, market conditions, legal, regulatory and environmental
concerns, the Company’s intent and ability to hold the related asset, as well as any significant cost overruns on development
properties. A property’s value is considered impaired if management’s estimate of the aggregate future undiscounted cash flows
to be generated by the property is less than the carrying value of the property. The estimation of expected future net cash flows
uses estimates, including capitalization rates and growth rates, which are inherently uncertain and rely on assumptions
regarding current and future economics and market conditions. To the extent an impairment has occurred, the loss will be
measured as the excess of the carrying amount of the property over the fair value of the property, thereby reducing our net
income. Management also performs a periodic assessment to determine which of our properties are likely to be sold prior to the
end of their estimated useful lives. The criteria for determining when a property is held for sale requires judgment and has
potential financial statement impact as depreciation would cease and an impairment loss could occur upon determination of held
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for sale status. For those probable sales, an impairment charge is recorded for any excess of the carrying amount of the
property over the estimated fair value less estimated selling costs, thereby reducing our net income.

Results of Operations

Comparison of the Years Ended December 31, 2021 and 2020

The following table presents our results of operations for the years ended December 31, 2021 and 2020, including the amount
and percentage change in these results between the two periods.

Year Ended December 31,
2021 2020 Change ($) Change (%)

Revenues

Owned properties $ 889,052 § 820,699 $ 68,353 83 %

On-campus participating properties 31,207 29,906 1,301 44 %

Third-party development services 10,191 7,543 2,648 35.1 %

Third-party management services 11,959 12,436 477) 3.8)%
Total revenues 942,409 870,584 71,825 8.3 %
Operating expenses (income)

Owned properties 407,648 378,454 29,194 7.7 %

On-campus participating properties 14,333 13,521 812 6.0 %

Third-party development and management services 20,613 21,700 (1,087) (5.0)%

General and administrative 45,452 35,774 9,678 271 %

Depreciation and amortization 275,597 267,703 7,894 29 %

Ground/facility leases 17,673 13,513 4,160 30.8 %

Gain from disposition of real estate — (48,525) 48,525 (100.0) %

Other operating expenses 4,533 1,100 3,433 3121 %
Total operating expenses 785,849 683,240 102,609 15.0 %
Operating income 156,560 187,344 (30,784) (16.4)%
Nonoperating income (expenses)

Interest income 1,374 2,939 (1,565) (53.2)%

Interest expense (117,793) (112,507) (5,286) 4.7 %

Amortization of deferred financing costs (5,824) (5,259) (565) 10.7 %

Loss from extinguishment of debt — (4,827) 4,827 (100.0) %

Other nonoperating income 328 3,507 (3,179) (90.6) %
Total nonoperating expenses (121,915) (116,147) (5,768) 5.0 %
Income before income taxes 34,645 71,197 (36,552) (51.3)%
Income tax provision (1,361) (1,349) (12) 0.9 %
Net income 33,284 69,848 (36,564) (52.3)%
Net loss attributable to noncontrolling interests 2,205 2,955 (750) 25.49)%
Net income attributable to ACC, Inc. and

Subsidiaries common stockholders 3 35,489 $ 72,803 $ (37,314) (51.3)%
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Same Store and New Property Operations

We define our same store property portfolio as owned properties that were owned and operating for both of the full years ended
December 31, 2021 and December 31, 2020, which are not conducting or planning to conduct substantial development,
redevelopment, or repositioning activities, and are not classified as held for sale as of December 31, 2021. It also includes the
full operating results of properties owned through joint ventures in which the Company has a controlling financial interest and
which are consolidated for financial reporting purposes.

Same store revenues are defined as revenues generated from our same store portfolio and consist of rental revenue earned from
student leases as well as other income items such as utility income, damages, parking income, summer conference rent,
application and administration fees, income from retail tenants, the provision for uncollectible accounts, and income earned by
our taxable REIT subsidiaries (“TRS”) from ancillary activities such as the provision of food services.

Same store operating expenses are defined as operating expenses generated from our same store portfolio and include usual and
customary expenses incurred to operate a property such as payroll, maintenance, utilities, marketing, general and administrative
costs, insurance, and property taxes. Same store operating expenses also include an allocation of payroll and other
administrative costs related to corporate management and oversight.

A reconciliation of our same store, new property, and sold/other property operations to our consolidated statements of
comprehensive income is set forth below:

Sold/Other
Same Store Properties New Properties Properties @ Total - All Properties
Year Ended Year Ended Year Ended Year Ended
December 31, December 31, December 31, December 31,
2021 2020 2021 2020 2021 2020 2021 2020
Number of properties ®) 157 157 2 2 — 1 159 160
Number of beds * 95,365 95,365 6,153 2,496 — 901 101,518 98,762
Revenues $ 854,933 $ 813,182 $§ 34,119 $§ 4816 $ — $ 2,701 §$ 889,052 $ 820,699
Operating expenses $ 390,587 $ 371,732 $§ 16,787 $ 5341 $ 274§ 1,381 § 407,648 § 378,454

M Property count does not include the Walt Disney World® Resort project which is counted as one property under development and consists of ten phases,

five of which were available for occupancy as of December 31, 2021, with the remaining phases anticipated to be available for occupancy in 2022 and
2023. Bed count includes the beds for the five phases of this project that were available for occupancy as of December 31, 2021.
@ Does not include the allocation of payroll and other administrative costs related to corporate management and oversight. Includes professional fees related
to the operation of consolidated joint ventures that are included in owned properties operating expenses in the accompanying consolidated statements of
comprehensive income.

® " Does not include properties under construction or undergoing redevelopment.

Same Store Properties: The increase in revenues from our same store properties was primarily due to a decrease in COVID-19
related concessions provided during the year ended December 31, 2021 as compared to December 31, 2020, including rent
forgiven as a part of our Resident Hardship Program, rent refunds provided to tenants at our on-campus ACE® properties and
certain off-campus residence halls, and waived fees. The increase in revenues was also driven by an increase in rental rates and
fee income, offset by a slight decrease in weighted average occupancy from 89.3% for the year ended December 31, 2020 to
89.2% for the year ended December 31, 2021. Future revenues will be dependent on our ability to maintain our current leases
in effect for the 2021/2022 academic year and our ability to obtain appropriate rental rates and desired occupancy for the
2022/2023 academic year at our properties.

The increase in operating expenses for our same store properties was primarily due to the normalization of the Company’s
operations in 2021, as compared to the prior year which was significantly impacted by COVID-19. We anticipate that
operating expenses for our same store property portfolio for 2022 will increase as compared to 2021 due to increases in
property tax and insurance expenses, payroll costs, and general inflationary factors.
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New Property Operations: Our new properties for the year ended December 31, 2021 include development properties that
opened for occupancy in 2020 and 2021. These properties are summarized in the table below:

Opening Date /

Construction
Property Location University / Market Served Beds Completed
Disney College Program Phase I (ACE) Orlando, FL Walt Disney World® Resort 778 May 2020
Currie Hall Phase II (ACE) Los Angeles, CA University of Southern California 272 July 2020
Disney College Program Phase 11 (ACE) Orlando, FL Walt Disney World” Resort 849 August 2020
Manzanita Square (ACE) San Francisco, CA San Francisco State University 597 August 2020
Disney College Program Phase III (ACE) Orlando, FL Walt Disney World® Resort 984 January 2021
Disney College Program Phase IV (ACE) Orlando, FL Walt Disney World® Resort 1,521 May 2021
Disney College Program Phase V (ACE) Orlando, FL Walt Disney World® Resort 1,152 July 2021

Total - New Properties 6,153

On-Campus Participating Properties (“OCPP”) Operations

As of December 31, 2021, we had six on-campus participating properties containing 5,230 beds. Revenues from these
properties increased by $1.3 million, from $29.9 million for the year ended December 31, 2020, to $31.2 million for the year
ended December 31, 2021. The increase is primarily due to COVID-19 related concessions provided in 2020 as well as
increases in rental rates, fee income, and summer camp and conference revenue. These increases were offset by a slight
decrease in average occupancy from 67.8% for the year ended December 31, 2020, to 66.8% for the year ended December 31,
2021. Future revenues will be dependent on our ability to maintain our current leases in effect for the 2021/2022 academic year
and our ability to obtain appropriate rental rates and desired occupancy for the 2022/2023 academic year at our OCPPs.

Operating expenses at these properties increased by $0.8 million, from $13.5 million for the year ended December 31, 2020, to
$14.3 million for the year ended December 31, 2021. This increase was primarily due to increases in maintenance and utilities
expenses as a result of the normalization of operations during 2021. We anticipate that operating expenses for our OCPPs for
2022 will increase as compared to 2021 due to the continued normalization of operations as discussed above.

Third-Party Development Services Revenue

Third-party development services revenue increased by approximately $2.7 million, from $7.5 million during the year ended
December 31, 2020, to $10.2 million for the year ended December 31, 2021. The increase was primarily due to the
commencement of construction of a second phase project at Concordia University, the Lake Campus Housing project at
Princeton University, the Kelly Hall Renovation project at Drexel University and the closing of bond financing and
commencement of construction of a fifth phase at University of California, Irvine during the current year, which contributed
$6.5 million of revenue during the year ended December 31, 2021, as compared to the commencement of construction at the
Capitol Campus Housing project at Georgetown University during the prior year which contributed approximately $1.8 million
in revenue during the year ended December 31, 2020. This increase was partially offset by a $1.2 million decrease in incentive
fees earned during the comparable periods related to cost savings from completed development projects and a $0.8 million
decrease related to continued development services revenues for projects that commenced construction in 2018, 2019, and
2020.

Development services revenues are dependent on our ability to successfully be awarded such projects, the amount of the
contractual fee related to the project, and the timing and completion of the development and construction of the project. In
addition, to the extent projects are completed under budget, we may be entitled to a portion of such savings, which are
recognized as revenue when performance has been agreed upon by all parties, or when performance has been verified by an
independent third-party. It is possible that projects for which we have deferred pre-development costs will not close and that
we will not be reimbursed for such costs. The pre-development costs associated therewith will ordinarily be charged against
income for the then-current period. We anticipate that third-party development services revenue will increase in 2022 as
compared to 2021 due to a large number of projects in our development pipeline that are anticipated to close and commence
construction in 2022, including both newly awarded projects and/or projects previously delayed as a result of COVID-19.
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Third-Party Development and Management Services Expenses

Third-party development and management services expenses decreased by approximately $1.1 million, from $21.7 million
during the year ended December 31, 2020, to $20.6 million for the year ended December 31, 2021. The decrease was primarily
due to a decrease in payroll and security costs related to a decrease in the number of properties managed near Walt Disney
World® Resort that are no longer managed, as well as a decrease in the provision for uncollectible accounts related to accounts
receivable from third-party development and management projects. We anticipate third-party development and management
services expenses will decrease in 2022 as compared to 2021 due to the decrease in the number of managed properties located
near Walt Disney World® Resort, as Disney College Program participants transition to the Company's Flamingo Crossings
owned development project.

General and Administrative

General and administrative expenses increased by approximately $9.7 million, from $35.8 million during the year ended
December 31, 2020, to $45.5 million for the year ended December 31, 2021. The increase was primarily due to the following
items incurred during the year ended December 31, 2021: (i) $2.6 million in accelerated amortization of unvested restricted
stock awards due to the retirement of the Company’s President in August 2021; (ii) a $1.3 million increase in consulting, legal,
and other related costs incurred in relation to stockholder activism activities over the comparative periods; (iii) a $0.6 million
increase in compensation expense related to the appointment of three new Board of Directors members in January 2021; (iv)
increases in insurance expense; (V) increases in incentive payroll expenses driven by improved operational performance in
2021; (vi) increases in expenses incurred in connection with enhancements to our operating systems platform; and (vii) other
general inflationary factors. We anticipate general and administrative expenses will decrease in 2022 as compared to 2021 due
to $4.2 million in expenses incurred in 2021 that were not in the ordinary course of business. This includes $2.6 million in
accelerated amortization of unvested restricted stock awards due to the retirement of the Company's President in August 2021
and $1.6 million in consulting, legal, and other related costs incurred in relation to stockholder activism activities in preparation
for the Company's annual stockholders' meetings. Excluding any such items incurred in 2022 that are not in the ordinary course
of business, the increase in general and administrative expenses in 2022 is anticipated to be inflationary.

Depreciation and Amortization

Depreciation and amortization increased by approximately $7.9 million, from $267.7 million during the year ended December
31, 2020, to $275.6 million for the year ended December 31, 2021. This increase was primarily due to an increase of
$10.7 million related to the completion of construction and opening of owned development properties in 2020 and 2021. This
increase was offset by a $2.0 million decrease in depreciation and amortization expense at our same store properties due to
assets that became fully amortized or depreciated during the year ended December 31, 2021 and a $0.6 million decrease in
depreciation of corporate assets. We anticipate depreciation and amortization expense will decrease in 2022 as compared to
2021 as certain assets at our same store properties will become fully amortized during the year.

Ground/Facility Leases

Ground/facility leases expense increased by approximately $4.2 million from $13.5 million during the year ended December
31, 2020, to $17.7 million for the year ended December 31, 2021. The increase was primarily due to the additional expense
incurred at our Disney College Program Project as a result of the reinstatement of the Disney College Program in May 2021 and
ACE" development projects that completed construction in 2020. We anticipate ground/facilities leases expense will increase in
2022 as compared to 2021 for the reasons discussed above.

Gain from Disposition of Real Estate
During the year ended December 31, 2020, we sold one owned property containing 901 beds, resulting in a gain from

disposition of real estate of approximately $48.5 million. Refer to Note 6 in the accompanying Notes to Consolidated Financial
Statements contained in Item 8 for additional details.
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Other Operating Expenses

Other operating expenses for the year ended December 31, 2021, include a $2.5 million charitable donation to Arizona State
University in December 2021 in connection with the joint venture transaction described in Note 6 of the accompanying Notes to
Consolidated Financial Statements contained in Item 8 herein and a $2.0 million litigation settlement described in Note 15 of
the accompanying Notes to Consolidated Financial Statements contained in Item 8 herein. Other operating expenses for the
year ended December 31, 2020, include a $1.1 million litigation settlement. We do not anticipate similar expenses in 2022 as
those incurred in 2021 were not in the ordinary course of business.

Interest Income

Interest income decreased by approximately $1.5 million, from $2.9 million during the year ended December 31, 2020, to $1.4
million for the year ended December 31, 2021. The decrease was primarily due to the early repayment of a note receivable in
October 2020. Refer to Note 2 in the accompanying Notes to the Consolidated Financial Statements contained in Item 8 for
additional details regarding the early repayment of the note receivable. We anticipate interest income will remain constant in
2022 as compared to 2021.

Interest Expense

Interest expense increased by approximately $5.3 million, from $112.5 million during the year ended December 31, 2020, to
$117.8 million for the year ended December 31, 2021. The increase was primarily due to $9.0 million of additional interest
incurred related to our offerings of unsecured notes in January 2020, June 2020, and October 2021, which is net of a reduction
in interest expense related to the early repayment of unsecured notes in January 2020 that were originally scheduled to mature
in October 2020, as well as a $3.5 million decrease in capitalized interest, which is based on the timing of completion of our
owned development pipeline. These items were offset by: (i) a $3.6 million decrease due to the pay-off of mortgage debt; (ii) a
$2.8 million decrease in interest expense on our revolving credit facility due to a decrease in LIBOR rates and a decrease in the
spread, which changed from 1.0% to 0.85% as a part of the renewal of the facility in May 2021; and (iii) a $0.6 million decrease
related to our OCPPs driven by the refinance of the mortgage loan on one OCPP property that was swapped to a fixed rate as
well as scheduled principal payments on OCPP debt. We anticipate interest expense will increase in 2022 as compared to 2021
due to a full year of interest expense related to the unsecured notes issued in October 2021 and a decrease in capitalized interest
related to the delivery of additional phases of our owned development project located at Walt Disney World” Resort.

Amortization of Deferred Financing Costs

Amortization of deferred financing costs increased by approximately $0.5 million, from $5.3 million during the year ended
December 31, 2020, to $5.8 million for the year ended December 31, 2021. This increase was primarily due to an $0.8 million
increase associated with the renewal of our revolving credit facility in May 2021, the issuance of unsecured notes in June 2020
and October 2021, and the refinance of a mortgage loan at one of our OCPPs in January 2021. We anticipate amortization of
deferred financing costs will increase in 2022 as compared to 2021 due to the reason discussed above.

Loss from Extinguishment of Debt

During the year ended December 31, 2020, we recognized a $4.8 million loss on the extinguishment of debt related to the early
redemption of our $400 million 3.35% Senior Notes due October 2020. The redemption was funded using net proceeds from
the Operating Partnership’s closing of a $400 million offering of senior unsecured notes under its existing shelf registration in
January 2020. Refer to Note 8 in the accompanying Notes to the Consolidated Financial Statements contained in Item 8 for
additional details regarding the Company's debt.

Other Nonoperating Income
Other nonoperating income decreased by approximately $3.2 million, from $3.5 million during the year ended December 31,
2020, to $0.3 million for the year ended December 31, 2021. This decrease was primarily due to a $2.1 million gain associated

with the write-off of the unamortized discount due to the early repayment of a note receivable in October 2020 and a $1.1
million gain related to the settlement of a litigation matter recognized during the year ended December 31, 2020.
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Net Loss Attributable to Noncontrolling Interests

Net loss attributable to noncontrolling interests represents consolidated joint venture partners’ share of net loss, as well as net
loss allocable to OP unitholders. Net loss attributable to noncontrolling interests decreased by $0.8 million, from $3.0 million
for the year ended December 31, 2020, to $2.2 million for the year ended December 31, 2021. The decrease in the net loss is
due to improved operational performance at the properties in the joint ventures during the year ended December 31, 2021
compared to the year ended December 31, 2020 which was impacted by COVID-19. Refer to Note 10 in the accompanying
Notes to Consolidated Financial Statements contained in Item 8 for additional details. In 2022, we anticipate net income
attributable to noncontrolling interests as compared to a net loss attributable to noncontrolling interests in 2021 primarily due to
the closing of an additional joint venture transaction on December 31, 2021, as described in Note 6 in the accompanying Notes
to Consolidated Financial Statements contained in Item 8, as well as improved operating performance at the properties in
previously existing joint ventures.

Comparison of the Years Ended December 31, 2020 and 2019

Management’s Discussion and Analysis of Financial Condition and Results of Operations on pages 32 through 36 of the Form
10-K for the fiscal year ended December 31, 2020 is incorporated herein by reference.

Liquidity and Capital Resources
Cash Balances and Cash Flows

As of December 31, 2021, we had $134.7 million in cash, cash equivalents, and restricted cash as compared to $74.0 million in
cash, cash equivalents, and restricted cash as of December 31, 2020. Restricted cash primarily consists of escrow accounts held
by lenders and resident security deposits, as required by law in certain states, and funds held in escrow in connection with
potential acquisition and development opportunities. The following discussion relates to changes in cash due to operating,
investing and financing activities, which are presented in our accompanying consolidated statements of cash flows included in
Item 8 herein.

Operating Activities: For the year ended December 31, 2021, net cash provided by operating activities was approximately
$334.8 million, as compared to approximately $351.1 million for the year ended December 31, 2020, a decrease of
approximately $16.3 million. This decrease was due to the timing of the collection of receivables related to properties with
master lease agreements and increases in receivables due to increased activity related to our third-party development projects.
This decrease was partially offset by improved operating results at our properties during the year ended December 31, 2021,
due to the normalization of operations at our owned properties, a decrease in COVID-19 related concessions, increases in
occupancy and rental rates for the 2021/2022 academic year, and the recommencement of the Disney College Program in 2021.

Investing Activities: Investing activities utilized approximately $239.4 million and $207.4 million for the years ended
December 31, 2021 and 2020, respectively. The $32.0 million increase in cash utilized in investing activities was a result of
the following: (i) $146.1 million in proceeds from the disposition of one property during the year ended December 31, 2020, as
compared to no dispositions of properties during the year ended December 31, 2021; (ii) $45.4 million in cash proceeds from
the early repayment of a note receivable in October 2020, as compared to no such repayments during the year ended
December 31, 2021; and (iii) a $12.9 million increase in cash used for capital expenditures at our owned and on-campus
participating properties. These increases in cash utilized were partially offset by a $156.4 million decrease in cash used to fund
the construction of our owned development properties and an $8.8 million decrease in cash paid to acquire land parcels.

Financing Activities: For the year ended December 31, 2021, net cash utilized by financing activities totaled approximately
$34.7 million, as compared to net cash utilized by financing activities of $151.1 million for the year ended December 31,
2020. The $116.4 million decrease in cash utilized by financing activities was primarily due to the following: (i) a $268.2
million increase in contributions from noncontrolling partners primarily due to $273.6 million in proceeds related to the ACC /
HS Joint Venture Transaction during the year ended December 31, 2021, as compared to $5.4 million in proceeds from the
Nashville Joint Venture transaction during the year ended December 31, 2020; (ii) a $77.2 million decrease in cash paid to
purchase the remaining ownership interest in two properties held in a joint venture during the year ended December 31, 2020,
as compared to no such purchase during the year ended December 31, 2021; (iii) $58.9 million in net proceeds from the sale of
common stock during the year ended December 31, 2021; and (iv) a $24.7 million decrease in net pay-offs of mortgage debt.
These decreases in cash utilized by financing activities were primarily offset by the following: (i) a $311.2 million decrease in
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net borrowings of unsecured debt and (ii) $1.4 million of transaction costs associated with the closing of the ACC / HS Joint
Venture Transaction.

Liquidity Needs, Sources, and Uses of Capital

In May 2021, the Company renewed its $1.0 billion revolving credit facility ("Credit Facility"). The Credit Facility now
matures in May 2025 and demonstrates the Company’s commitment to Environmental, Social, and Governance (“ESG”)
practices with sustainability-linked pricing, whereby the borrowing rate improves if the Company meets certain ESG
performance targets. The Credit Facility also includes two 6-month extension options and an accordion feature that allows the
Company to expand the Credit Facility by up to an additional $500 million, subject to the satisfaction of certain conditions.
Borrowing rates float at a margin over LIBOR plus an annual facility fee with spreads reflecting current market terms. Both the
margin and the facility fee are priced on a grid that is tied to the Company’s credit rating. Based on the Company’s current
Baa2/BBB rating, the annual facility fee is 20 basis points and the LIBOR margin is 85 basis points, a reduction of 15 basis
points from previous pricing levels. Refer to Note 8 in the accompanying Notes to the Consolidated Financial Statements
contained in Item 8 for additional information.

During the year ended December 31, 2021, the Company sold 1,216,600 shares of common stock under the ATM program at a
weighted average price of $49.05 per share, for net proceeds of approximately $58.9 million. The proceeds were primarily used
to repay borrowings on the Company’s Credit Facility. As of December 31, 2021, total gross proceeds of $59.7 million have
been raised under the Company’s current ATM program, leaving approximately $440.3 million of capacity. Refer to Note 9 in
the accompanying Notes to the Consolidated Financial Statements contained in Item 8 for additional information.

In October 2021, the Operating Partnership closed a $400 million offering of senior unsecured notes under its existing shelf
registration. These seven-year notes were issued at 99.928% of par value with a coupon of 2.250% and are fully and
unconditionally guaranteed by the Company. Interest on the notes is payable semi-annually on January 15 and July 15, with the
first payment due and payable on January 15, 2022. The notes will mature on January 15, 2029. Net proceeds from the sale of
the senior unsecured notes totaled approximately $394.4 million. The Company used the proceeds to repay borrowings under
its Credit Facility.

As of December 31, 2021, our short-term and long-term liquidity needs included, but were not limited to, the following:

(1)  scheduled interest payments on outstanding debt due in 2022 of approximately $119.8 million and approximately
$505.2 million due beyond the next twelve months, assuming no modifications of the debt outstanding as of
December 31, 2021;

(i) estimated development costs of approximately $28.6 million in 2022 and approximately $4.1 million in 2023 related to
the completion of construction of the Disney College Program development project;

(iii)  debt maturities and scheduled principal payments as described in the debt maturities table in Note 8 of the accompanying
Notes to the Consolidated Financial Statements contained in Item 8, assuming no modifications of the debt outstanding as
of December 31, 2021;

(iv) the future minimum lease payments described in Note 14 of the accompanying Notes to the Consolidated Financial
Statements contained in Item 8&;

(v) interest on our Credit Facility, which varies based on the timing of draws and paydowns as well as fluctuations in
LIBOR, and had no balance at December 31, 2021;

(vi) funds for other owned development projects that could potentially commence construction;

(vii) potential future property or land acquisitions as well as potential joint venture transactions; and

(viii) recurring capital expenditures.
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We expect to meet our short-term and long-term liquidity requirements by:

(1)  utilizing current cash on hand and net cash provided by operations;

(i)  borrowing under our Credit Facility, which had availability of $1.0 billion as of December 31, 2021;

(iii)  accessing the unsecured bond market;

(iv) exercising debt extension options to the extent they are available;

(v) refinance, renew, or modifying existing debt to more favorable terms;

(vi) issuing securities, including common stock, under our ATM Equity Program discussed more fully in Note 9 in the
accompanying Notes to Consolidated Financial Statements contained in Item 8, or otherwise; and

(vii) potentially disposing of properties and/or selling ownership interests in existing properties through joint venture
arrangements, depending on market conditions.

Our ability to obtain additional financing will depend on a variety of factors such as market conditions, the general availability
of credit, the overall availability of credit to the real estate industry, our credit ratings, our credit capacity, and the perception of
lenders regarding our long or short-term financial prospects.

We may seek additional funds to undertake initiatives not contemplated by our business plan or to obtain additional cushion
against possible shortfalls. We also may pursue additional financing as opportunities arise. Future financings may include a
range of different sizes or types of financing, including the incurrence of additional secured debt and the sale of additional debt
or equity securities. These funds may not be available on favorable terms or at all. Our ability to obtain additional financing
depends on several factors, including future market conditions, our future creditworthiness, and restrictions contained in
agreements with our investors or lenders, including the restrictions contained in the agreements governing our unsecured credit
facility and unsecured notes. These financings could increase our level of indebtedness or result in dilution to our equity
holders.

Distributions

We are required to distribute 90% of our REIT taxable income (excluding capital gains) on an annual basis in order to qualify
as a REIT for federal income tax purposes. Distributions to common stockholders are at the discretion of the Board of
Directors. We may use borrowings under our unsecured revolving credit facility to fund distributions. The Board of Directors
considers a number of factors when determining distribution levels, including market factors and our Company’s performance
in addition to REIT requirements.

On January 24, 2022, our Board of Directors declared a distribution of $0.47 per share, which was paid on February 25, 2022,

to all common stockholders of record as of February 4, 2022. Assuming similar dividend distributions for the remainder of
2022, our annualized dividend rate would be $1.88 per share.
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Indebtedness

A summary of our consolidated indebtedness as of December 31, 2021 is as follows. Refer to Note 8 in the accompanying
Notes to Consolidated Financial Statements contained in Item 8 for a detailed discussion of our indebtedness.

Weighted Weighted
Average Average
Amount % of Total Rates® Maturities
Secured $ 536,506 152 % 4.1 % 6.6 Years
Unsecured 3,000,000 84.8 % 33 % 5.2 Years
Total consolidated debt $ 3,536,506 100.0 % 35 % 5.4 Years
Fixed rate debt
Secured
Project-based taxable bonds $ 14,695 0.4 % 7.5 % 3.1 Years
Mortgage 520,888 14.7 % 4.0 % 6.6 years
Unsecured
April 2013 Notes 400,000 11.3 % 3.8 % 1.3 Years
June 2014 Notes 400,000 113 % 4.1 % 2.5 Years
October 2017 Notes 400,000 113 % 3.6 % 5.9 Years
June 2019 Notes 400,000 11.3 % 33 % 4.5 Years
January 2020 Notes 400,000 113 % 29 % 8.1 Years
June 2020 Notes 400,000 11.3 % 39 % 9.1 Years
October 2021 Notes 400,000 113 % 23 % 7.1 Years
Term loans 200,000 5.7 % 2.5 % .5 Years
Total - fixed rate debt 3,535,583 99.9 % 3.5 % 5.4 Years
Variable rate debt
Secured mortgage 923 0.1 % 2.6 % 23.6 years
Unsecured revolving credit facility ® — — % — % 3.4 Years
Total - variable rate debt 923 0.1 % 2.6 % 23.6 Years
Total consolidated debt $ 3,536,506 100.0 % 35 % 5.4 Years

M Represents stated interest rate and does not include the effect of the amortization of deferred financing costs, debt premiums and discounts, OIDs, and
interest rate swap terminations.

@ The Company's Credit Facility is excluded from the table above as the principal balance was zero as of December 31, 2021. Refer to Note 8 in the
accompanying Notes to Consolidated Financial Statements contained in Item 8 for further discussion.

Supplemental Guarantor Information

Effective January 4, 2021, the Securities and Exchange Commission (SEC) adopted amendments to the financial disclosure
requirements applicable to registered debt offerings that include certain credit enhancements. The Company adopted the new
rules on January 4, 2021 which permit subsidiary issuers of obligations guaranteed by the parent to omit separate financial
statements if the consolidated financial statements of the parent company have been filed, the subsidiary obligor is a
consolidated subsidiary of the parent company, the guaranteed security is debt or debt-like, and the security is guaranteed fully
and unconditionally by the parent. Accordingly, separate consolidated financial statements of the Operating Partnership have
not been presented. Furthermore, as permitted under Rule 13-01(a)(4)(vi), the Company has excluded the summarized financial
information for the Operating Partnership as the assets, liabilities, and results of operations of the Company and the Operating
Partnership are not materially different than the corresponding amounts presented in the consolidated financial statements of the
Company, and management believes such summarized financial information would be repetitive and not provide incremental
value to investors.

American Campus Communities Operating Partnership, LP (the “Subsidiary Issuer") has issued the unsecured notes described
in the Unsecured Notes section of Note 8 in the accompanying Notes to Consolidated Financial Statements contained in Item 8.
The Unsecured Notes are fully and unconditionally guaranteed by the Company, and the Subsidiary Issuer is 99.6% owned,
directly or indirectly, by the Company. The guarantees are direct senior unsecured obligations of the Company and rank
equally in right of payment with all other senior unsecured indebtedness of the Company from time to time outstanding.
Furthermore, the Company’s guarantees will be effectively subordinated in right of payment to all liabilities, whether secured or
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unsecured, and any preferred equity of its subsidiaries (including the Operating Partnership and any entity the Company
accounts for under the equity method of accounting). In addition, under the federal bankruptcy law and comparable provisions
of state fraudulent transfer laws, a guarantee, such as the guarantee provided by the Company, could be voided, and payment
thereon could be required to be returned to the guarantor or to a fund for the benefit of the creditors of the guarantor, under
certain circumstances.

The terms of the unsecured notes include certain financial covenants that require the Operating Partnership to limit the amount
of total debt and secured debt as a percentage of total asset value, as defined. In addition, the Operating Partnership must
maintain a minimum ratio of unencumbered asset value to unsecured debt, as well as a minimum interest coverage level. As of
December 31, 2021, the Operating Partnership was in compliance with all such covenants.

Capital Expenditures
We distinguish between the following five categories of capital expenditures:

Non-recurring and other capital expenditures represent the addition of features or amenities that did not exist at the property
but were deemed necessary to remain competitive within a specific market. This category also includes items considered
infrequent or extraordinary in nature.

Recurring capital expenditures represent additions that are recurring in nature to maintain a property’s income, value, and
competitive position within the market. Recurring capital expenditures typically include, but are not limited to, appliances,
furnishings, carpeting, and flooring, HVAC equipment, and kitchen/bath cabinets. Maintenance and repair costs incurred
throughout the year, including those incurred during our annual turn process due to normal wear and tear by residents, are
expensed as incurred.

Renovations and strategic repositioning capital expenditures are incurred to enhance the economic value and return of the
property and undergo an investment return underwrite prior to being incurred.

Acquisition-related capital expenditures represent additions identified upon acquiring a property and are considered part of the
initial investment. These expenditures are intended to position the property to be consistent with our physical standards and are
usually incurred within the first two and occasionally the third year after acquisition.

Disposition-related capital expenditures represent capital improvements at properties disposed of during all years presented.

Additionally, we are required by certain of our lenders to contribute amounts to reserves for capital repairs and improvements
at our mortgaged properties, which may exceed the amount of capital expenditures actually incurred by us during those periods.

Capital expenditures at our owned properties are set forth below:

As of and for the Year Ended December 31,

2021 2020 2019

Non-recurring and other $ 32,260 $ 23,708 $ 22,412
Recurring 23,104 20,799 21,321
Renovations and strategic repositioning 13,593 13,009 20,029
Acquisition-related — 750 5,543
Disposition-related " — 46 1,541

Total $ 68,957 $ 58,312 $ 70,846
Average beds @ 100,435 96,568 93,343
Average recurring capital expenditures per bed $ 230 $ 215 $ 228

M Includes properties sold during 2020 and 2019. Also includes one property that was in receivership until July 2019 when it was transferred to the lender

in settlement of the property’s mortgage loan that matured in August 2017. Historical capital expenditures for these properties have been reclassified for
all periods presented.

@ Does not include beds related to the disposed properties discussed above.
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Funds From Operations (“FFO”)

The National Association of Real Estate Investment Trusts (“NAREIT”) currently defines FFO as net income or loss
attributable to common shares computed in accordance with generally accepted accounting principles (“GAAP”), excluding
gains or losses from depreciable operating property sales, impairment charges and real estate depreciation and amortization, and
after adjustments for unconsolidated partnerships and joint ventures. We present FFO because we consider it an important
supplemental measure of our operating performance and believe it is frequently used by securities analysts, investors, and other
interested parties in the evaluation of REITs, many of which present FFO when reporting their results. FFO excludes GAAP
historical cost depreciation and amortization of real estate and related assets, which assumes that the value of real estate
diminishes ratably over time. Historically, however, real estate values have risen or fallen with market conditions. We
therefore believe that FFO provides a performance measure that, when compared year over year, reflects the impact to
operations from trends in occupancy rates, rental rates, operating costs, and interest costs, among other items, providing
perspective not immediately apparent from net income. We compute FFO in accordance with standards established by the
Board of Governors of NAREIT in its December 2018 White Paper, which may differ from the methodology for calculating
FFO utilized by other equity REITs and, accordingly, may not be comparable to such other REITs.

We also believe it is meaningful to present a measure we refer to as FFO-Modified ("FFOM"), which reflects certain
adjustments related to the economic performance of our on-campus participating properties, and other items, as we determine in
good faith that do not reflect our core operations on a comparative basis. Under our participating ground leases, we and the
participating university systems each receive 50% of the properties’ net cash available for distribution after payment of
operating expenses, debt service (which includes significant amounts towards repayment of principal), and capital
expenditures. A substantial portion of our revenues attributable to these properties is reflective of cash that is required to be
used for capital expenditures and for the amortization of applicable property indebtedness. These amounts do not increase our
economic interest in these properties or otherwise benefit us since our interest in the properties terminates upon the repayment
of the applicable property indebtedness. Therefore, unlike the ownership of our owned properties, the unique features of our
ownership interest in our on-campus participating properties cause the value of these properties to diminish over time. For
example, since the ground/facility leases under which we operate the participating properties require the reinvestment from
operations of specified amounts for capital expenditures and for the repayment of debt while our interest in these properties
terminates upon the repayment of the debt, such capital expenditures do not increase the value of the property to us and
mortgage debt amortization only increases the equity of the ground lessor. Accordingly, we believe it is meaningful to modify
FFO to exclude the operations of our on-campus participating properties and to consider their impact on our performance by
including only that portion of our revenues from those properties that are reflective of our share of net cash flow and the
management fees that we receive, both of which increase and decrease with the operating performance of the properties. This
narrower measure of performance measures our profitability for these properties in a manner that is similar to the measure of
our profitability from our third-party services business where we similarly incur no initial or ongoing capital investment in a
property and derive only consequential benefits from capital expenditures and debt amortization. We believe, however, that
this narrower measure of performance is inappropriate in traditional real estate ownership structures where debt amortization
and capital expenditures enhance the property owner’s long-term profitability from its investment.

Our FFOM may have limitations as an analytical tool because it reflects the contractual calculation of net cash flow from our
on-campus participating properties, which is unique to us and is different from that of our owned off-campus
properties. Companies that are considered to be in our industry may not have similar ownership structures; and therefore, those
companies may not calculate FFOM in the same manner that we do, or at all, limiting its usefulness as a comparative measure.
We compensate for these limitations by relying primarily on our GAAP and FFO results and using FFOM only
supplementally. Further, FFO and FFOM do not represent amounts available for management’s discretionary use because of
needed capital replacement or expansion, debt service obligations or other commitments and uncertainties. FFO and FFOM
should not be considered as alternatives to net income or loss computed in accordance with GAAP as an indicator of our
financial performance, or to cash flow from operating activities computed in accordance with GAAP as an indicator of our
liquidity, nor are these measures indicative of funds available to fund our cash needs, including our ability to pay dividends or
make distributions.
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The following table presents a reconciliation of our net income attributable to common shareholders to FFO and FFOM:

Year Ended December 31,
2021 2020 2019
Net income attributable to ACC, Inc. and Subsidiaries common stockholders  $ 35,489 $ 72,803 $ 84,969
Noncontrolling interests' share of net (loss) income (2,205) (2,955) 1,793
Joint Venture ("JV") partners' share of FFO
JV partners' share of net loss (income) 2,382 3,259 (1,398)
JV partners' share of depreciation and amortization (7,598) (7,747) (8,644)
(5,216) (4,488) (10,042)
(Gain) loss from disposition of real estate, net — (48,525) 53
Elimination of provision for real estate impairment — — 3,201
Total depreciation and amortization 275,597 267,703 275,046
Corporate depreciation (2,871) (3,450) (4,728)
FFO attributable to common stockholders and OP unitholders 300,794 281,088 350,292
Elimination of operations of OCPPs
Net income from OCPPs (4,922) (3,716) (6,587)
Amortization of investment in OCPPs (8,039) (8,015) (8,380)
287,833 269,357 335,325
Modifications to reflect operational performance of OCPPs
Our share of net cash flow @ 2,026 1,359 3,067
Management fees and other 2,015 1,873 2,249
Contribution from OCPPs 4,041 3,232 5,316
Transaction costs © — — 598
Elimination of provision for impairment of intangible asset — — 14,013
Elimination of FFO from property in receivership © — — 1,912
Elimination of loss (gain) from extinguishment of debt, net — 4,827 (20,992)
Elimination of gain from early repayment of loan receivable — (2,136) —
Executive retirement charges 2,588 — —
Elimination of charitable donation ® 2,500 — —
Elimination of litigation settlements 2,033 — —
Stockholder engagement and other proxy advisory costs (' 1,558 215 —
FFOM attributable to common stockholders and OP unitholders $ 300,553 $ 275,495 $ 336,172
FFO per share — diluted $ 215 §$ 2.02 $ 2.52
FFOM per share — diluted $ 2.14 § 198 $ 2.42
Weighted-average common shares outstanding - diluted 140,207,352 139,214,147 138,860,311

]
2

A3)
“)
)
©)
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®)

Represents depreciation on corporate assets not added back for purposes of calculating FFO.

50% of the properties’ net cash available for distribution after payment of operating expenses, debt service (including repayment of principal), and capital
expenditures which is included in ground/facility leases expense in the accompanying consolidated statements of comprehensive income. During the year
ended December 31, 2020, the Company waived its right to one property's 50% share of the net cash flow for the 2019/2020 academic year, which
resulted in a $0.6 million reversal of contribution from OCPPs.

Represents transaction costs incurred in connection with the closing of presale development transactions.

Represents a non-cash impairment charge for an intangible asset related to a property tax incentive arrangement at one owned property.

Represents FFO for an owned property that was transferred to the lender in July 2019 in settlement of the property's mortgage loan.

The year ended December 31, 2020 amount represents the loss associated with the January 2020 redemption of the Company's $400 million 3.35% Senior
Notes originally scheduled to mature in October 2020. The year ended December 31, 2019 amount represents the gain on the extinguishment of debt
associated with a property that was transferred to the lender in settlement of the property's mortgage loan in July 2019.

Represents accelerated amortization of unvested restricted stock awards due to the retirement of the Company's President in August 2021, which is
included in general and administrative expenses in the accompanying consolidated statements of comprehensive income.

Represents a charitable donation to Arizona State University (ASU) in connection with the closing of a joint venture transaction in December 2021, which
is included in other operating expenses in the accompanying consolidated statements of comprehensive income. Refer to Note 6 in the accompanying
Notes to the Consolidated Financial Statements contained in Item 8 for additional information.
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©®  Represents expenses or gains associated with the settlement of litigation matters, which are included in other operating expenses and other nonoperating

income, respectively, in the accompanying consolidated statements of comprehensive income.

(19 Represents consulting, legal, and other related costs incurred in relation to stockholder activism activities in preparation for the Company’s 2021 and 2022

annual stockholders' meetings, which are included in general and administrative expenses in the accompanying consolidated statements of comprehensive
income.

Inflation

Our student leases do not typically provide for rent escalations. However, they typically do not have terms that extend beyond
12 months. Accordingly, although on a short term basis we would be required to bear the impact of rising costs resulting from
inflation, we have the opportunity to raise rental rates at least annually to offset such rising costs. However, a weak economic
environment or declining student enrollment at our principal universities may limit our ability to raise rental rates.

Item 7A. Quantitative and Qualitative Disclosures About Market Risk

We are exposed to certain market risks inherent in our operations. These risks generally arise from transactions entered into in
the normal course of business. Market risk includes risks that arise from changes in interest rates, foreign currency exchange
rates, commodity prices, equity prices, and other market changes that affect market sensitive instruments. Our primary market
risk exposure is to changes in interest rates on our borrowings. As of December 31, 2021, 30.5% of our total market
capitalization consisted of debt borrowings. Our interest rate risk objective is to limit the impact of interest rate fluctuations on
earnings and cash flows and to lower our overall borrowing costs. To achieve this objective, we manage our exposure to
fluctuations in market interest rates for borrowings through the use of fixed rate debt instruments and interest rate swaps, which
mitigate our interest rate risk on a related financial instrument and effectively fix the interest rate on a portion of our variable
debt or on future refinancings. We use our best efforts to have our debt instruments mature across multiple years, which we
believe limits our exposure to interest rate changes in any one year. We do not enter into derivative instrument agreements or
other financial instrument agreements for trading or other speculative purposes. As of December 31, 2021, 99.9% of our
outstanding debt was subject to fixed rates after considering related derivative instruments. We regularly review interest rate
exposure on outstanding borrowings in an effort to minimize the risk of interest rate fluctuations. Refer to Notes 8 and 12 in the
accompanying Notes to Consolidated Financial Statements contained in Item 8 for further discussion related to our debt and
derivative instruments and hedging activities.

The table below provides information about our financial instruments that are sensitive to changes in interest rates. The table
presents principal cash flows and related weighted average interest rates by contractual maturity dates for our debt obligations.
Weighted average variable rates are based on rates in effect as of December 31, 2021.

Total /
Total Weighted Fair Value
2022 2023 2024 2025 2026 Thereafter ~ Average  Liability

Long-term debt
Fixed rate " $200,000  $406,485  $530,825 $6,345  $400,000 $1,991,928 $3,535,583  $3,669,267 @

Average interest rate 2.5 % 3.8 % 42 % 7.6 % 3.7% 33 % 35%
Variable rate ® — — — — — $923 $923 $923 @

Average interest rate © — % — % — % — % — % 2.6 % 2.6 %

M Includes variable rate debt that has been swapped to a fixed rate as of December 31, 2021. Also includes one $37.5 million variable rate mortgage loan

with a stated interest rate of 2.61% (0.11% + 2.50% spread) that was swapped to a fixed rate until October 2022.

@ For information on the methodology used to determine the fair value, refer to Note 13 in the accompanying Notes to Consolidated Financial Statements

contained in Item 8 herein.

@ At December 31, 2021, variable debt included the Company’s Credit Facility which had a zero principal balance and $0.9 million of mortgage debt at one

of our on-campus participating properties.

@ The carrying value of variable rate debt approximates fair value due to the variable rate interest feature of the instruments.

©  The facility fee associated with the Company's Credit Facility is excluded from the table above as the principal balance was zero as of December 31,

2021. Refer to Note 8 in the accompanying Notes to Consolidated Financial Statements contained in Item 8 for further discussion.
Item 8. Financial Statements and Supplementary Data

The information required herein is included as set forth in Item 15 (a) — Financial Statements.
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Item 9. Changes in and Disagreements with Accountants on Accounting and Financial Disclosure
None.
Item 9A. Controls and Procedures

(a) Evaluation of Disclosure Controls and Procedures

We have adopted and maintain disclosure controls and procedures that are designed to ensure that information required to be
disclosed in our Exchange Act reports is recorded, processed, summarized, and reported within the time periods specified in the
Securities and Exchange Commission’s rules and forms and that such information is accumulated and communicated to our
management, including our Chief Executive Officer and Chief Financial Officer, as appropriate, to allow for timely decisions
regarding required disclosure. In designing and evaluating the disclosure controls and procedures, management recognizes that
any controls and procedures, no matter how well designed and operated, can provide only reasonable assurance of achieving the
desired control objectives, and management is required to apply its judgment in evaluating the cost-benefit relationship of
possible controls and procedures.

As required by SEC Rule 13a-15(b), we have carried out an evaluation, under the supervision of and with the participation of
management, including our Chief Executive Officer and Chief Financial Officer, of the effectiveness of the design and
operation of our disclosure controls and procedures as of the end of the period covered by this report. Based on the foregoing,
our Chief Executive Officer and Chief Financial Officer concluded that our disclosure controls and procedures for the period
covered by this report were effective.

There has been no change in our internal control over financial reporting during our most recent fiscal quarter that has
materially affected, or is reasonably likely to materially affect, our internal control over financial reporting. We are continually
monitoring and assessing our internal control environment to ensure that our controls continue to be designed effectively and
continue to operate effectively.

(b) Management’s Annual Report on Internal Control over Financial Reporting
The management of American Campus Communities, Inc. is responsible for establishing and maintaining adequate internal
control over financial reporting. We have designed our internal control over financial reporting to provide reasonable assurance
that our published financial statements are fairly presented, in all material respects, in conformity with generally accepted
accounting principles.
Our management is required by paragraph (c) of Rule 13a-15 of the Securities Exchange Act of 1934, as amended, to assess the
effectiveness of our internal control over financial reporting as of the end of each fiscal year. In making this assessment, our
management used the Internal Control — Integrated Framework (2013 framework) issued by the Committee of Sponsoring
Organizations of the Treadway Commission (“COSO”).
Our management conducted the required assessment of the effectiveness of our internal control over financial reporting as of
December 31, 2021. Based upon this assessment, our management believes that our internal control over financial reporting is
effective as of December 31, 2021. Emst & Young LLP, an independent registered public accounting firm, has issued an
attestation report regarding the effectiveness of our internal control over financial reporting, which is included herein.
Item 9B. Other Information
None.

Item 9C. Disclosure Regarding Foreign Jurisdictions that Prevent Inspections

None.
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PART III

Item 10. Directors, Executive Officers and Corporate Governance

Information with respect to this Item 10 is incorporated by reference from our definitive Proxy Statement, which we currently
expect to file on or before March 31, 2022 in connection with the Annual Meeting of Stockholders expected to be held May 4,
2022.

Item 11. Executive Compensation

Information with respect to this Item 11 is incorporated by reference from our definitive Proxy Statement, which we currently
expect to file on or before March 31, 2022 in connection with the Annual Meeting of Stockholders expected to be held May 4,
2022.

Item 12. Security Ownership of Certain Beneficial Owners and Management and Related Stockholder Matters
Information pertaining to security ownership of management and certain beneficial owners of the Company’s common stock
with respect to this Item 12 is incorporated by reference from our definitive Proxy Statement, which we currently expect to file
on or before March 31, 2022 in connection with the Annual Meeting of Stockholders expected to be held May 4, 2022, to the

extent not set forth below.

The Company maintains the American Campus Communities, Inc. Incentive Award Plan (the “Plan”), as discussed in more
detail in Note 11 in the accompanying Notes to Consolidated Financial Statements in Item 8.

As of December 31, 2021, the total units and shares issued under the Plan were as follows:

# of Securities to be Weighted-Average # of Securities
Issued Upon Exercise Exercise Price of Remaining Available for
of Outstanding Outstanding Options, Future Issuance Under
Options, Warrants, Warrants, and Equity Compensation
and Rights Rights Plans
Equity Compensation Plans Approved by Security Holders 1,210,876 n/a 2,202,059
Equity Compensation Plans Not Approved by Security Holders n/a n/a n/a

M Consists of restricted stock awards granted to executive officers and certain employees and common units of limited partnership interest in the Operating

Partnership.

Item 13. Certain Relationships, Related Transactions, and Director Independence

Information with respect to this Item 13 is incorporated by reference from our definitive Proxy Statement, which we currently
expect to file on or before March 31, 2022 in connection with the Annual Meeting of Stockholders expected to be held May 4,
2022.

Item 14. Principal Accountant Fees and Services

Information with respect to this Item 14 is incorporated by reference from our definitive Proxy Statement, which we currently

expect to file on or before March 31, 2022 in connection with the Annual Meeting of Stockholders expected to be held May 4,
2022.
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PART IV

Item 15. Exhibits and Financial Statement Schedules

(a) Financial Statements

The following consolidated financial information is included as a separate section of this Annual Report on Form 10-K:

Page No.

Reports of Independent Registered Public Accounting Firm (PCAOB ID: 42) E-1
Consolidated Financial Statements of American Campus Communities, Inc. and Subsidiaries

Consolidated Balance Sheets as of December 31, 2021 and 2020 F-4

Consolidated Statements of Comprehensive Income for the years ended December 31, 2021, 2020, and 2019 E-5

Consolidated Statements of Changes in Equity for the years ended December 31, 2021, 2020, and 2019 F-6

Consolidated Statements of Cash Flows for the years ended December 31, 2021, 2020, and 2019 F-7
Notes to Consolidated Financial Statements of American Campus Communities, Inc. and Subsidiaries EF-9

(b) Exhibits

Exhibit
Number

Description of Document

3.1

Articles of Amendment and Restatement of American Campus Communities, Inc. Incorporated by reference to
Exhibit 3.1 to the Registration Statement on Form S-11 (Registration No. 333-114813) of American Campus
Communities, Inc.

American Campus Communities, Inc. Articles Supplementary. Incorporated by reference to Exhibit 3.1 to
Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American
Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on March 6, 2017.

Bylaws of American Campus Communities, Inc. Incorporated by reference to Exhibit 3.2 to the Registration
Statement on Form S-11 (Registration No. 333-114813) of American Campus Communities, Inc.

Amendment to Bylaws of American Campus Communities, Inc. Incorporated by reference to Exhibit 3.1 to
Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American
Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on February 24, 2014.

Second Amendment to the Bylaws of American Campus Communities, Inc. Incorporated by reference to Exhibit
3.2 to Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American
Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on March 6, 2017.

Third Amendment to the Bylaws of American Campus Communities, Inc. Incorporated by reference to Exhibit
3.1 to Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American
Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on April 21, 2017.

Form of Certificate for Common Stock of American Campus Communities, Inc. Incorporated by reference to
Exhibit 4.1 to the Registration Statement on Form S-11 (Registration No. 333-114813) of American Campus
Communities, Inc.

Indenture, dated as of April 2, 2013, among American Campus Communities Operating Partnership LP, as issuer,
American Campus Communities, Inc., as guarantor, and U.S. Bank National Association, as trustee. Incorporated
by reference to Exhibit 4.1 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
April 3, 2013.

First Supplemental Indenture, dated as of April 2, 2013, among American Campus Communities Operating
Partnership LP, as issuer, American Campus Communities, Inc., as guarantor, and U.S. Bank National
Association, as trustee. Incorporated by reference to Exhibit 4.2 to Current Report on Form 8-K of American
Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP
(File No. 333-181102-01) filed on April 3, 2013.
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Second Supplemental Indenture, dated as of June 21, 2019, among American Campus Communities Operating
Partnership LP, as issuer, American Campus Communities, Inc., as guarantor, and U.S. Bank National
Association, as trustee. Incorporated by reference to Exhibit 4.3 to Current Report on Form 8-K of American
Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP
(File No. 333-181102-01) filed on June 21, 2019.

American Campus Communities Operating Partnership LP 3.750% Senior Notes due 2023. Incorporated by
reference to Exhibit 4.3 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
April 3, 2013.

American Campus Communities Operating Partnership LP 4.125% Senior Notes due 2024. Incorporated by
reference to Exhibit 4.3 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
June 25, 2014.

American Campus Communities Operating Partnership LP 3.625% Senior Notes due 2027. Incorporated by
reference to Exhibit 4.3 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
October 11, 2017.

American Campus Communities Operating Partnership LP 3.300% Senior Note due 2026. Incorporated by
reference to Exhibit 4.4 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
June 21, 2019.

American Campus Communities Operating Partnership LP 2.850% Senior Note due 2030. Incorporated by
reference to Exhibit 4.4 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
January 30, 2020.

American Campus Communities Operating Partnership LP 3.875% Senior Note due 2031. Incorporated by
reference to Exhibit 4.4 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) and American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on
June 11, 2020.

American Campus Communities Operating Partnership LP 2.250% Senior Note due 2029. Incorporated by
reference to Exhibit 4.4 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) filed on October 7, 2021.

Form of Guarantee of American Campus Communities, Inc. of Senior Debt Securities. Incorporated by reference
to Exhibit 4.4 to Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and
American Campus Communities Operating Partnership LP (File No. 333-181102-01) filed on April 3, 2013.

Form of Registration Rights and Lock-Up Agreement, dated as of March 1, 2006, between American Campus
Communities, Inc. and each of the persons who are signatory thereto. Incorporated by reference to Exhibit 99.3 to
Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) filed on March 7,
2006.

Form of Registration Rights and Lock-Up Agreement, dated as of September 14, 2012, between American
Campus Communities, Inc., American Campus Communities Operating Partnership, L.P. and each of the persons
who are signatories thereto. Incorporated by reference to Exhibit 10.1 to Quarterly Report on Form 10-Q of
American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) for the quarter ended September 30, 2012.

Letter Agreement Regarding Issuance of OP Units, dated September 26, 2013, between Hallmark Student
Housing Lexington, LLC, on one hand, and ACC OP (Lexington) LLC and American Campus Communities
Operating Partnership, L.P., on the other hand. Incorporated by reference to Exhibit 4.1 to Quarterly Report on
Form 10-Q of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities
Operating Partnership LP (File No. 333-181102-01) for the quarter ended September 30, 2013.

Description of American Campus Communities, Inc. Common Stock Registered Under Section 12 of the
Securities Exchange Act of 1934.

Form of Amended and Restated Partnership Agreement of American Campus Communities Operating
Partnership LP. Incorporated by reference to Exhibit 10.1 to the Registration Statement on Form S-11
(Registration No. 333-114813) of American Campus Communities, Inc.
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Form of First Amendment to Amended and Restated Agreement of Limited Partnership of American Campus
Communities Operating Partnership LP, dated as of March 1, 2006, between American Campus Communities
Holdings LLC and those persons who have executed such amendment as limited partners. Incorporated by
reference to Exhibit 99.2 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) filed on March 7, 2006.

American Campus Communities, Inc. 2004 Incentive Award Plan. Incorporated by reference to Exhibit 10.2 to
the Registration Statement on Form S-11 (Registration No. 333-114813) of American Campus Communities, Inc.

Amendment No. 1 to American Campus Communities, Inc. 2004 Incentive Award Plan. Incorporated by
reference to Exhibit 99.7 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) filed on November 5, 2007.

Amendment No. 2 to American Campus Communities, Inc. 2004 Incentive Award Plan. Incorporated by
reference to Exhibit 99.1 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) filed on March 11, 2008.

American Campus Communities, Inc. 2010 Incentive Award Plan. Incorporated by reference to Exhibit 99.1 to
Current Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) filed on May 7, 2010.

American Campus Communities, Inc. 2018 Incentive Award Plan. Incorporated by reference to Exhibit 10.1 to
Registration Statement on Form S-8 (Registration No. 333-224656) of American Campus Communities, Inc.

American Campus Communities Services, Inc. Deferred Compensation Plan, as amended and restated, effective
January 1, 2020. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K of American Campus
Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP (File No.
333-181102-01) filed on November 22, 2019.

Form of PIU Grant Notice (including Registration Rights). Incorporated by reference to Exhibit 10.4 to the
Registration Statement on Form S-11 (Registration No. 333-114813) of American Campus Communities, Inc.

Form of PIU Grant Notice (including Registration Rights), dated as of August 20, 2007. Incorporated by
reference to Exhibit 99.1 to Current Report on Form 8-K of American Campus Communities, Inc. (File No.
001-32265) filed on August 23, 2007.

Form of Indemnification Agreement between American Campus Communities, Inc. and certain of its directors
and officers. Incorporated by reference to Exhibit 10.5 to the Registration Statement on Form S-11 (Registration
No. 333-114813) of American Campus Communities, Inc.

Form of Employment Agreement between American Campus Communities, Inc. and William C. Bayless,
Jr. Incorporated by reference to Exhibit 10.6 to the Registration Statement on Form S-11 (Registration No.
333-114813) of American Campus Communities, Inc.

Amendment No. 1 to Employment Agreement, dated as of April 28, 2005, between American Campus
Communities, Inc. and William C. Bayless, Jr. Incorporated by reference to Exhibit 99.6 to Current Report on
Form 8-K of American Campus Communities, Inc. (File No. 001-32265) filed on May 3, 2005.

Amendment No. 2 to Employment Agreement, dated as of November 1, 2007, between American Campus
Communities, Inc. and William C. Bayless, Jr. Incorporated by reference to Exhibit 99.3 to Current Report on
Form 8-K of American Campus Communities, Inc. (File No. 001-32265) filed on November 5, 2007.

Third Amendment to Employment Agreement, dated as of March 23, 2010, between William C. Bayless, Jr. and
American Campus Communities, Inc. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K
of American Campus Communities, Inc. (File No. 001-32265) filed on March 24, 2010.

Fourth Amendment to Employment Agreement, dated as of January 10, 2017, between American Campus
Communities, Inc. and William C. Bayless, Jr. Incorporated by reference to Exhibit 99.2 to Current Report on
Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities
Operating Partnership LP (File No. 333-181102-01) filed on January 10, 2017.

Fifth Amendment to Employment Agreement, dated as of February 24, 2021, between American Campus
Communities, Inc. and William C. Bayless, Jr. Incorporated by reference to Exhibit 99.7 to Current Report on
Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities
Operating Partnership LP (File No. 333-181102-01) filed on February 26, 2021.

Sixth Amendment to Employment Agreement, dated as of August 24, 2021, between American Campus
Communities, Inc. and William C. Bayless, Jr. Incorporated by reference to Exhibit 99.2 to Current Report on

Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities
Operating Partnership LP (File No. 333-181102-01) filed on August 26, 2021.
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Employment Agreement, dated as of May 4, 2011, between William W. Talbot and American Campus
Communities, Inc. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K of American
Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP
(File No. 333-181102-01) filed on March 21, 2013.

First Amendment to Employment Agreement, dated as of November 2, 2012, between William W. Talbot and
American Campus Communities, Inc. Incorporated by reference to Exhibit 99.2 to Current Report on Form 8-K
of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) filed on March 21, 2013.

Employment Agreement, dated as of May 4, 2011, between Daniel B. Perry and American Campus Communities,
Inc. Incorporated by reference to Exhibit 10.24 to Annual Report on Form 10-K of American Campus
Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP (File No.
(File No. 333-181102-01) for the year ended December 31, 2014.

First Amendment to Employment Agreement, dated as of November 2, 2012, between Daniel B. Perry and
American Campus Communities, Inc. Incorporated by reference to Exhibit 10.25 to Annual Report on Form 10-K
of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. (File No. 333-181102-01) for the year ended December 31, 2014.

Second Amendment to Employment Agreement, dated as of January 10, 2017, between American Campus
Communities, Inc. and Daniel B. Perry. Incorporated by reference to Exhibit 99.4 to Current Report on Form 8-K
of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) filed on January 10, 2017.

Employment Agreement, dated as of October 16, 2013, between American Campus Communities, Inc. and
Jennifer Beese. Incorporated by reference to Exhibit 10.27 to Annual Report on Form 10-K of American Campus

Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP (File No.
333-181102-01) for the year ended December 31, 2017.

First Amendment to Employment Agreement, dated as of January 10, 2017, between American Campus
Communities, Inc. and Jennifer Beese. Incorporated by reference to Exhibit 10.28 to Annual Report on Form 10-
K of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) for the year ended December 31, 2017.

Second Amendment to Employment Agreement, dated as of August 24, 2021, between American Campus
Communities, Inc. and Jennifer Beese. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K
of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) filed on August 26, 2021.

Employment Agreement, dated as of May 6, 2015, between American Campus Communities, Inc. and Kim K.
Voss.

First Amendment to Employment Agreement, dated as of January 10, 2017, between American Campus
Communities, Inc. and Kim K. Voss.

Form of Confidentiality and Noncompetition Agreement. Incorporated by reference to Exhibit 10.9 to the
Registration Statement on Form S-11 (Registration No. 333-114813) of American Campus Communities, Inc.

Sixth Amended and Restated Credit Agreement, dated as of May 12, 2021, among American Campus
Communities Operating Partnership LP, as Borrower; American Campus Communities, Inc., as Parent Guarantor;
any Additional Guarantors (as defined therein) acceding thereto pursuant to Section 7.05 thereof; the banks,
financial institutions and other lenders listed on the signature pages thereof as the Initial Lenders, Initial Issuing
Bank and Swing Line Bank; KeyBank National Association, as Administrative Agent; KeyBanc Capital Markets
Inc., J.P. Morgan Securities LLC and Capital One National Association, as Joint Lead Arrangers; JPMorgan
Chase Bank, N.A. and Capital One National Association, as Co-Syndication Agents; Bank of America, N.A.,
U.S. Bank National Association and Regions Bank, as Co-Documentation Agents; and PNC Capital Markets
LLC, as Sustainability Agent. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K of
American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating
Partnership LP (File No. 333-181102-01) filed on May 14, 2021.

Form of Tax Matters Agreement, dated as of March 1, 2006, among American Campus Communities Operating
Partnership LP, American Campus Communities, Inc., American Campus Communities Holdings LLC and each
of the limited partners of American Campus Communities Operating Partnership LP who have executed a
signature page thereto. Incorporated by reference to Exhibit 99.4 to Current Report on Form 8-K of American
Campus Communities, Inc. (File No. 001-32265) filed on March 7, 2006.
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Equity Distribution Agreement, dated May 3, 2021, between American Campus Communities, Inc., American
Campus Communities Operating Partnership LP and American Campus Communities Holdings LLC, on one
hand, and BofA Securities, Inc., on the other hand. Incorporated by reference to Exhibit 1.1 to Current Report on
Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus Communities
Operating Partnership LP (File No. 333-181102-01) filed on May 7, 2021.

Equity Distribution Agreement, dated May 3, 2021, between American Campus Communities, Inc., American
Campus Communities Operating Partnership LP and American Campus Communities Holdings LLC, on one
hand, and Deutsche Bank Securities Inc., on the other hand. Incorporated by reference to Exhibit 1.2 to Current
Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus
Communities Operating Partnership LP (File No. 333-181102-01) filed on May 7, 2021.

Equity Distribution Agreement, dated May 3, 2021, between American Campus Communities, Inc., American
Campus Communities Operating Partnership LP and American Campus Communities Holdings LLC, on one
hand, and J.P. Morgan Securities LLC, on the other hand. Incorporated by reference to Exhibit 1.3 to Current
Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus
Communities Operating Partnership LP (File No. 333-181102-01) filed on May 7, 2021.

Equity Distribution Agreement, dated May 3, 2021, between American Campus Communities, Inc., American
Campus Communities Operating Partnership LP and American Campus Communities Holdings LLC, on one
hand, and KeyBanc Capital Markets Inc., on the other hand. Incorporated by reference to Exhibit 1.4 to Current
Report on Form 8-K of American Campus Communities, Inc. (File No. 001-32265) and American Campus
Communities Operating Partnership LP (File No. 333-181102-01) filed on May 7, 2021.

Cooperation Agreement, date as of January 27, 2021, between American Campus Communities, Inc., on one
hand, and Land & Buildings Capital Growth Fund, LP, L & B Real Estate Opportunity Fund, LP, Land &
Buildings GP LP, L&B Opportunity Fund, LLC, Land & Buildings Investment Management, LLC and Jonathan
Litt, on the other hand. Incorporated by reference to Exhibit 99.1 to Current Report on Form 8-K of American

Campus Communities, Inc. (File No. 001-32265) and American Campus Communities Operating Partnership LP
(File No. 333-181102-01) filed on January 28, 2021.

List of Subsidiaries of the Registrant.
List of Subsidiary Issuer Guarantees
Consent of Ernst & Young LLP - American Campus Communities, Inc.

American Campus Communities, Inc. - Certification of Chief Executive Officer Pursuant to Section 302 of the
Sarbanes-Oxley Act of 2002

American Campus Communities, Inc. - Certification of Chief Financial Officer Pursuant to Section 302 of the
Sarbanes-Oxley Act of 2002.

American Campus Communities, Inc. - Certification of Chief Executive Officer Pursuant to 18 U. S. C. Section
1350, as Adopted Pursuant to Section 906 of the Sarbanes-Oxley Act of 2002.

American Campus Communities, Inc. - Certification of Chief Financial Officer Pursuant to 18 U.S.C. Section
1350, as Adopted Pursuant to Section 906 of the Sarbanes-Oxley Act of 2002.

XBRL Instance Document - the instance document does not appear in the Interactive Data File because its XBRL
tags are embedded within the Inline XBRL document.

XBRL Taxonomy Extension Schema Document

XBRL Taxonomy Extension Calculation Linkbase Document

XBRL Taxonomy Extension Definition Linkbase Document

XBRL Taxonomy Extension Label Linkbase Document

XBRL Taxonomy Extension Presentation Linkbase Document

Cover Page Interactive Data File (formatted as inline XBRL and contained in Exhibit 101)

Indicates management compensation plan.
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SIGNATURES

Pursuant to the requirements of Section 13 or 15(d) of the Securities Exchange Act of 1934, the registrant has duly caused this
report to be signed on its behalf by the undersigned, thereunto duly authorized.

Dated: February 28, 2022

AMERICAN CAMPUS COMMUNITIES, INC.

By: /s/ William C. Bayless, Jr.

William C. Bayless, Jr.
Chief Executive Officer
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Pursuant to the requirements of the Securities Exchange Act of 1934, this report has been signed below by the following
persons on behalf of the registrant and in the capacities and on the dates indicated.

Name Title Date
/s/ William C. Bayless, Jr. February 28, 2022
William C. Bayless, Jr. Chief Executive Officer and Director (Principal Executive

Officer)
/s/ Daniel B. Perry February 28, 2022
Daniel B. Perry Executive Vice President, Chief Financial Officer, Treasurer, and

Secretary (Principal Financial Officer)

/s/ Kim K. Voss February 28, 2022

Kim K. Voss Executive Vice President and Chief Accounting Officer
(Principal Accounting Officer)

/s/ Cydney C. Donnell February 28, 2022
Cydney Donnell Chair of the Board of Directors

/s/ Herman Bulls

Herman Bulls

/s/ Mary C. Egan

Mary C. Egan

/s/ G. Steven Dawson

G. Steven Dawson

/s/ Alison Hill

Alison Hill

/s/ Craig Leupold

Craig Leupold

/s/ Oliver Luck

Oliver Luck

/s/ C. Patrick Oles, Jr.

C. Patrick Oles, Jr.

/s/ John T. Rippel

John T. Rippel

Director

Director

Director

Director

Director

Director

Director

Director
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Report of Independent Registered Public Accounting Firm
To the Shareholders and the Board of Directors of American Campus Communities, Inc. and Subsidiaries

Opinion on the Financial Statements

We have audited the accompanying consolidated balance sheets of American Campus Communities, Inc. and Subsidiaries (the
Company) as of December 31, 2021 and 2020, the related consolidated statements of comprehensive income, changes in equity,
and cash flows for each of the three years in the period ended December 31, 2021, and the related notes (collectively referred to
as the “consolidated financial statements”). In our opinion, the consolidated financial statements present fairly, in all material
respects, the financial position of the Company at December 31, 2021 and 2020, and the results of its operations and its cash
flows for each of the three years in the period ended December 31, 2021, in conformity with U.S. generally accepted accounting
principles.

We also have audited, in accordance with the standards of the Public Company Accounting Oversight Board (United States)
(PCAOB), the Company's internal control over financial reporting as of December 31, 2021, based on criteria established in
Internal Control-Integrated Framework issued by the Committee of Sponsoring Organizations of the Treadway Commission
(2013 framework) and our report dated February 28, 2022 expressed an unqualified opinion thereon.

Basis for Opinion

These financial statements are the responsibility of the Company's management. Our responsibility is to express an opinion on
the Company’s financial statements based on our audits. We are a public accounting firm registered with the PCAOB and are
required to be independent with respect to the Company in accordance with the U.S. federal securities laws and the applicable
rules and regulations of the Securities and Exchange Commission and the PCAOB.

We conducted our audits in accordance with the standards of the PCAOB. Those standards require that we plan and perform the
audit to obtain reasonable assurance about whether the financial statements are free of material misstatement, whether due to
error or fraud. Our audits included performing procedures to assess the risks of material misstatement of the financial
statements, whether due to error or fraud, and performing procedures that respond to those risks. Such procedures included
examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements. Our audits also included
evaluating the accounting principles used and significant estimates made by management, as well as evaluating the overall
presentation of the financial statements. We believe that our audits provide a reasonable basis for our opinion.

Critical Audit Matter

The critical audit matter communicated below is a matter arising from the current period audit of the financial statements that
was communicated or required to be communicated to the audit committee and that: (1) relates to accounts or disclosures that
are material to the financial statements and (2) involved our especially challenging, subjective or complex judgments. The
communication of the critical audit matter does not alter in any way our opinion on the consolidated financial statements, taken
as a whole, and we are not, by communicating the critical audit matter below, providing a separate opinion on the critical audit
matter or on the accounts or disclosures to which it relates.

Impairment of Long-Lived Assets

Description of the As more fully described in Note 2 to the consolidated financial statements, on a periodic basis,

Matter management assessed whether there were any indicators that the value of the Company’s investments in
real estate were impaired. Management evaluated whether there was an impairment in the value of the
Company’s investments in real estate when events or changes in circumstances indicated that the carrying
amount of an asset may not be recoverable. The Company identified indicators of impairment for certain
long-lived assets and thus, further analyzed such for impairment using an undiscounted cash flow model.
Upon assessment, the Company concluded that aggregate future undiscounted cash flows to be generated
by each property were greater than the respective carrying values. For the year ended December 31, 2021,
the Company determined that there were no impairments of the carrying values of its investments in real
estate held for use.

Auditing the Company’s assessment of impairment indicators relating to its investments in real estate
involved significant judgment in evaluating management’s identification of impairment indicators.
Further, auditing the Company’s undiscounted cash flow model was especially challenging as estimates
underlying the calculation, including capitalization rates and growth rates, were based on assumptions
affected by expected future market and economic conditions.
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How We
Addressed the
Matter in Our
Audit

We tested the design and operating effectiveness of controls over the Company’s process of identifying
potential indicators of impairment of its real estate assets and of determining the recoverability of the
carrying value of identified assets using the undiscounted cash flow model. For example, we tested
controls over management’s identification of impairment indicators and review of the significant
assumptions used in estimating the undiscounted cash flows, including qualitative and quantitative
considerations such as economic and market factors and asset performance.

To test whether any indicators of impairment were present, our audit procedures included evaluating
management’s analysis, including testing the completeness and accuracy of the underlying data. In
addition, we performed an independent assessment using both internally and externally available
information to identify evidence that was either corroborative or contrary to management’s analysis. For
example, we considered historical trends and current year property level performance such as net
operating income, rental rate variances, and cost overruns for development properties and challenged
management’s estimates by comparing to industry and market data. For the Company’s investments in
real estate that were assessed by management using an undiscounted cash flow model, we inspected
relevant industry and market outlook data to consider market conditions. Further, we also involved our
valuation specialists to assist in testing that the significant assumptions utilized in estimating property
level fair values, such as capitalization rates and growth rates, were within an observable market range, as
well as performed sensitivity analyses on such assumptions.

/s/ Ernst & Young LLP

We have served as the Company’s auditor since 2004.

Austin, Texas
February 28, 2022
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Report of Independent Registered Public Accounting Firm
To the Shareholders and the Board of Directors of American Campus Communities, Inc. and Subsidiaries

Opinion on Internal Control over Financial Reporting

We have audited American Campus Communities, Inc. and Subsidiaries’ internal control over financial reporting as of
December 31, 2021, based on criteria established in Internal Control-Integrated Framework issued by the Committee of
Sponsoring Organizations of the Treadway Commission (2013 framework) (the COSO criteria). In our opinion, American
Campus Communities, Inc. and Subsidiaries (the Company) maintained, in all material respects, effective internal control over
financial reporting as of December 31, 2021, based on the COSO criteria.

We also have audited, in accordance with the standards of the Public Company Accounting Oversight Board (United States)
(PCAOB), the consolidated balance sheets of the Company as of December 31, 2021 and 2020, the related consolidated
statements of comprehensive income, changes in equity, and cash flows for each of the three years in the period ended
December 31, 2021, and the related notes and our report dated February 28, 2022 expressed an unqualified opinion thereon.

Basis for Opinion

The Company’s management is responsible for maintaining effective internal control over financial reporting and for its
assessment of the effectiveness of internal control over financial reporting included in the accompanying Management’s Annual
Report on Internal Control over Financial Reporting. Our responsibility is to express an opinion on the Company’s internal
control over financial reporting based on our audit. We are a public accounting firm registered with the PCAOB and are
required to be independent with respect to the Company in accordance with the U.S. federal securities laws and the applicable
rules and regulations of the Securities and Exchange Commission and the PCAOB.

We conducted our audit in accordance with the standards of the PCAOB. Those standards require that we plan and perform the
audit to obtain reasonable assurance about whether effective internal control over financial reporting was maintained in all
material respects.

Our audit included obtaining an understanding of internal control over financial reporting, assessing the risk that a material
weakness exists, testing and evaluating the design and operating effectiveness of internal control based on the assessed risk, and
performing such other procedures as we considered necessary in the circumstances. We believe that our audit provides a
reasonable basis for our opinion.

Definition and Limitations of Internal Control Over Financial Reporting

A company’s internal control over financial reporting is a process designed to provide reasonable assurance regarding the
reliability of financial reporting and the preparation of financial statements for external purposes in accordance with generally
accepted accounting principles. A company’s internal control over financial reporting includes those policies and procedures
that (1) pertain to the maintenance of records that, in reasonable detail, accurately and fairly reflect the transactions and
dispositions of the assets of the company; (2) provide reasonable assurance that transactions are recorded as necessary to permit
preparation of financial statements in accordance with generally accepted accounting principles, and that receipts and
expenditures of the company are being made only in accordance with authorizations of management and directors of the
company; and (3) provide reasonable assurance regarding prevention or timely detection of unauthorized acquisition, use, or
disposition of the company’s assets that could have a material effect on the financial statements.

Because of its inherent limitations, internal control over financial reporting may not prevent or detect misstatements. Also,
projections of any evaluation of effectiveness to future periods are subject to the risk that controls may become inadequate
because of changes in conditions, or that the degree of compliance with the policies or procedures may deteriorate.

/s/ Ernst & Young LLP

Austin, Texas
February 28, 2022
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
CONSOLIDATED BALANCE SHEETS
(in thousands, except share data)

December 31,2021 December 31, 2020
Assets
Investments in real estate
Owned properties, net $ 6,676,811 $ 6,721,744
On-campus participating properties, net 65,559 69,281
Investments in real estate, net 6,742,370 6,791,025
Cash and cash equivalents 120,351 54,017
Restricted cash 14,326 19,955
Student contracts receivable, net 14,187 11,090
Operating lease right of use assets 456,239 457,573
Other assets 227,113 197,500
Total assets $ 7,574,586 $ 7,531,160
Liabilities and equity
Liabilities
Secured mortgage and bond debt, net $ 535,836 $ 646,827
Unsecured notes, net 2,773,855 2,375,603
Unsecured term loan, net 199,824 199,473
Unsecured revolving credit facility — 371,100
Accounts payable and accrued expenses 93,067 85,070
Operating lease liabilities 496,821 486,631
Other liabilities 173,898 185,352
Total liabilities 4,273,301 4,350,056
Commitments and contingencies (Note 15)
Redeemable noncontrolling interests 31,858 24,567
Equity
American Campus Communities, Inc. and Subsidiaries stockholders’ equity
Common stock, $0.01 par value, 800,000,000 shares authorized,

139,064,213 and 137,540,345 shares issued and outstanding at

December 31, 2021 and December 31, 2020, respectively 1,391 1,375
Additional paid in capital 4,694,242 4,472,170
Common stock held in rabbi trust, 92,700 and 91,746 shares at December 31,

2021 and December 31, 2020, respectively (3,943) (3,951)
Accumulated earnings and dividends (1,559,765) (1,332,689)
Accumulated other comprehensive loss (14,547) (22,777)

Total American Campus Communities, Inc. and Subsidiaries stockholders’
equity 3,117,378 3,114,128
Noncontrolling interests — partially owned properties 152,049 42,409
Total equity 3,269,427 3,156,537
Total liabilities and equity $ 7,574,586 $ 7,531,160
Consolidated variable interest entities’ assets and liabilities included in the above balances
Investments in real estate, net $ 819,795 $ 592,787
Cash, cash equivalents, and restricted cash $ 46,234 $ 41,248
Other assets $ 23,743 $ 13,078
Secured mortgage debt, net $ 404,790 $ 410,837
Accounts payable, accrued expenses, and other liabilities $ 52,407 $ 46,645

See accompanying notes to consolidated financial statements.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME

(in thousands, except share and per share data)

Year Ended December 31,
2021 2020 2019
Revenues

Owned properties $ 889,052 §$ 820,699 §$ 880,709

On-campus participating properties 31,207 29,906 36,346

Third-party development services 10,191 7,543 13,051

Third-party management services 11,959 12,436 12,936
Total revenues 942,409 870,584 943,042
Operating expenses (income)

Owned properties 407,648 378,454 390,664

On-campus participating properties 14,333 13,521 15,028

Third-party development and management services 20,613 21,700 19,915

General and administrative 45,452 35,774 31,081

Depreciation and amortization 275,597 267,703 275,046

Ground/facility leases 17,673 13,513 14,151

(Gain) loss from disposition of real estate, net — (48,525) 53

Provision for impairment — — 17,214

Other operating expenses 4,533 1,100 —
Total operating expenses 785,849 683,240 763,152
Operating income 156,560 187,344 179,890
Nonoperating income (expenses)

Interest income 1,374 2,939 3,686

Interest expense (117,793) (112,507) (111,287)

Amortization of deferred financing costs (5,824) (5,259) (5,012)

(Loss) gain from extinguishment of debt, net — (4,827) 20,992

Other nonoperating income 328 3,507 —
Total nonoperating expenses (121,915) (116,147) (91,621)
Income before income taxes 34,645 71,197 88,269
Income tax provision (1,361) (1,349) (1,507)
Net income 33,284 69,848 86,762
Net loss (income) attributable to noncontrolling interests 2,205 2,955 (1,793)
Net income attributable to ACC, Inc. and Subsidiaries common

stockholders $ 35,489 $ 72,803 §$ 84,969
Other comprehensive income (loss)

Change in fair value of interest rate swaps and other 8,230 (5,831) (12,549)
Comprehensive income $ 43,719 $ 66,972 $ 72,420
Net income per share attributable to ACC, Inc. and

Subsidiaries common stockholders

Basic $ 024 § 0.51 0.61

Diluted $ 024 § 0.51 0.60
Weighted-average common shares outstanding

Basic 138,503,705 137,588,964 137,295,837

Diluted 139,703,635 138,710,430 138,286,778

See accompanying notes to consolidated financial statements.

F-5



AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CHANGES IN EQUITY
(in thousands, except share data)

Equity, December 31, 2018
Adjustments to reflect redeemable noncontrolling interests at fair value
Amortization of restricted stock awards and vesting of restricted stock units
Vesting of restricted stock awards
Distributions to common and restricted stockholders ($1.87 per common share)
Contributions by noncontrolling interests - partially owned properties
Distributions to noncontrolling interests - partially owned properties
Change in ownership of consolidated subsidiary

Conversion of common and preferred operating partnership units to common stock

Change in fair value of interest rate swaps and other
Termination of interest rate swaps
Deposits to deferred compensation plan, net of withdrawals
Net income

Equity, December 31, 2019
Adjustments to reflect redeemable noncontrolling interests at fair value
Amortization of restricted stock awards and vesting of restricted stock units
Vesting of restricted stock awards
Distributions to common and restricted stockholders ($1.88 per common share)
Contributions by noncontrolling interests - partially owned properties
Distributions to noncontrolling interests - partially owned properties
Change in fair value of interest rate swaps and other
Deposits to deferred compensation plan, net of withdrawals
Net income (loss)

Equity, December 31, 2020
Adjustments to reflect redeemable noncontrolling interests at fair value
Amortization of restricted stock awards and vesting of restricted stock units
Vesting of restricted stock awards
Distributions to common and restricted stockholders ($1.88 per common share)
Contributions by noncontrolling interests - partially owned properties
Distributions to noncontrolling interests - partially owned properties
Change in ownership of consolidated subsidiary
Change in fair value of interest rate swaps and other
Net proceeds from sale of common stock
Deposits to deferred compensation plan, net of withdrawals
Net income (loss)

Equity, December 31, 2021

Noncontrolling
C C Acc lated  Accumulated Interests -
Par Value of Additional Shares Held ~ Shares Held Earnings Other Partially
Common Common Paid in Rabbi in Rabbi and Comprehensive Owned
Shares Shares in Capital Trust Trust at Cost Dividends (Loss) Income Properties Total

136,967,286 $ 1,370 $ 4,458,240 69,603 §$ (3,092) $ (971,070) $ 4,397) $ 65,750 3,546,801
— — (14,350) — — — — — (14,350)

18,318 — 13,617 — — — — — 13,617
180,961 2 (3,977) — — — — — (3,975)
— — — — — (258,620) — — (258,620)

— — — — — — — 924 924
— — — — — — — (8,425) (8,425)
— — (1,544) — — — — (15,261) (16,805)

168,584 1 6,076 — — — — — 6,077

— — — — — — 610 — 610
— — — — — — (13,159) — (13,159)

(8,325) — 394 8,325 (394) — — — —

— — — — — 84,969 — 1,010 85,979
137,326,824 § 1,373 § 4,458,456 77,928 § (3,486) $ (1,144,721) $ (16,946) $ 43,998 3,338,674
— — 2,002 — — — — — 2,002

27,644 — 15,424 — — — — — 15,424
199,695 2 (4,177) — — — — — (4,175)
_ — — — — (260,771) — — (260,771)

— — — — — — — 6,110 6,110
— — — — — — — (4,419) (4,419)
— — — — — — (5,831) — (5,831)

(13,818) — 465 13,818 (465) — — — —

— — — — — 72,803 — (3,280) 69,523
137,540,345 $ 1,375 $ 4,472,170 91,746 $ (3,951) $ (1,332,689) $ (22,777) $ 42,409 3,156,537
— — (8,051) — — — — — (8,051)

33,514 — 19,853 — — — — — 19,853
274,708 4 (5,993) — — — — — (5,989)
— — — — — (262,565) — — (262,565)

— — — — — — — 114,385 114,385
_ _ _ — — — — (2,363) (2,363)

— — 157,805 — — — — — 157,805

— — — — — — 8,230 — 8,230
1,216,600 12 58,466 — — — — — 58,478
(954) — 8) 954 8 — — — —

— — — — — 35,489 — (2,382) 33,107
139,064,213 § 1,391 § 4,694,242 92,700 (3,943) (1,559,765) (14,547) 152,049 3,269,427

See accompanying notes to consolidated financial statements.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CASH FLOWS
(in thousands)

Year Ended December 31,
2021 2020 2019
Operating activities
Net income $ 33284 § 69,848 § 86,762
Adjustments to reconcile net income to net cash provided by operating activities:
(Gain) loss from disposition of real estate, net — (48,525) 53
Gain from insurance and litigation settlements (328) (1,100) —
Loss (gain) from extinguishment of debt — 4,827 (20,992)
Gain from early repayment of notes receivable — (2,136) —
Provision for impairment — — 17,214
Depreciation and amortization 275,597 267,703 275,046
Amortization of deferred financing costs and debt premiums/discounts 5,344 1,140 538
Share-based compensation 19,853 15,424 13,617
Income tax provision 1,361 1,349 1,507
Amortization of interest rate swap terminations 1,724 1,705 1,133
Termination of interest rate swaps — — (13,159)
Changes in operating assets and liabilities:
Student contracts receivable, net (3,097) 2,340 (5,407)
Other assets (26,370) 10,757 (4,445)
Accounts payable and accrued expenses 6,361 (5,308) (1,532)
Other liabilities 21,066 33,093 20,044
Net cash provided by operating activities 334,795 351,117 370,379
Investing activities
Proceeds from disposition of properties — 146,144 108,562
Cash paid for acquisition of land parcels (13,184) (22,032) (8,559)
Capital expenditures for owned properties (68,957) (58,312) (70,846)
Investments in owned properties under development (159,165) (315,586) (444,362)
Proceeds from notes receivable — 45,432 5,333
Other investing activities 1,866 (3,078) (6,268)
Net cash used in investing activities (239,440) (207,432) (416,140)
Financing activities
Proceeds from unsecured notes 399,712 795,808 398,816
Proceeds from sale of common stock 59,674 — —
Offering costs (747) — —
Pay-off of unsecured notes — (400,000) —
Pay-off of mortgage and construction loans (99,819) (124,559) (53,818)
Defeasance costs related to early extinguishment of debt — (4,156) —
Proceeds from revolving credit facility 723,600 1,902,600 949,000
Paydowns of revolving credit facility (1,094,700) (1,957,200) (910,600)
Proceeds from construction loans — — 31,611
Scheduled principal payments on debt (10,004) (11,852) (11,938)
Debt issuance costs (12,702) 9,614) (6,462)
Increase in ownership of consolidated subsidiary — (77,200) (105,109)
Contribution by noncontrolling interests 273,597 5,414 1,174
Transaction costs associated with change in ownership interest of consolidated subsidiary (1,407) — —
Taxes paid on net-share settlements (5,989) (4,175) (3,975)
Distributions paid to common and restricted stockholders (262,565) (260,771) (258,620)
Distributions paid to noncontrolling interests (3,300) (5,356) (9,487)
Net cash (used in) provided by financing activities (34,650) (151,061) 20,592
Net change in cash, cash equivalents, and restricted cash 60,705 (7,376) (25,169)
Cash, cash equivalents, and restricted cash at beginning of period 73,972 81,348 106,517
Cash, cash equivalents, and restricted cash at end of period $ 134,677 $ 73,972 $ 81,348
Recl(:nciliation of cash, cash equivalents, and restricted cash to the consolidated balance
sheets
Cash and cash equivalents $ 120,351 $ 54,017 $ 54,650
Restricted cash 14,326 19,955 26,698
Total cash, cash equivalents, and restricted cash at end of period $ 134,677 $ 73,972 § 81,348

See accompanying notes to consolidated financial statements.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CASH FLOWS
(in thousands)

Year Ended December 31,
2021 2020 2019

Supplemental disclosure of non-cash investing and financing activities

Conversion of common and preferred operating partnership units to common stock $ — 8 — S 6,077

Non-cash contribution from noncontrolling interest $ — 8 696 $ —

Accrued development costs and capital expenditures $ 13,191 § 28,994 § 37,260

Change in fair value of redeemable noncontrolling interest $ (8,051) $ 2,002 $ (14,350)

Change in ownership of consolidated subsidiary $ (157,805) $ — 8 —

Initial recognition of operating lease right of use assets $ 1,559 § — S 463,445

Initial recognition of operating lease liabilities $ 1,559 § — 8 462,495

Non-cash extinguishment of debt, including accrued interest $ — 3 — $ (34,570)

Net assets surrendered in conjunction with extinguishment of debt $ — 8 — S 13,578
Supplemental disclosure of cash flow information

Interest paid, net of amounts capitalized $ 119,188 $ 108,791 $ 114,450

Income taxes paid $ 1,200 § 1,455 § 3,041

See accompanying notes to consolidated financial statements.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

1. Organization and Description of Business

American Campus Communities, Inc. (“ACC”) is a real estate investment trust (“REIT”) that commenced operations effective
with the completion of an initial public offering (“IPO”) on August 17, 2004, and is one of the largest owners, managers, and
developers of high quality student housing properties in the United States in terms of beds owned and under management.
ACC is a fully integrated, self-managed, and self-administered equity REIT with expertise in the acquisition, design, financing,
development, construction management, leasing, and management of student housing properties.

ACC is structured as an umbrella partnership REIT (“UPREIT”) and contributes all net proceeds from its various equity
offerings to American Campus Communities Operating Partnership LP (“ACCOP” or “the Operating Partnership”). In return
for those contributions, ACC receives a number of units of the Operating Partnership (“OP Units”) equal to the number of
common shares it has issued in the equity offering. Contributions of properties to the Company can be structured as tax-
deferred transactions through the issuance of OP Units in the Operating Partnership. Based on the terms of ACCOP’s
partnership agreement, OP Units can be exchanged for ACC’s common shares on a one-for-one basis. The Company maintains
a one-for-one relationship between the OP Units of the Operating Partnership issued to ACC and American Campus
Communities Holdings, LLC (“ACC Holdings”), the general partner of ACCOP, and the common shares issued to the public.

ERINT3 ERINT3 1)

As used in this report, unless stated otherwise or the context otherwise requires, references to “ACC,” “the Company,” “we,’
“us,” or “our” mean American Campus Communities, Inc., a Maryland corporation that has elected to be treated as a REIT
under the Internal Revenue Code, and its consolidated subsidiaries, including ACCOP.

As of December 31, 2021, the Company’s property portfolio contained 166 properties with approximately 111,900 beds. The
Company’s property portfolio consisted of 126 owned off-campus student housing properties that are in close proximity to
colleges and universities, 34 American Campus Equity (“ACE"”) properties operated under ground/facility leases, and six on-
campus participating properties ("OCPPs") operated under ground/facility leases with the related university systems. Of the
166 properties, four of 10 phases at one property were under development as of December 31, 2021, and when completed will
consist of a total of approximately 4,400 beds. The Company's communities contain modern housing units and are supported
by a resident assistant system and other student-oriented programming, with many offering resort-style amenities.

Through one of ACC’s taxable REIT subsidiaries (“TRSs”), the Company also provides construction management and
development services, primarily for student housing properties owned by colleges and universities, charitable foundations, and
others. As of December 31, 2021, also through one of ACC’s TRSs, the Company provided third-party management and
leasing services for 37 properties that represented approximately 29,000 beds. Third-party management and leasing services
are typically provided pursuant to management contracts that have initial terms that range from one year to five years. As of
December 31, 2021, the Company’s total owned and third-party managed portfolio included 203 properties with approximately
140,900 beds.

2.  Summary of Significant Accounting Policies
Basis of Presentation and Use of Estimates

The accompanying consolidated financial statements, presented in U.S. dollars, are prepared in accordance with U.S. generally
accepted accounting principles (“GAAP”). The preparation of financial statements in conformity with GAAP requires
management to make estimates and assumptions that affect the reported amounts of assets and liabilities, disclosures of
contingent assets and liabilities at the date of the financial statements, and the reported amounts of revenues and expenses
during the reporting period. The Company’s actual results could differ from those estimates and assumptions. All material
intercompany transactions among consolidated entities have been eliminated. All dollar amounts in the tables herein, except
share and per share amounts, are stated in thousands unless otherwise indicated.

Principles of Consolidation

The Company’s consolidated financial statements include its accounts and the accounts of other subsidiaries and joint ventures
(including partnerships and limited liability companies) over which it has control. Investments acquired or created are
evaluated based on the accounting guidance relating to variable interest entities (“VIEs”), which requires the consolidation of
VIEs in which the Company is considered to be the primary beneficiary. If the investment is determined not to be a VIE, then
the investment is evaluated for consolidation using the voting interest model.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Recently Issued Accounting Pronouncements

In March 2020, the Financial Accounting Standards Board (“FASB”) issued Accounting Standards Update (“ASU”) 2020-04
“Reference Rate Reform (Topic 848), Facilitation of the Effects of Reference Rate Reform on Financial Reporting.” ASU
2020-04 contains practical expedients for reference rate reform related activities that impact debt, leases, derivatives, and other
contracts. The guidance in ASU 2020-04 is optional and may be elected over time as reference rate reform activities occur. In
March 2020, the Company elected to apply the hedge accounting expedients related to probability and the assessments of
effectiveness for future LIBOR-indexed cash flows to assume that the index upon which future hedged transactions will be
based matches the index on the corresponding derivatives. Application of these expedients preserves the presentation of
derivatives consistent with past presentation. In May 2021, the Company modified its unsecured term loan credit agreement
(“Term Loan”) to include LIBOR transition language and to conform the covenants and various administrative items from the
agreement to those in the Company’s senior unsecured revolving credit facility agreement (the “Credit Facility”), which was
also amended in May 2021. Refer to Note 8 for additional information regarding these modifications. As the changes to
covenants and administrative items do not impact the contractual cash flows of the Term Loan, the LIBOR transition language
qualifies for, and the Company elected to apply, the optional expedients in in ASC 848-20-15-2 through 15-11 which treat the
amendment as a modification without additional analysis. The Company continues to evaluate the impact of the guidance and
may apply other elections as applicable as additional changes in the market occur.

In addition, the Company does not expect the following accounting pronouncements to have a material effect on its
consolidated financial statements:

Accounting Standards Update Effective Date
ASU 2020-06 “Accounting for Convertible Instruments and Contracts in an Entity’s Own Equity" January 1, 2022
ASU 2021-05 “Leases (Topic 842): Lessors — Certain Leases with Variable Lease Payments” January 1, 2022
ASU 2021-08 “Business Combinations (Topic 805): Accounting for Contract Assets and Contract January 1, 2023

Liabilities from Contracts with Customers”

Recently Adopted Accounting Pronouncements

In March 2020, the U.S. Securities and Exchange Commission (“SEC”) adopted rules that amended the financial disclosure
requirements for subsidiary issuers and guarantors of registered debt securities in Rule 3-10 of Regulation S-X. Subsequently,
in November 2020, the FASB issued ASU 2020-09 “Amendments to SEC Paragraphs Pursuant to SEC Release No. 33-10762”
which revises SEC paragraphs of the codification to reflect, as appropriate, the amended disclosure requirements mentioned
above. The amended rules permit subsidiary issuers of obligations guaranteed by the parent to omit separate financial
statements if the consolidated financial statements of the parent company have been filed, the subsidiary obligor is a
consolidated subsidiary of the parent company, the guaranteed security is debt or debt-like, and the security is guaranteed fully
and unconditionally by the parent. The amendments include requirements related to narrative and summarized financial
information disclosures, as well as guidance on when the summarized financial information can be excluded by a filer. The
Company adopted both rules on their effective date of January 4, 2021. Accordingly, separate consolidated financial statements
of the Operating Partnership have not been presented. Furthermore, as permitted under Rule 13-01(a)(4)(vi), the Company has
excluded the summarized financial information for the Operating Partnership as the assets, liabilities, and results of operations
of the Company and the Operating Partnership are not materially different than the corresponding amounts presented in the
consolidated financial statements of the Company, and management believes such summarized financial information would be
repetitive and not provide incremental value to investors. The Company has addressed the required disclosures herein within
Part II, Item 7, Management’s Discussion and Analysis of Financial Condition and Results of Operations.

In addition, on January 1, 2021, the Company adopted the following accounting pronouncement which did not have a material
effect on the Company’s consolidated financial statements:

* ASU 2019-12 “Income Taxes (Topic 740): Simplifying the Accounting for Income Taxes"
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Prior Year Reclassifications
Certain prior period amounts were reclassified to conform to current presentation, which include:

»  The resident services revenues financial statement line item on the statements of comprehensive income has been
reclassified for all periods presented to the owned properties revenues financial statement line item.

» Litigation settlement expenses previously reported in the general and administrative expenses line item on the
statements of comprehensive income were reclassified for all applicable periods to the other operating expenses line
item.

Investments in Real Estate

Capitalization Policy and Useful Lives
Investments in real estate are recorded at historical cost. Major improvements that extend the life of an asset are capitalized and
depreciated over the remaining useful life of the asset. The cost of ordinary repairs and maintenance are expensed as

incurred. Depreciation and amortization are recorded on a straight-line basis over the estimated useful lives of the assets as
follows:

Buildings and improvements 7 - 40 years
Leasehold interest - on-campus participating properties 25 - 34 years (shorter of useful life or respective lease term)
Furniture, fixtures, and equipment 3 -7 years

Project costs directly associated with the development and construction of an owned real estate project, which include interest,
property taxes, and amortization of deferred financing costs, are capitalized as construction in progress. Upon completion of
the project, costs are transferred into the applicable asset category and depreciation commences. Interest totaling approximately
$8.6 million, $12.1 million, and $12.1 million was capitalized during the years ended December 31, 2021, 2020, and 2019,
respectively.

Impairment Assessment

Management assesses whether there has been an impairment in the value of the Company’s investments in real estate whenever
events or changes in circumstances indicate that the carrying amount of an asset may not be recoverable. Impairment is
recognized when estimated expected future undiscounted cash flows are less than the carrying value of the property, or when a
property meets the criteria to be classified as held for sale, at which time an impairment charge is recognized for any excess of
the carrying value of the property over the expected net proceeds from the disposal. The estimation of expected future net cash
flows uses estimates, including capitalization rates and growth rates, which are inherently uncertain and rely on assumptions
regarding current and future economics and market conditions. If such conditions change, then an adjustment to the carrying
value of the Company’s long-lived assets could occur in the future period in which the conditions change. To the extent that a
property is impaired, the excess of the carrying amount of the property over its estimated fair value is charged to earnings. In
the case of any impairment, the valuation would be based on Level 3 inputs. There were no impairments of the carrying values
of the Company’s investments in real estate during the years ended December 31, 2021 and 2020, respectively. During the year
ended December 31, 2019, concurrent with the classification of one owned property as held for sale, the Company recorded a
$3.2 million impairment charge which is included in provision for impairment within operating income on the accompanying
consolidated statements of comprehensive income. Refer to Note 6 for additional information regarding the disposition.

Land Acquisitions
Land acquisitions are accounted for as asset acquisitions, as substantially all of the fair value of the acquisition is concentrated

in a single identifiable asset. In an asset acquisition, assets acquired are measured based on the cost of the acquisition, which is
the consideration transferred to the seller and direct transaction costs related to the acquisition.



AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Assets Held for Sale
Long-lived assets to be disposed of are classified as held for sale in the period in which all of the following criteria are met:

a. Management, having the authority to approve the action, commits to a plan to sell the asset.

b. The asset is available for immediate sale in its present condition subject only to terms that are usual and customary for
sales of such assets.

c. An active program to locate a buyer and other actions required to complete the plan to sell the asset have been
initiated.

d. The sale of the asset is probable, and transfer of the asset is expected to qualify for recognition as a completed sale,
within one year.

e. The asset is being actively marketed for sale at a price that is reasonable in relation to its current fair value.

f.  Actions required to complete the plan indicate that it is unlikely that significant changes to the plan will be made or
that the plan will be withdrawn.

Concurrent with this classification, the asset is recorded at the lower of cost or fair value less estimated selling costs, and
depreciation ceases. The Company did not have any properties classified as held for sale as of December 31, 2021 and 2020.

Cash and Cash Equivalents

The Company considers all highly liquid investments with a maturity of three months or less when purchased to be cash
equivalents. The Company maintains cash balances in various banks. At times, the Company’s balances may exceed the
amount insured by the FDIC. As the Company only uses money-centered financial institutions, the Company does not believe
it is exposed to any significant credit risk related to its cash and cash equivalents.

Restricted Cash

Restricted cash consists of funds held in trusts that are invested in low risk investments, generally consisting of government
backed securities, as permitted by the indentures of trusts, which were established in connection with three bond issues for the
Company’s OCPPs. Additionally, restricted cash includes escrow accounts held by lenders and residents' security deposits, as
required by law in certain states. Restricted cash also consists of escrow deposits made in connection with potential property
acquisitions and development opportunities. These escrow deposits are invested in interest-bearing accounts at federally
insured banks. Realized and unrealized gains and losses are not material for the periods presented.

Loans Receivable

In 2013, as part of the settlement of a litigation matter related to a third-party management contract assumed in connection with
the Company’s 2008 acquisition of GMH Communities Trust, the Company acquired a protective advance note and outstanding
bond insurer claim (collectively, the “Loans Receivable”) from National Public Finance Guarantee Corporation for an
aggregate of approximately $52.8 million. The Loans Receivable carried an interest rate of 5.12% and were secured by a lien
on, and the cash flows from, two student housing properties in close proximity to the University of Central Florida. In October
2020, the properties were recapitalized and, as a result, the Company received full repayment of the outstanding Loans
Receivable balance plus accrued interest, totaling $55.0 million. Upon repayment of the Loans Receivable, the remaining
unamortized discount associated with the Loans Receivable of $2.1 million was recorded as a gain in other nonoperating
income on the accompanying consolidated statements of comprehensive income.

Leases

When the Company enters into a contract or amends an existing contract, it evaluates whether the contract meets the definition
of a lease under ASC Topic 842 - Leases ("ASC 842"). To meet the definition of a lease, the contract must meet all three of the
following criteria:

*  One party (lessor) must hold an identified asset;

»  The counterparty (lessee) must have the right to obtain substantially all of the economic benefits from the use of the
asset throughout the period of the contract; and

»  The counterparty (lessee) must have the right to direct the use of the identified asset throughout the period of the
contract.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

In April 2020, the FASB issued a Staff Question & Answer (“Q&A”) which was intended to reduce the challenges of
evaluating the enforceable rights and obligations of leases for concessions granted to lessees in response to the novel
coronavirus disease (“COVID-19”), which was characterized on March 11, 2020 by the World Health Organization as a
pandemic. Prior to this guidance, the Company was required to determine, on a lease by lease basis, if a lease concession
should be accounted for as a lease modification, potentially resulting in any lease concessions granted being recorded as a
reduction to revenue or ground lease expense, as applicable, on a straight-line basis over the remaining term of the lease. The
Q&A allows both lessors and lessees to bypass this analysis and elect not to evaluate whether concessions provided in response
to the COVID-19 pandemic are lease modifications. This relief is subject to certain conditions being met, including ensuring
the total remaining lease payments are substantially the same or less than the original lease payments prior to the concession
being granted. The Company has elected to apply such relief and will therefore not evaluate if lease concessions that were
granted in response to the COVID-19 pandemic meet the definition of a lease modification. Accordingly, the Company
accounted for qualifying rent concessions as negative variable lease payments, which reduced revenue or ground lease expense
from such leases in the period the concessions were granted. Refer to Note 14 for additional information.

As Lessee

The Company classifies leases as either operating or finance leases based on the principle of whether or not the lease is
effectively a financed purchase by the lessee. This classification determines whether lease expense is recognized on a straight-
line basis over the term of the lease (operating lease) or under the effective interest method (finance lease). In addition, the
authoritative guidance requires lessees to recognize right-of-use ("ROU") assets and related lease liabilities for leases with a
term greater than 12 months regardless of their lease classification.

The Company, as lessee, has entered into ground/facility and office space lease agreements, which qualify as operating leases
under ASC 842. These leases include leases entered into under the ACE®™ program with university systems and Walt Disney
World® Resort, leases with local and regional land owners for owned off-campus properties, leases for corporate office space,
and leases under the on-campus participating property (“OCPP”) structure. Leases entered into under the ACE® program are
used for the purpose of financing, constructing, and managing student housing properties. These leases are transferable and
financeable, and the lessor has title to the land and in some cases any improvements placed thereon. Leases entered into under
the OCPP structure are used for the purpose of developing, constructing, and operating student housing facilities on university
campuses. Under the terms of these leases, title to the land and constructed facilities is held by the lessor and such lessor
receives a de minimis base rent paid at inception and 50% of defined net cash flows on an annual basis through the term of the
lease. Under ground/facility leases, the lessors receive annual minimum base rent, variable rent based upon the operating
performance of the property, or a combination thereof. The leases have initial terms, excluding extension options, ranging from
seven years to 102 years. The Company’s lease agreements do not contain any material residual value guarantees or material
restrictive covenants.

The Company records base rent expense under the straight-line method over the term of the lease, and variable rent expense is
recorded when the achievement of the target is considered probable. For properties under construction, straight-line rent is
capitalized during the construction period and expensed upon the commencement of operations. For purposes of calculating the
ROU asset and lease liability for such leases, extension options are not included in the lease term unless it is reasonably certain
that the Company will exercise the option, or the lessor has the sole ability to exercise the option. As most of the Company’s
leases do not contain an implicit rate, the Company uses its incremental borrowing rate to determine the present value of the
lease payments, which is the interest rate that the Company estimates it would have to pay to borrow on a collateralized basis
over a similar term for an amount equal to the lease payments. In determining this rate, we analyze Company-specific factors,
such as credit risk, lease-specific factors such as lease term, lease payments, and collateral, as well as overall economic
conditions. The weighted average incremental borrowing rate was 5.33% as of December 31, 2021.

As Lessor

The Company classifies leases as either sales-type, direct financing, or operating leases. A lease will be treated as a sales-type
lease if it is considered to transfer control of the underlying asset to the lessee. A lease will be classified as a direct-financing
lease if risks and rewards are conveyed without the transfer of control. Otherwise, the lease is treated as an operating lease. The
Company elected to adopt the practical expedient that allows lessors to not separate certain lease and non-lease components for
common area maintenance and the related rental revenue, as it determined that the timing and pattern of transfer is the same.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Operating Leases

The Company’s primary business involves leasing properties to students under agreements that are classified as operating leases
and have terms of 12 months or less. These student leases do not provide for variable rent payments. The Company is also a
lessor under commercial leases at certain owned properties, some of which provide for variable lease payments based upon
tenant performance such as a percentage of sales.

The Company recognizes the base lease payments provided for under the leases on a straight-line basis over the lease term, and
variable payments are recognized in the period in which the changes in facts and circumstances, on which the variable
payments are based, occur. Refer to Note 7 for additional information on our owned real estate assets, which are the underlying
assets under our operating leases. The Company expenses, on an as-incurred basis, certain initial direct costs that are not
incremental in negotiating a lease. These costs include internal leasing payroll costs, as well as certain legal expenses incurred
when negotiating commercial leases. Additionally, the Company evaluates collectability of all operating lease payments in a
contract at lease commencement and thereafter. The Company concludes that operating lease payments are probable of
collection at lease commencement. If the operating lease payments are subsequently deemed not probable of collection,
adjustments are recognized as a reduction to lease income and, subsequently, any lease revenue is only recognized when cash
receipts are received. The Company also maintains an allowance for uncollectible operating lease receivables. If, after lease
commencement, the assessment of collectability on operating lease payments changes, the Company will determine whether the
allowance adequately contemplated this change. Any changes to the provision for uncollectible accounts are presented as a
reduction to revenue in the accompanying consolidated statements of comprehensive income. Determining the probability of
collection is impacted by numerous factors including tenant creditworthiness, economic conditions, and the Company's
historical experience with tenants.

Sales-type Leases

In certain instances at ACE® properties, the ground lease agreement may require the Company to construct additional facilities
desired by the ground lessor and subsequently lease those facilities to the ground lessor over a specified period. These facilities
will ultimately be owned, managed, and funded by the ground lessors. Such spaces include but are not limited to dining,
childcare, retail, academic, and office facilities. In this type of transaction, title to the facilities transfers to the ground lessor at
the end of the lease term, and lease payments are structured to effectively reimburse the Company for the cost of constructing
the additional facilities plus interest. As control of the underlying asset in these agreements transfers to the ground lessor at the
end of the lease term, the leases are classified as sales-type leases. At lease inception, the Company records a net investment in
the lease, which is equal to the sum of the lease receivable and the unguaranteed residual asset, discounted at the rate implicit in
the lease. Any difference between the fair value of the asset and the net investment in the lease is considered selling profit or
loss. Due to the nature of these transactions, the net investment in the lease is equal to the sum of the lease receivable,
discounted at the rate implicit in the lease, and therefore no selling profit or loss is recorded. The cash rent the Company
receives from tenants is not entirely recorded as rental revenue, but rather a portion is recorded as interest income and a portion
is recorded as a reduction to the lease receivable, based on the effective interest method at a constant rate of return over the
terms of the applicable leases. The Company's net investment in sales-type leases was $18.5 million and $18.6 million as of
December 31, 2021 and 2020, respectively, which is included in other assets in the accompanying consolidated balance sheets.
The weighted average remaining term of these leases was 20.4 years as of December 31, 2021. The Company recorded
$1.0 million, $0.4 million, and $0.4 million of interest income related to these leases for the years ended December 31, 2021,
2020, and 2019.

Intangible Assets

For acquired properties subject to an in-place property tax incentive arrangement, a portion of the purchase price is allocated to
the present value of expected future property tax savings over the projected incentive arrangement period. Unamortized in-
place property tax incentive arrangements as of December 31, 2021 and 2020 were approximately $30.8 million and $34.5
million, respectively, and are included in other assets on the accompanying consolidated balance sheets. Amortization expense
was approximately $3.1 million, $3.4 million, and $3.5 million for the years ended December 31, 2021, 2020, and 2019,
respectively, and is included in owned properties operating expense in the accompanying consolidated statements of
comprehensive income. As of December 31, 2021, the remaining weighted average tax incentive arrangement period was 18.2
years. During the year ended December 31, 2019, the Company recorded a $14.0 million impairment charge associated with a
tax incentive arrangement that was recorded upon acquisition of an owned property in 2015 due to facts and circumstances
indicating that the originally assumed property tax savings will not materialize. This impairment charge is based on Level 3
inputs and is included in provision for impairment on the accompanying consolidated statements of comprehensive income.
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Deferred Financing Costs

The Company defers financing costs and amortizes the costs over the terms of the related debt using the effective interest
method. Upon repayment of or in conjunction with a material change in the terms of the underlying debt agreement, any
unamortized costs are charged to earnings. When debt modifications do not include material changes to the terms of the
underlying debt agreement, unamortized costs of the original instrument are added to the costs of the modification and
amortized over the life of the modified debt using the effective interest method. Deferred financing costs, net of amortization,
for the Company’s revolving credit facility are included in other assets on the accompanying consolidated balance sheets. Net
deferred financing costs for the Company’s revolving credit facility as of December 31, 2021, and 2020 were approximately
$7.3 million and $1.9 million, respectively. Net deferred financing costs for the Company's secured mortgage and bond debt,
unsecured notes, and unsecured term loans are presented as a reduction to the unpaid principal balance of the respective debt in
the accompanying consolidated balance sheets. Refer to Note 8 for additional information regarding these balances.

Redeemable Noncontrolling Interests

The Company follows guidance issued by the FASB regarding the classification and measurement of redeemable securities.
Under this guidance, securities that are redeemable for cash or other assets, at the option of the holder and not solely within the
control of the issuer, must be classified outside of permanent equity as redeemable noncontrolling interests. The Company
makes this determination based on terms in the applicable agreements, specifically in relation to redemption provisions. The
Company initially records the redeemable noncontrolling interests at fair value. The carrying amount of the redeemable
noncontrolling interest is subsequently adjusted to the redemption value (assuming the noncontrolling interest is redeemable at
the balance sheet date), with the corresponding offset for changes in fair value recorded in additional paid in capital.
Reductions in fair value are recorded only to the extent that the Company has previously recorded increases in fair value above
the redeemable noncontrolling interests’ initial basis. As the changes in redemption value are based on fair value, there is no
effect on the Company’s earnings per share. Refer to Note 10 for a more detailed discussion of redeemable noncontrolling
interests for both ACC and the Operating Partnership.

Joint Ventures

The Company consolidates joint ventures when it exhibits financial or operational control, which is determined using
accounting standards related to the consolidation of joint ventures and VIEs. For joint ventures that are defined as VIEs, the
primary beneficiary consolidates the entity. The Company considers itself to be the primary beneficiary of a VIE when it has
the power to direct the activities that most significantly impact the performance of the VIE, such as management of day-to-day
operations, preparing and approving operating and capital budgets, and encumbering or selling the related properties. In
instances where the Company is not the primary beneficiary, it does not consolidate the joint venture for financial reporting
purposes.

For joint ventures that are not defined as VIEs, where the Company is the general partner, but does not control the joint venture
due to the other partners holding substantive participating rights, the Company uses the equity method of accounting. For joint
ventures where the Company is a limited partner, management evaluates whether the Company holds substantive participating
rights. In instances where the Company holds substantive participating rights in the joint venture, the Company consolidates
the joint venture; otherwise, it uses the equity method of accounting.

Consolidated VIEs

The Company has investments in various entities that qualify as VIEs for accounting purposes and for which the Company is
the primary beneficiary and therefore includes the entities in its consolidated financial statements. These VIEs include ACCOP,
seven joint ventures that own a total of 13 operating properties and two land parcels, and six properties owned under the on-
campus participating property structure ("OCPP"). The VIE assets and liabilities consolidated within the Company's assets and
liabilities are disclosed at the bottom of the accompanying consolidated balance sheets.
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Presale Development Projects

As part of its development strategy, the Company enters into presale agreements to purchase various properties. Under the
terms of these agreements, the Company is obligated to purchase the property as long as certain construction completion
deadlines and other closing conditions are met. As a part of the presale agreements, the Company has the option to elect not to
purchase the asset, which would result in the Company paying a significant penalty. The Company is typically responsible for
leasing, management, and initial operations of the project while the third-party developer retains development risk during the
construction period. The entity that owns the property is deemed to be a VIE, and the Company is deemed to be the primary
beneficiary of the VIE. As such, upon execution of the purchase and sale agreement, the Company records the assets,
liabilities, and noncontrolling interest of the entity owning the property at fair value.

Mortgage Debt - Premiums and Discounts

Mortgage debt premiums and discounts represent fair value adjustments to account for the difference between the stated rates
and market rates of mortgage debt assumed in connection with the Company’s property acquisitions. The mortgage debt
premiums and discounts are included in secured mortgage and bond debt, net on the accompanying consolidated balance sheets
and are amortized to interest expense over the term of the related mortgage loans using the effective-interest method. The
amortization of mortgage debt premiums and discounts resulted in a net decrease to interest expense of approximately $1.2
million, $4.7 million, and $4.9 million for the years ended December 31, 2021, 2020, and 2019, respectively. As of
December 31, 2021 and 2020, net unamortized mortgage debt premiums were approximately $0.4 million and $1.7 million,
respectively.

Tenant Reimbursements

Reimbursements from tenants, consisting of amounts due from tenants for utilities, are recognized as revenue in the period the
recoverable costs are incurred. Tenant reimbursements are recognized and recorded on a gross basis, as the Company is
generally the primary obligor with respect to purchasing goods and services from third-party suppliers, has discretion in
selecting the supplier, and has credit risk.

Third-Party Development Services Revenue

The Company recognizes development and construction revenues over the life of the contract using a time-based measure of
progress. An entire development and construction contract represents a single performance obligation comprised of a series of
distinct services to be satisfied over time, and a single transaction price to be recognized over the life of the contract using a
time-based measure of progress. Any variable consideration included in the transaction price is estimated using the expected
value approach and is only included to the extent that a significant revenue reversal is not likely to occur.

Third-Party Development Services and Owned Development Project Costs

Pre-development expenditures such as architectural fees, permits, and deposits associated with the pursuit of third-party and
owned development projects are expensed as incurred, until such time as management believes it is probable that the contract
will be executed and/or construction will commence, at which time the Company capitalizes the costs. Because the Company
frequently incurs these pre-development expenditures before a financing commitment and/or required permits and
authorizations have been obtained, or a risk sharing agreement is executed, the Company bears the risk of loss of these pre-
development expenditures if financing cannot ultimately be arranged on acceptable terms or the Company is unable to
successfully obtain the required permits and authorizations. As such, management evaluates the status of third-party and owned
projects that have not yet commenced construction on a periodic basis and expenses any deferred costs related to projects whose
current status indicates the commencement of construction is unlikely and/or the costs may not provide future value to the
Company in the form of revenues. Such write-offs are included in third-party development and management services expenses
(in the case of third-party development projects) or general and administrative expenses (in the case of owned development
projects) on the accompanying consolidated statements of comprehensive income. Refer to Note 15 for details of the amount
the Company has deferred in pre-development costs related to third-party and owned development projects that have not yet
commenced construction.
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Third-Party Management Services Revenue

Management fees are recognized when earned in accordance with each management contract. Incentive management fees are
estimated using the expected value approach and are included in the transaction price only to the extent that a significant
revenue reversal is not likely to occur. The Company evaluates the collectability of revenue earned from third-party
management contracts and reserves any amounts deemed to be uncollectible based on the individual facts and circumstances of
the projects and associated contracts.

Advertising Costs

Advertising costs are expensed during the period incurred, or as the advertising takes place, depending on the nature and term
of the specific advertising arrangements. Advertising expense approximated $15.9 million, $12.9 million, and $15.7 million for
the years ended December 31, 2021, 2020, and 2019, respectively, and is included in owned properties operating expenses on
the accompanying consolidated statements of comprehensive income.

Derivative Instruments and Hedging Activities

The Company records all derivative financial instruments on the balance sheet at fair value. Changes in fair value are
recognized either in earnings or as other comprehensive income, depending on whether the derivative has been designated as a
fair value or cash flow hedge and whether it qualifies as part of a hedging relationship, the nature of the exposure being hedged,
and how effective the derivative is at offsetting movements in underlying exposure. The Company discontinues hedge
accounting when: (i) it determines that the derivative is no longer effective in offsetting changes in the fair value or cash flows
of a hedged item; (ii) the derivative expires or is sold, terminated, or exercised; (iii) it is no longer probable that the forecasted
transaction will occur; or (iv) management determines that designating the derivative as a hedging instrument is no longer
appropriate. In all situations in which hedge accounting is discontinued and the derivative remains outstanding, the Company
will carry the derivative at its fair value on the balance sheet, recognizing changes in the fair value in current-period
earnings. The Company uses interest rate swaps to effectively convert a portion of its floating rate debt to fixed rate, thus
reducing the impact of rising interest rates on interest payments. These instruments are designated as cash flow hedges and the
interest differential to be paid or received is accrued as interest expense. The Company’s counter-parties are major financial
institutions. See Note 12 for an expanded discussion on derivative instruments and hedging activities.

Common Stock Issuances and Costs

Specific incremental costs directly attributable to the Company’s equity offerings are deferred and charged against the gross
proceeds of the offering. As such, underwriting commissions and other common stock issuance costs are reflected as a
reduction to additional paid in capital. See Note 9 for an expanded discussion on common stock issuances and costs.

Share-Based Compensation

Compensation expense associated with share-based awards is recognized in the accompanying consolidated statements of
comprehensive income based on the grant-date fair values and is adjusted as actual forfeitures occur. Compensation expense is
recognized over the period during which the employee is required to provide service in exchange for the award, which is
generally the vesting period. See Note 11 for an expanded discussion of the Company’s share-based compensation awards.

Income Taxes

The Company has elected to be taxed as a REIT under the Internal Revenue Code of 1986, as amended (the “Code”). To
qualify as a REIT, the Company must meet a number of organizational and operational requirements, including a requirement
that it currently distributes at least 90% of its adjusted taxable income to its stockholders. As a REIT, the Company will
generally not be subject to corporate level federal income tax on taxable income it currently distributes to its stockholders. If
the Company fails to qualify as a REIT in any taxable year, it will be subject to federal income taxes at regular corporate rates
(including any applicable alternative minimum tax for tax years ending on or prior to December 31, 2017) and may not be able
to qualify as a REIT for the subsequent four taxable years. Even if the Company qualifies for taxation as a REIT, the Company
may be subject to certain state and local income and excise taxes on its income and property, and to federal income and excise
taxes on its undistributed income.
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The Company owns various TRSs, one of which manages the Company’s non-REIT activities and each of which is subject to
federal, state and local income taxes.

3. Earnings Per Share

Basic earnings per share is computed using net income attributable to common shareholders and the weighted average number
of shares of the Company’s common stock outstanding during the period. Diluted earnings per share reflects common shares
issuable from the assumed conversion of OP Units and common share awards granted. Only those items having a dilutive
impact on basic earnings per share are included in diluted earnings per share.

The following potentially dilutive securities were outstanding for the years ended December 31, 2021, 2020, and 2019, but were
not included in the computation of diluted earnings per share because the effects of their inclusion would be anti-dilutive.

Year Ended December 31,
2021 2020 2019
Common OP Units (Note 10) 468,475 468,475 531,112
Preferred OP Units (Note 10) 35,242 35,242 42,421
Total potentially dilutive securities 503,717 503,717 573,533

The following is a summary of the elements used in calculating basic and diluted earnings per share:

Year Ended December 31,
2021 2020 2019
Numerator - basic and diluted earnings per share
Net income $ 33,284  $ 69,848 $ 86,762
Net loss (income) attributable to noncontrolling interests 2,205 2,955 (1,793)
Net income attributable to ACC, Inc. and Subsidiaries common
stockholders 35,489 72,803 84,969
Amount allocated to participating securities (2,285) (2,142) (1,902)
Net income attributable to common stockholders $ 33,204 $ 70,661 $ 83,067
Denominator
Basic weighted average common shares outstanding 138,503,705 137,588,964 137,295,837
Unvested restricted stock awards (Note 11) 1,199,930 1,121,466 990,941
Diluted weighted average common shares outstanding 139,703,635 138,710,430 138,286,778
Earnings per share
Net income attributable to common stockholders - basic $ 024 $ 051 $ 0.61
Net income attributable to common stockholders - diluted $ 024 $ 051 $ 0.60

4. Income Taxes

As mentioned in Note 2, the Company qualifies as a REIT under the Code. As a REIT, the Company is not subject to federal
income tax as long as it distributes at least 90% of its taxable income to its sharecholders each year. If the Company’s taxable
income exceeds its distributions for the year, the REIT tax rules allow the Company to designate distributions from a
subsequent tax year in order to avoid current taxation on undistributed income. No provision for federal income taxes for the
REIT has been included in the accompanying consolidated financial statements as the Company expects to meet the 90%
annual distribution requirement. If the Company fails to qualify as a REIT, the Company will be subject to federal income tax
on its taxable income and to federal income and excise taxes on its undistributed income. In addition, ACCOP is a flow-
through entity and is not subject to federal income taxes at the entity level. Historically, the Company has incurred only state
and local income, franchise, and margin taxes.
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The Company’s TRSs are subject to federal, state, and local income taxes. As such, deferred income taxes result from
temporary differences between the carrying amounts of assets and liabilities of the TRSs for financial reporting purposes and
the amounts used for income tax purposes. Deferred tax assets and liabilities are measured using enacted tax rates in effect in
the years in which those temporary differences are expected to reverse. Significant components of the deferred tax assets and
liabilities of the TRSs are as follows:

December 31,

2021 2020

Deferred tax assets

Fixed and intangible assets $ 1,664 $ 1,669

Net operating loss carryforwards 7,952 8,207

Prepaid and deferred income 1,140 1,060

Bad debt reserves 691 675

Leases 3,089 3,314

Accrued expenses and other 5,060 3,795

Stock compensation 2,963 3,084
Total deferred tax assets 22,559 21,804
Valuation allowance for deferred tax assets (19,743) (18,578)
Deferred tax assets, net of valuation allowance 2,816 3,226
Deferred tax liabilities

Leases (2,793) (3,189)

Deferred financing costs (23) (37
Net deferred tax liabilities $ — S —
Significant components of the Company’s income tax provision are as follows:

Year Ended December 31,
2021 2020 2019

Current

Federal $ (112) $ (103) $ (157)

State (1,249) (1,246) (1,350)
Deferred

Federal — — —

State — — —
Total provision $ (1,361) $ (1,349) $ (1,507)

TRS earnings subject to tax consisted of an income of approximately $4.4 million, a loss of approximately $5.4 million, and
income of approximately $10.0 million for the years ended December 31, 2021, 2020, and 2019, respectively. The
reconciliation of income tax for the TRSs computed at the U.S. statutory rate to income tax provision is as follows:

Year Ended December 31,
2021 2020 2019

Tax benefit (provision) at U.S. statutory rates on TRS income

subject to tax $ 1,347 $ 1,536 $ (789)
State income tax, net of federal income tax benefit (provision) 206 278 57
Effect of permanent differences and other (53) (8) 5
(Increase) decrease in valuation allowance (1,500) (1,8006) 841
TRS income tax provision $ — 3 — S —

At December 31, 2021, the TRSs had net operating loss carryforwards (“NOLs”) of approximately $29.8 million for income tax
purposes that begin to expire in 2033. These NOLs may be used to offset future taxable income generated by each of the
respective TRSs. Due to the various limitations to which the use of NOLs are subject, the Company has applied a valuation
allowance to the NOLs given the likelihood that the NOLs will expire unused. The Company and its subsidiaries file income
tax returns in the U.S. federal jurisdiction and various states’ jurisdictions as required, and as of December 31, 2021, the 2020,
2019, and 2018 calendar tax years are subject to examination by the tax authorities.
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The Company had no material unrecognized tax benefits for the years ended December 31, 2021, 2020, and 2019, and as of
December 31, 2021, the Company does not expect to record any material unrecognized tax benefits. Because no material
unrecognized tax benefits have been recorded, no related interest or penalties have been calculated.

A schedule of per share distributions the Company paid and reported to its shareholders, which is unaudited, is set forth in the
following table:

Year Ended December 31,
Tax Treatment of Distributions 2021 2020 2019
Ordinary income $ 0.4500 $ 1.1004 § 0.6625
Long-term capital gain " 1.2248 0.3560 1.2075
Return of capital 0.2052 0.4236 —
Total per common share outstanding $ 1.8800 $ 1.8800 $ 1.8700

M Unrecaptured Section 1250 gains of $0.2560, $0.2052, and $0.3827 were reported for the years ended December 31, 2021, 2020, and 2019, respectively.

5. Acquisitions and Joint Venture Investments

Land Acquisitions

In November 2021, the Company acquired a land parcel near the University of Georgia for approximately $1.0 million
including transaction costs. The land was purchased as part of a planned redevelopment of a current asset.

In May 2021, the Company acquired a land parcel near Arizona State University for approximately $12.2 million including
transaction costs. The land was purchased for the potential future development of a student housing facility.

In October 2020, the Company acquired a property containing a commercial building near the University of Central Florida for
approximately $11.6 million including transaction costs. The land was purchased for future development of a student housing
facility. The commercial building is currently leased and managed by a third party. The Company will receive the operating
cash flows of the property until development commences.

Joint Venture Transactions

In August 2020, the Company entered into a joint venture arrangement with a third-party partner to develop a property located
in Nashville, TN (the “Nashville Joint Venture”). The Company’s contribution consisted of cash and pre-development
expenditures totaling $5.6 million in exchange for a 50% ownership interest in the Nashville Joint Venture. Additionally, as
part of the transaction, the Company financed the third-party partner’s contribution with a $5.4 million, two-year note
receivable (the “Note”) at a 6.5% annual interest rate. The third-party partner contributed the proceeds from the Note as well as
pre-development and transaction costs of approximately $0.7 million in exchange for a 50% ownership interest in the Nashville
Joint Venture. In September 2020, the Nashville Joint Venture purchased a land parcel for $11.3 million including transaction
costs.

The Nashville Joint Venture was determined to be a VIE with the Company being the primary beneficiary. As such, the
Nashville Joint Venture is included in the Company’s consolidated financial statements contained herein and the third-party
partner’s ownership interest is accounted for as noncontrolling interest - partially owned properties.

Presale Development Projects

During the year ended December 31, 2019, two properties containing 783 beds and subject to presale agreements were
completed and acquired by the Company for $110.2 million. The purchase price included $8.6 million related to the purchase
of the land on which one of the properties is built. Additionally, upon acquisition, the third-party developer repaid an $18.5
million mezzanine loan, including accrued interest, that the Company provided to one of the projects during the construction
period.

As presale development properties are consolidated by the Company from time of execution of the presale agreements with the
developers, the closing of the transactions was accounted for as an increase in ownership of a consolidated subsidiary.
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6. Dispositions and Joint Venture Investments
Joint Venture Activity

In December 2021, the Company executed a joint venture agreement with an affiliate of Harrison Street Real Estate Capital,
LLC (“HS”) for the ownership of the Company's existing eight-property Arizona State University student housing portfolio.
The transaction (the "ACC / HS Joint Venture Transaction") is structured with a two-phase closing. The first phase of the
transaction closed in December 2021 and included the sale of a 45% ownership interest in three owned properties containing
4,272 beds for a sales price of approximately $271.7 million. The second phase is expected to close in late 2022 or early 2023
and will involve the sale of a 45% ownership interest in five owned properties containing 3,915 beds for a sales price of
approximately $279.6 million, subject to customary closing conditions, including no material adverse changes to these
properties.

The joint venture was determined to be a VIE. As the Company retained control of the properties after the joint venture
transaction through its 55% ownership interest, it was deemed the primary beneficiary. As such, the Company’s contribution of
the properties to the joint venture was recorded at net book value, and the joint venture is included in the Company’s
consolidated financial statements contained herein. The joint venture partner’s ownership interest in the joint venture is
accounted for as noncontrolling interest. The difference between the book value and the sales price of the 45% ownership
interest purchased by HS is reflected as Change in Ownership of Consolidated Subsidiary on the accompanying Consolidated
Statements of Changes in Equity. Additionally, the book value of the 45% ownership interest purchased by HS is reflected as
Contributions by Noncontrolling Interests — Partially Owned Properties on the accompanying Consolidated Statements of
Changes in Equity.

Property Dispositions

In March 2020, the Company sold The Varsity, an owned property located near University of Maryland in College Park,
Maryland, containing 901 beds for $148.0 million, resulting in net cash proceeds of approximately $146.1 million. The net gain
on this disposition totaled approximately $48.5 million.

During the year ended December 31, 2019, the Company sold two owned properties containing 1,150 beds for approximately
$109.5 million, resulting in net cash proceeds of approximately $108.6 million. Concurrent with the classification of one of the
sold properties as held for sale, the Company reduced the property’s carrying amount to its estimated fair value less estimated
selling costs and recorded an impairment charge of $3.2 million. The combined net loss on the dispositions was not material.
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7. Investments in Real Estate
Owned Properties

Owned properties, both wholly-owned and those owned through investments in VIEs, consisted of the following:

December 31,2021 December 31, 2020

Land $ 678,254 § 664,879
Buildings and improvements 7,241,918 6,949,781
Furniture, fixtures, and equipment 425,469 405,843
Construction in progress 242,566 361,893
8,588,207 8,382,396
Less accumulated depreciation (1,911,396) (1,660,652)
Owned properties, net S 6,676,811 $ 6,721,744

On-Campus Participating Properties (OCPPs)

Our OCPP segment includes six on-campus properties that are operated under long-term ground/facility leases with three
university systems. Under our ground/facility leases, we receive an annual distribution representing 50% of these properties’
net cash flows, as defined in the ground/facility lease agreements. We also manage these properties under long-term
management agreements and are paid management fees equal to a percentage of defined gross receipts.

OCPPs consisted of the following:

December 31,2021 December 31, 2020

Buildings and improvements $ 160,275 § 157,218
Furniture, fixtures, and equipment 14,213 14,389
Construction in progress 60
174,548 171,607
Less accumulated depreciation (108,989) (102,326)
On-campus participating properties, net $ 65,559 § 69,281
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8. Debt

A summary of the Company’s outstanding consolidated indebtedness, including unamortized debt premiums and discounts, is
as follows:

December 31,

2021 2020
Debt secured by owned properties
Mortgage loans payable
Unpaid principal balance $ 460,825 $ 563,506
Unamortized deferred financing costs (596) (848)
Unamortized debt premiums 540 1,819
Unamortized debt discounts (103) (151)
460,666 564,326
Debt secured by OCPPs
Mortgage loans payable 60,986 63,714
Bonds payable 14,695 19,110
Unamortized deferred financing costs (511 (323)
75,170 82,501
Total secured mortgage and bond debt, net 535,836 646,827
Unsecured notes, net of unamortized OID and deferred financing costs @ 2,773,855 2,375,603
Unsecured term loan, net of unamortized deferred financing costs ® 199,824 199,473
Unsecured revolving credit facility — 371,100
Total debt, net $ 3,509,515 $ 3,593,003

M The creditors of mortgage loans payable and bonds payable related to OCPPs do not have recourse to the assets of the Company.

@ Includes net unamortized original issue discount (“OID”) of $5.3 million and $5.8 million at December 31, 2021 and 2020, respectively, and net

unamortized deferred financing costs of $20.8 million and $18.6 million at December 31, 2021 and 2020, respectively.

®  Includes net unamortized deferred financing costs of $0.2 million and $0.5 million at December 31, 2021 and 2020, respectively.

Mortgage Loans Payable

Mortgage loans payable generally feature either monthly interest and principal payments or monthly interest-only payments
with balloon payments due at maturity. For purposes of classification in the following table, variable rate mortgage loans
subject to interest rate swaps are deemed to be fixed rate, due to the Company having effectively fixed the interest rate for the
underlying debt instrument.

Mortgage loans payable, excluding debt premiums and discounts, consisted of the following as of December 31, 2021:

December 31, 2021
Principal Outstanding Weighted Weighted Number of
December 31, Average Average Years Properties
2021 2020 Interest Rate to Maturity Encumbered
Fixed Rate
Mortgage loans payable $ 520,888 § 625,136 4.03 % 6.6 years 10
Variable Rate
Mortgage loans payable @ 923 2,084 2.61 % 23.6 years —
Total $ 521,811 § 627,220 4.03 % 6.7 years 10

M Fixed rate mortgage loans payable mature on various dates from 2024 through 2045 and carry interest rates ranging from 2.79% to 4.50% at

December 31, 2021.

Represents mortgage debt at one of our on-campus participating properties not subject to an interest rate swap contract. This property is included in the
number of properties encumbered by mortgage loans above.

)
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During the year ended December 31, 2021, the following transactions occurred:

Mortgage Loans Payable
Balance, December 31, 2020 $ 627,220
Pay-off of mortgage notes payable @ (99,819)
Scheduled repayments of principal (5,590)
Balance, December 31, 2021 $ 521,811

(O]
2

Balance excludes unamortized debt premiums and discounts.

Represents pay-offs of mortgage notes payable secured by six properties.

In February 2021, the Company refinanced $24.0 million of OCPP mortgage debt that was scheduled to mature in 2021, which
extended the maturity to February 2028. Additionally, in February 2021, the Company entered into two interest rate swap
agreements to convert the refinanced mortgage loan to a fixed rate of 2.8%. Refer to Note 12 for information related to
derivatives.

Bonds Payable

Three of the on-campus participating properties are 100% financed with outstanding project-based taxable bonds. Under the
terms of these financings, one of the Company’s special purpose subsidiaries publicly issued three series of taxable bonds and
loaned the proceeds to three special purpose subsidiaries that each hold a separate leasehold interest. The bonds encumbering
the leasehold interests are non-recourse, subject to customary exceptions. Although a default in payment by these special
purpose subsidiaries could result in a default under one or more series of bonds, indebtedness of any of these special purpose
subsidiaries is not cross-defaulted or cross-collateralized with indebtedness of the Company, the Operating Partnership, or other
special purpose subsidiaries. Repayment of principal and interest on these bonds is insured by MBIA, Inc. Interest and
principal are paid semi-annually and annually, respectively, through maturity. Covenants include, among other items, budgeted
and actual debt service coverage ratios. As of December 31, 2021, the Company was in compliance with all such covenants.

Bonds payable at December 31, 2021 consisted of the following:

Principal Weighted Required

Mortgaged Facilities rincipa Average Maturity Monthly
Series Subject to Leases Original  December 31, 2021 Rate Date Debt Service
1999  University Village-PVAMU/TAMIU $§ 39270 $ 6,485 7.76 %  September 2023  § 302
2001  University College-PVAMU 20,995 6,345 7.62 % August 2025 158
2003  University College-PVAMU 4,325 1,865 6.22 % August 2028 28
Total/weighted average rate $§ 64,590 $ 14,695 7.50 % $ 488

Unsecured Notes

In October 2021, the Operating Partnership closed a $400 million offering of senior unsecured notes under its existing shelf
registration. These 7-year notes were issued at 99.928% of par value with a coupon of 2.250% and are fully and
unconditionally guaranteed by the Company. Interest on the notes is payable semi-annually on January 15 and July 15, with the
first payment due and payable on January 15, 2022. The notes will mature on January 15, 2029. Net proceeds from the sale of
the senior unsecured notes totaled approximately $394.4 million. The Company used the proceeds to repay borrowings under
its Credit Facility.
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As of December 31, 2021, the Operating Partnership has issued the following senior unsecured notes:

% of Par Original Issue Term

Date Issued Amount Value Coupon Yield Discount (Years)

April 2013 $ 400,000 99.659 3.750% 3.791% $ 1,364 10

June 2014 400,000 99.861 4.125% 4269% O 556 10
October 2017 400,000 99.912 3.625% 3.635% 352 10

June 2019 400,000 99.704 3.300% 3.680% O 1,184 7
January 2020 400,000 99.810 2.850% 2.872% 760 10

June 2020 400,000 99.142 3.875% 3.974% 3,432 10
October 2021 400,000 99.928 2.250% 2.261% 288 7

$ 2,800,000 $ 7,936

M The yield includes the effect of amortization of interest rate swap terminations.

The notes are fully and unconditionally guaranteed by the Company. Interest on the notes is payable semi-annually. The terms
of the unsecured notes include certain financial covenants that require the Operating Partnership to limit the amount of total
debt and secured debt as a percentage of total asset value, as defined. In addition, the Operating Partnership must maintain a
minimum ratio of unencumbered asset value to unsecured debt, as well as a minimum interest coverage level. As of
December 31, 2021, the Company was in compliance with all such covenants.

Unsecured Revolving Credit Facility

In May 2021, the Company closed on the renewal of its existing $1.0 billion Credit Facility which was previously scheduled to
mature in March 2022. The renewed agreement contains an accordion feature that allows the Company to expand the Credit
Facility by up to an additional $500 million, subject to the satisfaction of certain conditions. Additionally, a component of the
interest rate is based on the achievement of specified environmental, social, and governance (“ESG”) targets which include the
achievement of diversity rates among the Company’s independent board members and employees and completion of
certifications or renovations that meet certain sustainability standards. The Credit Facility matures in May 2025, and can be
extended through two six-month extension options, subject to the satisfaction of certain conditions.

The Credit Facility bears interest at a variable rate, at the Company’s option, based upon a base rate of one-, three-, or six-
month LIBOR, plus, in each case, a spread based upon the Company’s investment grade rating from either Moody’s Investor
Services, Inc. or Standard & Poor’s Rating Group, subject to adjustment based upon the achievement of ESG targets described
above. Additionally, the Company is required to pay a facility fee of 0.20% per annum on the $1.0 billion Credit Facility. As
of December 31, 2021, the Credit Facility had a zero balance and availability under the Credit Facility totaled $1.0 billion.

The terms of the Credit Facility include certain restrictions and covenants, which limit, among other items, the incurrence of
additional indebtedness and liens. The facility contains customary affirmative and negative covenants and also contains
financial covenants that, among other things, require the Company to maintain certain maximum leverage ratios and minimum
ratios of “EBITDA” (earnings before interest, taxes, depreciation and amortization) to fixed charges. The financial covenants
also include a minimum asset value requirement, a maximum secured debt ratio, and a minimum unsecured debt service
coverage ratio. As of December 31, 2021, the Company was in compliance with all such covenants.

Unsecured Term Loan

The Company’s Term Loan totals $200 million and matures in June 2022. The agreement has an accordion feature that allows
the Company to expand the amount by up to an additional $100 million, subject to the satisfaction of certain conditions. The
Company is also currently party to two interest rate swap contracts to hedge the variable rate cash flows associated with the
LIBOR-based interest payments on the Term Loan. The weighted average annual rate on the Term Loan was 2.54% (1.44% +
1.10% spread) at December 31, 2021. Refer to Note 12 for more information related to cash flow hedges of interest rate risk.
The Term Loan Facility includes certain restrictions and covenants consistent with those of the unsecured revolving credit
facility discussed above. As of December 31, 2021, the Company was in compliance with all such covenants.
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In May 2021, the Company modified the Term Loan to include LIBOR transition language and to conform the covenants and
various administrative items from the agreement to those in the Company’s Credit Facility which was also amended in May
2021.

Debt Maturities

The following table summarizes the stated debt maturities and scheduled amortization payments, excluding debt premiums and
discounts, for each of the five years subsequent to December 31, 2021 and thereafter:

2022 $ 209,723
2023 410,411
2024 530,939
2025 4,922
2026 403,207
Thereafter 1,977,304

$ 3,536,506

The Company's payment of principal and interest were current at December 31, 2021. Certain of the mortgage notes and bonds
payable are subject to prepayment penalties.

9. Stockholders’ Equity

In May 2021, the Company renewed its at-the-market share offering program (the “ATM Equity Program”) through which the
Company may issue and sell, from time to time, shares of common stock having an aggregate offering price of up to $500.0
million. The shares that may be sold under this program include shares of common stock of the Company with an aggregate
offering price of approximately $500.0 million that were not sold under the Company's previous ATM equity program that
expired in May 2021. Actual sales under the program will depend on a variety of factors, including, but not limited to, market
conditions, the trading price of the Company’s common stock and determinations of the appropriate sources of funding for the
Company.

The following table presents activity under the Company’s ATM Equity Program during the year ended December 31, 2021.
There was no activity under the Company’s ATM Equity Program during the year ended December 31, 2020.

Year Ended
December 31, 2021
Total net proceeds $ 58,927
Commissions paid to sales agents $ 747
Weighted average price per share $ 49.05
Shares of common stock sold 1,216,600

As of December 31, 2021, the Company had $440.3 million available for issuance under its ATM Equity Program.

The Company has a Non-Qualified Deferred Compensation Plan (“Deferred Compensation Plan”) maintained for the benefit of
certain employees and members of the Company’s Board of Directors, in which vested share awards (see Note 11), salary, and
other cash amounts earned may be deposited. Deferred Compensation Plan assets are held in a rabbi trust, which is subject to
the claims of the Company’s creditors in the event of bankruptcy or insolvency. The shares held in the Deferred Compensation
Plan are classified within stockholders’ equity in a manner similar to the manner in which treasury stock is classified.
Subsequent changes in the fair value of the shares are not recognized. During the year ended December 31, 2021, 28,899
shares and 27,945 shares of vested stock were deposited into and withdrawn from the Deferred Compensation Plan,
respectively. As of December 31, 2021, 92,700 shares of ACC's common stock were held in the Deferred Compensation Plan.
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10. Noncontrolling Interests

Noncontrolling interests - partially owned properties: As of December 31, 2021, the Company consolidates six joint ventures
that own and operate 13 owned off-campus properties and one land parcel, including the ACC / HS Joint Venture Transaction
discussed in Note 6. The portion of net assets attributable to the third-party partners in these arrangements is classified as
“noncontrolling interests - partially owned properties” within equity on the accompanying consolidated balance sheets.

Redeemable noncontrolling interests - OP Units: Included in redeemable noncontrolling interests on the accompanying
consolidated balance sheets are OP Units for which ACCOP is required, either by contract or securities law, to deliver
registered shares of ACC’s common stock to the exchanging OP unitholder, or for which ACCOP has the intent or history of
exchanging such units for cash. The units include Series A Preferred Units (“Preferred OP Units”) and Common OP Units.
The value of OP Units is reported at the greater of fair value, which is based on the closing market value of the Company’s
common stock at period end, or historical cost at the end of each reporting period. The OP unitholders’ share of the income or
loss of the Company is included in “net income attributable to noncontrolling interests” on the consolidated statements of
comprehensive income.

Redeemable noncontrolling interests - partially owned properties: The noncontrolling interest holder in the Core Spaces / DRW
Real Estate Investment joint ventures (the “Core Joint Ventures”), which were formed in 2017, had the option to redeem its
noncontrolling interest in the entities through the exercise of put options. During the year ended December 31, 2020, the
noncontrolling interest holder exercised its option to redeem its remaining ownership interest in the Core Joint Ventures, which
reduced the redeemable noncontrolling interest by $77.2 million. As of December 31, 2021 and 2020, the Company had 100%
ownership interest in all five properties initially held by the Core Joint Ventures.

Below is a table summarizing the activity of redeemable noncontrolling interests for the years ended December 31, 2021, 2020,
and 2019:

Balance, December 31, 2018 $ 184,446
Net income 783
Distributions (1,062)
Conversion of OP Units into shares of ACC common stock (6,082)
Contributions from noncontrolling interests 250
Purchase of noncontrolling interests (88,304)
Adjustments to reflect redeemable noncontrolling interests at fair value 14,350

Balance, December 31, 2019 $ 104,381
Net income 325
Distributions 937)
Purchase of noncontrolling interests (77,200)
Adjustments to reflect redeemable noncontrolling interests at fair value (2,002)

Balance, December 31, 2020 $ 24,567
Net income 177
Distributions (937)
Adjustments to reflect redeemable noncontrolling interests at fair value 8,051

Balance, December 31, 2021 $ 31,858
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11. Incentive Award Plan

The Company has an Incentive Award Plan (the “Plan”) that provides for the grant of various stock-based incentive awards to
selected employees and directors of the Company and the Company’s affiliates. The types of awards that may be granted under
the Plan include incentive stock options, nonqualified stock options, restricted stock awards (“RSAs”), restricted stock units
(“RSUs”), profits interest units (“PIUs”), and other stock-based awards. The Company has reserved a total 3.5 million shares
of the Company’s common stock for issuance pursuant to the Plan, subject to certain adjustments for changes in the Company’s
capital structure, as defined in the Plan. As of December 31, 2021, 2.2 million shares were available for issuance under the
Plan.

Restricted Stock Awards

The Company awards RSAs to its executive officers and certain employees that vest in equal annual installments over a five
year period. Unvested awards are forfeited upon the termination of an individual’s employment with the Company under
specified circumstances. Recipients of RSAs receive dividends, as declared by the Company’s Board of Directors, on unvested
shares, provided that the recipient continues to be employed by the Company. A summary of the Company’s RSAs under the
Plan for the years ended December 31, 2021 and 2020 is presented below:

Weighted-Average

Number of Grant Date Fair

RSAs Value Per RSA
Nonvested balance as of December 31, 2019 967,341 $ 43.27
Granted 444,522 47.13
Vested " (295,385) 43.40
Forfeited (23,882) 44.56
Nonvested balance as of December 31, 2020 1,092,596 $ 44.78
Granted 468,770 41.50
Vested @ (415,572) 44.18
Forfeited (34,696) 43.32
Nonvested balance as of December 31, 2021 1,111,098 $ 43.67

M Includes 95,690 shares withheld to satisfy tax obligations upon vesting for the year ended December 31, 2020.
@ Includes 140,864 shares withheld to satisfy tax obligations upon vesting for the year ended December 31, 2021.

The fair value of RSAs is calculated based on the closing market value of the Company’s common stock on the date of
grant. The fair value of these awards is amortized to expense over the vesting periods, which amounted to approximately $18.4
million, $14.4 million, and $12.7 million for the years ended December 31, 2021, 2020, and 2019, respectively. The weighted-
average grant date fair value for each RSA granted and forfeited during the year ended December 31, 2019 was $44.08 and
$42.91, respectively.

The total fair value of RSAs vested during the year ended December 31, 2021 was approximately $18.4 million. Additionally,
as of December 31, 2021, the Company had approximately $35.8 million of total unrecognized compensation cost related to
granted RSAs, which is expected to be recognized over a remaining weighted-average period of 3.2 years.

Per the provisions of the Plan, an employee becomes retirement eligible when: (i) the sum of an employee’s full years of service
(a minimum of 120 contiguous full months) and the employee’s age on the date of termination (a minimum of 50 years of age)
equals or exceeds 70 years (hereinafter referred to as the “Rule of 70”); (ii) the employee gives at least six months prior written
notice to the Company of his or her intention to retire; and (iii) the employee enters into a noncompetition agreement and a
general release of all claims in a form that is reasonably satisfactory to the Company. As of December 31, 2021, 24 employees
have met the Rule of 70, including the Company’s Chief Executive Officer. A total of 375,756 unvested RSAs are held by such
employees representing future amortization expense of $12.0 million. Once the first two conditions of retirement eligibility are
met, the unvested shares held by these employees will be subject to accelerated vesting.
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Restricted Stock Units

Upon initial appointment to the Board of Directors and reelection to the Board of Directors at each Annual Meeting of
Stockholders, each independent member of the Board of Directors is granted RSUs. On the Settlement Date, the Company will
deliver to the recipients a number of shares of common stock or cash, as determined by the Compensation Committee of the
Board of Directors, equal to the number of RSUs granted to the recipients. In addition, recipients of RSUs are entitled to
dividend equivalents equal to the cash distributions paid by the Company on one share of common stock for each RSU issued,
payable currently, or on the Settlement Date, as determined by the Compensation Committee of the Board of Directors.

Upon reelection to the Board of Directors in April 2021, all members of the Company’s Board of Directors were granted RSUs
in accordance with the Plan. These RSUs were valued at $170,000 for the Chair of the Board of Directors and at $122,500 for
all other members. The number of RSUs was determined based on the fair market value of the Company’s stock on the date of
grant, as defined in the Plan. All awards vested and settled immediately on the date of grant, and the Company delivered shares
of common stock and cash, as determined by the Compensation Committee of the Board of Directors.

In January 2021, the Company appointed three new members to the Board of Directors who were each granted RSUs valued at
$122,500.

A summary of ACC’s RSUs under the Plan for the years ended December 31, 2021 and 2020 and activity during the years then
ended is presented below:
Weighted-

Average Grant
Number of Date Fair Value

RSUs Per RSU
Outstanding as of December 31, 2019 — —
Granted 30,137 34.10
Settled in common shares (27,644) 34.10
Settled in cash (2,493) 34.10
Outstanding as of December 31, 2020 — S —
Granted 34,626 43.83
Settled in common shares (33,514) 43.80
Settled in cash (1,112) 4498
Outstanding as of December 31, 2021 — S —

The Company recognized expense of approximately $1.6 million, $1.0 million, and $0.9 million for the years ended
December 31, 2021, 2020, and 2019, respectively, reflecting the fair value of the RSUs issued on the dates of grants disclosed
above. The weighted-average grant-date fair value for each RSU granted during the year ended December 31, 2019 was
$47.34.

12. Derivative Instruments and Hedging Activities

The Company is exposed to certain risks arising from both its business operations and economic conditions. The Company
principally manages its exposures to a wide variety of business and operational risks through management of its core business
activities. The Company manages economic risks, including interest rate, liquidity, and credit risk primarily by managing the
amount, sources, and duration of its debt funding and the use of derivative financial instruments. Specifically, the Company
enters into derivative financial instruments to manage exposures that arise from business activities that result in the receipt or
payment of future known and uncertain cash amounts, the value of which are determined by interest rates. The Company’s
derivative financial instruments are used to manage differences in the amount, timing, and duration of the Company’s known or
expected cash receipts and its known or expected cash payments principally related to the Company’s investments and
borrowings.
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Cash Flow Hedges of Interest Rate Risk

The Company’s objectives in using interest rate derivatives are to add stability to interest expense and to manage its exposure to
interest rate movements. To accomplish this objective, the Company primarily uses interest rate swaps and forward starting
swaps as part of its interest rate risk management strategy. Interest rate swaps designated as cash flow hedges involve the
receipt of variable-rate amounts from a counterparty in exchange for the Company making fixed-rate payments over the life of
the agreements without exchange of the underlying notional amount. Forward starting swaps are used to protect the Company
against adverse fluctuations in interest rates by reducing its exposure to variability in cash flows relating to interest payments on
a forecasted issuance of debt. These agreements contain provisions such that if the Company defaults on any of its
indebtedness, regardless of whether the repayment of the indebtedness has been accelerated by the lender or not, then the
Company could also be declared in default on its derivative obligations. As of December 31, 2021, the Company was not in
default on any of its indebtedness or derivative instruments.

The change in the fair value of derivatives designated and that qualify as cash flow hedges is recorded outside of earnings in
other comprehensive income (“OCI”) and subsequently reclassified into earnings in the period that the hedged forecasted
transaction affects earnings within the same income statement line item as the earnings effect of the hedged transaction.

The following table summarizes the Company’s outstanding interest rate swap contracts which are included in other assets and
other liabilities on the accompanying consolidated balance sheets as of December 31, 2021, all of which have been designated
as cash flow hedges and qualify for hedge accounting:

Current
Effective Maturity Pay Fixed  Receive Floating Notional
Hedged Debt Instrument Date Date Rate Rate Index Amount Fair Value
Park Point mortgage loan Feb 1,2019 Jan 16,2024  2.7475% LIBOR-1month $§ 70,000 $ (2,716)
College Park mortgage loan ~ Oct 16,2019 Oct 16,2022  1.2570% LIBOR - 1 month 37,500 (264)
Unsecured term loan Nov 4,2019 Jun 27,2022  1.4685% LIBOR - 1 month 100,000 (606)
Unsecured term loan Dec 2,2019  Jun 27, 2022 1.4203% LIBOR - 1 month 100,000 (583)
Cullen Oaks mortgage loan ~ Feb 16,2021 Feb 15,2028  0.7850% LIBOR - 1 month 11,223 231
Cullen Oaks mortgage loan Feb 16,2021 Feb 15,2028  0.7850% LIBOR - 1 month 11,339 233

Total $ 330,062 $ (3,705)

In December 2018, the Company entered into three forward starting interest rate swap contracts with notional amounts
totaling $200.0 million designated to hedge the Company's exposure to increasing interest rates related to interest payments on
an anticipated issuance of unsecured notes. In connection with the issuance of unsecured notes in June 2019, the Company
terminated the swap contracts resulting in payments to counterparties totaling approximately $13.2 million, which were
recorded in accumulated other comprehensive loss and which will be amortized to interest expense over the term of the swap
contracts based on the June 2019 issuance and expected additional issuances.

The table below presents the fair value of the Company’s derivative financial instruments and their classification on the
accompanying consolidated balance sheets as of December 31, 2021 and 2020:

Asset Derivatives Liability Derivatives

Description

Balance Sheet

Location

Fair Value as of

12/31/2021

12/31/2020

Balance Sheet
Location

Fair Value as of

12/31/2021

12/31/2020

Interest rate swap contracts

Other assets

$ 464 S —
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The table below presents the effect of the Company’s derivative financial instruments on the accompanying consolidated
statements of comprehensive income for the years ended December 31, 2021, 2020, and 2019:

Year Ended December 31,

Description 2021 2020 2019
Change in fair value of derivatives and other recognized in other

comprehensive income ("OCI") $ 1,262 § (11,380) $ (723)
Swap interest accruals reclassified to interest expense 5,244 3,844 200
Termination of interest rate swap payment recognized in OCI — — (13,159)
Amortization of interest rate swap terminations M 1,724 1,705 1,133

Total change in OCI due to derivative financial instruments $ 8,230 $ (5,831) § (12,549)
Interest expense presented in the consolidated statements of

comprehensive income in which the effects of cash flow hedges are

recorded $ 117,793 § 112,507 $ 111,287

M Represents amortization from OCI into interest expense.
As of December 31, 2021, the Company estimates that $4.9 million will be reclassified from OCI to interest expense over the
next twelve months.

13. Fair Value Disclosures
Financial Instruments Carried at Fair Value

The Company follows the authoritative guidance for financial assets and liabilities, which establishes a framework for
measuring fair value and requires enhanced disclosures about fair value measurements. The authoritative guidance requires
disclosure about how fair value is determined for assets and liabilities and establishes a hierarchy by which these assets and
liabilities must be categorized, based on the significance of inputs.

In general, fair values determined by Level 1 inputs utilize unadjusted, quoted prices in active markets for identical assets or
liabilities the Company has the ability to access. Fair values determined by Level 2 inputs utilize inputs other than quoted
prices included in Level 1 that are observable for the asset or liability, either directly or indirectly. Level 2 inputs include
quoted prices for similar assets and liabilities in active markets and inputs other than quoted prices observable for the asset or
liability, such as interest rates and yield curves observable at commonly quoted intervals. Level 3 inputs are unobservable
inputs for the asset or liability and include situations where there is little, if any, market activity for the asset or liability.

In instances in which the inputs used to measure fair value may fall into different levels of the fair value hierarchy, the level in
the fair value hierarchy within which the fair value measurement in its entirety has been determined is based on the lowest level
input significant to the fair value measurement in its entirety. The Company’s assessment of the significance of a particular
input to the fair value measurement in its entirety requires judgment and considers factors specific to the asset or liability.
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The following table presents information about the Company’s financial instruments measured at fair value on a recurring basis
as of December 31, 2021 and 2020 and indicates the fair value hierarchy of the valuation techniques utilized by the Company to
determine such fair value. There were no Level 1 measurements for the periods presented, and the Company had no transfers
between Levels 1, 2, or 3 during the periods presented.

Fair Value Measurements as of

December 31, 2021 December 31, 2020
Level 2 Level 3 Total Level 2 Level 3 Total
Assets
Derivative financial instruments $ 464 D g — $ 464 $ — $ — $ —
Liabilities
Derivative financial instruments $ 4,169 D § — $ 4,169 $ 10211 O $ — $ 10,211
Mezzanine

Redeemable noncontrolling interests  $ 28,858 @ $ 3,000 $ 31,858 $ 21,567 @ $ 3,000 $ 24,567

M Valued using discounted cash flow analyses with observable market-based inputs of interest rate curves and option volatility, as well as credit valuation

adjustments to reflect nonperformance risk.

@ Represents the OP Unit component of redeemable noncontrolling interests which is based on the greater of fair value of the Company’s common stock or

historical cost at the balance sheet date. Represents a quoted price for a similar asset in an active market. Refer to Note 10.

Financial Instruments Not Carried at Fair Value

As of December 31, 2021 and December 31, 2020, the carrying values for the following instruments represent fair values due to
the short maturity of the instruments: cash and cash equivalents, restricted cash, student contracts receivable, certain items in
other assets (including receivables, deposits, and prepaid expenses), accounts payable and accrued expenses, and other
liabilities.

As of December 31, 2021 and December 31, 2020, the carrying values for the following instruments represent fair values due to
the variable interest rate feature of the instruments: the Credit Facility (which had no outstanding balance as of December 31,
2021) and one variable rate mortgage loan payable.

The table below contains the estimated fair value and related carrying amounts for the Company’s financial instruments as of
December 31, 2021 and 2020. There were no Level 1 or Level 3 measurements for the periods presented.

December 31, 2021 December 31, 2020
Carrying Estimated Fair Value Carrying Estimated Fair Value
Amount Level 2 Amount Level 2
Liabilities

Unsecured notes $ 2,773,855 $ 2917,121 @ § 2375603 $ 2,609,373 @
Mortgage loans payable (fixed rate) ) $ 520316 $ 535,401 @ $ 625,783 $ 656,648 @
Bonds payable $ 14,597 $ 15703 ©® § 18960  $ 20,720 ©
Unsecured term loan (fixed rate) $ 199,824 $ 201,042 © $ 199,473 $ 203,348 ©

M Carrying amounts disclosed include any applicable net unamortized OID, net unamortized deferred financing costs, and net unamortized debt premiums

and discounts (see Note 8).

@ Valued using interest rate and spread assumptions that reflect current creditworthiness and market conditions available for the issuance of unsecured notes

with similar terms and remaining maturities.

@ Does not include one variable rate mortgage loan with a principal balance of $0.9 million and $2.1 million as of December 31, 2021 and 2020,

respectively.

@ Valued using the present value of the cash flows at current market interest rates through maturity that primarily fall within the Level 2 category.

©®  Valued using quoted prices in markets that are not active due to the unique characteristics of these financial instruments.

©®  The Company is party to two interest rate swap contracts to hedge the variable rate cash flows associated with the LIBOR-based interest payments on the

Term Loan (see Note 8). Valued using the present value of the cash flows at interpolated 1-month LIBOR swap rates through maturity that primarily fall
within the Level 2 category.
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14. Leases
As Lessee

As discussed in Note 2, the Company as lessee has entered into lease agreements with university systems and other third parties
for the purpose of financing, constructing, and operating student housing properties. Under the terms of the ground/facility
leases, the lessor may receive annual minimum rent, variable rent based upon the operating performance of the property, or a
combination thereof.

In the accompanying consolidated statements of comprehensive income, rent expense for ACE® properties and OCPPs is
included in ground/facility lease expense, and rent expense for owned off-campus properties is included in owned properties
operating expenses. Total straight-line rent expense, variable rent expense, and capitalized rent cost, were as follows:

Year Ended December 31,
Description 2021 2020 2019
Straight-line rent expense $ 18,528 § 12,379 $ 10,009
Variable rent expense " $ 3,895 § 5,761 § 8,996
Capitalized rent cost $ 10,488 §$ 15,772 $ 12,889

M Includes impact of rent concessions received as discussed below.

During the years ended December 31, 2021 and 2020, the Company received rent concessions in the form of ground rent
abatements at one ACE"™ property related to the effects of the novel coronavirus disease pandemic (“COVID-19”). As
discussed in Note 2, these concessions were recorded as a reduction to ground/facility leases expense in accordance with the
FASB Staff Question & Answer “Accounting for Lease Concessions Related to the Effects of the COVID-19 Pandemic” and
are presented in the following table:

Year Ended December 31,

2021 2020

Ground rent abatements $ 7279 $ 1,512

Future minimum commitments over the life of all leases, which exclude variable rent payments, are as follows:

December 31, 2021

2022 $ 23,756
2023 28,867
2024 29,465
2025 29,500
2026 29,564
Thereafter 1,604,511

Total minimum lease payments 1,745,663
Less imputed interest (1,248,842)

Total lease liabilities $ 496,821

M The weighted average remaining lease term of leases with a lease liability, excluding extension options, as of December 31, 2021 was 61.1 years.
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As Lessor

As discussed in Note 2, the Company as lessor has entered into leases with both student and commercial tenants. Lease income
under both student and commercial leases is included in owned property revenues and on-campus participating properties
revenues in the accompanying consolidated statements of comprehensive income and is presented in the following table:

Year Ended December 31,
Description 2021 2020 2019
Student lease income $ 861,252 §$ 809,112 §$ 851,992
Commercial lease income $ 12,059 § 11,793  § 13,211

During the years ended December 31, 2021 and 2020, the Company provided various rent abatements and rent refunds to its
tenants experiencing financial hardship due to COVID-19. In addition, during the year ended December 31, 2020, the
Company also waived all late fees, online payment fees, and suspended financial related evictions during the spring and
summer terms, and in certain cases continued to do so through the 2020/2021 academic year. As discussed in Note 2, these
abatements and rent refunds were recorded as reductions to revenues in accordance with the FASB Staff Question & Answer
“Accounting for Lease Concessions Related to the Effects of the COVID-19 Pandemic” and are presented in the table below:

Year Ended December 31,
Description 2021 2020
Abatements through the Resident Hardship Program $ 1,036 § 14,275
Net rent refunds through ACE® university partnerships $ 2811 § 19,691
Net rent refunds through OCPP university partnerships $ — 5 1,472
Abatements provided to commercial tenants $ — 3 2,262
Reimbursements from university partners $ 2,527) $ (1,654)

M Recorded as reductions to owned properties revenue.
)

A3)

Net of reimbursements received from university partners of $2.6 million and $4.4 million for the years ended December 31, 2021 and 2020, respectively.
Recorded as reductions to OCPP revenue.

@ Represents reimbursements received from university partners to assist in the financial impacts of dedensification requirements, recorded in owned

properties revenue.
15. Commitments and Contingencies
Commitments

Construction Contract: As of December 31, 2021, the Company estimates additional costs to complete one owned development
project under construction to be approximately $32.7 million.

Charitable Donation: In connection with the ACC / HS Joint Venture Transaction described in Note 6, the Company
committed to donate $5.0 million to Arizona State University for scholarships, programs that support student success, and
sustainability. Upon the closing of the first phase of the transaction on December 31, 2021, the Company recorded a
$2.5 million expense, which is reflected in other operating expenses in the accompanying consolidated statements of
comprehensive income. The remaining $2.5 million will be recorded upon the closing of the second phase of the transaction.

Contingencies

Development-related Guarantees: For certain of its third-party development projects, the Company commonly provides
alternate housing and project cost guarantees, subject to force majeure. These guarantees are typically limited, on an aggregate
basis, to the amount of the projects’ related development fees or a contractually agreed-upon maximum exposure amount.
Alternate housing guarantees generally require the Company to provide substitute living quarters and transportation for students
to and from the university if the project is not complete by an agreed-upon completion date. These guarantees typically expire
at the later of five days after completion of the project or once the Company has moved all students from the substitute living
quarters into the project.
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Under project cost guarantees, the Company is responsible for the construction cost of a project in excess of an approved
budget. The budget consists primarily of costs included in the general contractors’ guaranteed maximum price contract
(“GMP”). In most cases, the GMP obligates the general contractor, subject to force majeure and approved change orders, to
provide completion date guarantees and to cover cost overruns and liquidated damages. In order to mitigate risk due to change
orders, all final development budgets also include a contingency line item. In addition, the GMP is in certain cases secured
with payment and performance bonds. Project cost guarantees expire upon completion of certain developer obligations, which
are normally satisfied within one year after completion of the project. The Company’s estimated maximum exposure amount
under the above guarantees was approximately $14.6 million as of December 31, 2021. As of December 31, 2021, management
does not anticipate any material deviations from schedule or budget related to third-party development projects currently in
progress.

As a part of the development agreement with Walt Disney World” Resort, the Company has guaranteed the completion of
construction of approximately $614.6 million to be delivered in phases from 2020 to 2023. As of December 31, 2021, the
Company has completed construction on six phases of the 10-phase project within the targeted delivery timeline. In addition,
the Company is subject to a development guarantee in the event that the substantial completion of a project phase is delayed
beyond its respective targeted delivery date, except in circumstances resulting in unavoidable delays. The agreement dictates
that the Company shall pay damages of $20 per bed for each day of delay for any Disney College Internship Program
participant who was either scheduled to live in the delayed phase as well as any participant who was not able to participate in
the program due to the lack of available housing and would have otherwise been housed in the delayed phase. Under the
agreement, the maximum exposure related to the Disney project assuming all remaining beds are not delivered on their
respective delivery dates is approximately $0.1 million per day. The Company anticipates completing all remaining phases
within the targeted delivery timeline.

Conveyance to University: In August 2013, the Company entered into an agreement to convey fee interest in a parcel of land,
on which one of the Company’s student housing properties resides (University Crossings), to Drexel University (the
“University”). Concurrent with the land conveyance, the Company as lessee entered into a ground lease agreement with the
University as lessor for an initial term of 40 years, with three 10-year extensions, at the Company’s option. The Company also
agreed to convey the building and improvements to the University at an undetermined date in the future and to pay real estate
transfer taxes not to exceed $2.4 million. The Company paid approximately $0.6 million in real estate transfer taxes upon the
conveyance of land to the University, leaving approximately $1.8 million to be paid by the Company upon the transfer of the
building and improvements.

Other Guarantee: In June 2019, the Company entered into a purchase and sale agreement to buy a land parcel initially
scheduled to close on or before June 30, 2021, with potential extensions at the Company’s option to June 1, 2022 or June 1,
2023. In February 2021, the Company provided notice in accordance with the purchase and sale agreement and elected to
extend the scheduled close date to June 1, 2022. In connection with the execution of the agreement and the closing extension,
the Company has made earnest money deposits totaling $2.4 million which are included in restricted cash on the accompanying
consolidated balance sheets. As a part of the agreement, within 60 days of certain conditions not being met, the seller of the
property can either terminate the agreement or exercise an option to require the Company to purchase the undeveloped land,
with the Company retaining all rights to fully own, develop, and utilize the land. If the option is exercised, the Company must
pay the agreed upon purchase price of $28.7 million, a commission calculated as a percentage of the sales price, and demolition
costs.

Pre-development expenditures: As discussed in the section Third-Party Development Services and Owned Development Project
Costs in Note 2, the Company incurs pre-development expenditures with the pursuit of third-party and owned development
projects. The Company bears the risk of loss of these pre-development expenditures if financing cannot be arranged or the
Company is unable to obtain the required permits and authorizations for the project. As of December 31, 2021, the Company
has deferred approximately $27.2 million in pre-development costs related to third-party and owned development projects that
have not yet commenced construction. Such costs are net of any contractual arrangements through which the Company could
be reimbursed by another party, and are included in other assets on the accompanying consolidated balance sheets.
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Litigation: The Company is subject to various claims, lawsuits, legal proceedings, and other matters that have not been fully
resolved and that have arisen in the ordinary course of business. While it is not possible to ascertain the ultimate outcome of
such matters, management believes that the aggregate amount of such liabilities, if any, in excess of amounts provided or
covered by insurance, will not have a material adverse effect on the consolidated financial position or results of operations of
the Company. However, the outcome of claims, lawsuits and legal proceedings brought against the Company is subject to
significant uncertainty. Therefore, although management considers the likelihood of such an outcome to be remote, the
ultimate results of these matters cannot be predicted with certainty.

Litigation Settlement: In June 2021, the Company entered into a Joint Stipulation and Settlement Agreement to end all
outstanding litigation brought by an alleged class of certain current and former California-based employees alleging violations
of statutory labor laws and regulations by the Company. As of December 31, 2021, the agreement was subject to final court
approval. The Company agreed to pay an aggregate of $2.0 million to the plaintiffs, plus a portion of payroll taxes on the wage
portion on the plaintiffs’ payment, in consideration of the settlement when the settlement agreement is formally approved by the
court. The parties agreed the settlement was intended solely as a compromise of disputed claims and was not to be understood
as a concession or determination that the Company has engaged in any wrongdoing. During the year ended December 31,
2021, the Company recorded litigation expense of $2.0 million to reflect the final amount owed under the settlement agreement,
which is reflected in other operating expenses in the accompanying consolidated statements of comprehensive income.

16. Segments

The Company defines business segments by their distinct customer base and service provided. The Company has identified
four reportable segments: Owned Properties, On-Campus Participating Properties, Development Services, and Property
Management Services. Management evaluates each segment’s performance based on income before depreciation, amortization,
and noncontrolling interests.

During the year ended December 31, 2019, the Company updated the presentation of certain items in the reconciliations section

in the segment disclosures below by including additional detail in the reconciliation of segment income before depreciation and
amortization to consolidated net income.
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Year Ended December 31,
2021 2020 2019
Owned Properties
Rental revenues and other income $ 889,052 $ 820,699 $ 880,709
Interest income 1,007 459 473
Total revenues from external customers 890,059 821,158 881,182
Operating expenses before depreciation, amortization, and ground/facility lease
expense (407,648) (378,454) (390,664)
Ground/facility lease expense (15,647) (11,505) (11,084)
Interest expense, net " (12,201) (12,413) (16,859)
Income before depreciation and amortization $ 454,563 $ 418,786 % 462,575
Depreciation and amortization $ (264,687) $ (256,238) $ (261,938)
Capital expenditures $ 228,122 $ 373,898 § 515,208
Total segment assets at December 31, $ 7344318 $ 7,368,883 $ 7,346,625
On-Campus Participating Properties
Rental revenues and other income $ 31,207 $ 29906 $ 36,346
Interest income 15 31 167
Total revenues from external customers 31,222 29,937 36,513
Operating expenses before depreciation, amortization, and ground/facility lease
expense (14,333) (13,521) (15,028)
Ground/facility lease expense (2,026) (2,008) (3,067)
Interest expense, net (3,483) (4,146) (4,934)
Income before depreciation and amortization $ 11,380 $ 10,262  $ 13,484
Depreciation and amortization $ (8,039) $ (8,015) § (8,380)
Capital expenditures $ 4,308 $ 2,098 $ 2,898
Total segment assets at December 31, $ 81,815 $ 86,523 $ 97,561
Development Services
Development and construction management fees $ 10,191 § 7,543 $ 13,051
Operating expenses (9,207) (9,431) (8,658)
Income (loss) before depreciation and amortization $ 984 § (1,888) $ 4,393
Total segment assets at December 31, $ 21,251 § 13,887 § 13,539
Property Management Services
Property management fees from external customers $ 11,959 § 12,436 §$ 12,936
Operating expenses (11,406) (12,269) (11,257)
Income before depreciation and amortization $ 553§ 167 $ 1,679
Total segment assets at December 31, $ 7374 $ 8,390 $ 8,388
Reconciliations
Total segment revenues and other income $ 943,431 § 871,074 $ 943,682
Unallocated interest income earned on investments and corporate cash 352 2,449 3,046
Total consolidated revenues, including interest income $ 943,783 $ 873,523 § 946,728
Segment income before depreciation and amortization $ 467,480 $ 427,327 $ 482,131
Segment depreciation and amortization (272,726) (264,253) (270,318)
Corporate depreciation (2,871) (3,450) (4,728)
Net unallocated expenses relating to corporate interest and overhead (147,209) (129,273) (117,529)
Gain (loss) from disposition of real estate, net — 48,525 (53)
Net other operating (expense) and nonoperating income (4,205) 2,407 —
Amortization of deferred financing costs (5,824) (5,259) (5,012)
Provision for impairment — — (17,214)
(Loss) gain from extinguishment of debt, net — (4,827) 20,992
Income tax provision (1,361) (1,349) (1,507)
Net income $ 33,284 $ 69,848 $ 86,762
Total segment assets $ 7,454,758 $ 7,477,683 $ 7,466,613
Unallocated corporate assets 119,828 53,477 93,141
Total assets at December 31, $ 7,574,586 $ 7,531,160 $ 7,559,754

M Net of capitalized interest and amortization of debt premiums.
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17. Subsequent Events

Distributions: On January 24, 2022, the Company’s Board of Directors declared a distribution per share of $0.47 which was
paid on February 25, 2022 to all common stockholders of record as of February 4, 2022. At the same time, the Operating
Partnership paid an equivalent amount per unit to holders of Common Units, as well as the quarterly cumulative preferential
distribution to holders of Series A Preferred Units (see Note 10).
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18. Schedule of Real Estate and Accumulated Depreciation

Owned Properties ©

The Callaway House College Station
The Village at Science Drive
University Village at Boulder Creek
University Village

University Village

University Club Apartments
City Parc at Fry Street

Entrada Real

University Village at Sweethome
University Village

Royal Village

Royal Lexington

Raiders Pass

Aggie Station

The Outpost

Callaway Villas

The Village on Sixth Avenue
Newtown Crossing

Olde Towne University Square
Peninsular Place

University Centre

The Summit & Jacob Heights
GrandMarc Seven Corners
Aztec Corner

The Tower at Third

Willowtree Apartments and Tower
University Pointe

University Trails

Campus Trails

University Crossings (ACE)
Vista del Sol (ACE)

Villas at Chestnut Ridge

Barrett Honors College (ACE)
Sanctuary Lofts
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Initial Cost Total Costs
Costs
Buildings and Capitalized Buildings and
Improvements Subsequent to Improvements
and Furniture, Acquisition / and Furniture,
Fixtures, and Initial Fixtures, and Accumulated Year
Units Beds Land Equipment Development Land Equipment Total @ Depreciation ~ Encumbrances © Built®
173 538 $ 5081 8§ 20,499 8,397 5,002 28975 § 33,977 % 16,514  § — 1999
192 732 4,673 19,021 8,036 4,673 27,057 31,730 13,607 — 2000
82 309 1,035 16,393 1,666 1,035 18,059 19,094 8,811 — 2002
105 406 929 15,168 970 929 16,138 17,067 7,148 — 2004
220 749 — 41,119 2,366 — 43,485 43,485 19,756 — 2004
94 376 1,416 11,848 1,720 1,416 13,568 14,984 5,887 — 1999
137 420 1,902 17,678 4,407 1,902 22,085 23,987 10,002 — 2004
98 363 1,475 15,859 2,250 1,475 18,109 19,584 8,234 — 2000
269 830 2,473 34,448 3,930 2,473 38,378 40,851 15,956 — 2005
217 716 4,322 26,225 5,940 4,322 32,165 36,487 13,938 — 1991
118 448 2,386 15,153 7,368 2,363 22,544 24,907 9,321 — 1996
94 364 2,848 12,783 4,351 2,848 17,134 19,982 7,414 — 1994
264 828 3,877 32,445 5,689 3,877 38,134 42,011 16,135 — 2001
156 450 1,634 18,821 6,368 1,634 25,189 26,823 9,785 — 2003
276 828 3,262 36,252 11,148 3,262 47,400 50,662 19,135 — 2005
236 704 3,903 31,953 800 3,903 32,753 36,656 13,049 — 2006
248 752 2,763 22,480 9,887 2,763 32,367 35,130 13,299 — 1999
356 942 7,013 53,597 1,469 7,013 55,066 62,079 20,745 — 2005
224 550 2,277 24,614 (314) 2,277 24,300 26,577 9,420 — 2005
183 478 2,306 16,559 1,368 2,306 17,927 20,233 7,082 — 2005
234 840 — 77,378 910 — 78,288 78,288 28,980 — 2007
258 930 2,318 36,464 2,383 2,318 38,847 41,165 13,835 — 2004
186 440 4,491 28,807 2,055 4,491 30,862 35,353 10,848 — 2000
180 606 17,460 32,209 6,347 17,460 38,556 56,016 13,119 — 2001
188 375 1,145 19,128 13,131 1,267 32,137 33,404 13,310 — 1973
473 851 9,807 21,880 4,634 9,806 26,515 36,321 10,487 — 1970
204 682 989 27,576 3,934 989 31,510 32,499 12,292 — 2004
240 684 1,183 25,173 3,704 1,183 28,877 30,060 11,113 — 2003
156 480 1,358 11,291 7,901 1,225 19,325 20,550 6,617 — 1991
260 1,016 — 50,668 41,541 — 92,209 92,209 38,019 — 2003
613 1,866 — 135,939 7912 — 143,851 143,851 53,098 — 2008
196 554 2,756 33,510 1,538 2,756 35,048 37,804 12,308 — 2008
604 1,721 — 131,302 23,777 — 155,079 155,079 55,886 — 2009
201 485 2,960 18,180 4,440 2,959 22,621 25,580 8,406 — 2006



The Edge - Charlotte
University Walk
Uptown

2nd Avenue Centre
Villas at Babcock
Lobo Village (ACE)
Villas on Sycamore
26 West

Avalon Heights
University Commons
Casas del Rio (ACE)
The Suites (ACE)
Hilltop Townhomes (ACE)
U Club on Frey

Campus Edge on UTA Boulevard
U Club Townhomes on Marion Pugh

Villas on Rensch
The Village at Overton Park
Casa de Oro (ACE)

The Villas at Vista del Sol (ACE)

The Block

University Pointe at College Station (ACE)

309 Green

The Retreat

Lofts54

Campustown Rentals
Chauncey Square

Texan & Vintage

The Castilian

Bishops Square

Union

922 Place

Campustown

River Mill

The Province

RAMZ Apartments on Broad
The Lofts at Capital Garage
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Initial Cost

Buildings and
Improvements
and Furniture,

Costs

Capitalized
Subsequent to
Acquisition /

Total Costs

Buildings and
Improvements
and Furniture,

Fixtures, and Initial Fixtures, and Accumulated Year
Units Beds Land Equipment Development Land Equipment Total @ Depreciation ~ Encumbrances © Built®

180 720 $ 3076 S 23395 § 9,335 3,076 32730 $ 35806 $ 13,508 $ _ 1999
120 480 2,016 14,599 2,960 2,016 17,559 19,575 6,102 — 2002
180 528 3,031 21,685 5,245 3,031 26,930 29,961 8,971 — 2004
274 868 4434 27,236 5,089 4,434 32,325 36,759 10,781 — 2008
204 792 4,642 30,901 1,135 4,642 32,036 36,678 13,020 — 2011
216 864 — 42,490 3,080 — 45,570 45,570 14,121 — 2011
170 682 3,000 24,640 1,439 3,000 26,079 29,079 10,942 — 2011
367 1,026 21,396 63,994 9,378 21,396 73,372 94,768 23,205 66,938 2008
210 754 4,968 24,345 16,120 4,968 40,465 45,433 14,547 — 2002
164 480 12,559 19,010 3,767 12,559 22,777 35,336 7,369 — 2003
283 1,028 — 40,639 3,819 — 44,458 44,458 19,397 — 2012
439 878 — 45296 1,530 — 46,826 46,826 16,143 — 2013
144 576 — 31,507 1,126 — 32,633 32,633 12,271 — 2012
216 866 8,703 36,873 3,643 8,703 40,516 49219 13,605 — 2013
128 488 2,661 21,233 2,210 2,663 23,441 26,104 8,794 — 2012
160 640 6,722 26,546 2,430 6,722 28,976 35,698 11,416 — 2012
153 610 10,231 33,852 1,841 10,231 35,693 45,924 12,791 — 2012
163 612 5,62 29,374 1,824 5,262 31,198 36,460 12,103 — 2012
109 365 — 12,362 545 — 12,907 12,907 5,176 — 2012
104 400 — 20,421 738 — 21,159 21,159 8,603 — 2012
669 1,555 22270 141,430 19,972 22,572 161,100 183,672 43,193 94,117 2008
282 978 — 84,657 2,043 — 87,600 87,600 34,329 — 2012
110 416 5351 49,987 4912 5,351 54,899 60,250 15,352 — 2008
187 780 5,265 46,236 4610 5,265 50,846 56,111 14,862 — 2012
43 172 430 14,741 4,862 430 19,603 20,033 5,762 — 2008
264 746 2,382 40,190 7,263 2382 47,453 49,835 14,975 — 1982
158 386 2,522 40,013 3,046 2,522 43,059 45,581 11,969 — 2011
124 311 5,937 11,906 16,475 5,962 28,356 34318 7,858 18,796 2008
371 623 3,663 59,772 38,013 3,663 97,785 101,448 32,437 46,052 1967
134 315 1,206 17,878 3,163 1,206 21,041 22,247 6,770 — 2002
54 120 169 6,348 1,257 169 7,605 7,774 2,439 — 2006
132 468 3,363 34,947 4,193 3,363 39,140 42,503 12,156 — 2009
452 1216 1,818 77,804 16,509 1,818 94,403 96,221 26,035 — 1997
243 461 1,741 22,806 6,160 1,741 28,966 30,707 9,093 — 1972
219 696 2,226 48,567 3,714 2,226 52281 54,507 14,857 — 2011
88 172 785 12,303 988 785 13,291 14,076 3,803 — 2004
36 144 313 3,581 1,089 313 4,670 4,983 1,544 — 2000
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25Twenty
The Province

The Province

5 Twenty Four and 5 Twenty Five Angliana

The Province

U Pointe Kennesaw

The Cottages of Durham
University Edge

The Lodges of East Lansing
7th Street Station

The Callaway House - Austin
Manzanita Hall (ACE)
University View (ACE)

U Club Townhomes at Overton Park
601 Copeland

The Townhomes at Newtown Crossing
Chestnut Square (ACE)

Park Point

U Centre at Fry Street
Cardinal Towne

Merwick Stanworth (ACE)
Plaza on University

U Centre at Northgate (ACE)
University Walk

U Club on Woodward

Park Point

1200 West Marshall

8 1/2 Canal Street

Vistas San Marcos

Crest at Pearl

U Club Binghamton

160 Ross

The Summit at University City (ACE)
2125 Franklin

University Crossings

U Club on 28th

Currie Hall (ACE)
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Initial Cost

Buildings and
Improvements
and Furniture,

Costs

Capitalized
Subsequent to
Acquisition /

Total Costs

Buildings and
Improvements
and Furniture,
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Fixtures, and Initial Fixtures, and Accumulated Year
Units Beds Land Equipment Development Land Equipment Total @ Depreciation ~ Encumbrances © Built®

249 s62  $ 2226 S 33429 S 3,928 2,26 37,357 39583 $ 11201 § _ 2011
366 858 4392 63,068 3,309 4392 66,377 70,769 19,694 — 2009
336 816 3,798 70,955 4,161 3,798 75,116 78,914 22,473 — 2010
376 1,060 — 60,448 8,293 5214 63,527 68,741 18,082 — 2010
287 947 — 52,043 6,458 — 59,401 59,401 17,630 — 2009
216 797 1,482 61,654 8,441 1,482 70,095 71,577 21,513 — 2012
141 619 3,955 41421 3,169 3,955 44,590 48,545 15,913 — 2012
201 608 4,500 26,385 2,276 4,500 28,661 33,161 7,095 — 2012
364 1,049 6,472 89,231 4882 6,472 94,113 100,585 26458 — 2012
82 309 9,792 16,472 801 9,792 17273 27,065 5,190 — 2012
219 753 — 61,550 2,258 — 63,808 63,808 20,705 80,726 2013
241 816 — 48,781 1,773 — 50,554 50,554 17,974 — 2013
96 336 — 14,683 47 — 15,155 15,155 5,164 — 2013
12 443 7,775 21,483 1,168 7,775 22,651 30,426 7,891 — 2013
81 283 1,457 26,699 853 1,457 27,552 29,009 8,170 — 2013
152 608 7,745 32,074 929 7,745 33,003 40,748 9,934 — 2013
220 861 — 98,369 3,471 — 101,840 101,840 32,039 — 2013
300 924 7,827 73,495 5,770 7,827 79,265 87,092 23,680 70,000 2008
194 614 2,002 47,700 3,427 2,902 51,127 54,029 13,510 — 2012
255 545 6,547 53,800 4577 6,547 58,386 64,933 15,464 — 2010
325 595 — 79,598 (539) — 79,059 79,059 15,965 — 2014
364 1,313 23,987 85,584 6,038 23,987 91,622 115,609 26,651 — 2014
196 784 — 35,663 810 — 36,473 36,473 10,988 — 2014
177 526 4341 29,073 4,165 4341 33238 37,579 7,370 — 2014
236 944 16,350 46,982 1,416 16,349 48,399 64,748 14,790 — 2014
66 26 — 25,725 4012 — 29,737 29,737 6,378 — 2010
136 406 4397 33,908 2372 4397 36,280 40,677 8,775 — 2013
160 540 2,797 45,394 2,659 2,797 48,053 50,850 10,658 — 2011
255 600 586 45,761 7,023 586 53,684 54270 15,939 — 2013
141 343 4395 36.268 2,149 4,491 38,321 42812 8,986 23372 2014
326 1272 15,858 92,372 3,824 15,858 96,196 112,054 17,732 — 2005
182 642 2,962 38,478 1,428 2,962 39,906 42,868 10,361 — 2015
351 1,315 — 154,770 2,964 — 157,734 157,734 32,762 — 2015
192 734 8,299 55716 970 8,299 56,686 64,985 12,890 — 2015
187 546 645 36,838 7873 645 44,711 45,356 8,222 — 2014
100 398 9,725 45,788 648 9,725 46,436 56,161 8,838 — 2016
178 456 — 49,987 583 — 50,570 50,570 10,199 — 2016



University Pointe (ACE)
Fairview House (ACE)

U Club Sunnyside

Stadium Centre

U Point

The Arlie

TWELVE at U District

The 515

State

Tooker House (ACE)

SkyView (ACE)

University Square (ACE)

U Centre on Turner

U Pointe on Speight

21Hundred at Overton Park

The Suites at Third

Callaway House Apartments

U Centre on College

The James

Bridges @ 11th

Hub U District Seattle

David Blackwell Hall (ACE)
Gladding Residence Center (ACE)
Irvington House (ACE)

Greek Leadership Village (ACE)
NAU Honors College (ACE)

U Club Townhomes at Oxford
Hub Ann Arbor

The Jack

Campus Edge on Pierce

191 College

LightView (ACE)

University of Arizona Honors College (ACE)
959 Franklin

Currie Hall Phase II (ACE)
Manzanita Square (ACE)
Disney College Program Phases I-V (ACE)
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Initial Cost

Buildings and
Improvements
and Furniture,

Costs

Capitalized
Subsequent to
Acquisition /

Total Costs

Buildings and
Improvements
and Furniture,

Fixtures, and Initial Fixtures, and Accumulated Year
Units Beds Land Equipment Development Land Equipment Total @ Depreciation ~ Encumbrances © Built®
134 531 $ — 3 44,035 $ 453 — 44,488 44,488 $ 8,605 $ — 2016
107 633 — 38,144 347 — 38,491 38,491 8,843 — 2016
134 534 7,423 41,582 752 7423 42,334 49,757 8,243 — 2016
636 1,723 27,808 158,189 10,431 27,808 168,620 196,428 20311 60,824 2016
54 163 1,425 17,325 2,578 1,425 19,903 21,328 3,829 — 2016
169 598 1,350 43352 2,360 1,350 45,712 47,062 8,024 — 2016
283 384 13,013 98,115 4,046 13,013 102,161 115,174 13,380 — 2014
183 513 1,611 68,953 2,667 1,611 71,620 73,231 9,165 — 2015
220 665 3,448 66,774 3,015 3,448 69,789 73,237 10,550 — 2013
429 1,594 — 103,897 172 — 104,069 104,069 17,508 — 2017
163 626 — 57,578 439 — 58,017 58,017 8,789 — 2017
143 466 — 25,635 141 — 25,776 25,776 4372 — 2017
182 718 14,000 55,456 303 14,001 55,758 69,759 8,805 — 2017
180 700 4,705 46,160 627 4,705 46,787 51,492 7,233 — 2017
296 1,204 16,767 64,057 1,169 16,767 65,226 81,993 10,641 — 2017
63 251 831 22,384 23 831 22,407 23,238 3,527 — 2017
386 915 12,651 78,220 892 12,651 79,112 91,763 12,718 — 2017
127 418 — 41,607 (44) — 41,563 41,563 6,126 — 2017
366 850 18,871 118,096 2,802 18,871 120,898 139,769 17,677 — 2017
184 258 — 58,825 1,785 — 60,610 60,610 7,176 — 2015
11 243 5,700 56,355 1,617 5,700 57,972 63,672 8,379 — 2017
412 780 — 96,891 861 — 97,752 97,752 10,778 — 2018
592 1,524 — 94,368 405 — 94,773 94,773 11,440 — 2018
197 648 — 36,187 44 — 36,231 36,231 4,471 — 2018
498 957 — 69,351 305 — 69,656 69,656 8,446 — 2018
318 636 — 41,222 415 — 41,637 41,637 5,345 — 2018
132 528 5,115 39,239 97 5,115 39,336 44,451 4,934 — 2018
124 310 7,050 42,865 1,789 7,050 44,654 51,704 5,283 — 2018
198 591 5,397 56,626 867 5,397 57,493 62,890 6,317 — 2018
289 598 6,881 55,818 1,579 6,881 57,397 64278 7,327 — 2018
127 495 5,434 55,844 — 5,434 55,844 61,278 4,461 — 2019
214 825 _ 148,922 1,088 — 150,010 150,010 12,227 — 2019
319 1,056 — 76214 405 — 76,619 76,619 6,854 — 2019
230 443 5,026 62,980 — 5,026 62,980 68,006 4,493 — 2019
95 272 — 41,812 — — 41812 41,812 1,929 — 2020
169 597 — 127,413 — — 127,413 127,413 5,653 — 2020
1323 5,84 _ 365,566 _ _ 365,566 365,566 12,086 — 202021
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Initial Cost

Buildings and
Improvements

Costs

Capitalized
Subsequent to

Total Costs

Buildings and
Improvements

and Furniture, Acquisition / and Furniture,
Fixtures, and Initial Fixtures, and Accumulated ear
Units Beds Land Equipment Development Land Equipment Total @ Depreciation ~ Encumbrances © Built®
Properties Under Development ®
Disney College Program Phases VI-X (ACE) 7 1,291 5,156 $ — 8 236,237 — 8 — 3 236,237 $ 236237 $ — % — 2022-23
Undeveloped land parcels ® — — 90,828 1,968 — 90,828 1,968 92,796 1,612 — N/A
Subtotal 34,423 106,674  $ 672,730 $ 7,322,890 592,587 $ 678,254 § 7,909,953 $§ 8,588,207 $ 1,911,396 § 460,825
On-Campus Participating Properties
University Village & University Village Northwest
at Prairie View 648 2,064 $ — 3 40,734 11,529 § — 52,263 § 52,263 § 43,162 $ 5,624 1998
University Village at Laredo 84 250 — 5,844 1,597 — 7,441 7,441 6,565 861 1997
University College at Prairie View 756 1,470 — 22,650 8,174 — 30,824 30,824 24,041 8,210 2001
Cullen Oaks 411 879 — 33,910 4,344 — 38,254 38,254 21,851 22,562 2003
College Park 224 567 — 43,634 2,132 — 45,766 45,766 13,370 38,424 2014
Subtotal 2,123 5,230 $ — 8 146,772 27,776  $ — 8 174,548 $ 174,548 $ 108,989 $ 75,681
Total 36,546 111,904  $ 672,730  § 7,469,662 620,363  $ 678,254 § 8,084,501 $ 8,762,755 $ 2,020,385 § 536,506

(1
@
3)
“)
%)
(6)
@
®)

Includes write-offs of fully depreciated assets.

Total aggregate costs for federal income tax purposes is approximately $9.7 billion.

Total encumbrances exclude net unamortized debt premiums and deferred financing costs of approximately $0.4 million and $1.1 million, respectively, as of December 31, 2021.

For properties with multiple phases, the year built represents the weighted average year based on the number of beds delivered each year.

A number of our properties consist of two or more phases that are counted separately in the property portfolio numbers disclosed in Note 1.

Initial costs represent construction costs incurred to date associated with the development of these properties. Year built represents the scheduled completion date.

Includes 739 beds delivered as a part of Phase VI for which construction was substantially complete as of December 31, 2021, but were not occupied until January 2022.

Buildings and improvements and furniture, fixtures, and equipment and accumulated depreciation amounts are related to buildings on three land parcels that will be demolished as part of development.
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AMERICAN CAMPUS COMMUNITIES, INC. AND SUBSIDIARIES

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

The changes in the Company’s investments in real estate and related accumulated depreciation for each of the years ended December 31, 2021, 2020, and 2019 are as follows:

Investments in Real Estate

Balance, beginning of year

Acquisition of land for development

Improvements and development expenditures
Write-off of fully depreciated or damaged assets
Provision for real estate impairment

Disposition of real estate

Transfer of property from owned to OCPP structure

Balance, end of year

Accumulated Depreciation

(1
@

Balance, beginning of year

Depreciation for the year

Write-off of fully depreciated or damaged assets
Disposition of properties

Transfer of property from owned to OCPP structure

Balance, end of year

Includes wholly-owned off-campus and on-campus properties, in addition to properties owned through investments in VIEs.

Represents on-campus participating properties.

For the Year Ended December 31,

2021 2020 2019
Owned @ On-Campus ? Owned ¥ On-Campus ? Owned @ On-Campus @

$ 8,382,396 § 171,607 $ 8,137,504 $ 169,499 7,813,959 $ 162,562
13,223 — 21,408 — 10,219 —

205,718 4317 355,590 2,108 484,949 2,900
(13,130) (1,376) (9,831) — (3,831) (306)

— — — — (3,201) —

_ — (122,275) — (160,248) _

— _ _ — (4,343) 4343

$ 8,588,207 $ 174,548 $ 8,382,396 $ 171,607 8,137,504 $ 169,499
$  (1,660,652) S (102,326) $  (1,442,789) $ (94,311) (1,230,562) $ (84,925)
(262,975) (8,039) (252,222) (8,015) (255,796) (8,380)

12,231 1,376 9,831 — 3,831 306

— — 24,528 — 38,426 —
. _ _ — 1312 (1312)
$  (1,911,396) $ (108,989) §  (1,660,652) $ (102,326) (1,442,789) $ (94,311)
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COMMON STOCK PERFORMANCE GRAPH

Comparison of Cumulative Total Return for the period
December 31, 2016 to 2021

250
—e— American Campus Communities, Inc.
—— S&P 500 Index

200 | | ——MSCIU.S. REIT Index

150 -

Index Value

100

50 f f f f
12/31/16 12/31117 12/31/18 12/31/19 12/31/20 12/31/21

The following performance graph compares the cumulative total return on our common stock with the cumulative total return of the Standard & Poor's 500 Stock
Index and the MSCI US REIT Index for the period December 31, 2016 through December 31, 2021. The performance graph assumes an investment of $100 on
December 31, 2016 in American Campus Communities, Inc. and the two previously mentioned indices, and the reinvestment of any dividends. The performance
reflected in the graph is not necessarily indicative of future performance.

Source: S&P Global Market Intelligence

© 2022

Period Ending
Index 12/31/16 12/31/17 12/31/18 12/31/19 12/31/20 12/31/21
American Campus Communities, Inc. 100.00 85.66 9043 106.95 102.30 142.62
S&P 500 Index 100.00 121.83 116.49 153.17 181.35 233.41

MSCI U.S. REIT Index 100.00 105.07 100.27 126.18 116.62 166.84
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TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1,2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Andrea D. Chan Revocable Trust
Andrea D. Chan, Trustee
30 Bagdad Road
Durham, NH 03824
REPRESENTATIVE:NIA
PROPERTY LOCATION: 30 Bagdad Road, Durham, NH 03824
PID: 104-76
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: March 1, 2024
INVENTORY FILING DATE (Filing Date April 15th): NIA
ASSESSMENT APPEALED: $ 563,400
Municipalities may abate taxes "for good cause shown." RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.
b. The property's "equalized assessment" exceeded the property's market value. To calculate the
equalized assessment, simply divide the assessment by the municipality's equalization ratio
(assessment’ ratio). Because a property's market value is a crucial issue, taxpayers must have

an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.




Andrea D. Chan Rev Trust Abatement
Page 2

REASON FOR APPEAL: The taxpayer is appealing her 2023 property taxes because she believes the
land portion of her assessment is disproportionate "based on land sales and level of assessment".

ASSESSOR'S COMMENTS: The taxpayer cited a property located at 48 Bagdad Road that sold
4/26/23 for $125,000 to the abutter. The house has since been tom down and replaced with a new house.
This sale is considered an "unqualified sale" because it was not an "arm's length transaction" or a
reflection of market value.

The taxpayer is also appealing the methodology used to arrive at the land portion of the assessment and is
not appealing the total assessed value.

"To succeed on a tax abatement claim, the taxpayers have the burden of proving by a preponderance of
the evidence that they are paying more than their proportional share of taxes. To carry the burden of
proving disproportionality, the taxpayers must establish that their property is assessed at a higher
percentage of fair market value than the percentage at which the property is generally assessed in the
town. As prescribed in RSA 75:1, the proportionality of an assessment is based on a credible estimate of
market value adjusted by the level of assessment. Porter v. Sanbornton 150 NH 363, 367 (2003).

"There is never one exact, precise, or perfect assessment; rather, there is an acceptable range of values
which, when adjusted to the municipality's general level of assessment, represents a measure of
proportionality and the resulting tax burden". Wise Shoe Co. v. Town of Exeter. 119 NH 700, 702 (1979).

"Even if a taxpayer wishes to challenge only one component of the assessment, such as the land value or
building value, the taxpayer still has the burden of proving the aggregate value of the property as a whole
is disproportional and the total assessment is excessive". Appeal of Walsh, 156 NH 347, 356 (2007).

The purpose of a revaluation is to estimate the market value of all taxable and non-taxable properties
within a municipality. Based on real estate sales, market trends and location, the desirability of some
neighborhoods may increase, decrease, or stay the same. During the 2023 revaluation, it was determined
that this section of Bagdad Road where the subject property is located was more desirable which
warranted changing the neighborhood code.

RECOMMENDATION: Based on the evidence presented, I recommend the taxpayers abatement
request be denied because she is appealing the methodology used when performing a revaluation and only
the land portion of the assessment and is not appealing her total assessment.



RECEIVED

Durham
TAX YEAR APPEALED 23 -2M MAR 01 2024
Planning, Zoning
INSTRUCTIONS and Assessing
. Caomplete the application by typing or printing legibly in ink. This application does not stay the collection of

taxes: tnxes should be paid as assessed. [Tan abatement s granted, o refund with interest will be made.

2. File: this application with the municipality by the deadline (sce below). Date of filing is the date this form is either
hand delivered to the municipality, pastmarked by the post office, or receipted by an ovemight delivery service.

DEADLINES: The “notice of tax” means the date the board of tax and land appeals (HTLA ) determines the Inst tax
bill was sent by the municipality. (1f vour municipality bills twice annaally, vou must apply after the bill that
catablishes your final tx lability and not before, )

Step (e Taxpayer must file the abatement application with the municipality by March | following the notice of .

Siep Twa: Municipality has until July | following the notice of tax to grani or deny the abatement application,

Step Three: Taxpayer may file an appeal cither at the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but
i bath, An appeasl must be fled;

Iy 0o earlier than: a) after receiving the municipality’s decision on the shatement application;
o b} July | following the nodice of tx if the municipality has not responded to the abatement
upplcation; and

2) no Inter than September 1 following the otce of mx,

EXCEPTION: If your municipality's final tax bill was sent out after December 31 (a5 determined by the BTLA), the
above deadlines are modified as follows (RSA 7601 -a; RSA T6: 16-d, 111

Step [hie: I momihs nfler notice of tax;

Siep Twa: 6 months afler notice of @x: and

Step Three: £ months after notice of tax,

FORM COMPLETION GUIDELINES:

E: SECTION E. Municipalities may abate taxes “for pood cause shown,” RSA Ta:lb. Good cause i generally
establizhed by showing an error in the assessment caleulation or n disproportionate astessment. Good cause can also
be established by showing poverty and inability to pay the tax.

[

SECTION G, IT'the abalement application is based on disproportionaie assessment, the taxpayer has the burden 1o
show how the assessment was dispropostionate. To carry this burden the taxpayer must show: a) what the proerly
was worth {market value) on the assessment date; and b) the property’s “equalized assessment” exceeded the
property”s market value. To caleulate the equalized assessment, simply divide the assessment by the municipality's
equalization ratie (assessmend + ratio). Because a property”s market value i3 8 crucial issue, taxpayers must have an
opimion of the market vilue estimate. This value estimate can be shown by obtnining an appeaisal or presenting
sales of comparable properiies.

3, SECTION H. The applicantis) nuzst sign the application even if a representative (e.g. Tax Representative,
Attomcy, or other Advocate) completes Seetion 1.

4. Make a copy of this document for your own records.



FOR MUNICIPALITY USE ONLY:

Town File Mo,

Taxpayer Name:

Mﬂﬂﬁﬂﬁﬂmmwmm
SECTION A. - Party(ies) Applving (Owner(s) Taxpaver(s))
Mame{s): _:rﬁ_%ﬂdf"c_'o,, Qhu_n

Mailing Address: 30 E-Cfﬂ'_d D MNEH 03824
cell
Telephone Numberis): (Work) tHome) _ S10-9 19 ~¢ 56 )

Note: IFan abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:1 7-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federa] law. Prior to the pavment of
an shatement with interest, the taxpayer shall provide the municipality with the applicant’s sacial
security number or federal tax identification number. Municipalities shall treal the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 9]-A.

SECTION B,

Name(s):

Mailing Address:

Telephone Number(s): [Work) Home)

SECTIONC. Propertv(ies) for which Abatement s Sought

List the tax map and lot number, the actual street address and town of cach property for which abatement is
sought, a brief description of the parcel, znd the BESESSMEnt,

Town Parcel [D# Street AddressTown Description h:_ﬁmﬁwm

{
fﬁﬂ—&ﬂ&ﬂ&iﬁ@r&g&d 3T 34503 ,4%00
acres land




SECTION D, Other Propertyijes)

List other property(ies) in the municipality owned in the same name(s), even if abatements for the other
property(ics) kave not been sought, The taxpayer's entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

Town Parcel IDM Street AddressTown Diescription Assessment

SECTION E. Reasons for Abatement Application

R3A T6:16 provides that an abatement may be granted for “good cause shown,” “Good cause™ gencrally means:
|} establishing an assessment is disproportionate to market value and the municipality"s level of assessment: or
2) establishing poventy and inability to pay the tax. This form can be utilized for cither hasis of requesting an
abalement. The taxpayer has the burden to prove good cause for an abatcment,

1) If claiming disproportionality, state with specificity all the reasons supporting vour application.
Statements such as “taxes too high,” “disproportionately assessed™ or “asscssment exceeds muarket value”™
are msulficient. Generally, specificity requires the taxpayer to present material on the following (all may
not applyh:

1. physical data - incorrect description or measurement of property;

2, market data — the property’s market value on the April | assessment date, supperted by
comparable sales or a professional opinion of value: and/or

k3 lgvel of assessment — the property’s assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

Mote: 1T you have an appraisal or other documentation, please submit it with this application.

2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed 1o
some other relief such as relocating, refinancing or obtaining some alternative public assistance.

Ansara v, City of Naghua, 118 NI, 879 (1978).

(Altach additional sheets il needed.)

" £ LS

dmﬂfﬂﬁﬂmﬁn‘idh& asicssed based ow Sales data, and
level of o5sescment .

Leontinved on additional Sreet)

s




Sccluovi E Ccovehinued

a) Movket doles shows Thal 48 Bogdad R4 way sold on
H4/2c[a3 $or S135,000. 49 Bagdad R4 s ©.53

acres while 3© Bagdad RL s only  0.37 aevey

4% Buodad R (3§ S hooses ooy Sasna 30 Bagded Rd
yet the |and velue of 30 Bag J

dod Rd s $AG1,000—
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SECTION F.  Taxpavers(s') Opinion of Market Value
State your apinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.

Town Parcel IDY¥ D5 fr?h /o Appenl Year Market Value S427, 430 - 440,870

Town Parcel 1D Appeal Year Market Value §

Explain the basis for your value opinion(s). (Allach additional sheets if TICCCRRArY. )

Miﬁ%mmm&d&dﬂ;
3 a o 3125, 00 0. oV
ehignes | 3%,

=1 E&%u:td Hd wauld have a Lavcl LE?‘\?E ot 3% |8m.470.
vl O.85-%
AECTION G S fantl oo omcment S S SR S o 0 O TG (ot

_ . . behweeyn F437500 —F44q D) BT 0.0,
List the properties you are relying upon to show overissessment of your property(ies). [T you are appealing an
income producing property. list the comparable rental propertics and their renis.,

{Attach additional sheets if needed, )

Town Parcel [T# Steeet Address Sale Price/Male of Sale Bents  Assessment

see additioviaf sheels

SECTION M. Certification by Party(ies) Applving

Pursuant to BTLA Tax 203.02(d), the applicant(s) MUST sign the application. By signing below, the Party(ies)
applying certifies {certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith hasis,
and the facts stated are true 1o the best of myfour knowledge.

pwe: 2% | &N Chiia il  oovwe

{Signature) e

{ Signalure}
3



SECTION € - SAleS covwparnssn
Town FaRcEL STREET ADDAESS

ks

ot | &2/ 6 1% Bagdad Road , Durhawn 5.53

ASScSs et Qmpﬂ.hsaﬂ
Town Pore 1 Addvess  Raaded Aors

/40l Sl Emersen 0.LS
A=) o 49 Bmersan .25

IE’—'IHT;E’ 33 Woedmrian O .24

1|55 [0 30 Wesdmow 0.9
(ssfioi[ 6 G Hu&huv:j i) 0663
[1e)o 30 Bugdad R4 0.37

Leengl

ASSesSment (ain/az)

Plas,noe

| HR,QQD

ﬂi‘t:*jJE,—ua
3119, aso
4 115,200

3 112,)bso
4Dk, 300

SMESPRICE
PATE OF SALE

4 /et fasas

MSIEISW EnT

F4a1, so0

ey SRy,

Lemcf
Asselsment, (23/354) % INtrease,

3 200, ALO

d1%7,000
317, %o
$172,av0
3 199,00

3 ALl, 000

FFe3
T AN,

0.1 %y
S0. 1%,

T .8
& (45 .57/,



SECTION L

E; s:ig:hling below, the representative of the Party(ies) applying certifies and swears under penalties of
w4 ch. 641

1. all certifications in Scction H are true;

2 m:i Party(ies) applying has (have) authorized this representation and has (have) signed this application;
m

X a copy of this form was sent 1o the Party{ies) applying.

Dhaate:

{Representative’s Signature )

SECTION J.

*RSA 75:16, 11 states: the mumicipality “shall review the application and shall grant or deny the application in
writing by Julv | afier nofice of tax date , |, "

Abatement Request: GRANTED Revised Assessment: § DENIED

Remarks:

Date:;

(Selectmen/Assessor Signature) (Selectimen/Assessor Signature)
(Selectmen' Assessor Signature) {Selectmen/Assessor Signature)
Rew 3/12



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

| ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Chase Family Trust
271 Durham Point Rd
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 271 Durham Point Rd, Durham, NH 03824
PID: 227-6
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 20, 2024
INVENTORY FILING DATE (Filing Date April 15%): N/A
ASSESSMENT APPEALED: $1,201,500
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9, ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Chase Family Trust Abatement
Page 2

REASON FOR APPEAL: The owner applied for an abatement of his 2023 property taxes due to A)
Property is not on a public street. B) Restrictive covenants are detrimental to overall value. C) Lot use is
restricted by physical features preventing full use of waterfront. D) Silting limits use of Cove/Bay. E)
Noise due to proximity of National Guard Air Base

ASSESSORS COMMENTS: On 2/22/2024 I inspected the property. The measure and listing of the
property were correct. (A) There is a 5% deduction already given for the street issue. (B) The owners
produced an easement. The easement gave access to the property’s waterfront to the “Kingman Family”.
The Kingman family no longer live on Durham Point Road. I was informed that the nearest Kingman
family member lives in Connecticut. I do not believe this easement to the “Kingman Family” affects the
value of the property. (C) I determined the 170 If of water frontage did not have any physical features that
would prevent full use of their waterfront. (D) I am not qualified to determine silting levels on Great Bay.
(E) Every property in Durham/Dover/Newington is affected from noise due to the National Guard Air
Base.

RECOMMENDATION: I recommend the Council denies this abatement request.



RECEIVED

Town of Durham FOR MUNICIPALITY USE OMLY:
Towm File No.:

Taxpayer Nome:

Planning. Zoning
and Assessing

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Party(ies) Applying (Owner(s)Taxpaver(s))
Name(s): Chase Family Security Trust

Mailing Address: 271 Durham Point Road Durham NH 03824
Telephone Number(s): (Work) 101 710 2530 ., 703 786 9673

Note: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA T6:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

SECTION B. Party's(ies’) Representative if other than Person(s) Applving (Also Complete Section A)
Name(s): Susan Chase and David Chase

vailing Address: 24 1 Durham Point Road, Durham NH 03824
Telephone Number(s): (Work) 781 710 2530 (Home) TUB ?EE 96?3

SECTION C. Propertv{ies) for which Abatement is Soughi

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a briel description of the parcel, and the assessment.

Town Parcel 1104 Street Address/ Town Description Assessment
29;16':1 m-hﬁﬂ Durham Point Rd Durham NH  Single family home

2023 assessment $1,201,500




Section E. Reasons for Abatement Application

1. Lot 20-16-1 consists of 1.29 acres of which approximately 1.0 acres is unusable.
This unusable area is bounded by a descending stream which drains from Durham
Point Road and upland to the west of Durham Point Rd. The portion on the south side
of the stream is completely wooded and obstructs any water view. |ts use is only for
"Silverculture” and is only accessible via a small foot bridge built and installed by the
homeowner. A portion on the north side is also wooded and obstructs water views, See
attached map below.

2. The total cove frontage of the subject land is 170.9 linear feat of which only 68
linear feet is usable. The balance (103 linear feet) consists of a 10-12 foot vertical
ledge and rocky outcropping at the base of the ledge that renders that part of the
property unusable. There is no beach area and it's unsafe to walk on the rocks.

3. The increase in the appraised values are not consistent with reasonable
residential real estate inflation rates. The following table shows the dramatic and
unsubstantiated increase (overall 53%) from last year to this year.

 Valuation Year | Building Land Total
2022 | $339,600 $443 500 $783,100
2023 . $537,300 $664,200 $1,201,500
$Increase | $197,700 $220,700 $418,400
% Increase 58% 50% 53%

In addition, the equalization ratio as calculated according to the instructions is higher
than the market value.

4. Offsite Factors That Affect Values:

a. Bay Corporation Site. Lot 20-16-1 is one of five lots that make up what is
referred to as the Bay Corporation, which acts as the managing Agent for
the land mass serving each home, Each year a President and Treasurer
are elected to represent the five families in affairs pertaining to the
maintenance and upkeep of the common road, all the common property to
include tree maintenance and to pay any taxes due on the current use
land. All five families contribute equally to these costs.

b. The site is served by a 1/8 mile private dirt/gravel road, which requires
year ‘round funding for maintenance and general upkeep.

c. Electrical service is provided by a single line from Colony Cove Rd.
through a tree line that is not properly maintained by Eversource and
outages are frequent.

d. An appraiser must note that this property is not on a public street with all

the amenities of public service (e.g. trash pickup, plowing, etc) and when
comparing, a deduction in value must be considered. The annual cost for

Enclosure (1)
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SECTIONF. Taxpaver's{s') Opinion of Market Value

State your opinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.

Town Parcel 1D# Appeal Year Market Value $g?5=000

Town Parcel ID# Appeal Year Market Value $

Explain the basis for your value opinion(s). (Attach additional sheets if necessary.)
Given the factors discussed in Section E and in view of comparative sales of other proparties in the

town of Durham and adjacent towns with waterfront property, it is our opinion that $975,000 is a mare

accurate assessment of the property's fair market value. See enclosure (2) for additional justification,

SECTION G. Sales, Rental and/or Assessment Comparisons

List the properties you are relying upon to show overassessment of your property(ies). I you are appealing an
inceme producing property, list the comparable rental properties and their rents,
(Attach additional sheets if needed.)

Town Parcel D4 Street Address Sale Price/Date of Sale Rents  Assessment
See enclosure (3)

SECTION H. Certification by Party{ies) Applying

Pursuant to BTLA Tax 203,02(d), the applicant{s) MUST sign the application. By signing below, the Party(ies)
applying certifies (certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,
and the facis stated are true to the best of my/our know

A
Date: 2 =203 - 2024 ¢
{Sig‘r_:a?l,m::l -
eivia
(Signature)

3



Section F. Taxpayer's Opinion of Market Value

1. The 53% increase from the 2022 tax year valuation is excessive and
unreasonable.
The assessed valuation does not consider many factors that reduce the
property’s fair market value:
a. Property is not on a public street with all amenities of public service;
b. Resfrictive covenants are detrimental to overall value;
c. Lotuse is restricted by physical features preventing full use of waterfront;
d. Silting limits use of cove/bay to approximately 4 hours/day and high tide
only,

e. Moise due to proximity of Air National Guard base and direct overflight.

2. $975,000 is a more realistic valuation.

Enclosure (2)



Section G. 5ales, Rental and/or Assessment Comparisons

Town Parcel 108 Street Address Sale Price Date of Sale 2023 Assessment
DRHM M:11 B:31 L:5 22 Riverview Rd, Durham NH? S563,000 3/30/18 5745,200
DRHM M:19 B:19 L:6 564 Bay Rd, Durham NH* 5825000 2/19/21 51,285,339
DRHM M:12 B:9 L8 30 Mathes Cove Rd, Durham NH * /A N/A 51,068,900

Motes:

* This property is very similar to our property, but with many upgrades, much more water frontage (345 ft) on the Gyster
River and access to Great Bay and the Piscataqua, and is on a public street. Yet, it is being assessed at 5456,300 less than

DLF property.

*This is a much larger home with over five acres of land, substantially significant amenities and access to the Bay. It can
easily be determined that cur home is not even close to the market value of this comparable property, yet is being

assassed at a similar value.

* This hame i very similar in size to our hame, and similar upgrades, but it has substantially more water frantage and
nearly an acre more than our property, yvet it is assessed at nearly $140,000 less than our home,

Enclosure {3}




TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Jay Connor
3 Bayview Road
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 3 Bayview Road, Durham, NH 03824
PID: 108-40
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 1, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: $320,600
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9 ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Jay Connor Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of his 2023 property taxes because
he doesn’t believe the physical characteristics of the house are correct and requested an interior
inspection.

ASSESSORS COMMENTS: The subject property is a bungalow style house constructed circa 1920 and
is sited on 0.44 acre. The kitchen and bathrooms are original and need updating. Overall, the house is
considered in fair condition for its age.

RECOMMENDATION: After inspecting the property with the owner, the information on the
assessment record card is correct. I recommend the abatement request be denied.



— RECEIVED
5"’*{\‘ Jlf'}!';q e Town of Durham
TAXPAYER'S RSA 76:16 ABATEMENT APPLICATION TO MIJNIEII’&Q_ |I:]j e
TAX YEAR APPEALED 2023 Planning, Zoning
and Assessing
INSTRUCTIONS
| Complete the application by typing or printing legibly in ink. This application does not stay the collection of

taxes; taxes should be pald as assessed, [fan abatement Is granted, n refund with interest will be made.

2 File this application with the municipality by the deadline (see below), Date of filing is the date this form is either
hand delivered to the municipality, postmarked by the post office, or receipted by an ovemnight delivery service.

LINES: The “notice of tax™ means the date the board of tax and land appeals (BTLA) determines the last tax
bill was sent by the municipality. (If your municipality bills twice annually, vou must apply after the bill that
cstablishes your final fax linbality and not before.)

Step One: Taxpayer must file the abatement application with the municipality by March 1 following the notice of tax.
Step Twae Municipality has until July 1 following the rotice of tax (o grant or deny the abatement application.
Step Three: Taxpayer may file an appeal either at the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but

not both, An appeal must be filed:

1 o earlier than: a) after receiving the municipality's decision on the abatement application;
or b July 1 following the notice of tax if the municipality has not responded to the abatement
application; and

2) o lnter than September | following the notice of tax.

ACEPTION: If your municipality®s final tax bill was sent out after December 31 (as determined by the BTLA), the
#bove dendlines are modified as follows (RSA 76:1-a; RSA 76:16-d, I1):

Step One: 2 months after notice of tax;

Step Two: & months after notice of tax; and

Step Three: B months after notice of tax,
PLET ,

L. SECTION E. Municipalities may abate taxes “for good cause shown.” RSA 76:16, Good cause is generally
established by showing an ervor in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax.

S SECTION G. If the abatement application is based on disproportionate assessment, the taxpayer has the burden 1o
show how the asscssment was disproportionate. To carry this burden the taxpayer must show: ) what the property
was worth {market value) on the assessment date; and b) the property”s “equalized assessment” exceeded the
property’s market value. To calculate the equalized assessment, simply divide the assessment by the municipality’s
equalization ratio (assessment + ratio). Because a property’s market value is 2 crucial issue, taxpayers must have an
opinion of the market value estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable properies.

3 SECTION H. The applicant(s) must sign the application even if a representative {e.g. Tax Representative,
Attgrney, or other Advocate) completes Section 1,

4, Make a copy of 1his document for vour own records.



FOR MUNICIPALITY USE ONLY:

Town File Mo

Taxpaver Name:

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY
SECTION A. Party(ies) Applying (Owner(s) Taxpaver(s))

namesy.  Jay Connor

Mailing Address:

3 Bayview Road

Telephone Numben(s): (Work)

603-397-5737

[(Home)

Note: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law., Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request

under RSA 21-A.

SECTION B. Party's{ies’) Representative il other than Person(s) Applying (Alse Complete Section A)

Namie(s):

Mailing Address:

Telephone Number(s): (Work)

(Home)

SECTION C. Property(ies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel [ Sireet AddressTown

108-40 3 Bayview Road

Description
Residence

Assessment

$320,600




SECTIOND. Other Propertviies)

List other property(ies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

Tow 1 1D Street Address/Town Description Assessment

N/A

SECTION E. Reasons for Abatement Application

R5A T6:16 provides that an abatement may be granted for “good cause shown.” “Good cause” generally means:
1) establishing an assessment is disproportionate to market value and the municipality’s level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

1) If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value”
are nsufficient. Generally, specificity requires the taxpayer to present material on the following (all mav

not apply):

1. physical data — incorrect description or measurement of property;

2. market data ~ the property's market value on the April | assessment date, supported by
comparable sales or a professional opinion of value; and/or

3. level of assessment — the property’s assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

HMotg:  Ifyou have an appraisal or other documentation, please submit it with this application.

2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed to
some other relicf such as relocating, refinancing or obtaining some altemative public assistance.
Ansara v, City of Nashua, 118 N.H. 879 (1978).
(Attach additional sheets if needed.)

Incorrect physical characteristics on assessment card. Request int




SECTION F. Taxpaver's(s") Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April | of the year under appeal.

Town Parcel ID# 1 UB--"-'I-[] 25 D.UDD

Appeal Year Market Value 3

Town Parcel ID# Appeal Year Market Value §

Explain the basis for your value opinion{s). {Attach additional sheets if necessary.}

SECTION G. Sales, Rental and/or Assessment Comparisons

List the properties you are relying wpon to show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their rents.
(Attach additional sheets if needed.)

Town Parcel 1D Street Address Rale Price/Date of Sale Rents  Assessment

N/A

SECTION H. Certification by Partv{ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Party{ies)
applying certifies (certily) and swear(s) under the penaliies of RSA ch. 641 the application has a good faith basis,
and the facts stated are true 1o the best of my/our knowledge.

ﬁ_flfr’.-'-ff?

[hatee:

2/1/2024 ("} i
csmmy‘ﬁ/

(Signature)

3



SECTIONI.  Certification and Appearance by Representative (1f Other Than Pariviies) Applving)

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

1. all certifications in Section H are true:

i the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

1. a copy of this form was sent to the Party(ies) applying.

Date:

(Representative’s Signature)

SECTION J. Disposition of Application® {(For Use by Selectmen/ Assessor)

*R3A T5:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date . .. ."

Abatement Request: GRANTED Revised Assessment: § DEMIED
Remarks:

Date:

(Selectmen/Assessor Signature) (Selectrnen/Assessor Signature)
(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)

Rev. 3712



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Richard Hallet
Mary Ehrenworth
18 Colony Cove Road
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 18 Colony Cove Road, Durham, NH 03824
PID: 1337
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 21, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: $1,373,700
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

b (13

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Ehrenworth/Hallett Abatement
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REASON FOR APPEAL: The owners have applied for an abatement of their 2023 property taxes based
on “good cause” and “inability to pay”.

ASSESSORS COMMENTS: The subject property is comprised of 5.18 acres that has been improved
with a conventional style house built in 2014. The house consists of a total of three bedrooms, one
bathroom and six total rooms. The house has 2,424 square feet of living area. The breakdown of the living
area is as follows. First floor (BAS) = 1,272 sf, second floor (TQS) = 792 sf, second floor (EAF) = 360 sf.
On the property there is a two-story barn, a shed and a dock. The property is located on Little Bay. The
breakdown of the land allocation is 1 acre for the home site, 4.18 acres of back land and 75 linear feet of
limited water frontage. The outbuildings on the property consist of a two-story barn, a shed, dock and two
detached patios.

During my interior inspection with the owner on 2/9/2024 1 observed that the (10x18) second floor
sections of the front and rear of house weren’t dormered. So, the correct sketch codes for those areas are
EAF not FHS. During the inspection, the (10x10) section of the house does not have a vaulted ceiling.
Because of the footprint of the house and the design of the second floor and the simple roof lines, the
house is not a 06 (Good Grade) but a 05 (AVG +20 Grade). The outbuildings on the property are ten
years old and didn’t have enough depreciation applied to them. Therefore, I changed the depreciation
percentages from 100% to the good to 75% to the good. I removed the detached patios from the property
record card because they were not mortared. During my inspection I observed the distance from the house
to the waterfront and the limited waterfront area. There are also topography issues with the land, which
had already been adjusted for. Typically, there is a 5% deduction for each land issue. I changed the
condition factor from .95 to .85, a 5% deduction for each issue.



Ehrenworth/Hallett Abatement
Page 3

RECOMMENDATION: I recommend adjusting for these discrepancies which reduces the overall
assessment from $1,373,700 to $1,209,000 and granting an abatement for the assessed value difference of
$164,700. This calculates to an abatement of $3,423.73 including interest (interest is calculated to a
repayment date of 5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no
refund or interest is due.



RECEIVED
Town of Durham

TAXPAVER'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIESEITY 774
TAX YEAR APPEALED 2023 Planning, Zoning
and Assessing
INSTRUCTIONS

Complete the applicotion by typing or printing legibly in ik, This application does nof stay the collection of
taxes; taxes showold be poid as sssessed. I an abatement 5 geanted, a refond with interest will be made.

File this application with the municipality by the desdline (see below). Date of filing 15 the date this Form is eitler
hand delivercd 1o the municipality, postmarked by the post office, or receipled by an avernight delivery service.

DEADLINES: The "nodice of tax” means the dafe the board of tax and land appeals (BTLA) determapes the last tax
bill was sent by the mumicipality. (I your municipality bills twice annually, you must opply after the bill that
cstablishes your final tax lability and not before.)

Btep Onpg: Taxpayer musi file the abatement application wath the municipality by March | following the notice of tx.
Biep Twa: Municipality has wuntil July 1 following the notice of tax to grant or deny the abatement application,
Step Three: Taxpayer may file an appeal either ot the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but

e bath. Ancappeal st be fled:

§] no eaitier than: ah after recerving the municipality”s decision on the abatersent application;
ar by July 1 following the notice of tax if the municipality has sot responded to the abatement
application; and

23 oo later than September | following the mofice of tax.

EXCEFTION: [If your municipality’s final tax bill was sent out after December 31 (as determined by the BTLA), the
above deadlines are modified as follows (RSA 76:1-a; RSA 76 16-d, 1)

Step One: 2 months afier notice of tax;

T

& manths after notice of fax; and

Step Twa:
Step Three: 8 months after notice of tax.

FORM COMPLETION GUIDELINES:

SECTION E. Municipalities may abate taxes “for good cause shown.” RSA Té:16. Good cause is generlly
established by showing an emor in (he Ssessment coleulation or o disproportionate assessment. Goml couse can also
be esiablished by showing poveny and inability to pay the tax.

SECTION G. If the abatement application is based on dispropartionate assesament, the taxpayer has the burden to
show how the assesament was disproportionate. To camy this burden the xpayer must show: a) what the property
was worth (market value) on the assessment date; and b the property’s “equalized assessment” exceeded the
property’s market value, To calculate the equalized assessment, simply divide the assessment by the municipality's
equalization ratio (assessment + ratio). Because a property’s market value is o crucial isswe, xpayers must have an
opinien of the market value estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparnble propertics.

SECTION H. The applicant(s) must sign the application even if o representative (e Tax Representative,
Attomey, or other Advocate) completes Section |1,

Muake a copy of this documient for your own records,



RECEIVED

Town of Durham
FEB 21 2024 FOR MUNICIPALITY USE ONLY:
Planning, Zoning Town File No.:
and Assessing Tty st

TAXPAYER'S RSA T6:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A.  Partyiics) Applying (Owner{s) Taxpayer(s)}
Name{s): Richard Hallett, Mary Ehrenworth

vailing Address: 18 Colony Cove Rd, Durham, NH 03824

Telephone Nos.: (Home) (Celly S0HH2-5027 yrorky {Email) rehallettiagmail.com

Note: 1f an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Bevenue Service, in accordance with federal law, Prior to the payment of
an abatement with interest, the taxpaver shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

SECTION B, Party’s(ies’) Representative if other than Person(s) Applving (Also Complete Section A)

Mame(s):

Muiling Address:

Telephone Mos.: (Home) (Cell) (Wark) { Email)

SECTION C. Propertyiies) lor which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment,

Town Parce] 10d Street AddressTown [Description Assessment

1337 18 Colony Cove Rd, Durham NH 03824  $1,373,700

T propesty inchides & amall hine bedioos, 3 172 bhath bouta, with & separste bee standing bam. Thas IS no garsgs. Thate 50 sRod, shalos waiter

disch Pl mlitwes wwirmming of amall Eat-botiam boats such o8 kayake o & seall g™y bl of wilin 2 Boors of Bigs lido, Tha housa @ nol sfuded an
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SECTION D. Other Property(ies)

List other propertyfies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) hove not been sought. The taxpayer's entire real property estate must be considered in determining
whether the appealed property(ies) is {are) disproportionately assessed.

Town Parcel 1D# Strect AddresaTown Descoption Asses=ment

N/A

SECTION E.  Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause” generally means:
1} establishing an assessment is disproportionate 10 market value and the municipality’s level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for cither basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement,

I} If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes (oo high,” "disproportionately assessed” or “assessment exceeds market value”
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may

fet apply ).
L. physical dita - incorrect description or measurement of property;
2. market data — the property’s market value on the April | assessment date, supported by
comparable sales or a professional opinion of value; and/or
i level of assessment — the property’s assessment is disproportionate by comparing the property’s

market value and the wown-wide level of assessment.
Motg: [T you have an appraisal or other documentation, please submit it with this application,
2) If claiming poverty or inability 10 pay, state in detail why abatement of taxes is appropriate as opposed 1o
some other reliel such as relocating, reflinancing or obtaining some altermative public assistance,

Ansara v. City of Mashya, 118 W.H. 879 (1978).

(Anach additional sheets if needed, )
See narrative for sections Eand F




SECTION F. Taxpaver's(s"} Opinion of Market Yalug

State your opinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.

Town Parcel 1D# 1337 Appeal Year Market Value § $878,000.00

Town Parcel 1D# Appeal Year Market Value 5

Explain the basis for your value opinion{s). {Attach additional sheets if necessary.)
See narrative for sections E and F

SECTION G.  Sales, Rental and/or Assessment Comparisons

List the properties you are relying upon to show overnssessment of your propertyiies). If you are appealing an
income producing property, list the comparable rental propertics and their rents.

(Attach addivional sheets iF needed. )

Town Parcel 10D# Street Address Rale Price/Date of Sale Rents

1129 22 Old Piscataqua Road 12/13/2021 $875,000.00
1331 32 Eulﬂqy Cove 8/10/2022 $2,250,000.00
1730 561 Bay Road 5/1/2023 $875,000.00

1274 2 Cedar Point Road 10/10/2023 $975,000.00

Agsessment

SECTION H. Certification by Party{ies) Applving

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Partv(ics)

applying certifies (certify) and swear(s) under the penalties of RSA 641:3 the application has a good faith basis
and the facts stated are true to the best of my/our knowledge,

o 0212172024 @Q/

{=ignature) %

(Print Mame)

Richard Hallett
(Signatere)

Mary Ehrenworth

{Print Mame)

3



SECTION 1. Certification and Appearance by Representative (If Other Than Party(ies) Applving)

By signing below, the representative of the Party(ies) applying centifics and swears under penalties of

BSA 641:3:
I all certifications in Section H are true,
2 the Party({ies) applying has (hove) authorized this representation and has (have) signed this application:
and
3 a copy of this form was sent to the Party(ies) applying.
Date: -
{ Representative's Signature) (Print Nams]
SECTION J.  Disposition of Application* {For Use by Selectmen/Assessor)

*RS5A T6:16, 1 states: the municipality “shall review the application and shall grant or deny the application in
writing by July | afier notice of 1ax date . . . .

Abatement Bequest: GRANTED Revised Assessment: § DEKIED
Remarks:
Date:
(Selectmen/Assessor Signature) (Selectmen' Assessor Signature)
(Selectmen/Assessor Signature) {Sclectmen/ Assessor Signature)
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Marrative for Sections E and F

Our current assessment (2023) is §1,373,700, which is a 61% increase over the 2022
assessed value, There are 4 comparable Durham properties (i.e tidal waterfront) that sold
berween December 2021 and October 2023 (PID:1129,1331,1730,1274). The median sales price
for these properties 18 3925 000, a value that is 49% lower than the current assessed value of our
property. This physical data demonstrates that the town of Durham’s assessment methodology
for 2023 is flawed. It is demonsirably not based on current waterfront property sales,

The assessed value of our house (improvements) increased by 44% in 2023 over the 2022
assessment. We have made no improvemenis during that time. We met with Jay Ferreira (at our
home), and he took some notes on inaccurate information related to the property assessment (e.g.
no vaulted ceiling, workshop or 2* patio etc). However, most of the assessed value of our
property is the land. The value of our land imcreased by 73% in the 2023 assessment. When
looking at two other waterfront properties that we are familiar with, we found that the land value
of 32 Colony Cove Road (PID 1331) had a land value increase of just 46%, while 14 Deer
Meadow Road (PID:1905) had a (%% increase in the 2023 assessment. This demonstrates a large
degree of disproportionality in the assessment methodology used by the wown of Durham. This is
exacerbated by the fact that both properties used in our example have docks that are not affected
by the tide (in other words they can use them for water access 100% of the time). In addition to
24/7 water access both properties have water [rontage that is greater than the 75 feet of water
frontage that we have. Also, both houses are situated on the water. Conversely our property does
net sit on the water (see description) and we only have water access +- 2 hours of high tide. Our
house sits in the woods and has a narrow spit of land that is walking distance through the woods,
to the water. It has limited water views and does not have full water access.

The disproportionality of the assessed land values along with the disparity between land
value increases indicate that the value of our property was not assessed accurately. It is clear that
we could not sell our property for the assessed value given our limited water access, In 2020 our
property was appraised at S878,000.00 (see attached), This value is a more accurate
representation of the value of our property.
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Town of Durham, NH

Property Tax Bill Calculation

Owner Enrenworth
PID 218-59
Address 18 Colony Cove Rd
WHAT WAS TAXED
Total Assessed Value 855,600 1,373,700
Exemption (solar,) - -
Value Tax Applied To: 855,600.00 | 1,373,700.00
Credit (veterans,) - -
Tax Bill#: 108376 112097
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/12/2023 12/13/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 12,427.59 28,133.38
Resulting in Taxes of:
Town 3,482.00 7,899.00
County 1,206.00 2,418.00
Local School 7,084.00 15,907.00
State School 655.00 1,909.00
Tax Calculated 12,427.00 28,133.00
Less Credit & 1st Bill
is the Amount Billed: 12,427.00 15,706.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 855,600 1,209,000
Exemption (solar,) - -
Value Tax Applied To: 855,600.00 1,209,000.00
Credit (veterans,) - -
Tax Bill#: 108376 112097
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/12/2023 12/13/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 12,427.59 24,760.32
Resulting in Taxes of:
Town 3,482.00 6,952.00
County 1,206.00 2,128.00
Local School 7,084.00 14,000.00
State School 655.00 1,681.00
Tax Calculated 12,427.00 24,761.00
Less Credit & st Bill
is the Amount Billed: 12,427.00 12,334.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 3,372.00 3,372.00 | = To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 324 140
Interest Payable - 51.73 51.73 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 3,423.73 3,423.73

218-59- Abatement Calc-Ehrenworth - 18 Colony Cove Rd Enrenworth 218-59



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Christopher & Trisha Hall
23 Bagdad Rd
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 23 Bagdad Road, Durham, NH 03824
PID: 104-12
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 29, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: $579,700
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9, 6

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Hall Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of their property, due to what they
felt were errors on the field card. Also, the owner felt the house wasn’t in very good condition. In his
abatement application the owner stated the garage wasn’t 2,022 sf it is 200 sf.

ASSESSORS COMMENTS: The subject property is a cape style home built in 1940. The house has an
accessory apartment in the basement. The lot is 24,829 sf, located on Bagdad Rd. There is a detached
garage that sits on the property line of 104/11.

RECOMMENDATION: I inspected the property with the owner on 3/6/2024. The finished basement sf
was wrong. The (12 x 17) section of finished basement was coded as SFB. The correct code should have
been FBM, because it is all below grade. I inspected the exterior and interior of the house. The roof is
newer, the windows and aluminum siding are old. The kitchens and baths in the house are at least 40
years old. The mechanical systems are approximately 40 years old. This indicated the house is in average
condition, not very good condition. The garage was only 200 sf, not 2,022 sf. These deductions reduce
the overall assessment from $579,700 to $492,300 and grant an abatement for the assessed value
difference of $87,400. This calculates to an abatement of $1,817.86 including interest (interest is
calculated to a repayment date of 5/1/24 and subject to change per tax collector). If the taxes have not
been paid, then no refund or interest is due.



RECEIVED

TAXPAYER'S RSA 76:16 ABATEMENT APPLICATION T "
TAX YEAR APPEALED 20 2 3 FEB 2§ 2004
INSTRUCTIONS %%iﬂ;ﬁ
l. Complete the application by typing or printing legibly in ink. This application does noi stay the collection of

taxes; taxes should be paid as asseseed. If an abatement is granted, a refund with inferest will be made.

& File this application with the municipality by the deadline {see below). Date of filing is the date this form is either
hand delivered to the municipality, postmarked by the post office, or receipted by an overnight delivery service.

DEADLINES: The “notice of tax" means the date the board of tax and land appeals (BTLA) determines the last tax
bill was sent by the municipality. (If your municipality bills twice annually, you must apply afler the bill tha
establishes your final tax linbility and not before.)

Step One: Tuxpayer must file the abatement application with the municipality by March 1 following the notice of tax,

Step Twa: Municipality has until July | following the notice of tax to grant or deny the abatement application,

Step Three: Taxpayer may file an appeal either af the BTLA (RSA T6:16-a) or in the superior court (RSA 76:17). bt
ool both, An appeal mast be filed:

1 me carlier than: a) after receiving the municipality’s decision on the abatement opplication;
or b) July 1 following the notice of tax if the municipality has not responded to the abatement

application; and
2} 1o later than September | following the notice of tax.
[ON:  If your municipality’s final tax bill was sent out after December 31 (a5 determined by the BTLA), the
above deadlines are maodified as follows (RSA 76:1-a; RSA 76: 164, i
Step One- 2 months after notice of tax;
Step Two: & months after notice of tox; and

Step Three: & months after notice of tax.
FORM COMPLETION GUIDELINES:
1. SECTION E. Municipalities may abate taxes “for good case shown.” RSA 76:16. Good cause is generally

established by showing an eror in the assessment caleulation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax,

1 SECTION G. If the abatement application is based on disproportionate assessment, the taxpayer has the burden to
show how the assessment was disproportionate. To carry this burden the taxpayer must show: a) what the property
was worth (market value) on the assessment date; and b) the property’s “equalized assessment™ exceeded the
property’s market value. To calculate the equalized assessment, simply divide the assessment by the municipality’s
equalization ratio (assessment + ratio), Because a property’s market value is o crecial issue, taxpayers must have gn
opimion of the market value estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable propertics.

3, SECTION H. The applicant(s) must sign the application even if a representative (&.g. Tax Representative,
Attorney, or other Advocate) completes Section [

4 Make a copy of this document for your own records.



FOR MUNICIPALITY USE ONLY:

Town File Ne.;

Taxpayer Name:

A T6:16 ENT CATI ICIp

SECTION A, Partv(ies) Applying (Owner(s)Taxpayer(s))
Name{s): Chfii]r'ﬂ'ﬁ}lff D Hﬂ” ﬂhd ?.I"‘:.L‘EI'_LIHEJ"}

Mg Address: 33 Bagdad Road , Qurham , ¥V 0382y

Telephone Number(s); (Werk) (2 157896 -7402 (Hotie) _{ & 15) 896 - 763Y
Cheis cEJI Trisha cell
Note: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social SCCUrity or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

Name(s): fjﬂi [A ‘:]

Mailing Address:
Telephone Number(s): (Waork) (Home)
SECTION C, for w hate il

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

LID# Street AddressTown Description Agsessment
a2 Eaf;fa;{ﬁdz, wWhite Cage od  Current assessmon/

(04-12-0-0-0 Ovrham WH o4 lo home puit f"“ﬂm‘mﬁ{,?ﬂu
in 1940 with
_ggpruximﬂﬁfl’f

¥a acre of land.

I




SECTION D.  Other Property(ies)
List other property(ies) in the municipality owned in the same name{s), even if abatemenis for the other

property{ies) have not been sought. The taxpayer's entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed,

Town Parce] [D# Street AddressTown ipticn Assessment
(A [4)

SECTION E.

RSA 76:16 provides that an abaterment may be granted for “good cause shown,” “Good cause” generally means:
|} establishing an assessment is disproportionate to market value and the municipality's level of assessment: or
2} establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

1} If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed™ or “assessment exceeds market value”
are insufTicient. Generally, specificity requires the taxpayer to present material on the following (all may

not applyy:

1 physical data — incorrect description or measurcment of property;
2, nearkel data — the property's market value on the April | assessment date, supporied by
comparable sales or a professional opinion of value; and/or

1. level of assessment — the property’s assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

If you have an appraizal or other documentation, please submit it with this application.

©E

If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed to
some other relief such as relocating, refinancing or obtaining some altemative public assistance.

Ansara v. City of Nashua, 118 N.H. 879 (1978).

(Attach additional sheets if needed.)

(See aHached 5heeds)

[ ]



SECTION F. g[8’ of Market V
State your opinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.
Town Parcel 1D# J’lﬂ Yea-d-0-0 Appeal Year Market Value i_q ¥ ‘i; | ﬂﬂ .

Town Parcel ID# Appeal Year Market Value §

Explain the basis for your value opinion(s). {Attach additional sheets if necessary.)

(Sce_atla ched)

SECTION G. Sales. Rental and/or Assessment Comparisons

Lizst the properties you are relying upon 1o show overassessment of your propertyiies). If you are appealing an
meome producing property, list the comparable rental properties and their rens.
{Attach additional sheets if needed.)

Town Parcel 1D# Street Address Sale Price/Date of Sale Fents  Assessment

(See aHached)

SECTION H. Certification by Party(ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicant(s) MUST sign the application. By signing below, the Party(ies)
applying certifies (certify) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,

und the facts stated are true to the best of my/our M

1Ena

pme: 2 /3%/203Y : [ A
hﬁishgﬁaﬁﬂ

(Signature)

3



SECTION L. Certification s

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

L. all certifications in Section H are troe:

L the Party{ies) applying has (have) authorized this representation and has (have) signed this application:
and

3 a copy of this form was sent to the Party(ies) applying.

Dae: (N[A)
{ Representative’s Signature)
SECTION J.  Disposition of Application* (For Use by Selectmen/Assessor)

*RSA 75:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date . . "

Abatement Request: GRANTED Revised Ascessment: § DENMIED
Remarks:

Dae:

(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)
(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)

Rew. 1712



Abatement Application - Christopher D. and Trisha 5. Hall, 23 Bagdad Road,
Durham

SECTION E. Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for "good cause show.” Good
cause" generally means...Establishing an assessment is disproportionate to market
value and the municipality's level of assessment.

1. Physical Data.

There are several items related to our property and its tax card that appear incorrectly
described, measured, or coded. These include the following five areas (described in
detail below):

A) Measurement and valuation of our shared garage.

B)

On our tax card, our garage Is listed as 2,022 sq. ft., built in year 2022, and
valued at $30,300. This is incorrect on all counts. In actuality, the garage
measures 20° x 20', or 400 sq. ft. It is a shared garage with our neighbors at 21
Bagdad—uwith our property line running through the middle of the garage—giving
us ownership of just half of this outbuilding. While we are unclear about the exact
date it was built, the garage was already old and in disrepair when we purchased
the property in 2003. The garage was built directly on the ground with no footings
and is therefore leaning and structurally unsound (see figures A.1-A4). With gaps
in its structure, it is subjected to pests (e.g., rodents), open to the elements, and
therefore unsuitable for storage of most items. For the reasons above, it is of
nagligible value. {In the years 2022 and 2021 it was assessed at just $3800—a
jarring discrepancy from its new and highly inflated value during this latest
assessment). In fact, it could be argued that our garage be factored in as a
negative value, considering its condition and the cost that will need to be incurred
to demolish and remove it in the near future. Regardless, the previous

assessments of its value (3800 in 2021 and 2022) are much more realistic and
reflective of its actual value.

Presence of a sewer easement and storm drain outlet on our property.

Ouwr land use and value is significantly impacted by the presence of two town
water-related structures—a sewer line running under our driveway and cutting
across the width of our property and a storm drain outlet at the rear of our
property (see Figure B.1). The sewer sasement runs 150-200" underground on
our property and serves Briarwood Lane and parts of Bagdad Road (see Figure
B.2). There is an unsightly sewer cover at the rear of our home (see Figure B.3),
but, most importantly, the presence of the sewer easement significantly inhibits
our options for sites for a potential garage, storage shed, and/or addition to our



property. In the time we have owned our home, the town of Durham and other
entities have completed work on this section of the sewer line that has had a
significant negative impact on our property and home. Last year, in 2023, our
neighbors at 21 Bagdad Rd needed to replace their sewer connection to this line,
digging up a section of vegetation and plantings along the west edge of our
property. In 2017 when the town of Durham was performing maintenance on the
sewer lines on Bagdad Road, a sewage backup occurred in our home, resulting in
significant damage to our basement, accessory apartment, and stored items.
incidents like these show the serious impact on our property's value imposed by
the sewer easement. These should be reflected in a significant lowering of our
land value.

Related to the sewer easement issue is the presence of a storm drain outlet at the
rear of our property. This outlet results in serious erosion issues during storm
events (see Figures B.4 and B.5). The drainage area this creates also precludes
any building of structures or outbuildings in this area of our property. This, too,
should be noted and reflected in a lowering of our land value.

C) Classification of our basement and second floor.

D}

We have a portion of our basement which is finished and has been used as an
accessory apartment. It is labeled as SFB on our tax card (and valued at this
higher rate), presumably due to our sloping yard. A significant portion of this
finished basement is still underground, however, and should therefore be
designated as FBM—and therefore valued and taxed at a lower rate. (See Figure
C.1).

Our home is described in various places as a 1.5 story Cape Cod, or as having
1.75 stories. With our low ceilings (80" high), low roof pitch, and significantly
smaller footprint for the second floor of our home—approximately half the square
footage of the first floor—we believe it should be labeled as a 1.5 story {and
assessed and taxed accordingly, at this lower rate).

Depreciation and Condition of the Home.

While we have made updates to our home and yard over the 20 years we have
lived here, these have largely been modest in scope and cosmetic in nature (e.q.,
painting rooms; refinishing floors; tiling bathrooms; replacing some bath and
kitchen fixtures). There are other significant issues with our 1940-era home that
have not been updated and which will need to be addressed. These include:
original windows (throughout the first floor and basement; lead paint); old and
deteriorating siding (aluminum siding in poor condition, covering lead-painted
clapboards); a low roof pitch with inadequate insulation and lack of ventilation



(creating frequent ice dams and accompanying damage); inadequate wall
insulation (due to 2" x 4" wall construction); a low-height second story (resulting
in a squat, architecturally unappealing outer structure, as well as low ceilings in
the interior of the second floor); an old heating system in need of replacement
(the boiler is estimated at over 40 years old) (see Figure D.1); and a deteriorating
chimney in need of replacement (see Figure D.2). These items are costly and not
easily addressed (and some cases, such as the second-story construction,
virtually impossible to fix). As a result, our home’s condition and depreciation
code should be considered as good (G), rather than very good (VG) and
assessed/taxed accordingly.

E) Possible Errors in Measurement of Living Area
There appear to be errors in the assessor's measurements of the basement
apartment, first floor, and second floor living areas, resulting in slightly higher
areas than in reality.

. Market Data

We believe our property’s true value to be substantially less than the assessed value
grven last April 1, 2023. Our assessment is based on the following sales in close
proximity to our property, all within 2 years of the current assessment.

Note: Qur property (23 Bagdad Rd) has a living area currently listed as 1,680 sq ft. It
has a land area of 24,829 land units (.57 acres). All properties below are in keeping
with ours—i.e., comparable in living area and land area (exceptions noted below),
The properties are also comparable in their neighborhood proximity to downtown
Durham and UNH and their overall desirability.

Note: the first two properties are perhaps most comparable to ours, since they
are alike in area—both living and land area—and style (i.e., both are Cape Cod
style homes).

These first two properties have living and land areas comparable or greater
than ours, and yet they are valued over $100,000 less than our property.

Town Parcel | Street Living Area Land Area | Sale Prica/ Assessment
ID # | Address (sq ft) (land wnits) | Date of Sale
102-62-0-0-0 | 10 Emerson | 1,915 29,620 | 5430,000 £470,000
| 412772021
105-57-0-0-0 | 103 Madbury | 1,666 27,878 | $470,000 $462,400
719/2021
108-23-0-0-0 | 18 Cowell 2,314 ® 13.503 = £500,000 £510,300
Drive 4/5/2021
| 109-48-0-0-0_| & Hoitt Drive | 1,601 15,681 ** $425,000 §477,700




| Afr2023 ]
101-14-0-0-0 | 1 Tom Hall 2,006 17,859 $530,000 $476.800
Road ] 11/23/2001
-1 2-0-0-0 23 Bagodad 1,680 24,8249 A S578 )
Road (our
groperty)

* Note: We chose 18 Cowell Drive as a comp despite its discrepancies from our
property—i.e., its land area is smaller but this off-set by its significantly larger living
area (in comparison to our property)

** The property at 8 Hoitt Drive has a comparable living area though smaller land
area.

As an additional external measure: Zillow valuation for our property is $475,500.
While Zillow’s values may not be exact, no assessment measure is, and this
discrepancy—a difference of $104,200—is dramatic and adds credence to our
assertion that our property has been overvalued. Even with Zillow's Zestimate
median error rate (7.3% for off-market homes)', this would still support a
significant overvaluing—infiated by nearly $70,000—for our property.:

As corroborating sources, Redfin's valuation for our property is $501,349:
Realtor.com estimated value for our property is $512,902. While none of these
are exact measures, they are consistent in their significantly lower valuation of our
property—from $67,000 to $104,000 lower than Durham's current valuation
conducted by MR,

' Source: Bahney, Anna. (2021, April 21). “Selling Your Home: Here's How Accurate
Online Assessments Are.” CNN Business.

nttps:/fwww.cnn.com/2021/04/2 1/successmome-price-estimates-zillow-red fin-
feseries/index.html

* Calculations accounting for Zillow Zestimate median error rate: 7.3% of $475,500 =
$34,712. This figure adds to the assessed value (34,712 + 475,500) = $510,212. Our
current assessed value (579,700) minus this figure (510,212) = $69,488.

. Level of Assessment

As we have shown above, we assert our property’s market value is disproportionate
by comparing it to similar property’s sales within two years of the current
assessment.

We also contend that our property’s assessment is disproportionate in relation to the
town-wide level of assessment, with the following rationale:



The average property increases in the most recent valuation for the town of Durham
was 48%. Our overall property increased by 126% overall. Our land value
increased by even more, by 145%.

The average tax increase for neighborhoods similar to ours was 19%. Our property
tax increased by 60%. This will result in an increase of $4,435 per year.

These are unsustainable and disproportionate increases by any reasonable
estimation.

Our rationale for our property's overvaluation is also based on the assessments
of properties similar to ours (see section G).

Qur rationale for our property’s overvaluation is also based on the Bagdad
neighborhood abatement/appeal filed by Ken and Nancy Lynch. This
abatement/appeal, which is included in Appendix Z, was filed to contest the change
of NHBD code from a 60 to an 85 neighborhood designation. This appeal argues
that our neighborhood designation should be changed from an 85 to a 70. This
designation change would bring my land value to a more equitable,
proportionate value, in relation to comparable properties.



SECTION F Taxpayer's(s') Opinion of Market Value

State your opinion of the market value of the propertyfies) appealed as of April 1 of
the year under appeal.

Town Parcel ID# 104-12-0-0-0 Appeal Year Market Value $489,100
Explain the basis for your value opinion(s):

Our opinion of our property’s market value on April 1, 2023 is based on the mean
values of the comparable properties listed in Sections E and G.

Namely, the mean values of the 5 comparable sales listed in Section E, Part 2
{Market Data) = $471,000.
[(430,000 + 470,000 + 500,000 + 425,000 + 530,000) + 5 = 471,000]

The mean values of the 3 online assessments listed in Section E, Part 2 =
£496,584
[(475,500 (Zillow) + 501,349 (Redfin) + 512,902 (Realtor.com)) + 3 = 496,584

The mean values of the 6 comparable property assessments, listed in Section G
= $499,783
[(481,600 + 501,000 + 465,400 + 498,500 + 523,300 + 524,500) + 6 = $499,783

Averaging these three means—comparable sales, online assessments, and
assessments of comparable properties—gives an average market value of
£489,122, which we rounded to $489,100.

[(471,000 + 496,584 + 499,783) + 3 = 489,122]



SECTION G.  Sales, Rental, andfor Assessment Comparisons

List the properties you are relying upon to show overassessment of your
property(ies).

Owr assessment of our property’s market value ($483,100) on the assessment date is
based, firstly, on sales of comparable properties within 2 years of this date—see
sales chart from section E, part 2 - Market Data.

As the sales of these comparable properties show, our property’s equalized
assessment—3%$615,393—far exceeds its true market value.?

‘[Equalized assessment for 23 Bagdad Road = current assessment divided by
equalization ratio (94.2%, or .942). § 579,700 + .942 = $615,393.]

In addition to comparable sales (listed in Section E), Durham's recent assessment of
comparable properties supports our estimation that our property has been
drastically overvalued, The following 6 properties reflect a more realistic and
accurate estimate of our property’s value:

Town Streat Living Land Area | Home Land Overall
Parced ID # | Address Araa (sq ft) | (acra) Assessment | Assessment | Assessment
105-92-0- B Woodside | 1,852 54 5284400 £197.200 £ 481,800
0-0 Drrivie
104-4-0-0- | 51 1,765 G5 £300,800 $200,200 % 501,000
0 Emerson
Road
104-36-0- 19 1512 ) $267,200 $202,200 $469,400
Q- I Littiehale
Riosad
103-20-0- | 10 1977 A1 307,100 £101, 400 3488, 500
0- Littehale
| Road
107-58-0- | 24 1,750 BT 2322 600 200,700 523,300
0- '| Woodman
| Road
105-8-0-0- | 3 Davis 1,804 i $276,900 $248,000 $524,900
| Road =

Note: All these assessed properties are similar to ours in virtually every way,
and yet all are valued far below our property's assessment.

Style: All homes listed above are Cape Cod style homes.




Living Area: All properties listed above have approximately the same living area. Five
out of six of these properties have living areas which exceed our home's living
area.

Land Area: All properties listed above have approximately the same land area as
ours. Four out of six have land areas which exceed our property’s land area.

Condition: All the homes listed above are in very good—and, in most cases, even
better condition—than our home.

Overall property assessment: All homes listed above are in desirable
neighborhoods, in close proximity to downtown Durham, UNH, and public
schools. All are in adjacent or nearby neighborhoods to ours on Bagdad Road.
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Figures A.1 to Ad: Views of shared garage (showing 20" x 20 size and poor condition)

Figure A.2: West side of shared garage
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Figure B.1: Sewer cover at the rear of home




Figure B.2: Sewer Easement for 23 Bagdad Rd




Figure B.4: Storm drain at rear
of property

Figure B.5: Close-up of storm
E drain showing erosion from
storm evenis




Figure C.1: Side view of 23 Bagdad (showing apartment and second floor height and
size)



Figure D.1: Boiler (approximately 40+ years old and in need of replacement)



Figure D.2: Chimney in need of replacement



APPENDIX Z:

Bagdad Road abatement/appeal (originally filed by Ken and Nancy
Lynch



This abatement is being filed in order to contest the change of NEHD code from a
€0 to an 85 neighborhood designation for our property and for all 28 properties in
the portion of Bagdad Road from the intersection of Madbury and Bagdad to the
intersection of Bagdad and Fmerson plus 48 and 50 Bagdad designated 85 by the
2023 Town Assessment . (see list of properties in Exhibit A) The recoding is not
supported by the data.

According to the assessment office, NHBD factors are assigned based on:

1. Sales from 4/1/2021 to 3/30/2023 in that neighborhood and
determining a factor that brings assessment and sales values close to a
1/1 ratio of assessment/ sales,

2. The desirability of the neighborhood which is based on location and
proximity to schools, downtown and UNH,

The NBHD assignment at last assessment was B60. It is now designated 85,
There have been no changes to this neighborhood of early 1900 homes in the
past 5 years. We are no closer to town, schools or UNH. We wish to point out
this and other inequities in the application of both these criteria to our Bagdad
neighborhood and the resultant excessive tax burden for property owners,

1) Sales Data and resultant inequities:
There were only two sales in our NHBD 85 neighborhood during the period
being evaluated. As we will point out, only one fits our designation. Data
for the sold properties follows:

7 Bagdad Road NBHD: 85, factor 1.8 The assessment ratio using the
assigned 85 factor is RA: 1.1538. Tax card shows:

Sale Date: 8/23/22

Sale price : $420,000

Total Assessment; $484,600

Difference: $ 484,600-5420,000= $64,600 too high assessment
Building assessment: $204,600

Base land assessment: x= $280,000/1.8 = $155,000
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Designation of 1.8 factor results in an assessment that is 15% too
high.

Using 1.3 as factor:

Land value: 1.3 x 5155,000= 5201,500 plus
Building value: 5204,600

Total: $406,100

RA: 5 406,100/5420,000= .96

Factor of 1.3 or NBHD designation of 70 is closer to the 1/1 ratio and a
more appropriate factor.

A better factor would be the 1.3 factor assoclated with 70 NBHD factor.

20 Bagdad Road NBHD 85; The assessment ratio using the assigned 85
factor is RA: .9732.

Tax card shows:

Sale 12/29/22
Sale price 5615,000
Assessment: $598,500
Building assessment: $330,400
Base land assessment: $268,100/1.8= $148,944
If 1.6 factor were applied: $148,944 x 1.6=5238,311:
Land plus bldgs.= 5238.311 + $330,400=5568,711
RA: 5568,711/615,000=.9247

A 1.8 or 1.6 factor would be appropriate.

As has been stated, there were only two sales in our neighborhood. It appears
that the higher factor sale was considered, and the lower factor sale was
ignored in determining our neighborhood designation. Essentially, our NBHD

Page2of8



code is based on ONE sale. Why was NBHD 85 choosen when 60/70 would be
more in keeping with contiguous streets and neighborhoods and more equitable
when comparing sales in other contiguous neighborhoods? When approached,
town officials said that our neighborhood was being grouped with the Faculty
neighborhood which is across town instead of with our contiguous streets. No
reason was given for doing so. And now we were 2 in a sales group of 16 . Our
NBHD designation was, according to the third-party assessor, not based on one
sale but part of a larger group of sales. This appears to be circular reasoning.

Consider the following inequities when compared to the NHBD code assigned in
our contiguous neighborhoods. Emerson has a sales profile during that same time
frame that mimics Bagdad's. Emerson also had two sales du ring the period of
4/1/2021 to 3/30/2023. For one property, a 1.8 factor would be more in line to
achieve a near 1/1 ratio; for the other, a 1.3 factor would be appropriate, the
same situation noted for Bagdad.

Emerson Street Data:
16 Emerson Road NBHD: 70. RA: .8905. Factor 1.3
Tax cards shows:
Sale: 5/8/22
Sale Price: 5800,000
Assess: 5718,100
Difference sale vs assess: $81,900 too low
Building assessment: $523,100
Land assessment using 1.3 factor: $195,000
Base land value: 1.3X=5195,000 X =5150,000
Using 1.8 factor for 85 neighborhood
Land eval using 1.8 X $150,000=$270,000
‘Bldg: $523,100 + land $270,000 = $793,100
Total assessment: $793,100
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RA: $793,100/$800,000 =.99

10 Emerson NBHD 70 RA: 1.0591
Sale: 4/27/2021
Factor of 1.3 is appropriate.

Emerson has an appropriate 1.8 property and an appropriate 1.3 property, not
unlike sales on Bagdad yet Emerson has retained a 70 neighborhood and Bagdad
was recoded from a 60 to an 85.

More ineguities.
Let's look at Edgewood,
54 Edgewood NBHD: 70 RA .8916 Factor 1.3 Tax card shows:
Sale: 7/5/22
Sale price: 5775,000
Assess: 5691.000
Difference sales vs assessment: 584,000 too low
Building assessment: $538,700
Land use assess using 1.3 factor: $195,600
Base land assess: 1.3X 5195,600= $150,462

Assessment using 1.6 factor.
Land assess using 1.6 (80 NHBD) :5150,462 x 1.6=5240,740
Building plus land: 538,700 + $240,740= 5779,439
RA: $779,439/$775,000 = 1.00
1.6 factor is more appropriate,
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49 Edgewood NBHD 70; RA .8252 Factor 1.3 Tax card shows:
Sale date: 7/15/22
Sale price: S 651,000
Assessment: $537,200
Building assessment: $376,800
Land assessment with 1.3 factor: $191,400,
Base land assessment: 1.3 X=4 191,400, X= 5147,230

Using 1.8 factor:

Land assessment 147,230 x 1.8 = $265,014

Land assessment plus building assessment: $265,014 +5 376,800=5641,814
RA: using 1.8 factor: $641,814/$651,000=_985

(Two other sales on Edgewood have an appropriate 1.3 factor.)

These streets retained their original designations. Perhaps they are grouped

with contiguous streets in their neighborhood and not with a neighborhood
across town.

2) Desirability and Inequities:
We were told we were 3 highly desirable nelghborhood because of
location and being close to town and schoaols. Looking at a map of our
area of town, we see:
* Dennison, a 60 designation is closer tg school and town.
* Madbury, which is as close to school and closer to town s 3
50 (at the intersection of Bagdad) to a 70 designation further
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Bagdad from 50 Bagdad to Rte 108, is a 60, as are 52 Bagdad
and 53 Bagdad which are across the street from 50 Bagdad
which is an 85. That part of Bagdad is closer to the High
School.

For comparison, Beard's Landing, Woodman Road, Little Hale,
Emerson Road and Edgewood Road are all equivalent (or
slightly better) in location, desirability and proximity to
schools and are 60/70 NBHDs.

Our neighborhood has at least 7 houses that are not occupied
by owner only. That constitutes 25% of our NBHD properties,
The housing profile for these 7 properties includes § non-
owner occupied rentals; 1 multifamily (6 units); 3 duplexes:
and 6 student rentals. This profile is generally considered to
detract from neighborhood desirability.

Much of our street is in earshot of fraternities and around the
corner from multiple student rentals; some would say that
detracts from desirability.

Bagdad is a through street, also a value detractor.

Following are contiguous and nearby streets and their designations. (see

Exhibit B, Map)

¢ Bagdad from Emerson (except 52 and 53 Bagdad) to Dover Road &0

* Dennison
s Madbury
& Emerson

* (oe

60
50-70
70
50

* Edgewood 70
e Little Hale 70

We are 28 properties designated an 85 NBHD surrounded by 50, 60 and 70
neighborhoods and of questionable higher desirability based on location,
proximity to schools, town and UNH.

3) Resultant Excessive Tax Implications:
As a result of this 85 designation, property valuations in our

neighborhood have increased 89% while the average for residential
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roperties in Durham 48% (per assesor’s office). ve
Eone up in general; however, at a valye nearly two times more here on

Bagdad than the rest of Durham seems excessive and unrealistic,

The average tax bill for our neighborhood went u 33% which is
more than 2X that for other erties in neighborhoods similar to our in
location, desirability and proximity to schools. Taxes have increased as
much as 60% over |ast assessment for some residents in our

ighborhood. That is a very large increase that is not substantiated by
the data. Please see attached table Exhibit C) indicating the perce

increase for all 28 properties affected by this designation.

Mﬂm@mmwﬂ

Emerson Road- all equivalent in location, desirability and proximity to

schools as dad, saw the following avera tax increases:
Woodman: 15%

Emerson: 18%
Littlehale: 17%

To summarize:

The data does not support the recoding of Bagdad from a 60 to an 85
neighborhood.

L]

The sales for the Bagdad properties do not support it.

Inequities exist when compared with data from contiguous
neighborhoods.

We are an 85 designation in a sea of 50, 60 and 70 NBHDs. All abutting
streets except Emerson are 50 and 60 NBHDs, as were we,

There have been no significant changes to our neighborhood since the
last assessment coding us as a 60,

Other neighboring streets have retained their last designation; ours has
gone from a 60 to an 85.

Households on this street have seen an average tax increase of 33% and

as much as 60% for some.
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In order to rectify these inequities, all 28 properties on Bagdad from the
intersection of Madbury to the intersection of Emerson plus 48 Bagdad and
50 Bagdad need to be changed from an 85 to a code reflecting compatibility
and equity with abutting and similar neighborhoods, all of which are

50/60/70 neighborhoods.
Attachments:
Exhibit A: Chart showing Bagdad 85 properties.
Exhibit B: Map with NBHD designations.
Exhibit C: Property valuation/tax increase for Bagdad Rd.
Exhibit D: Chart comparing tax increase by neighborhoods.
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a8 BAGDAD ROAD a5 305,000 12M203 259,100 8 6588 E53,400 11,334 | 254 300 88,02%
i $2648 | 20.48%

36 BAGDAD ROAD a5 1] 10Maae 351,000 10,183 550,500 13,322 | 59,500 84.35%
) } §3,129 | 30.70%

8| BAGDAD ROAD 85 302,000| OSMSMT| 278.200| 8,079 627,000 10,793 | 248,800 | B0.43%
£2.714 33.55%

24 | BAGDAD ROAD a5 346,000 | OG/0B/06 | 383,700 | 10062 | B91,800 | 14,170 | 228,200 | 90.24%
e e il - = #3604 34,18%

18 BAGDAD ROAD a6 a 110118 I T.000 8,206 &11,100 12,515 | 24,100 B2 7E%
N , £3,210 35.98%

5| BAGDAD ROAD FT3 249,033 | OBORM00 | 225300 | 6,543 | 430,400 BE20 | 214100 | 95.00%
#* s2455 | 37.54%

50 | BAGDAD ROAD as ] 266,100 | 7,720 | 524,000 10,732 | 257000 | 96.92%
o s B Ay g3004 | 388TH

11| BAGDADROAD | 85 0| 08113M3 | 274,500 | 7.671| 543,700 | 11,935 | 269,200 | 98.07%
£3,183 29.85%

21 BAGDAD ROAD a5 o e INT 238 400 6,652 118,500 G800 | 238100 98.B7T%
S2.848 40 9%




17 | BAGDAD ROAD BS 240000 | owmoM7 | 230400 | 68533 | 476500 o761 | zaezo00| eaaz%
SO SO PO e , §2,836 | 40.85%

20 | BAGDAD ROAD 85 3R 000 | 08D 281500 | BAT5 | G63 400 | 11,508 | 281,000 | 100.19%
=y $3364 | 41.15%

a7 BAGDAD ROAD a5 a OF AT I0E 5,800 29174 B0, 800 13,124 324,800 102.65%
a3 §3.060 | 43.08%

22 | BAGDAD ROAD B5 0 1wosnz| 37600 6223 | 644300 13,096 326,700 ] 10207% .

o st g3 072 | 4307%

18| BAGDAD ROAD [ 0| o7i2ans| 212800 | 9,064 | 640,000 | 13,128 | 326,100 | 104.80%
. e $4,042 |  44.50%

4 | BAGDADROAD | &5 125000 | 042672 | 193400 | 6618 421,500 8,632 | 228,100 | 117.94%
24 $3,006 | Sa70%

8| BAGDAD ROAD a5 35000 [ 0807H4 | 34000 B119| E95800| J4252 | 361800 | 121.60%
B e - $5,133 | B4.30%

20| BAGDADROAD [ 85 615000 | 1220022 | 265300 | 7,704 | 596,500 | 12257 | 230200 | 125.50%
A §4.583 |  58.10%

23 | BAGDAD ROAD BS 0| oo 268,100 1437 878, Tod 11872 | 323800 | 126.38%
$4,435 |  50.83%
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Town of Durham, NH

Property Tax Bill Calculation

Owner Hall Christopher
PID 104-12
Address 23 Bagdad Rd
WHAT WAS TAXED
Total Assessed Value 256,100 579,700
Exemption (solar,) - -
Value Tax Applied To: 256,100.00 579,700.00
Credit (veterans,) - -
Tax Bill#: 109618 111034
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/9/2023 11/17/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 3,719.85 11,872.26
Resulting in Taxes of:
Town 1,042.00 3,333.00
County 361.00 1,020.00
Local School 2,121.00 6,713.00
State School 196.00 806.00
Tax Calculated 3,720.00 11,872.00
Less Credit & 1st Bill
is the Amount Billed: 3,720.00 8,152.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 256,100 492,300
Exemption (solar,) - -
Value Tax Applied To: 256,100.00 492,300.00
Credit (veterans,) - -
Tax Bill#: 109618 111034
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/9/2023 11/17/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 3,719.85 10,082.30
Resulting in Taxes of:
Town 1,042.00 2,831.00
County 361.00 866.00
Local School 2,121.00 5,701.00
State School 196.00 684.00
Tax Calculated 3,720.00 10,082.00
Less Credit & st Bill
is the Amount Billed: 3,720.00 6,362.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 1,790.00 1,790.00 | = To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 327 142
Interest Payable - 27.86 27.86 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 1,817.86 1,817.86

104-12- Abmnt Calc- Christopher Hall- 23 Bagdad Rd HALL



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council

FROM: Jay Ferreira

OWNER: 28 Properties located on Bagdad Road
Durham, NH 03824

REPRESENTATIVE: Nancy & Kenneth Lynch
PROPERTY LOCATION: 28 Properties on Bagdad Road, Durham, NH 03824
PID: Maps 104 & 107 Bagdad Road
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 20, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: N/A
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:

a. What the property was worth (market value) on the assessment date.

9 ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Bagdad Road Properties Abatement
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REASON FOR APPEAL: The Lynch’s have submitted an abatement application on behalf of 28
properties located on Bagdad Road based on disproportionality. They [neighbors] believe the
Neighborhood Code of “85” for this section of Bagdad Road that was applied by Municipal Resources,
Inc. (MRI) during the 2023 revaluation is disproportionate when compared to other Neighborhood Code
designations in nearby neighborhoods. Those neighborhood codes range from “50 to 70”. The residents
of Bagdad Road “are filing this abatement to change the 85 NBHD designation for all 28 properties on
Bagdad Road to reflect compatibility with similar and surrounding neighborhoods”.

ASSESSOR’S COMMENTS: The primary reason why the applicants are appealing the NBHD code is
because they believe their property valuations increased disproportionately (89%) when compared to the
average increase (48%). None of the applicants are disputing their total assessed values. The taxpayers
are appealing the methodology used to arrive at their assessed values, rather than appealing their assessed
values.

“To succeed on a tax abatement claim, the taxpayers have the burden of proving by a preponderance of
the evidence that they are paying more than their proportional share of taxes. To carry the burden of
proving disproportionality, the taxpayers must establish that their property is assessed at a higher
percentage of fair market value than the percentage at which the property is generally assessed in the
town. As prescribed in RSA 75:1, the proportionality of an assessment is based on a credible estimate of
market value adjusted by the level of assessment. Porter v. Sanbornton 150 NH 363, 367 (2003).

“There is never one exact, precise, or perfect assessment; rather, there is an acceptable range of values
which, when adjusted to the municipality’s general level of assessment, represents a measure of
proportionality and the resulting tax burden”. Wise Shoe Co. v. Town of Exeter, 119 NH 700, 702 (1979).

“Even if a taxpayer wishes to challenge only one component of the assessment, such as the land value or
building value, the taxpayer still has the burden of proving the aggregate value of the property as a whole
is disproportional and the total assessment is excessive”. Appeal of Walsh, 156 NH 347, 356 (2007).

The purpose of a revaluation is to estimate the market value of all taxable and non-taxable properties
within a municipality. Based on real estate sales, market trends and location, the desirability of some
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neighborhoods may increase, decrease, or stay the same. Regarding this section of Bagdad Road that is
being appealed, it was determined by the revaluation company (MRI) that properties within this
neighborhood have become more desirable which warranted changing the neighborhood code.

RECOMMENDATION: Based on the evidence presented, | recommend their abatement request be
denied because they are appealing the methodology used when performing a revaluation and are not
appealing their individual assessments.



FOR MUNICIPALITY USE ONLY:

Towm File Mo

Taxpayer Mame:

RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A. Party(ies) Applving (Owner(s)'Taxpaver(s))
vameis:  INancy and Ken Lynch

32 Bagdad Road, Durham, NH 03824
MLl TTA-279-2619 et 508-733-2700

Telephone Number(s); (Wark)

Mailing Address:

Note: If an abatement is granted and taxes have been paid, interest on the abaternent shall be paid in
accordance with RSA T6:17-a. Any interest paid o the applicant must be reported by the municipality
to the United States Imternal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social secunty or
federal tax identification information as confidential and exempt from a public information request
under RSA 91-A.

SECTION B. "s(ies’) Representative if 5] Applying (Also Com
Mamie{s):

Mailing Address:

Telephone Number(s): (Waork) (Home)}

SECTION C. Propertyiies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel [D# Strect AddressTown Description Assessment
please note this abatement is being filed for 28 properties

designated NBHD 85 on Bagdad Road, addresses highlighted on attached exhibit A.

—RECENVED——
i Town of Durham

Planning, Zoning
and Assessing



SECTION D. Other Property{ies)

List other property(ies) in the municipality owned in the same name(s), even il abatements for the other
property(ies) have not been sought. The taxpayer's entire real property estate must be considered in determining
whether the appealed property{ics) is (arc) disproportionately assessed.

Town Parcel 15 Street Address/ Town Description Assgasment

N/A

SECTION E. Reasons for Abatement Application

RSA 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ penerally means:
1) establishing an assessment is disproportionate to market value and the municipality’s level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be utilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

[§] If claiming disproportionality, state with specificity all the reasons supporting your application.
Statemenits such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may

not apply):
1 physical data — incorrect description or measurement of property,
2. market data — the property’s market value on the April 1 assessment date, supported by

comparable sales or a professional opinion of value; and/or
3. level of assessment — the property 's assessment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

Note:  If you have an appraisal or other documentation, please submit it with this application.
2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriatc as o o

some other relief such as relocating, refinancing or obtaining some alternative public assistance.
Ansara v. City of Nashua, 118 N.H. 879 (1978).

{Anach additional sheets if needed. )
Please see attached cover letter, abatement application, Exhibits A-D and letters of support.




SECTION F. Taxpaver’s(s") Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April 1 of the year under appeal.

Town Parcel 1D# Appeal Year Market Value §

Town Parcel ID# Appeal Year Market Value §

Explain the basis for vour value opinion{s). (Artach additional sheets if necessary.)
Please see attached abatement application.

SECTION . Sales. Benial and/or

List the properties you are relying upon to show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their rents.
{Attach additional sheets if needed.)

Town Parcel 1D# Street Address Sale Price/Date of Sale Rents  Assessment
Please see attached abatement application.

SECTION H. by Partyiies) A

Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Party{ies)
applying certifies {certify) and swear(s) under the penalties of RSA ch-631 the application has a good faith basis,

and the facts stated are true to the best of my/our Em:rwlcdgc
Date: Ehgf/ E-’q . f lbr\/Kl“'-{..-fC-—-—“




SECTION L. fication and A rance b

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch, 641:

. all certifications i Section H are true;

Z. the Party(ics) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent to the Party(ies) applying.

[Chate:

{Representative’s Signaturc)

SECTION J.

*RSA 75:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date . . . "

Abatement Request: GRANTED Revised Assessment: 5 DEMIED
Remarks:

Daane:

(Selectmen/Asscssor Signature) {Selectmen/Assessor Signature)
{Selectmen/Assessor Signature) (Selectmen/ Assessor Signature )

Rev. 3/12



February 19, 2024

Dear Wr. Ferreira

We, along with fellow residents of Bagdad Road are filing this abatement to change the 35 NBHD
designation for all 28 properties on Bagdad Road between Madbury and Emerson Roads and including
48 and 50 Bagdad to reflect compatibility with similar and surrounding neighborhoods all of which are
S0/B0/70° As per our conversation and your request at our meeting on February 1, we, in conjunction
with a core committee (Jayson Seaman, Mike Stasko, Chris Hall) are submitting this one abatement as
opposed to multiple forms from all neighbors for the same purpose. Additionally, the neighbors listed
on the attached sheet have requested that their names be submitted in support of this abatement
requaest, (Signature letters attached)

Mancy Lynch
(774-279-2619)
Ken Lynch
(508-733-2700)

321 Bagdad Road
Durhiam, NH 03824



Following is a list of those requesting to be listed as in support of this

application:

Trish and Chris Hall

Jayson Seaman & Kim Sekera
Michael Stasko

and Carla Wiles-Stasko

Trina and Eric Ingelfinger
James and Diane Pollard
Andrea Chan

Mary James

Juddie Barrett

Andrew and Samantha Seal
Mike and Heather Anderson
Pamela Weeks

Tracy Schroeder
Vincent and Anne Avery
Gary and Megan Congin
Sean Paley

Phyllis and Ed MacKay

*Please note: All neighbors who were contacted are in support of this
application. Those missing were out of town and/or not reachable.

23 Bagdad
46 Bagdad

31 Bagdad
35 Bagdad
22 Bagdad
30 Bagdad
21 Bagdad
11 Bagdad
9 Bagdad

24 Bagdad

26-28 Bagdad

18 Bagdad
27 Bagdad
20 Bagdad
39 Bagdad
19 Bagdad



This abatement is being filed in order to contest the change of NBHD code from a
60 to an 85 neighborhood designation for our property and for all 28 properties in
the portion of Bagdad Road from the intersection of Madbury and Bagdad to the
intersection of Bagdad and Emerson plus 48 and 50 Bagdad designated 85 by the
2023 Town Assessment . (see list of properties in Exhibit A) The recoding is not
supported by the data.

According to the assessment office, NHBD factors are assigned based on:

1. Sales from 4/1/2021 to 3/30/2023 in that neighborhood and

determining a factor that brings assessment and sales values close to a
1/1 ratio of assessment/ sales.

2. The desirability of the neighborhood which is based on location and
proximity to schools, downtown and UNH.

The NBHD assignment at last assessment was 60. It is now designated 85.
There have been no changes to this neighborhood of early 1900 homes in the
past 5 years. We are no closer to town, schools or UNH. We wish to point out
this and other inequities in the application of both these criteria to our Bagdad
neighborhood and the resultant excessive tax burden for property owners.

1) Sales Data and resultant inequities:
There were only two sales in our NHBD 85 neighborhood during the period
being evaluated. As we will point out, only one fits our designation. Data
for the sold properties follows:

7 Bagdad Road NBHD: 85, factor 1.8 The assessment ratio using the
assigned 85 factor is RA: 1.1538. Tax card shows:

Sale Date: 8/23/22

Sale price : 5420,000

Total Assessment: $484,600

Difference: 5 484, 600-5420,000= 564,600 too high assessment
Building assessment: $204,600

Base land assessment: x= 5280,000/1.8 = $155,000

PagelofB



Designation of 1.8 factor results in an assessment that is 15% too
high.

Using 1.3 as factor:

Land value: 1.3 x 5155,000= 5201,500 plus
Building value: 5204,600

Total: 5406,100

RA: $ 406,100/$420,000= .96

Factor of 1.3 or NBHD designation of 70 is closer to the 1/1 ratio and a
more appropriate factor.

A better factor would be the 1.3 factor associated with 70 NBHD factor.

20 Bagdad Road NBHD 85; The assessment ratio using the assigned 85
factor is RA: .9732.

Tax card shows:
Sale 12/29/22
Sale price $615,000
Assessment: S598,500
Building assessment: 5$330,400
Base land assessment: 5268,100/1.8= $148,944
If 1.6 factor were applied: $148,944 x 1.6=5238,311;
Land plus bldgs.= $238.311 + $330,400=5568,711
RA: 5568,711/615,000=.9247
A 1.8 or 1.6 factor would be appropriate.

As has been stated, there were only two sales in our neighborhood. It appears
that the higher factor sale was considered, and the lower factor sale was
ignored in determining our neighborhood designation. Essentially, our NEHD

Page 2o0f B



code is based on ONE sale. Why was NBHD 85 choosen when 60/70 would be
more in keeping with contiguous streets and neighborhoods and more equitable
when comparing sales in other contiguous neighborhoods? When approached,
town officials said that our neighborhood was being grouped with the Faculty
neighborhood which is across town instead of with our contiguous streets. No
reason was given for doing so. And now we were 2 in a salesgroup of 16. Our
NBHD designation was, according to the third-party assessor, not based on one
sale but part of a larger group of sales. This appears to be circular reasoning.

Consider the following inequities when compared to the NHBD code assigned in
our contiguous neighborhoods. Emerson has a sales profile during that same time
frame that mimics Bagdad's. Emerson also had two sales during the period of
4/1/2021 to 3/30/2023. For one property, a 1.8 factor would be more in line to
achieve a near 1/1 ratio; for the other, a 1.3 factor would be appropriate, the
same situation noted for Bagdad.

Emerson Street Data:
16 Emerson Road NBHD: 70. RA: .B905. Factor 1.3
Tax cards shows:
Sale: 6/8/22
Sale Price: 5800,000
Assess: 5718,100
Difference sale vs assess: 581,900 too low
Building assessment: $523,100
Land assessment using 1.3 factor: 5195,000
Base land value: 1.3X=5195,000 X =5150,000
Using 1.8 factor for 85 neighborhood
Land eval using 1.8 X 5150,000=5270,000
Bldg: $523,100 + land $270,000 = $793,100
Total assessment: $793,100

Page3of B



RA: $793,100/$800,000 =.99

10 Emerson NBHD 70 RA: 1.0591
Sale: 4/27/2021
Factor of 1.3 is appropriate.

Emerson has an appropriate 1.8 property and an appropriate 1.3 property, not
unlike sales on Bagdad yet Emerson has retained a 70 neighborhood and Bagdad
was recoded from a 60 to an 85.

More inequities.
Let’s look at Edgewood.
54 Edgewood NBHD: 70 RA .8916 Factor 1.3 Tax card shows:
Sale: 7/5/22
Sale price: $775,000
Assess: 5691,000
Difference sales vs assessment: $84,000 too low
Building assessment: $538,700
Land use assess using 1.3 factor: $195,600
Base land assess: 1.3X 5195,600= $150,462

Assessment using 1.6 factor.
Land assess using 1.6 (80 NHBD) :5150,462 x 1.6=5240,740
Building plus land: $538,700 + 5240,740=  5779,439

RA: $779,439/$775,000 = 1.00

1.6 factor is more appropriate.

Page 4 of B



49 Edgewood NBHD 70; RA 8252 Factor 1.3. Tax card shows:
Sale date: 7/15/22
Sale price: $ 651,000
Assessment: 5537,200
Building assessment: $376,800
Land assessment with 1.3 factor: $191,400.
Base land assessment: 1.3 X=5191,400, X= 5147,230

Using 1.8 factor:
Land assessment 147,230 x 1.8 = $265,014
Land assessment plus building assessment: $265,014 +5376,800=5641,814

RA; using 1.8 factor: 5641,814/5651,000=.985

1.8 factor and NBHD 85 more appropriate here
(Two other sales on Edgewood have an appropriate 1.3 factor.)

These streets retained their original designations. Perhaps they are grouped
with contiguous streets in their neighborhood and not with a neighborhood

across town.

2) Desirability and Inequities:
We were told we were a highly desirable neighborhood because of

location and being close to town and schools. Looking at a map of our

area of town, we see:
= Dennison, a 60 designation is closer to school and town.

=  Madbury, which is as close to school and closer to town is a
50 (at the intersection of Bagdad) to a 70 designation further

up.

Page 50f8



= Bagdad from 50 Bagdad to Rte 108, is a 60, as are 52 Bagdad
and 53 Bagdad which are across the street from 50 Bagdad
which is an 85. That part of Bagdad is closer to the High
School.

= For comparison, Beard's Landing, Woodman Road, Little Hale,
Emerson Road and Edgewood Road are all equivalent (or
slightly better) in location, desirability and proximity to
schools and are 60/70 NEHDs.

=  Dur neighborhood has at least 7 houses that are not occupied
by owner only. That constitutes 25% of our NBHD properties.
The housing profile for these 7 properties includes 6 non-
owner occupied rentals; 1 multifamily (& units); 3 duplexes;
and 6 student rentals. This profile is generally considered to
detract from neighborhood desirability.

=  Much of our street is in earshot of fraternities and around the
corner from multiple student rentals; some would say that
detracts from desirability.

= Bagdad is a through street, also a value detractor.

Following are contiguous and nearby streets and their designations. (see
Exhibit B, Map)

¢ Bagdad from Emerson (except 52 and 53 Bagdad) to Dover Road 60

« Dennison 60
+ Madbury 50- 70
+ Emerson 70
* Coe 50

s Edgewood 70
s Little Hale 70

We are 28 properties designated an 85 NBHD surrounded by 50, 60 and 70
neighborhoods and of questionable higher desirability based on location,
proximity to schools, town and UNH.

3) Resultant Excessive Tax Implications:
As a result of this 85 designation, property valuations in our
neighborhood have increased 89% while the average for residential
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properties in Durham 48% (per assesor’s office). Property values have
gone up in general; however, at a value nearly two times more here on

Bagdad than the rest of Durham seems excessive and unrealistic.

The average property tax bill for our neighborhood went up 33% which is
more than 2X that for other properties in neighborhoods similar to our in

location, desirability and proximity to schools. Taxes have increased as

much as 60% over last assessment for some residents in our
neighborhood. That is a very large increase that is not substantiated by

the data. Please see attached table (Exhibit C) indicating the percentage

increase for all 28 properties affected by this designation.

For comparison, Beard’s Landing, Woodman Road, Littlehale Road and
Emerson Road- all equivalent in location, desirability and proximity to
schools as Bagdad, saw the following average tax increases:

Woodman: 15%
Emerson: 18%
Littlehale: 17%

To summarize:

The data does not support the recoding of Bagdad from a 60 to an 85
neighborhood.

The sales for the Bagdad properties do not support it.

Inequities exist when compared with data from contiguous
neighborhoods.

We are an 85 designation in a sea of 50, 60 and 70 NBHDs. All abutting
streets except Emerson are 50 and 60 NBHDs, as were we.

There have been no significant changes to our neighborhood since the
last assessment coding us as a 60.

Other neighboring streets have retained their last designation; ours has
gone from a 60 to an 85.

Households on this street have seen an average tax increase of 33% and
as much as 60% for some.
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In order to rectify these inequities, all 28 properties on Bagdad from the
intersection of Madbury to the intersection of Emerson plus 48 Bagdad and
50 Bagdad need to be changed from an 85 to a code reflecting compatibility
and equity with abutting and similar neighborhoods, all of which are
50/60/70 neighborhoods.

Attachments:

Exhibit A: Chart showing Bagdad 85 properties.

Exhibit B: Map with NBHD designations.

Exhibit C: Property valuation/tax increase for Bagdad Rd.

Exhibit D: Chart comparing tax increase by neighborhoods.
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Date:

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60°s or 70’s.

Name: ( %Iﬁ CRM_M
Address: 19 E)ﬁ'ﬁiﬁﬁ @f‘&

Durkom NH 0382F
FHME @ comeasT, nel



Date: Fﬂwj— (4 ,2024

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60’s or 70’s.

Name: l:;w:j & #Ugm Cﬁﬂ\j{ﬂ.
Address: 20 Br,kﬁdq.q‘. Rd. TDuchom, NH 03924

m{ﬁmﬂ . c:mﬂfn@ mai |

ﬁa.ra : cnnfjiﬁ@ﬂm Dfé,
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To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60°s or 70,

Name: V'LT'E{-E'NT and. BAKNE AVERY
Address: '~ :
LT BAGDHAY ROA) 2R, Wi 03

\f\"‘-ﬂuw‘t 51 A NS bede |tha € Comenst e

/‘%ﬂﬁfr’h 2(i4 [au %ﬂ!h-fﬁ"f@,m“‘tmﬂ}”- el



Date: E’IHIEQM

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Name: ’Tﬁt i g:hﬁ-ﬁcﬂﬁf
Address: JI‘{-;: ng,

’Hs{nnhﬁm@hw

Flsi nnh@ﬂmaii.mm



Date:

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar nenghhnrhmds all of whtch are 60's or 70's.

Mame: W'lm *mi\ ‘i,( Al %‘E\“‘\}l{u
Address: }[\ "-.5 '\szlfé T‘} m@lu.‘

(cc:f:’?.-« QEE« é E‘(; ]||



Date: /3 mEE ROZY

To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection

of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Name: %Mm Mﬂﬁa&-ﬁ{, Wﬂ"'ﬁ"{, (Zesidol Fmﬁ‘wﬂ'ﬁh

Address:

Fe -8 BAGDAD D
Dk rAm. Wit O3F2f
Lo 3 -66l - 245

M Addlrete " )
?WM M Wt o 3032



Date:

To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

wme: Chiris §, Trisha Hall 7
Address: g @V_M
Dy hgm :,,'U,Lf’ 032 EAY

@rﬂ;)‘f%ﬁqm £ phois)
(205)396 - 7634 (Trisha)

C[ﬂﬂsﬁﬁf’f 9#??@}@»1& . com

ChY) c+nsha_ na i@ o Lwall-com



Date: [:,E'p 0 2024

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

vame: i andk Feicn Sngelinger  Jypoct-dho—
Address: 2 Enﬁcﬁ?{i Road _,J'./L_.f-"“ ﬁ_/——’
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To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighbnrhnuds all of whrch are 60's or 70's.

Name: B&M"ﬁ !J}Emf&' LA
Address: 77, @RE;?LD \'%U




pate: &SI [&M

To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60°s or 70's.

Name: A deea Chain G%Lﬁ—jl—«ﬂ_—m

Address: ¢ Bugdfad R
Dutean , Mt O3 & AY



Date: F%Mﬂﬂiy ”;'lﬂ’éq

To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Name: ‘-»f'lfw a *d’ﬂ.ﬁ%f—r-'l
Address: 2 J Epcfgdad ’.RG{ .
H ©0381Y

Duiham, N



Date:

To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Mame:

Address:

Npudeie-77]. Baratts, 11 Bagclacl. it Srlastr,
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" To Durham Town Assessor:

|/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Mame: Aﬂej.rﬂ"-ﬂ and ir‘ﬂﬂ""‘i’%‘“‘* Seal
Address:

F5-914-3¢34

ONATEW 5EﬁfE’_j-m;:[,-lJ. Lam



Date: L 'I % Ilﬁi“f

To Durham Town Assessor:

I/We wish to express support for the abatement application being filed by Nancy
and Ken Lynch on behalf of our neighborhood. This application is to recode all 28
properties on Bagdad Road from the intersection of Madbury to the intersection
of Emerson from an 85 to a code reflecting compatibility and equity with abutting
and similar neighborhoods all of which are 60's or 70's.

Name: lh,\ﬂn'-c: +-1-¥-¢¢L-H~e.4r“ ,AY‘V\AEFEFIL

Address:

24 ﬂmﬂdLL Lond__



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: The Lynch Revocable Trust
Kenneth & Nancy Lynch, Trustees
32 Bagdad Road,
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 32 Bagdad Road, Durham, NH 03824
PID: 104-75
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 14, 2024
INVENTORY FILING DATE (Filing Date April 15%): N/A
ASSESSMENT APPEALED: $768,300
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9, 6

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Lynch Rev Trust Abatement
Page 2

REASON FOR APPEAL: The owners have applied for an abatement of his 2023 property taxes
because there is a 40’ wide easement bisecting their 4.6-acre property that people use to access the Town
of Durham Stolworthy Wildlife Sanctuary that was not accounted for on their property record card. They
believe this easement affects the market value of their property. The owners state that the amount of
traffic from walkers, bikers, students and track athletic teams impacts the privacy afforded the owners and
potential buyers. Additionally, the rear acreage behind the house is steeply sloped downward from the
back of the house to the wetlands at the rear of the site.

RECOMMENDATION: After reviewing the assessment and inspecting the property, I recommend
adjusting the assessment for the easement and topography which reduces the overall assessment from
$768,300 to $744,400 and granting an abatement for the assessed value difference of $23,900. This
calculates to an abatement of $497.20 including interest (interest is calculated to a repayment date of
5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no refund or interest
is due.



RECEIVED
Town of Durham

FOR MUNICIPALITY USE OMNLY:
Pla nning, Inn[ng Town File Mo.:
and Assessing Taxpayer Name:
Th: ] UNICIPALITY

SECTION A. Party(ies) Applying (Owner(s)Taxpaver(s))
Name(s) Kenneth and Nancy Lynch

Mailing Address: 92 Bagdad Rd Durham 03824
Telephone Mumben(s): (Work) N'IA {Home) 508—?33—2?”':]

Mote: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with REA T6:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with faderal law. Prior to the payment off
an abatement with interest, the taxpayver shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under R5A 91-A,

% tative if other tha
Mame(s): N/A
Mailing Address:
Telephome Mumber(s): (Work) {Home)
SECTION C. for w

List the tax map and lot numbser, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment,

Town Parcel |D# Street AddressTown Description Assessment
Map104 Lot 75 768,300

32 Bagdad Rd
House, Shed on 4.6 acres




SECTION D. Other Property(ies)

List other property(ies) in the municipality owned in the same name{s), even if abatements for the other
property(ies) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ies) is (are) disproportionately assessed.

wwmw

N/A

SECTION E. Reasons for Abatement Application

RSA T6:16 provides that an abatement may be granted for “good cause shown.” “Good cause” generally means:
1) establishing an assessment is disproportionate to market value and the municipality”s level of assessment; or
) establishing poverty and inability to pay the tax, This form can be utilized for either basis of requesting an
ahatement. The taxpayer has the burden 1o prove good cause for an abatement.

1) If elaiming disproportionality, state with specificity all the reasons supporting your application.
Siatements such as “taxes too high,” “disproportionately assessed™ or "assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may
not apply):

1. physical data — incorrect description or measurement of property;

i m-thapmmhr'ama:kctvﬂu:mumnpﬁl | assessment date, supported by
comparable sales or a professional opinion of value; and/or

3 level of agsessment — the property’s asscssment is disproportionate by comparing the property’s
market value and the town-wide level of assessment.

Mote:  If you have an appraisal or ather decumentation, please submit it with this application.

| If claiming poverty of inability to pay, state in detail why abatement of taxes is appropriate as opposed 1o
somme other relief such as relocating, refinancing or obtaining some alternative public assistance.
Ansara v, City of Nashua, 118 N.H. 879 (1978).

{ Attach additional sheets if needed. )

Errors in physical data

See attached documents and exhibits --page 5

b=



SECTION F. Taxpayer's(s') Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April | of the year under appeal.

Town Parcel [D# Appeal Year Market Value §

Town Parcel [D¥# Appeal Year Market Value §

Explain the basis for your valee opinion(s). (Attach additional sheets if necessary.)

N/A

SECTION G. Sales, Rental and/or Assessment Comparisons

List the properties you are relying upon 1o show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their rents.
(Anach additional sheets if needed.)

Town Parcel ID# Street Address Sale Price/Date of Sale Rents Assessment

N/A

SECTION H. Certification by Partv(ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicany(s) MUST application. By signing below, the Party(ies)
applying certifies (certify) and swear(s) under the pena]tl A -:11 a on has a good faith basis,
and the facts stated are true to the best of my/our know C@y

Date: = e Zf-

{Signature)




By signing below, the representative of the Party(ies) applying centifies and swears under penalties of
RSA ch. 641:

1. all certifications in Section H are troe;
2, the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent to the Party(ies) applying.

Date:

{Representative’s Signature)

SECTION J.

*RSA 75:16, I states: the municipality “shall review the application and shall grant or deny the application in
writing by July 1 after notice of tax date . . .."

Abatement Request: GRANTED Revised Assessment: § DEKIED
Remarks:

Drate:

(Selectmen/ Assessor Signature) {Selectmen/Assessor Signature)
(Selectmen/ Assessor Signature) {Selectmen/Assessor Signature)

Rev. 312
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RSA 76016 ABATEMENT APPLICATION TO MUMICIPALITY

As recommended By Jim Rice in a meeting on November 27, 2023 we are submitting this abatement
request to correct an error in the property description as well as other factors that lessen the property’s
assigned assessment,

1. The assessment did not docurent a 40 ‘wide permanent easement that was included in the
conveyance of the property to John € McMutt and Edith H McNutt on May 7, 1925, See attached
deed description section {Exhibit A) underlined in red.

2. The enclosed map shows that the ROW bisects the property approximately in half,
{Exhibit B)
1. The ROW is regularly used by:
a. ‘Walkers through to the Stolworthy Preserve or at the other end to Bagdad Rd
b. Bikers- Same as above
c. Students on the way to or from the High School or Middle School
d. Track athletic teams from both schools using the route for practice runs,

Impact:

1. The position of the ROW impacts the ability to subdivide the property/ if at all, in a way that would
be attractive to a potential buyer.

2. The traffic described above impacts the privacy of the property substantially

1. Additionally the property is steeply sloped from the back of the house down to the wet lands at the
bottom by approximately 55° according to topographical maps also attached. (Exhibits C and D)

As a result of these factors, we believe the property is substantially over assessed.



EXYHIBIT A

Kenneth H. Lynch and Nancy E. Lynch,
as Trustees of Lynch Revocable Trust
32 Bagdad Road

Durham, NH 03824

COPRY

WARRANTY DEED

KNOW ALL MEN BY THESE PRESENTS, that Robert C. Sullivan and Elise R. Sullivan,
husband and wife, of 32 Bagdad Road, Durham, NH 03824, for consideration paid grant(s) to
Kenneth H. Lynch and Nancy E. Lynch, husband and wife, as Trustees of The Lynch Revocable
Trust, of 7 Blood Road, Mont Vernon, NH 03057, with WARRANTY COVENANTS:

A certain lot or tract of land situated on the southerly side of the Bagdad Road, so-called, in said
Durham, together with the buildings thereon, bounded and described as follows: Beginning at a
hult:inaIug:stm:tnthuﬂmmﬂnnﬂmmﬂhulyﬁdﬁahﬁdﬁayhdﬂmdatdmmﬂmﬂ
r:-u-mercrfnmv:wdlntmﬁthmnwﬁngahngﬂumﬁmiyaidelimufmﬂmﬁmimduf
nnt!h{m;ﬂimﬂ:mulhﬁi}’unﬂmwcslﬁi}fsidn]imufmﬂHﬁﬁ?:]mﬂlnanimnpipl:aﬂ
inﬂwgmmrdattfmmdnfstm-:wull;ihmnmningwﬂiu*lyulungmnidﬂmnwallahmﬂtwn
two hundred seventy (270) feet to a hole in large stone in said wall; thence running northerly
a.bnutﬁwhundmltwmtyumm[ﬂ?}faﬁmmimnpips:u:tinthegmundatﬂummhﬂmiy
wufuaidme:ﬁdlut;ﬂmmemnhﬂiymﬂmmtuirsidnlimnfuidmﬂdlntnhnm
mhuﬂmdﬂm}fnﬂmmml&innllm:mmﬂmpﬂhﬂnfh:giming;mﬂainingﬁ:w{#]
nmh:muﬂm:mur‘tus.m&baingaﬁufﬂm“ﬂniﬂFm‘m-m]led,w

' i i v, by e oo ol im L tj"

L)

descrplion o the four (4} acres, MOore GrdGSE. NETEy COINEYT] cEpling and reserying ot of
he Tour (41 acres, more or less, hereby conveyed, a right of way to the s i John C. and Edith H.
i uu'ﬂﬁ-irh:iﬂm ESSLETE  TOTE *gﬂjd ;a 0 Ay DeIng 1o 1] il rcth—and
xiendis fom the southerly side line oF §aid Bagdad Road across the four (4) acres, more o
less. hereby conveyed following the general course of i old roadway and exfending 1o other
the said McMutts, said right of way being and beginning at a curve in said road 2 [he

11

RE: 2018-5486 Page 1 of 3




Book 4585 Page 0930 Page 2 of 2

Meaning and intending to describe and convey the same premises conveyed 1o Robert C. Sullivan
and Elise R. Sullivan by deed dated January 9, 2014 and recorded in the Strafford County Registry
of Deeds in Book 4191, Page 0100.

L'We, the grantor(s) hereby release all rights of homestead in the above described premises.

it Vb

Executed this 23rd day of July 2018.

R.nbm}-r.c. Sui;?m
Elise . Sullivan
State of New Hampshire
County of Strafford

Then personally appeared before me on this 23rd day of July 2018, the said Robert C. Sullivan
and Elise R. Sullivan and acknowledged the foregoing o be his/her/their voluntary act and deed.

#(mmr Public

Motary-Mame Printed
My commission expires:
(seal)
JAIME C. LYNCH
Mortary Pubiio Saate of New Hampehire
My Commission expires May 18, 2023

RE: 2018-5486 Page 2 of 3
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Town of Durham, NH
Property Tax Bill Calculation

Owner
PID
Address

WHAT WAS TAXED
Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:
PropTax Issue 1% or 2™

Due Date:
Paid Date:

Tax Rate Applied:

Town

County

Local School

State School

Total Rate

tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD HAVE BEEN TAXED

Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:

PropTax Issue 1% or 2™
Due Date:
Paid Date:

Tax Rate Applied:
Town
County
Local School
State School
Total Rate
tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate
RSA 76:17-a Rate of Interest Pybl
Enter Date Town will Payback
Number of Days of Interest =
Interest Payable

Less Previously Abated Amount of
Total To Be Abated

Lynch
104-75
32 Bagdad Road
433,600 768,300
433,600.00 768,300.00
109830 111339
1 2
7/3/2023 12/18/2023
6/22/2023 12/19/2024
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
6,298.04 15,734.78
1,765.00 4,418.00
611.00 1,352.00
3,590.00 8,897.00
332.00 1,068.00
6,298.00 15,735.00
6,298.00 9,437.00
433,600 744,400
433,600.00 744,400.00
109830 111339
1 2
7/3/2023 12/18/2023
6/22/2023 12/19/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
6,298.04 15,245.31
1,765.00 4,280.00
611.00 1,310.00
3,590.00 8,620.00
332.00 1,035.00
6,298.00 15,245.00
6,298.00 8,947.00
- 490.00 490.00 =To Be Abated
4.00% 4.00%
5/1/2024 5/1/2024
314 134
- 7.20 7.20 = Interest Owed
- 497.20 497.20

104-75-Abmnt Calc-Lynch-32 Bagdad Rd 81 Piscataqua



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Meredith Rev Living Trust
69 Mill Rd
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 69 Mill Road, Durham, NH 03824
PID: 109-84
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 29, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: $468,300
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9 ¢

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Meredith Rev Living Trust Abatement
Page 2

REASON FOR APPEAL: The owner has applied for an abatement of their property, due to topography
issues and flooding. Due to proximity to the river and the lot being below the street. Also, the owners feel
there are mistakes on the field card data.

ASSESSORS COMMENTS: The subject property is a Ranch house built in 1952, with 26,822 sf of
land located on the Oyster River. The lot is well below the street level and the east and south sides front
the river. I inspected the property with the owner on 3/7/2024. During my inspection it was raining. I
noticed significant flooding from the river on the east and south sides of the lot. There was also flooding
in the front yard from the street. I inspected the basement of the house and there were puddles of water
everywhere I stepped. I also noticed salt lines three feet up the foundation walls, which indicates past
flooding of the basement. The owner showed me the inoperable fireplace which he now stores wood
pellets for his pellet stove. The rest of the house was average and functional.

RECOMMENDATION: After inspecting the property, I recommend giving a 20% deduction on the
land value due to the flooding issue. I removed the nonfunctioning fireplace and gave them a 5%
functional deduction for the wet basement. These deductions reduce the overall assessment from
$468,300 to $422,700 and granting an abatement for the assessed value difference of $45,600.This
calculates to an abatement of $947.52 including interest (interest is calculated to a repayment date of
5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no refund or interest
is due.



RECEIVED
Town of Durham

FEB 29 2024

Planning, Zoning
and Assessing

(6 ABATEMEN

FOR MUNICIPALITY USE DNLY:
Town File Mo,

Taxpayer Mame:

SECTION A. Party(ies) Applving (Ownerfs) Taxpaver(s))

Mumie{s):

Theodore and Dawn Meredith

Malling Address: 69 Mill Road, Durham, NH

Telephone Mumber(s): {Work) 603-312-7864

(Haome)

603-312-3307

Note: 1fan abatement is granted and taxes have been paid, interest on the abatement shall be paid in
mecordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior to the payment of
un abaternent with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security ar
federal tax identification information as confidential and exempt from a public information request
under K5A 91-A,

SECTION B.

Mamelsk

Mailing Address:

Telephone Number(sk {Work) (Home)
SECTION C. Propertviies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a briefl description of the parcel, and the assessment.

Town Parce| 1D# Street AddressTown Dgscription

611

69 Mill Road, Durham NH home

Assessmen]
$468,300

A




TAXPAYER'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY
TAX YEAR APPEALED 2D24

INSTRUCTIONS

l. Complete the application by typing or printing legibly inink. This application does wot stay the cullection of
taves: taxes should he paid as assessed. 17an abatement is granted, & refand with interest will be made.

B

File this application with the municipality by the deadline {see below), Date of filing is the dute this Form i either
hand delivered 1o the mumicipality, pestmarked by the post office, or receipied by an overnight delivery service.

DEADLINES: The “notice of tax” means the date the board of tax and land appeals {BTLA) determines the last tax
bill was sent by the municipality, (If your municipality bills twice annually, you must apply afier the bill that
estnblishes vour final inx liability and o befone.)

Step One: Taxpayer musi file the abatement application with the municipality by March | following the notice of tax.
Step Two: Municipality has until July 1 following the notice of tax to grant or deny the abatement application,
Step : Taxpayer may file nn appeal cither at the BTLA (RSA 76:16-a) or in the superior court (RSA 76:17), but

e both, An appeal must be filed:

] 0o earlier than: ) afler receiving the mumicipality's decision on the abatement application;
or b} July | following the notice of wx if the municipality has not responded 1o the abatement
application: and

2) mo Inter than Seplember | following the natice of tax.

N IFyour municipality's final tax bill was sent out after December 31 (as determined by the BTLA), the
shove deadlines sre modifed as follows (RSA T6: V-0 RSA Th:le-d, [}

s ne: 2 months after notice of Gax;

Step Two & months afier notice of tax; and

Siep Three: B months after notice of tax,

FORM COMPLETION GUIDELINES:

I SECTION E. Municipalities may ahate taxes “for good cause shown.™ RSA To016. Good couse is gencrally

established by showing sn error in the sssessment calculation or a disproportionate assessment, Good cause can also
b established by showing poverty and innbility 1o pay e 1ax.

ik
'

SECTION G. I the abatement application is based on disproportionate assessment, the laxpayer has the burden 1o
show how the nssessment was disproportionate. To camry this burden the taxpayer must show: a) what the property
was worth (market value) on the assessment date: and b) the property s “equalized assessment” exceeded the
property "s market value, To caloulnte the equalized assessment, simply divide the assesment by the municipality s
equalizntion ratio (asscssment + ratio). Because a property’s market value is a crucinl issue, taxpayvers must have an
opinion of the market value estimate, This value estimate can be shown by obtaining an sppraissl or presenting
wales of comparable propertics.

3 SECTION M. The applicams) must sign the application even ifa representative (&g Tax Representative,
Attprney, o other Advocate) completes Section [,

4, Make a copy of this document For your own records,




SECTION 0. Other Property(ies)

List other propertyiies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been soughl. The taxpayer’s entire real property estate must be considered in determining
whether the appenled property(ies) is (are) disproportionately assessed.

Town Parcel 1D# Streel AdddressTown Description Assessment
n/a
SECTION E. ns for

R5A 76:16 provides that an abatement may be granted for “good cause shown.” “Good cause™ generally means:
1) establishing an assessment is disproportionate to market value and the municipality’s level of assessment; or
2} establishing poverty and inability to pay the tax. This form can be utilized for cither basis of requesting an
abatemient, The taxpayer has the burden to prove good cause for an abatenrent,

1} If claiming disproportionality. state with specificity gll the reasons supporting your application,
Statemenis such as “taxes too high,” “disproportionately asscssed”™ or “assessment exceeds market value™

are insullicient. Generally, specificity requires the taxpayer o present material on the following (all may
not apply k:

phwsicel datp = incorrect description or measurement of property:

markel data — the property s market value on the April | assessment date, supported by
comparable sales or a professional opinion ol value: and/or

3, level of assezament — the propery’s assessment is disproportionate by comparing the property™s
market value and the town-wide level of assessment,

1
2,

Note: 1 you have an appraisal or other documentation, please submit it with this application.

2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed 1o
some other relief such as relocating, refinancing or obtaining some aliermative public assistance.
Ansarg v, City of Mashug. 118 N.H, 879 (1978).

{ Attach additional sheets if needed. )

I



SECTION F. Taxpaver's{s’) Opinion of Market Value
State vour opinion of the market value of the propertyiies) appealed as of April | of the year under appeal.

Town Parcel 104 611 : ; 4“9.,3':":'

Appeal Year Morket Yaloe §

Town Parcel 100 Appeal Year Marker Value §

Explain the basis for yvour value opinion(s). (Auach sdditional sheets if necessary.)

please see attached sheets

SECTION G, Sales, Rental and/or Asscssment Comparisons

List the propertics you are relying upen 1o show overassessment of your property(ies). 1 you are appealing an
income producing property. list the comparable rental properties and their rents.
{Attach additional sheets il needed. }

Town Parcel 14 Street Address Sale Price/Mate of Sale Renis  Asseéssmoernl
486 74 Mill Road assessed at $298K/acre

607 12 Oyster River Road assessed at $311K/acre
SECTION H. {“mirmliug hj‘ Eﬁﬂﬂiﬂ] ﬁl!l!h'i'_'l

Pursuant to BTLA Tax 203.02(d). the applicant(s) MUST sign the application. By signing below, the Party{ies)
applying certifies (cenify) and swear(s) under the |'r|:n:|!t| f RSA ch. 641 the application has a good faith hasis,

and the facis stated ore true o the best of my/four I-.IIL}WIC&.Z“ /@ |
[Date: 1! 2"l:i't,l! zr'f j‘{""

(5 mf’iﬁ'["rﬂ

Dhses W detly

[ Signature}

=5

3



SECTION L.

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
R5A ch. 641:

1. oll certifications in Section H are true;

2 the Party(ies) applying has (have) authorized this representation and hos (have) signed this application;

el
3 a copy of this form was sent 1o the Parv(ies) applying.
Date:
(Representative’s Signature )
SECTION J.

*RSA 75:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July I after nedice of tax date .. .7

Abatement Request: GRANTED Revised Assessment: § DENIED
Remarks:

[hate:

(Selectmen/ Assessor Signature) (Selectmen/ Assessor Signature)
(Selectmen/ Assessor Signature) {Selecimen/Assessor Signature)

Rev. 3712



February 29, 2024

Dear Durham Assessment Department,

We are applying for an abatement on our property at 69 Mill Road (PID 611). Our home is not
extravagant by any means, and due to location has many negatives,

Much of cur house is the original 1952 construction, and the kitchen and baths were last renovated 25
years ago.

Our lot is essentially a bowl, we have very limited privacy as a result. (See photos 1 and 2.} The noise from
the road, as it is above our house, prevents us from having the windows in the front of the house open
when we would like to. The main view from our living room picture window is the Mill Road bridge,
cubvert, and drainage culvert from storm drains. (See photo 3.)

Cur neighbors are all above us and retaining walls separate our lots due to the elevation changes. This
results in their lots drainage and runoff going through ours toward the river, which remains wet much of
the year and extensively limits the use of the property. (See photo 4.) Our basement is often wet due to
runoff from the road, neighbors and presumabily the river. (See quote from TC Hafford Basement to
remediate wet basement, and photos 5 and &)

We are one of the few homes on this side of the river that does not have town sewer service. We have a
pump-up keech field for cur septic which has exposed vent pipes in our front yard and is visible from
bedrooms and most of our home. This was necessary due to the wetness of the lot and prosimity to the
water according to state requirements. (See photo 2.)

It appears that our land is valued higher than other neighbors, and if the waterfront access is the reason
for this it seems excessive. We were unable 1o have a hearing during the revaluation process last summer,
and we asked an assessor friend to investigate this for us as we don't understand why we saw such a large
change in our assessment and taxes. He was unable to find detailed information about how the land was
valued or any information on the waterfront, how the values were determined, how they are applied and
what is considered for each category or waterbody. He told us that, in his opinion, it was unclear where
the waterfront value was derived, what sales if any were used to develop this and that it appeared that
each property was being treated as equal, This is especially concerning considering the previousky
mentioned issues associated with the conditions on our property, and the detrimental views of the
infrastructure associated with our location and water adjacent lot. It seems inherently flawed to treat all
these properties as equal regardless of landscaping. access, usability, frontage length, elevation, flooding
Essues and privacy. This lack of transparency is troubling and feels unfair and inequitable. f our assessor
friend is unable to make head or tails of this, we certainly can't. We would like to see our property more
similarly valued to properties net fronting on the stream like Oyster River in our neighborhood and the
functional issues of our property taken into consideration, just as any buyer would who is in the market
for a home.



Caloulation of value of gur home;
£ 4638 300 current assessed value

-4 26,700 cost to remediate wet basement (see quote)
-% 34,000 new land cost at $300K/acre, in line with 74 Mill Road and 12 Oyster River Road
$409,600 our estimated value of our home

Thank you for your time and attention,

LJIL L%Lﬂ %Mﬂr

Ted Meradith Dawn Meradith

&9 Mill Road



Photo Documentation for 63 Mill Road Abatement

Photo 1: showing "bowl”™ nature of our lot

&9 Mill Road Abatement



Photo 3: View from picture window showing culvert and read.

68 Mill Road Abatarnent



Photo 5 and 6: trying to show the "bowl” nature of the property in back, though it's a bit hard to
show in photos.

&9 Mill Road Abatement



TC Hafford Prapared b: Prepaced o Proposs

Brganels Welnpreng Jahin Wright Doy Mredinh

wrightigchalford com dareon maredigh@enme st et
mmw

TE Hatford Basement Systems ol s R

rormbataiiond P (803 312-3307

TF (8000 734-5151 Job bocathon:

O 207-641-8600 &9 Mill Road

F 1207 é41-B8a03 Durham, KH 03824

Propared o

5-20-22
Product List
WinerGuard Port SRLEERRITTInE! T ] Sub-Tond L8l  ..ooocciicanisiaai 13 Hab Tronchiliradn i bl AN
Slab Piscement Fes 1 SEWHEGUME ..o 174 Hiah Dirakrage Maliing, Crainsge Mariing 1392
Ewiling Sump hofe- [ asdioreagy oo 1 Blkhead doon . .oovreemn e s i Fwalcoe .cooovrmmmrmn : i
LT R T AR RS S 2 EeGuard  -.ovrisiereis e 2 L e T L 2
BuryDischarge Line  ...vorenns , 3
Project Summary
MY BIIEMONE  .......o..\ecsoessessissmessssensmrers ot e S24TVALS
Total vestment ... ... i $26.793.16
Total ContractPrice ... . . . $246,793.16
Deposit Requined - 30% | N RN . PUPOREN . $E0T55
0 T S R s WA D T A o e $0u00
Amount Due Upon Installation $26,793.16
Customer Consent

vy alteration from the abowe specifications ard correspanding price sdjusiment [l recessary) will be made only at the Customer's request of apprewal,
Crrpibeting the work in this Proposal at the time scheduled B contingent upeh scoidems of deliy bryond our control, This Proposal s based primarily on
the Customer's description of the problem, Proposal may Hv?t—-«ﬂ'm: accepted by the Customer within 30 days.
g :
=

Aoceptance of Contract— | amtse sre sware of and agree 1o the contents of this Proposal, the stiached Job Detall shesd(s], and the attached Limited
Warranty, {together, the “Contract”). Youw s suthorized t g U veork a4 specified in the Conbract. [fwe will make the payment sat foeth in this Comtract
84 U e it 18 due. L will pay your service charge of 1-373% per month (165 poer aneom] i mmfour sooount B 30 dayvs or mone past due, phus all
attomey's fees and cowts 1o coflect and enforee this Coniract.

Custoemer Signature [hate

1Whe understand that 30% deposit must be pakd prior to scheduling.

inlgial
e understand that final payment is due at time of installation Tnitkal

TC Hafford Basssnent Systems Job Locatlon Pags 177
12 Momestesd Drive Wiells ME 4090 55 PAHI Road Durham NH 035324 52300



Job Details (Continued)

Specifications

1] Irstall WaterGuard Pori for acoess to sysbem, 2) Pour new concrete floor, Mew Floor will be approximately 37 to 47 in thickness and
wiill felicns the contour of the existing floor. 3 Install TrenchDrain as indicated on drawing, 4) Mobfization & Coordination of Concrete
5] Installed WaterGuard Drainage System arcund the perimeter of space. &) Install drainage malling vapar barrier over enthre foor
surface prior bo pourkng new concrete fear. T) Fill with stone and/or cagfcover existing sump hole based on sibe condition. B) Install mew
bulkhead door, 9 10} Install SuperSemp pumg system with cast iron pump, liner, airtight lid with airtight loor drain, CleanPump
Stand, and WaterWatch alarm system. 11)install loeGuard to prevent flogds from clogged or frapen discharge line. 12) Insitall
LawnScape outlet at end of discharge line. 13) TC Hafford to bury up to 15° of discharge line.

Contractor Wil
1) Rermdree and replace concrels a5 necessary (n Lhe workplace,

Customes Wil

1.} Be responsibie for all electrical outlet reguirements fioe mechanical devices.
) Mark amy private lnes that may be hidden underground, and assemes all Rability if damage should occur to such lines.
A1) Empty the space of all maberials except floed wutilities.

Additional Motes
Faresman may make recommedations bsed on Meld conditbors. Hoeme owner will nead Lo empty space aof all material excepd Faed witilities.
Haome owner shoudd have plumiber remose old enused plumbing pipes so we can pour 3 mew slab, and give an ok b 1l and cap bode in floor,

Recommendation Motes
full stab pevimeter system tripleSafe, Sanidry Sedona alr system. A& couple of smartjacks wood be a good Idea. Some are in questionsabls
shape,

TC Hafford Basement Systems Job Location Page 17
12 Humestead Dvive Witlls ME 04090 EF b Ritnaed Dhurham MH OGE24 5-30-22 (7



Town of Durham, NH

Property Tax Bill Calculation

Owner Meredith Rev Trust
PID 109-84
Address 69 Mill Rd
WHAT WAS TAXED
Total Assessed Value 286,800 468,300
Exemption (solar,) - -
Value Tax Applied To: 286,800.00 468,300.00
Credit (veterans,) - -
Tax Bill#: 108954 110454
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/23/2023 12/4/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,165.77 9,590.78
Resulting in Taxes of:
Town 1,167.00 2,693.00
County 404.00 824.00
Local School 2,375.00 5,423.00
State School 219.00 651.00
Tax Calculated 4,165.00 9,591.00
Less Credit & 1st Bill
is the Amount Billed: 4,165.00 5,426.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 1,127,400 2,077,400
Exemption (solar,) - -
Value Tax Applied To: 286,800.00 422,700.00
Credit (veterans,) - -
Tax Bill#: 108954 110454
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/23/2023 12/4/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 4,165.77 8,656.90
Resulting in Taxes of:
Town 1,167.00 2,431.00
County 404.00 744.00
Local School 2,375.00 4,895.00
State School 219.00 588.00
Tax Calculated 4,165.00 8,658.00
Less Credit & st Bill
is the Amount Billed: 4,165.00 4,493.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate - 933.00 933.00 | =To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 313 142
Interest Payable - 14.52 14.52 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated - 947.52 947.52

109-84- Abmnt Calc-Meredith- 69 Mill Rd MEREDITH REV TRUST



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council
FROM: Jay Ferreira
OWNER: Mu Alpha Building Association
c/o Molly Termorshuizen, Treasurer
38 Sandy Brook Drive
Durham, NH 03824
REPRESENTATIVE: N/A
PROPERTY LOCATION: 11 Strafford Avenue, Durham, NH 03824
PID: 106-8
PROPERTY TAX YEAR(S) APPEALED: 2023
APPLICATION FILING DATE: February 27, 2024
INVENTORY FILING DATE (Filing Date April 15%): N/A
ASSESSMENT APPEALED: $1,691,200
Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:
a. What the property was worth (market value) on the assessment date.

9, 6

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Mu Alpha Building Association Abatement
Page 2

REASON FOR APPEAL: Mu Alpha Sorority was assessed as having 32 parking spaces and only have
twelve (12).

RECOMMENDATION: [ recommend adjusting the assessment for the discrepancy which reduces the
overall assessment from $1,691,200 to $1,641,200 and granting an abatement for the assessed value
difference of $50,000. This calculates to an abatement of $1,040.38 including interest (interest is
calculated to a repayment date of 5/1/24 and subject to change per tax collector). If the taxes have not
been paid, then no refund or interest is due.



FOR MUNICIPALITY LISE ONLY:

Town File Mo.;

Taxpayer Mame:

E PPLICATION I

SECTIOMN A, Par

Name(s): < hwon  Clo rinevshuidy
Mailing Address: 2% K54.".3..&'\':1,; A DyErri B MM H‘{}jELxl‘

Telephone Number(s): (Work) L'&B)Q_'-H;Qﬂ (Home)

Mote: If an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid 1o the applicant must be reported by the municipality
1o the United S1ates Internal Revenue Service, in accordance with foderal law. Prior 1o the payment ol
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the zocial security or
federal tax identification information as confidential and exempt from a public information request
under BSA 91-A.

SECTION B. Partv's(ies’) Representative if other than Personis) Applving (Also Complete Section A)
Name{s):

Mailing Address:

Telephone Number(s): (Work) {Home)

SECTION €. Propertviies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town ol each property for which abatemeni is
soaight, a bricl descriplion of the parcel, and the assessment.

Town Parcel 1D Streel Address Town Descriplion Assessmaont

0e-3-0-0-0 1| Stvallod Ave. c""f*”wnm

RECEIVED
Town of Durham

FEB 27 2024

Planning, Zoning
and Assessing



SECTION D Qther Propertviies)
List other propertylies) in the municipality owned in the same name(s), even if sbatements for the other

propertyiics) have not been sought. The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ics) is (are) disproportionately assessed.

Town Parcel 1D+ Street Address Town Description Assessment

SECTIONE. Reasons for Abatement Application

R5A T76:16 provides that an abatemnent may be granted for “goed cause shown.” “Good cause” generally means:
1) establishing an assessment is disproportionate to market value and the municipality’s level of assessment: or
2) establishing poverly and inability to pay the tax. This form can be wtilized for cither basis of requesting an
abatement, The taxpayer has the burden to prove good cause for an abatement,

I If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes oo high,” “disproportionately asscased”™ or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may
|!I:I-'| H.|1'E|! I

L. physical data — incorrect drﬂ:nplmn or measurement of property;
2 market data — the property’s market value on the April | assessment date, supported by
comparable sales or a professional opinion of value; andfor

3 level of assessment — the property’s assessment is disproportionate by comparing the property s
market value and the town-wide level of assessment,
Notg: I you have an appraisal or other documeniation, please submit it with this application,

2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed to
some other relicf such as relocating, reflinancing or oblaining some alicrnative public assistance.

Ansara v. City of Maghua, 18 N.IL 879 {1978),

( Attach additional sheets if needed,)

We are seaxing on abatewent dug ip wneorvect desceipinon
.ni_-ﬂsupm\;ad.ﬁ.._‘ﬂ:ﬁ_dmﬁmm Haod Hng
W e Dvnperchy  has 13 parking Spots.

2




SECTIONF. Taxpaver's(s’) Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April | of the year under appeal.

Town Parcel 1D 10 -% Appeal Year Market Value €21 . o mivllion

Town Parcel IDg Appeal Year Market Value §

Explain the basis for your value opinion(s). {(Attach additional sheets if necessary. )

Yhes velleds My Correct wandois ﬁ?- Pﬂdt’:'ﬂﬁ
SN0tA.

List ihe properties you are relying upon to show overassessment of your propertyiics). 1T you are appealing an
income producing property, list the comparable rental propertics and their rents,
(Antach additional sheets if needed.)

Town Parcel 10# Slreet Address Sale PriceMaic of Sale Fenls  Asscssmenl

SECTION H. Certification by Partviies) Applving
Pursuant to BTLA Tax 203.02(d), the applicant{s) MUST sign the application. By signing below, the Pariy(ies)

applying certifies (certafy ) and swear(s) under the penalties of RSA ch. 641 the application has a good faith basis,
and the facts stated are true to the best of my/our knowledge,

Date; _ 2 1=7¥ 2l ﬂ?u{’%mhw;}ﬁ“EF
[ Signature)

(Signature)

3



SECTION L

By signing below, the representative of the Party(ies) applying certifies and swears under penalties of
RSA ch. 641:

1. all certifications in Section H are wue;

2. the Party(ics) applying has (have) authorized this representation and has (have) signed this application;

and
B a copy of this form was senl 1o the Party(ics) applying.
Drate:
(Representative™s Signature)
SECTION .

*R5A 75:16, II states: the municipality “shall review the application and shall grant or deny the application in
wriling by July | after notice of 1ax date . .. "

Abatcment Reguest: GRANTED Revised Asscssment: § DENIED
Remarks:

Date:

(Selectmen/Assessor Signature) {Selecimen/Assessor Signaturc)

i Selectmen/Assessor Signature) {Selectmen/Assessor Signature)

Rev. 3712
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Town of Durham, NH
Property Tax Bill Calculation

Owner
PID
Address

WHAT WAS TAXED
Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:
PropTax Issue 1% or 2™

Due Date:
Paid Date:

Tax Rate Applied:

Town

County

Local School

State School

Total Rate

tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

Mu Alpha Sorority
106-8
11 Strafford Ave.

WHAT SHOULD HAVE BEEN TAXED

Total Assessed Value
Exemption (solar,)
Value Tax Applied To:

Credit (veterans,)

Tax Bill#:

PropTax Issue 1% or 2™
Due Date:
Paid Date:

Tax Rate Applied:
Town
County
Local School
State School
Total Rate
tax will be roughly
Resulting in Taxes of:
Town
County
Local School
State School
Tax Calculated
Less Credit & 1st Bill
is the Amount Billed:

WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate
RSA 76:17-a Rate of Interest Pybl
Enter Date Town will Payback
Number of Days of Interest =
Interest Payable

Less Previously Abated Amount of
Total To Be Abated

1,497,300 1,691,200
1,497,300.00 1,691,200.00
109620 111109
1 2
7/3/2023 12/18/2023
6/6/2023 12/7/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
21,748.28 34,635.78
6,094.00 9,724.00
2,111.00 2,977.00
12,398.00 19,584.00
1,145.00 2,351.00
21,748.00 34,636.00
21,748.00 12,888.00
1,497,300 1,641,200
1,497,300.00 1,641,200.00
109620 111109
1 2
7/3/2023 12/18/2023
6/6/2023 12/7/2023
4.070 5.750
1.410 1.760
8.280 11.580
0.765 1.390
14.525 20.480
21,748.28 33,611.78
6,094.00 9,437.00
2,111.00 2,889.00
12,398.00 19,005.00
1,145.00 2,281.00
21,748.00 33,612.00
21,748.00 11,864.00
- 1,024.00 1,024.00 = To Be Abated
4.00% 4.00%
5/1/2024 5/1/2024
330 146
- 16.38 16.38 = Interest Owed
- 1,040.38 1,040.38

106-8 - Abmnt Calc-Mu Aplha Sorority-11 Strafford Ave 11 Strafford



TOWN OF DURHAM
8 NEWMARKET ROAD
DURHAM, NH 03824-2898
Tel: 603/868-8064

ABATEMENT RECOMMENDATION

DATE: April 1, 2024
TOWN OF: Durham
TO: Town Council

FROM: Jay Ferreira

OWNER: Toye IV Rev Trust
Arthur Thomas Properties, LLC
10 Durham Road
Dover, NH 03820

REPRESENTATIVE: N/A
PROPERTY LOCATION: 9 Tavern Way, Durham, NH 03824

PID: 1928
PROPERTY TAX YEAR(S) APPEALED: 2023

APPLICATION FILING DATE: February 27, 2024
INVENTORY FILING DATE (Filing Date April 15™): N/A
ASSESSMENT APPEALED: $2,487,132

Municipalities may abate taxes “for good cause shown.” RSA 76:16. Good cause is generally established
by showing an error in the assessment calculation or a disproportionate assessment. Good cause can also
be established by showing poverty and inability to pay the tax. If the abatement application is based on
disproportionate assessment, the taxpayer has the burden to show how the assessment was
disproportionate. To carry this burden the taxpayer must show:

a. What the property was worth (market value) on the assessment date.

b. The property’s “equalized assessment” exceeded the property’s market value. To calculate the
equalized assessment, simply divide the assessment by the municipality’s equalization ratio
(assessment + ratio). Because a property’s market value is a crucial issue, taxpayers must have
an opinion of the market value estimate. Obtaining an appraisal or presenting sales of
comparable properties can show this value estimate.



Toye IV Rev Trust Abatement
Page 2

REASON FOR APPEAL: The owners have applied for an abatement of their 2023 property taxes based
on “good cause” and “inability to pay”.

ASSESSORS COMMENTS: The subject property is comprised of 14.13 acres that has been improved
with a colonial style structure and a four-unit apartment house. The land is comprised of one acre to
support the improvements, the remaining acreage 13.13 is in Current Use. The main house is a single-
family dwelling built in 1686, extensively renovated and expanded over the years. The apartment house is
a converted barn that also has been extensively renovated and expanded over the years. The property is
located “Above the Dam” off Newmarket Road.

During my inspection with the owner on 3/5/2024, I measured a single-family colonial that was built in
1686. The house has been completely renovated and remodeled over the years. I also measured and
inspected a four-unit apartment house that was converted from a barn. This structure has also been
extensively renovated and remodeled over the years. The issue with the property is that the colonial
(Single Family Home) was listed as an apartment building and was being valued under the commercial
model. Because the structure was being valued as commercial property the land was also valued
commercially. I corrected the style of the structure from apartments to colonial, also because of the style
change I had to value the land residentially. This changing of models on card #1, (94) commercial to (01)
residential reduced the overall value significantly, from $2,487,132 to $2,077,400. The second card, the
four-unit apartment building was listed correctly so the value is correct.



Toye IV Rev Trust Abatement
Page 3

RECOMMENDATION: I recommend adjusting for these discrepancies, which reduces the overall
assessment from $2,487,132 to $2,077,400 and granting an abatement for the assessed value difference of
$463,000. This calculates to an abatement of $8,521.62 including interest (interest is calculated to a
repayment date of 5/1/24 and subject to change per tax collector). If the taxes have not been paid, then no
refund or interest is due.



Application for Property Tax Abatement

Effective Assessment 01-April 2023 RECEIVED
Town of Durham

FEB 27 2024

Planning, Iﬂnin%
and Assessing

Property Address: 9-13 Tavern Way, Durham NH 03824

Table of Contents

1. Taxpayer's R5A 76:16 Abatement Application to Municipality- Signed
. Ewecutive Summary
3. Description of the Property
a. Description of Single-Family Residence (Smith Tavern Circa 1686)
b. Description of 4-unit Apartment Building (1917 Gambrel Barn)
¢. Property Survey & Subdivision Plan 2015
d. Property Deed
4. Standalone Market Valuation of Single-Family Residence at 9 Tavern Way
a. 2023 Large (3000+ 5F) Single Family Home Sale Comps
b. 2023 5ales of All Single-Family Homes
5. Standalone Market Valuation of 4-unit residential apartment building at 13 Tavern Way
Rent Roll
2023 Annual Operating Income Statement
2022 Taxpayers IRS Schedule E
Investment Market Value based on Capltalization of 2023 Net Operating Income
e. Investment Market Value based on Sales Comparison Approach
6. Reconciled Valuation of 9-13 Tavern Way: 51,502,921
a. Extrapolation of Discount Rate for Multiple Homes on One Lot
b. Multiple Homes On Lot — Sales Comparison #1
i. 20-22 Newmarket Road - Sold 05-April 2023 - $925,000
€. Multiple Homes On Lot - Sales Comparison #2
i. 116-118 Dover Road - Sold 31-October 2023 - S600,000
7. Assessors Tax Card

[T T - T



TAXPAYER'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY
01-April 2023

TAX YEAR APPEALED

INSTRUCTIONS

1. Complete the application by typing or printing legibly in ink. This application does not stay the colleetbon of
taxes; taxes should be paid as assessed. 17 an abatement is granted, a refund with interest will be made.

2. File this application with the municipality by the deadiing (see below). Date of filing is the date this form i either
hand delivered to the muncipality, postmarked by the post office, or receipted by an overmight delivery service.

DEADLINES: The “notice of tax” means the date the board of tmx and land appeals (BTLA) determines the last tnx
bill was sent by the municipality, (I your municipality bills twice annually, you must apply after the bill that
establishes your final tax liability and not before. )

Ste [ Tanpayer must file the abatement application with the municipality by March | following the notice of tax.

Ste - Municipality has until July 1 following the notice of tax to grant or deny the abatement application.

Siep Three: Taxpayer may file an appeal either at the BTLA (RSA 76:16-a) or in the superior court (RSA T6:17), but
not both. An appeal must be filed:

L) po_carlier than: a) afier receiving the municipality™s decision on the abatement application;
of b} July | following the notice of tax 1f the municipality has not responded 1o the abatement
application; and

Z} ng later than September | following the netice of tax,

EXCEFPTION: If your municipality’s final tax bill was seni out after December 31 (as determined by the BTLA), the
above deadlines are modified as follows (RSA Té:1-a; BSA T6:16-d, 1)

Siep Oing: 2 months after notice of tax;
Step Twao: 6 months after notice of 1ax; and
Siep Three: % months after notice of tax.
FORM COMPLETION GUIDELINES:

I SECTION E. Municipalitics may abate taxes “for good cause shown,” RSA 76:16. Good couse is generally
established by showing an error in the assessment calculation or a disproportionate assessment, Good cause con nlso
be established by showing peverty and inability to pay the tax.

2, SECTION G. If the abatement application s based on disproportionate assessment, the taxpayer has the burden 1o
show how the assessment was disproportionate. To carry this burden the taxpayer must show: a) what the property
was worth (market value) on the assessment date; and b) the property’s “equalized assesament” exceeded the
property’s market value. To calculate the equalized assesament, simply divide the assessment by the municipality's
equalization rtio (assessment = rtio). Because a property’s market value is a crucial isue, taxpayers must have an
opinion of the market value estimate. This value estimate can be shown by obtaining an appraisal or presenting
sales of comparable properties,

3 SECTION H. The applicant({s) must sign the application even if a representative (e.g. Tax Representative,
Attomey, of other Advecate) completes Section 1.

4, Make a copy ef this document for your own records.



FOR MUNICIPALITY USE ONLY:
Town File No.:

Taxpayer Mame:

TAXFPAYER'S RSA 76:16 ABATEMENT APPLICATION TO MUNICIPALITY

SECTION A, Party(ies) Applving (Owner(s)/ Taxpaver(sh)
vameis 1 homas A. Toye IV Revocable Trust

clo: Arthur Thomas Properties, LLC 10 Durham Road, Dover NH 03820

Mailing Address:

Telephone Nos.: {Home) MNA (Cell) S93-781.0600 o) TRARAIR  (Emgil) oAt Tmmsbrmpriin.com

Wote: I an abatement is granted and taxes have been paid, interest on the abatement shall be paid in
accordance with RSA 76:17-a. Any interest paid to the applicant must be reported by the municipality
to the United States Internal Revenue Service, in accordance with federal law. Prior to the payment of
an abatement with interest, the taxpayer shall provide the municipality with the applicant’s social
security number or federal tax identification number. Municipalities shall treat the social security or
federal tax identification information as confidential and exempt from a public information request
under REA 91-A.

SECTION B, Party's(ies’) Representative if other than Person(s) Applying (Also Compleie Seclion A}

Thomas A. Toye IV

MName{s):
Viailing Address:  O@MeE as Above
Telephone Nos.: (Home) (Celly (Work) (Email)

SECTION C. Property(ies) for which Abatement is Sought

List the tax map and lot number, the actual street address and town of each property for which abatement is
sought, a brief description of the parcel, and the assessment.

Town Parcel 1D# Street AddressTown Description Assessment
114-41-0-0-0 9-13 Tavern Way $2,487,132

Description: Single family residance and 4-unit apartment building on 14,128 Acre with Consarvation Easment




SECTIOND. Other Propertv(ies)

List other property(ies) in the municipality owned in the same name(s), even if abatements for the other
property(ies) have not been sought, The taxpayer’s entire real property estate must be considered in determining
whether the appealed property(ics) is (are) disproportionately assessed,

114-42-0-0-0 5 Tavern Way $157,500

SECTION E. Reasons for Abatement Application

R5A 76:16 provides that an abatement may be granted for “good cause shown,” “Good cause™ generally means:
| ) establishing an assessment is disproportionate to market value and the municipality's level of assessment; or
2) establishing poverty and inability to pay the tax. This form can be wtilized for either basis of requesting an
abatement. The taxpayer has the burden to prove good cause for an abatement.

1) If claiming disproportionality, state with specificity all the reasons supporting your application.
Statements such as “taxes too high,” “disproportionately assessed” or “assessment exceeds market value™
are insufficient. Generally, specificity requires the taxpayer to present material on the following (all may

not apply):

L. physical data - incorrect description or measurement of property;
2. market data — the property’s market value on the April | assessment date, supported by
comparable sales or a professional opinion of valug; and/or
3. level of assessment — the property's assessment is disproportionate by comparing the property's
market value and the own-wide level of assessment.

Mate:  If you have an appraisal or other documentation, please submit it with this application,
2) If claiming poverty or inability to pay, state in detail why abatement of taxes is appropriate as opposed to

some other relief such as relocating, refinancing or obtaining some alternative public assistance.
Ansara v, City of Nashua, 118 N.H. 879 (1978).

{Attach additional sheets if needed. )
Claim of Disproportionality only.




SECTION F. Taxpaver's(s') Opinion of Market Value
State your opinion of the market value of the property(ies) appealed as of April | of the year under appeal.

Town Parcel ID# 114-41-0-0-0 Appeal Year Market Value § 1,502,921

Town Parcel [D# Appeal Year Market Value §

Explain the basis for your value opinion(s). (Attach additional sheets if necessary. )
See Attached Executive Summary and Supporting Information.

SECTION G. Sales, Rental and/or Assessment Comparisons

List the properties you are relying upon to show overassessment of your property(ies). If you are appealing an
income producing property, list the comparable rental properties and their rents.
(Attach additional sheets if needed.)

Town Parcel 1D Sireet Address Sale Price/Date of Sale Rents Assessment

206-55-0-0-0 116-118 Dover Road Sold 31-Oct 2023
108-86-0-0-0 20-22 Newmarket Road Sold 05-April 2023

SECTION H. Certification by Party{ies) Applying

Pursuant to BTLA Tax 203.02(d), the applicani(s) MUST sign the application. By signing below, the Party(ics)
applying certifies (certify) and swear(s) under the penalties of RSA 641:3 the application has a good faith basis
and the facts stated are true 1o the best of my/our knowledge. _

-

Date: 2 - Fen 2024 .___Ffﬂ;ff \ = _ .‘_-_-?h_._.l‘_r‘ .SLE.I'..{_'"

(Sighature)

ﬂmﬁj ,fi . ?ﬂu_%,_.-j.r
{Print Nm:n: - /

ﬁ—#ff; ) . - / Ros T
{Signature) ,f"'

m; ¥4 W orE M
(Print Name)
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SECTION L. Certification and Appearance by Representative (If Other Than Partviies) Applving)

By signing below, the representative of the Partyi{ies) applying certifies and swears under penalties of
RSA 641:3:

l. all certificabions i Section H are tre;

2. the Party(ies) applying has (have) authorized this representation and has (have) signed this application;
and

3. a copy of this form was sent to the Pariy(ies) ap-pl;_rin ;

Date; M P ~

SECTION 1. Disposition of Application* (For Use by Selectmen/Assessor)

*R3A 76:16, 11 states: the municipality “shall review the application and shall grant or deny the application in
writing by July | after notice of tax date . ., ."

T [ Tore T

(Print MNami)

Abatement Request: GRANTED Revised Assessment: § DENIED
Remarks:
Drate:
(Selectmen/Assessor Signature) (Selectmen/Assessor Signature)
(Selectmen/Assessor Signature) (Selecimen/Assessor Signature)

4

Revized June 2023



Taxpayer's Application for Abatement
9-13 Tavern Way, Durham NH 03824

22-February, 2024

Section 2
Executive Summary

The subject property is unigue in several ways, which makes it challenging to evaluate for market
value and assessment purposes. The Taxpayer's underlying argument will show that the large
single-family home located on the subject property and the large 4-unit apartment bullding situated
adjacent to the property devalue each other when combined as a8 “whole” as compared with
standalone single-family and multifamily home sales in the market.

In summary, the market value of 1) The Llarge single-family home at 9 Tavern Way suffers from
decreased market appeal and, in turn, has a8 market value that equates to a lower Dollar Per Square
Foot than comparable properties that do not have ather residential rentals on the same property;
And 2) The 4-unit apartment building suffers from reduced investmeant market appeal due to the
following three (3) factors:

1) Itis unsuitable for student housing due to its proximity to the adjacent Single Family
residence.

2) Ownership is in common with the sizeabla single-family residence, whichis not
economically viable for generating a profit from rental income.

3) The long private road (Tavern Way) combined with the large areas of lawn maintenance
and ongoing maintenance of the conservation easement area are economic burdens
that reduce the net operating incomea for &8 multifamily investor,

Enclosed. please find a valuation of the subject by evaluating the parts of the proparty as they
compare with recent market sales followed by a reconciled combined valuation based on recent
market sales of properties with multiple homes on one tax parcel.

Using the above evaluation process, the Taxpayer's recanciled parcel valuation for 9-13 Tavern Way
is 1,502,921,

Respectiully Submittad,

Thomas &Toye V- Prope wnar

Thomas A, Toye IV iz licensed with the NH Real Estate Commission License # 062399 and i5 co-
owner of Arthur Thomas Proparties, LLC.



Taxpayer's Application for Abatement
8-13 Tavern Way, Durham NH 03824

22-Fabruary, 2024

Section 3

Description of Proparty

Al Property Summary

Total Acreage: 14.128

o Conservation Easement Acreage: 5.978

o Exclusion Acreage: 4.25
(9 Tavern Way) Single Family Residence

o Approximately 5,000 finished square feet

o Criginally constructed circa 1686, the home was relocated to its current foundation

circa 1917 with significant renovations in 1979, 2002, and 2016-2020.

(13 Tavern Way) 4-Unit Residential Apartments

o Originally constructed in 1919 as an agricultural bam.

o Change of use and rencvations in 1980 for use as a performing arts center.

o Zoning Variance and Renovation in 2018 to install 4 residential apartments.
Access 1o Property over a Private Road (Tavern Way) via an gasement over tax parcel 114=
42-0-0-0, known as 5 Tavarn Way.

B} Property Survey = Attached
) Property Dead - Attached
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Coc # 0017035 Mov 14, HHE 1116

Book 4433 Page 0265  Page 1 of 3
Regisier of Deeds, Strafford County

Retura To:

Thomas A. Toye, IV
50 Mewmarket Foad
Durbam, MH 03842

T
vindame  STBIBRET g =====yp 00

QUITCLAIM DEED

KNOW ALL MEN BY THESE PRESENTS, that I, Thomas A. Toye IV, a married
person, of 50 Newmarket Road, Durham, New Hampshire 03842, grant to Themas A. Toye
IV, Trustee of The Thomas A. Toye IV Revocable Trust dated 01 November 2016,
having an address of 50 Newmarket Road, Durham, New Hampshire 03842, for no
consideration and with QUITCLAIM COVENANTS, the following property:

A certain tract or parcel of land, with the buildings and improvements thereon, situate in the
Town of Durham, County of Strafford and State of New Hampshire, and being shown as
Proposed Lot 9-8 on a plan entitled “Subdivision Plan, Land of Seacoast Repertory Theatre,
(Tax Map 6, Lot 9-8), 50 Newmarket Road, Durham, New Hampshire™, dated February 25,
2015, revised 4/1/15 and 6/16/15, Scale 1 inch = 60 fi., prepared by Doucet Survey, Inc.,
recorded at the Strafford County Registry of Deeds as Plan 109-072 and Plan 109-073. Said
Proposed Lot 9-8 being more particularly bounded and described as follows:

Beginning at a drill hole found at the beginning of a stonewall on the westerly side of
Newmarket Road (Route 108), as shown on said plan, said point being the easterly corner of
the within described lot; thence running S 12° 39" 20™ W a distance of 53.33 feet, more or
less, along said Newmarket Road and said stone wall to a point; thence tuming and running
along a curve o the right with a radius of 792.00 feet for an arc length of 179.16 feet, more
or Jess, along said Newmarket Road and said stone wall to a point; thence turning and
running along a curve to the right with a radius of 532.00 feet for an arc length of 303.89
feet, more or less, along said Newmarket Road and said stone wall to a point at a stone wall
at Tax Map 6, Lot 9-9, as shown on said plan; thence tuming and running N 13° 34" 11" W a
distance of 42,34 feet, more or less, along the stone wall and Tax Map 6, Lot 9-9 toa drill
hole set in said stone wall: thence turning and running N 34° 12" 55 W a distance of 215.76
feet, more or less, along said stone wall and said Tax Map 6, Lot 9-9 to a Mag Nail set al the
intersection of stone walls: thence tuming and running N 89° 15* 00™ W a distance of 251,25
fect, more or less, along other land of Seacoast Repertory Theatre to a 5/8" rebar set; thence
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turning and running S 58° 18" 29" W a distance of 328.53 feet, more or less, still along said
Seacoast Repertory Theatre land to a 5/8” rebar set at the southwesterly corner of the within
described lot: thence tumning and running S 587 18" 29" W a distance of 53.81 feet, more or
less, along said Seacoast Repertory Theatre land to a point; thence turning and running S
68.83 feet, more or less, along said Seacoast Repertory Theatre land to a 5/8" rebar set;
thence turning and running N 42° 05" 08" W a distance of 384.94 feet, more or less, along
Tax Map 6, Lot 9-10, as shown on said plan to a 1" iron rod found; thence tuming and
running N 43° 58" 24” E a distance of 199.90 feet, more or less, along Tax Map 6, Lot 9-11,
as shown on said plan, to a 1" *T" bar found; thence tuming and running N 52° 03" 57" W a
distance of 57.66 feet, more or less, along said Tax Map 6, Lot 9-11 to a 5/8” rebar set;
thence continuing N 52° 03" 57" W a distance of 181.74 feet, more or less, along said Tax
Manp 6, Lot 9-11 to a 1" “T" bar found on the southeasterly bank of the Oyster River; thence
turning and running in a northeasterly direction a distance of 675 feet, more or less, along
the Oyster River to a drill hole found in a 12" x 4" boulder on the southeasterly side of said
River (tie course being N 40° 16" 46" E a distance of 433.83 feet); thence turning and
running along Tax Map 6, Lot 9-6 the following courses and distances, all distances being
more or less:

§ 57° 10" 03" E, 328.00 feeet to a 5/8" rebar set;

S 57° 10" 03" E, 70.00 feet to a 5/8" rebar set;

S 57° 10" 03" E, 314.40 feet to a 5/8" rebar set;

§ §2° 15 14" E, 470.66 feet to the drill hole at the point of beginning.

Said lot containing 14.128 acres, more or less, according to said plan, of which the Exclusion
Area is 4.250 acres and the Conservation Easement Area is 9.878 acres.

Subject 1o notes, restrictions, and all matters as set forth on Plan 109-72 and Plan
109-73 as recorded at the sﬁﬁ'ﬂ Eﬁunty El:,!;l.ﬂtl‘}flﬂf Deeds.

Subject to Private Road Maintenance Agreement dated June 25, 2015, recorded at Book
4303, Page 162 at the Strafford County Registry of Deeds; notwithstanding the foregoing, the
owner of 5 Tavern Way shall not be responsible for any road maintenance expenses until
such time as there is a building erected at 5 Tavern Way.

Subject to Agreement Regarding Private Road — RSA 674:41 dated April 24, 2015, recorded
at Book 4303, Page 166. ——

] ion Easement Deed from Mill Pond Center, Inc. to Rockingham Land
Trust dated December 29, 2004, recorded at the Strafford County Registry of Deeds at Book
3123, Page 170.
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Subject to easements as set forth in deed from Seacoast Repertory Theatre o the State of
New Hampshire dated November 4, 2014, recorded at the Strafford County Registry of
Deeds in Book 4255, Page 899,

Subject 1o Town of Durham Notice of Decision, Date of Approval: April 8, 2015, recorded in
Book 4303, Page 158 at the Strafford County Registry of Deeds.

. B o

Deed regarding the keeping and maintenance of a sign on land of Seacoast Rep
dated December 15, 2015 and recorded at the Strafford County Registry of Deeds at Book
4347, Page 756.

Said premises are conveyed to with and subject to the terms set forth in an Easement

Said premises are conveyed together with Septic System Easement Deed over other land of
Seaconst Réperlory Theafre as set Torth in Seplic Sysiem Easement Deed dated December 15,
2015 and recorded at the Strafford County Registry of Deeds at Book 4347, Page 754.

AimmnlmgmmenlmT“mWny asd madnnlhefnmgmgglmfmﬂm

e

plirposes of vehicular or pedesirian access as the installation and maintenance of
utilities.

Meaning and intending to describe and convey all and the same premises conveyed to
the Grantor by deed of Seacoast Repertory Theatre, dated December 15, 2015, and recorded
at the Strafford County Registry of Deeds at Book 4347, Page 761.

THIS IS A TRANSFER TO THE GRANTORS REVOCABLE LIVING TRUST FOR
ESTATE PLANNING PURPOSES, AND IS SUBJECT TO THE MINIMUM TRANSFER
STAMP.

i
Witness our hands this 8 day of November 2016.

STATE OF NEW HAMPSHIRE
COUNTY OF ROCKINGHAM November é’fﬂi » 2015

Personally appeared before me, the above named Thomas A. Toye IV, known to me
to be the person whose name is subscribed to the within instrument and acknowledged that
he executed same for the purposes therein contained. In witness whereof | hereunto set my

hand and official seal. .

NOTARY PUBLIC
My Commission Expires:




Taxpayer's Application for Abatameant
8-13 Tavern Way, Durham NH 03824

22-February, 2024

Section 4

Standalone Valuation of Single-Family Residence

Size as recorded on Municipal Tax Card:

« 1"Floor = 2,818 5F
= 2™Floor = 2,260 5F
=  TOTAL LIVING AREA = 5,078 SF

MNote: Square Footage of record iz not being contested as part of this Application for Abstement, nor

has the property owner verified accuracy. The enclosed arguments are based on the assumpilion
that measureaments are accurate as recorded.

Comparative Market Analysis

Where the subject single-family residence is unusually large for the marketplace at 5,078 SF, and

where the total volume of single-family homes sold during calendar year 2023 was only thirty-five
{35 Total Homa Sales), comparable market data is limited.

Four home sales were salected for comparison based on the following two factors:

1. 4+ Bedrooms
2. 2000+ Total Finishad Square Feat
3. Average Sale Price Per Square Foot of the Sample: $271.83

The Calculated Value of & Tavern Way (Single Family Home only)
- 5,078 5F) X ($271.83 Per 5F) = $1,380, 352.74

Note: The above calculation does not reflect the "market value” of the single-family home. The
subject property includes a 4-unit apartment building on the same tax parcel. The additional 4-umnit
apartment building does add value to the "total valuation,” but the total reconciled valuation is less
than tha sum of the parts... See Section 6 for Reconciled Valuation.

Sales Comparison Data Enclosed.



CMA Summary Report

Residential Summary Statistics

High Low Avaraga Median
I LP$950,000 $540,000 $753,500 $762,000
I 5P%950,000 $540,000 $797,500 $850,000
Residential - Closed Number of Properties: 4
Mum  Address MLS # Status County BedsTot SqFtFnAG _SidPreSqft —
1 |20 Pinecrest Lane 4977432 Closed WH-Strafford 4 | 2,025 $354.12
2 B Willlams Way 4947182 Closed NH-Strafford — J_5 — (3,012 | $265.60
3 110 Dusham Poink Road 4343391 | Closest NH-Straford 5 3,150 | $285.71
|2 32 Sumac Lane 4950524 | Closed NH-5trafford 4 3370 | $281.90
|
| Avg | , 4 2014.25 $27183
| Min_ , ' 3 2125.00 $254.12 _
I Max | l . 5 | 3370.00 $285.71
| Mo | = P lsostoo  |sa737s

Saes Comps 9 Tavera wﬂ'-{ (‘Esrﬂal.ra Tomiy Home. C‘)m_\f)

V' Clesep 2022

/. lansenr. Saumereriee.  Home s

X
X

No ( Beonwm Lemesacgs A 2023
Lpoo < quE_Eﬁ;LEI Rl e

Na

Aveace.  Sae $ / SF

£271.83



203

AL SIUGLE - Famey SALES

CMA Summa
Residential Summary Statistics "_?;f |
| High Low Average Median ""T-Jm ‘
! LP:$999,999 $425,000 $670,471
. 5P:$975,000 $400,000 $690971 4
Residential - Closed Number of Properties: 35
_I Num  Address MLS # Status County BedsTot SqFtFnAG SidPrcsgft
|15 Stagecnach Road 40526886 | Closed WH-Strafford 2 1,004 spoeat
z 8 Hoitt Drive | 4940874 | Closed NH-Straffard 4 1,601 $265.46
|3 |1 Garden Lane | 4966040 | Closed NH-Strafford 2 1,104 $405.50
4 | 321 Packers Falls Rosd | 4971737 . Chased MH-Strafford z 1,174 $438.67
5 i'ﬂmm 4946644 Coged NH-Strafford 4 1684 | $308.70 _
6 13 Uittiahale Road | 4574858 Closed NH-Straffard 4 1,266 420,22
(7 20 Pinecrest Lane | 4977432 Closed H-Strafford 4 2,125 $254.12
8 | 107 Dover Road | 4977322 Closad NH-Strafford 3 1,764 $311,79 X
|9 | 12 Oyster River Rosd | 4950458 Ciosed Nii-Straford 3 L6l $17.5>
10 33 Pinecrest Lane | 49504848 Closed HH-Straffard 4 2,376 $243.60 y
|11 | 4 Hot Drive | 4959365 | Closad NH-Strafford 5 1,961 $298,32
12| 118 Dover fioad 496E5ET Clorgnd NH-Strafford 3 1,460 $410,96
13 | 81 Dover Road | 4959166 | Chosed NH-Strafford 3 1,837 $331.52
I ' 20 Thampson Lane : 4048950 Closed NH-Strafford 13 1,614 $377.94
15 2 Thompsan Lane | 4931416  Clased NH-Strafford 4 2,898 $217.39 |
|16 |6 Burnham Avenue _ | 4936502 Closed NH-Strafford 4 1,888 $334.22
l17 2 Meader Lane | 4958507 Clased NH-Strafford 3 1,823 $370.27 ————
18 76 Madbury Road | 4952742 Closed NH-Serafford 5 2,193 $308.25
19 | 9 Burnham Avenue 4954142 | Clased. NH-Sirafford 4 1,888 $376.06
20 | SMeader Lane 4956071 Closed Nii-Strafford 3 2,380 §300.42 =
21| 4 Moharinet Way 4950878  Qosed NH-Strafford 5 2,381 | 430239
22 75 Newmarket Road 4050200 | Gosed NH-Stradford 3 2,041 $357.67
n 46 Ross Road 4961149 | Closed NH-Strafford 4 agez $281.23
24 5 Hampshire Avenue 4064579 | Closed NH-Straffoed 3 2,176 $347.43
2 10 Woodside Road 4955797 | Closad NH-Strafford 4 l23m $324.00
26 B Wiliams Way 4947182 Closed NH-Strafford 5 L3012 | $265.60
27 7 Davis Avenue 4952133 | Closed NH-Strafford 4 12332 $345.20
28 | 206 Longmarsh Road 4976161 Closed NH-Strafford 5 2,994 $288.72
29 561 Bay Road 4944711 Clossd MH-Strafford 2 2,008 £435.75
130 | 110 Durham Point Road 4943391 Closed WH-Strafford 5 3,150 §285,71




n 151 Dame Road 4949224 Closed NH-Strafford 4 367 $356.40
32 77 Newmarket Road 4940135 Closed NH-Stradford 4 1,872 $494.12
1 12 Sumac Lane 4950524 Chosed N-Strafford 14 133m BT
34 | 279 Packars Fall Road 494343 Closed NH-Sxradford 4 257 $321.44
35 2 Cedar Paint Road 4965680 Closed Nii-Grafford i 2757 §353.65
Avg . 3 211211 $338.65
Min 2 1004.00  $217.39
Max | s 3370.00 | $494.12
|
Med 4 2041.00 $331.52
Dorsam ANH 2032 Swee Famiy  Toae Saes # 36

AVG, Marker

4/ sF
$330. 65




Tazpayer's Application for Abaterment

9-13 Tavern Way, Durham NH 03824

22-February, 2024

Section 5
Standalone Valuation of 4-Unit Apartment Building

13 Tavern Way (Barn Only)

Multi-family income properties are generally easy to evaluate as their market valuation is a function
of the net annual income that they produce.

Enclosed please find:

o R

@ o

Rent Rall for 13 Tavernn Way as of 01-April 2023

2023 Operating Statement (Income and Expenses as prepared for 2023 IRS Tax filing)
2022 Taxpayer IRS Schedule E

Multi-Family Real Estate Valuation (13 Tavern Way) based on 2023 Operating Figures and
Market Capitalization Rate of 5.3%. Reflected Market Value = $508,916

Sales Comparison Market Valuation: $797,754

Sales Comparison analysis indicating a Market Capitalization Rate of 5.3%

Five (5) recent sales of 4-unit apartment properties from neighboring Dover NH, There
weara no sales of 4-unit apartment properties in Durham in 2023,

Mote: The above calculation does not reflect the "market value” of the 4-unit apartment building at
13 Tavern Way. The subject property also includes a 5000+ square foot single-family residence on
the same tax parcel. The cormbination of the apariment building and single-family home does add
value to the “total valuation,” but the total reconciled valuation is less than the sum of the parts...
See Saction § for Reconcilad Valuation.

Motes:

The capitalized value of the net annual incame for 13 Tavern Way is negatively affected by
disproportionately high expenses for the property, of which property taxes are a significant
contribution. For the purpose of formulating an independent argument, the Taxpayer has
elected to use the average price per square foot ($215.62) for the five comparable sales of
4-unit apartment properies in Dover in 2023,

The Calculated Value of 13 Tavern Way (Barn only)

2,

(3,700 SF) X ($215.62 Per SF) = $797,794.00



Rent Roll

Properties: 5-8-13 Tevem Way - 13 Tavern Way Durham, NH 03824

Undts: Active
As of: D40172023
Includa Non-Revenus Units: Mo

Liniit BOVBA Tanant Status Hqh Rent Loasa From Leass To Mawe-in Meva-out
§-8-13 Tavern Way - 13 Tavemn Way Durham, NH 03824

Main Housa  =/= Vacant-Unmenied SUNAJETL

134 Tawarn V10O Peter E. Fnas Curran 1,000 158500 OBMMR020  Q4DI024 OED1Z2020

Way

1IB Toawarm 21 0 Andrey 5. Tuarmer Hotice-Riented 1000 1ATE00  OVERLGR023 123172023 0Ar202023 12317023
Wiay

13C Tavam 04100 Mathanasl J. Frisch Current 0 145000 0BD1£2022 O5M3152024. aama20E2

Way

130 Tavam 149,00 Michaal &. Brown Current Bl 1ATS00 04062019 Lt e ah

Way

5 Units B80.0% Occupled 5,500 638500

Total 5§ Units B0.0% Occupled 35840 6,325.00
Created on D2232024 Page 1



Income Statement (Date Range)
Property: 5-9-13 Tavern Way, Durham NH
Date Range: 01012023 to 12312023
Accounting Basis: Cash

Fent Income 76.240.00 000 76.240.00
Miscellanasirs Income 110,00 D0 11000
Total Operating Income F6.350,00 QD0 TEIEN00
Expefise
Administrative B.50 000 BED
Clearing 1,142.50 000 114250
Groyunds Maintenanis 2595 47 1,2a7.74 1,297.74
Inspactions & Monitoring 1.629.00 0.00 1,629.00
Insurance 1055933 363183 B.927.40
Interest 1433133 71100632 711062
HMaintenance & Repairs 1151487 .00 1151487
Pest Control 7500 (X3 4] 275.00
Projects & Renovations BE2LAT QoD BEZLAT
Property Tax 54.162.00 2708100 27.081.00
Litilitias

Blactricity A.724.38 3982122 BO3.16

Heating Fual 1032655 4. 168,62 B157.73
Wit Rermoval 2508580 1.287.90 125750
Total Oporating Expense 122376.10 48.509,23 73,866,880
k0l - Met Dperating Income ~46,026.10 -48 509,232 248312
Other Income & Expense
Other Expense

Capital Repairs 45 187.00 *solar panels - personal house



TN
i1 2003
Uknit A $1,575 Stdio 1Ha
Usit B §1,875 2 Be/ 1BA
Uit € §1,450 Snuchio/ 1 Ha
Wit [ 51,475 1B/ 1Ba
Total/ Menth 56,3575 Monthly Rental [ncome
:?Elm e Aol [neormss
tler Orperaring Income 533,362
Capitalirarion Rate 6.3%
Calculated Value  $608,916

Peoperty Taxes

Innzan

Hear

Warer/ Sewer
S rermoval
Crronds Slamsemancs

Maing/Fepasn

This Real Estate Investment Proforma is provided for informational purposes only
and should not be considered as financial, legal, or investment advice. The projectons
and estimates contained herein are based on assumptions and data available at the
time of preparation, and actual results may vary significantly from these projections.

Muooes
S21ATD  422% of el 57.8% pad by 9 Tovem Way

56907 3 Aonal

56,158 LT Cras Paid by Oramer. 2023 Acnal
803 A0EY Aensl

5180 Septic Pramping Only

§2.000 |- sttrnadind. mmrmm % Tavem Wiy
000 By Cewner of & Tavern Way

BROM Uingeahsncaly bow place holder

$38,138 Toeal Annual Operming Expenses

ARTH

Arthur Thomas Properties, LLC - 10 Durham Road - Dover NH 03820 - www.ArthurThomas.com - 603.413.6175
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Dy2272024 10:15 AM

Multi-Family 73 Silver Street Listed: 10/2/2023
4972469 Dover NH 03820 Closed: 1/3/2024

Closed Uit Lot & DOM: 36

Tax - Gross Amount $9,007.00
Tax Year 2023
Lot Size Acres 017
Lot - Sgft 7405
Total Units 4
Total 1 BR Units 3
Total 2 BR Unita |
Total 3+ BR Unite O

4

Gross Incoma £62. 100
Operating Expense £7,720

Snow Removal,

Mek Income $54,380.00
Date - Initial Showings Begin

Page 1 of 2
$699,900
$710,000

Dperating Expense Incl. Heat, Insurance, Maintenance,
Walter/Sewer

Remarks - Public This beautiful Mansard Colonial style budlding has so many original features which indude handwood Noors and high
oeilings and would be & great property to add ko your portfolio. 17 vou are looking for an investment property this is worth & look? Consisting
of Fouer nice apartments with & strong rental history. OFF street parking. Located within walking distance to downtown and the beautiful
community walking trails. The rents have room for improvement. Showings start Wednesday 10/4 3:30-5pm by scheduled appointmenits.

PUBLIC RECORDS

DeadRecTy Warranty Deads - Total Doed - Book 3250 Deed - Page 795

Lnik 1 Linit 2 Unit 3 Umit 4 it 5 Unit & Uit ¥

el =

1

1

3
Loased L e Leased Leased
SEO5.00 £1, 450,00 §1,635.00 £o00. 00
Rertal Age) Teem ¥ AMN ¥ PR ANNY AHN
Rental AmtfFrog $37500 HONTH $1,55000 MONT  $1,625.0 MONTH $1,025.00 ANNUL
Cccupant Name
Occupant Phone
Showing Instr
Unik Info

il

Tenant Pays  Electric, Heat, Eleciric, Heat,  Blectric, Sewer, Eh:h:;,ﬂvt
Hiot Wb Hat Water Water



Property Class Multi-Family
Prices - List $690.900
Prica - Closad  $710,000

Listing Stalus  CL
MLS # 45T 2464
Yoo Buslt 1000

Tollnits 4
§ Toa1BeUnit
Tol2Bnt
ToddBrUnt

SqFITatFn

This beautiful Mansard Colonial style bullding bas so many anginal features
which Incude hardwood floors and high cailings and vould be & great
property o add b0 your portfiolio, T you are leoking for an imvestment
property this is worth & lok? Consisting of four nice apartments with a
strong rental history, OF street parking. Located within walking distance to
dorwnboyn and the beautifil commundty walking trailis. The rents have room
for Improvement. Showings star Wednesday 10/4 3.30-5pm by scheduled
appoinbments,

Property Class Mulll-Family

Price-List  $705,000
Prica - Closed  $780,000
Listing Status CL
MLS # 4966075
Yar Built 1880
TatLinits 4
ToliBlUnt 0
TotBrni 3
Tot3Brnt 9
SqFITolFn 3,918

23-25 New York Strest Dover NH 03820

Great four unit mulll undt in higtoric downlown Dover - Walking distance o
the cenber of town - Property has all long term tenants and rents are below
current market valua, Opportumity for growth here. Updates and work has
been done on the bullding and in several of the wnits over the years. Twa
first floor units hawee Berge privabe Side porches and entrances. Exterior was
ressidhed and windows henee been replaced. Thene & & small shared back yand
and off street parking. Open house will be held on Saturday, August, 19th
from 10:00am=12:00n0on

Proparty Class Multl-Family

Pricas = Liglt FTTE,000

[ Price - Closed  $800,000
Listing Slatus CL
MLS ¥ 4940012
¥mar Built 1983

ﬂ' Tallniis 4
TotlBrt D
Tol2Bridn L
Tot3Belint 0
SoFITedFn 3,264

65 Sheth Streat Dover HH 03820

RARE OPPORTUNITY to own a true 4 wnit mult-family that's & quick walk 1o
degirable dowritown Dover. The large, private, off street parking lot i the
front makes it easy for tenants. All 4 units have the same Layvout, featuring
an open conoept eat-in ktchen and Iving room o the first floor with ¥
batheoom and Mundry snea off the kitchen, The upstairs consists of o
bedrocins and & full batheoom. Each un has a covened patio off the kitchen
. I the back yard. Public water and seveer, Current rents sre below market
vadue, This property was built a5 an investment property...not a ot up

Fropaiy Class Multi-Family
Prics = Lisg $509,000
Frica - Closad  $8949,000

Listing & oL
MLS ® 4978824
‘Yaar Buill 18840
Tolllits i
Tol1Brlint o
TolZ8rint 2
Tol3Briling S
EqFtTetFn 4978

62 Court Strest Dover WH 03820

|UMDER CONTRACT- OPFEN HOUSE CANCELED  Don't miss out on this unigue
apportunity o irmest in (and possibly oooupy) this Incredibba S=unik property
within walking distanoe to downtown Dover! The recently updated main
hame offers a substantial 25005F with 48ads/Baths| Mot only does this
hiome offer ample space fior hosting anund the Bolidens, but friends and
famiy will neser want to beave next sumimen when they see the inground
Gunite pool! Thene's a recently renovated 28ed unit just off the main house
that has seen substantial updates to indude new flocrs, tiled bathroom,

Srrih el Dusion leoch Reel fwgle

SUbled W SPOn, omsEI, v T,

chasgn or witharswsl wihoot nolics. Lbiers e sdvised bo independently

Propedy Class Multi-Family
Prica - List S0:50, H00
Price = Closed 875,000
Listing Status GL

MLS # 4945903
Yaar Bui 1880
Tollnits 4

s Tol1Bridm 1
Tol2Briing 1
Tal3Briin z
SoFiTotFn 4. 897

95 Tolend Road Dower NH O03EZD

Here i your chanoe to own 4 units on 3 gorgeous lof just over 2 seres in
Dawver, NH! This propesty has two bulldings, a fenced in yard, detached ome
car garage, and an abundance of space for parking. The New Englander in
the front of the property has 2 units consisting of a 4 bedroom and a 2
bedrocan unit, The first floor unit has hardwood Moors throughout, 4
bedrooms, & large deck in the back of the home, and sccess o the full
basement with ample space for storage. This unit has a large kitchen,
spacious dining and Fving room, and great sized bedrooms.  The Bght filled

werily ol foraon. T ey
il B e Beilingg ey for' (ki regperty. PrifeebiLS i ol e e of iIsfonmation presented in s Bsting. Copyright 2004 Primetls,

refereroed My oF My Przp Ofc Arthar Thomas Properties
Prap gl Thomas A Toye



Taxpayer's Application for Abatement
9-13 Tavern Way, Durham NH 03824

22-February, 2024

Section &
Reconcilad Valuation

9 & 13 Tavern Way

Enclosed please find;

1. Reconciled Valuation of 8 and 13 Tavern Way: $1,502,921

2. Market Comparison Full Market Vs. Properties with Multiple Homeas on one lot
a. Comparison #1: 20-22 Newmarket Road - Sold 05-April 2023 - $925,000
. Comparison #2: 116-118 Dover Road - Sold 31-October 2023 = $600,000



9 Tavern Way

5078 SF of Total Living Space

Average Sale Price Par Squara Foot of four (4) Market Sales Comps; $271.83
The Calculated Value of 9 Tavern Way {Single Home Only)

(5078 5F) X ($271.83 Per 5F) = $1,380,352.74

13 Taverm Way

3700 SF of Total Living Space

Average Sale Price Par Square Foot of three (5) Market Sales Comps; $215.62
The Calculated Value of 13 Tavern Way (4-Unit Apartments Only)

« (3,7005F) X {$215.52 Per SF) = $797,794.00

“Projected"” Market Value based on Standalone Analysis
(2 Tavearn Way) + {13 Tavern Way) = 9 & 13 Tavern Way
($1,380,352.74) + ($797,794.00) = $2,178,146.70

Extrapolation of Discounted Market Value
Calculated Market Discount for two residential properties on one lot;
20 & 22 Newmarket Road: 29.8%
116-118 Dover Road: 32.1%

Average Discount Rate: (29.8% + 32.1%)/ 2 = 31.0%

[Calculated Valuation) = (Average Discount Rate) = Reconciled Market Valuation
($2,178,146.70) X (31.0%) = $675,225.48
$2,178,146.70) - ($675,225.48) = §1,502,921

- Reconciled Market Value of 3-13 Tavern Way

51,502,921




Multiple Home Comparison Sale #1
20-22 Mewmarket Road, Durham NH
Sold 05-April 2023

Sale Price: $925,000

Cescription: Two single-family homes on one lot with river frontage. 22 Newmarket Road Leased
for $3500/month.

Standalone Market Valuation
20 Newmarket Road
1725 5F of Total Living Space (includes 650 SF of daylight/walkout lower level)
Average Sale Price Per Square Foot of four (4) Market Sales Comps; $419.66
The Calculated Value of 20 Newmarket Road (Single Home Only)

{1,725 5F) X ($419.66 Per SF) = $723,913.50

22 Newmarket Road
1872 5F of Total Living Space
Avaerage Sale Price Per Square Foot of three (3) Market Sales Comps; $316.77

The Calculated Value of 22 Newmarket Road (Single Home Only)

s [1,B725F) X ($316.77 Par SF) = $502,993.44

“Projected" Market Value based on Standalone Analysis
(20 Newmarket Road) + (22 Mewmarket Road) = 20 & 22 Newmarket Road
($723,913.50) + ($592,993.44) = $1,316,906.94

Note that the subject property was first marketed for sale in October 2027 with an initial listing price
of $1,300,000. Following 14 months of market exposure, the property was removed from the sales
market and relisted for $925,000. The property sold in approximately 90 days.

Recanciliation of Discounted Market Value



20-22 Mewmarket Road

(Calculated Valuation) = (Actual Sala Prica) = Market Discounted Price

{$1,316, 906.94) - ($925,000.00) = $391,906.94

{{Market Discount} / (Calculated Valuation)) X 100 = Percentage Discount

{($391,906.84) / (51,316, 906.94)) X 100 = 29.8%

The April 5™ sale price of $925,000 for 20-22 Newmarket Road
reflects a 29.8% discount over the calculated comparative market
analysis value.

Motes:

1. The small riverfront home at 20 Newmarket Road compares well with the recent sale at 561
Bay Road on -1 May 2023 for $875,000.

2. Feedback from prospective buyers of 20-22 Newmarket Road supports a much higher
valuation for the small riverfront home vs. the adjacent colonial house at 22 Newmarkat
Road.

3. The subject sale is a clear representation that market appeal/value is markedly reduced by
the cccurrence of a primary residence and a rental homea on the same lot,

4. 20-22 Mawmarket Road is lass than a half-mile from 9-13 Tavern Way. (Prior to the adoption
of Tevern Way, the mailing address was 50 Newmarket Road)



0221024 (4235 PM Paga 1 of 2
Residential Single Family 22 Newmarket Road Listed: 1/5/2013 4£9325,000
4940135 Durham HH 03824 Closed: 4/5/2023 $925,000
Closed Unitj Lot # DoM: 19

Cou NH-Strafford
a Village/Dist/Locale
Year Bullt 174
Shyle Antique, Carriage, Colonial,
Datached
Color Red
|E |l n Taxes TBD No
Tax - Gross Amount £15,350.00
=1 Tax Year 2022
\iii ! Rooms - Total 9
Bedrooms - Total 4
Baths - Total F
Baths - Fuli i
Baths - 3/4 i
Baths - 12 1
. SqFt-Apx Fin Above Grade 1872
SgFt-Apy Fin Below Grade 0
SgFt-Apax Total Flnkshed 1,872
Lot Sinoe Acres 0.71
Lot - Sqft 30,928

Date - Initial Showings Begin

(] Directions From Downtown Durbam and UNH, foliow Main Street south o
Mewmarket Road (Rt 108). Continue South for 174 mile to Oyster River, Property s
o on the right,  Park at 20 Newmarket Road for shawings.

Remarks - Public  Two beautiful homes, a detached, finished & heated studio/aarace all within walking distance to Downtown & UNH and
fronting on Durham's beloved Oyster River.  Renovated, 1740 Antique Colonlal home features gongeous wood floors throughout, large

brick hearth and beautiful fireplace. . Built in 2004, the Studio/Garage is perfect for mixed studio/garage space, or an In-home Dusiness..,

Harme currenthy rents for $3500fmonth and is professionally manaded with a Lease in place through §.31.2023 Sale includes 20

Nowmarket Road, see MLS# 4940138 and MLS# 4940143 for complete listing

STRUCTURE
Construction Status Existing Estimated Completion Date
Construction 'Wood Frame
Foundation Stons
Basement Yes
Basemant Access Type Walk-up

Exterior Clapboard

Roof Shingle - Asphalt

Garage Yes

Garage Capacity 1

Garage Type Detached

Parking Drivewsay, Garage, Parking Spaces 4

SCHOOLS, LOT AND LOCATION
SchbDistret  Oyster River Cooperative Dead - Recorded Type Warranty

SehElem Deeds - Total
SchMiddle Oyster River Middle School Deed - Book 2573
SchHigh Oyster River High School Deed - Page 0125

Owned Land Yes
Lot Description Country Setting, Pond, River, River Frontage, View, Water View,
‘Waterfall, Wakerfironk
Area Description  Historic District, Near Shopping, Tidal, Near Public Transportatn

List %/5qFt Fin ABY Grade
SqFt-Apx Unfn Above Grade
SqFt-Apx Unfn Below Grade

ﬂD%
-
fud



0212024 04:39 FM

Heating Forced Adr, Gas Heater, Hot Alr, Radiant
Hest Fuel Gas - LPfBolile
Water Heater Gas - LP/Baltle
Cenkral AC
Water Drilled Well, Shared
Sewer Septic
Electric 200 &mp
Utilities [Inkermet - Cable

4940135 22 Newmarket Road Page 2 of 2
UTILITIES AND FEATURES

Features - Exterfor Barn, Garden Space, Outbuilding, Shed,

Storage
Features - Interior Attic - Hatch/Skuttle, Dining Area, Fireplace -
Wood, Kitchen Island, Natural Light, Lauindry - 15t Floor

Flooring Wood

Appliances Dishwasher, Dryer, Refrigerator, Washer, Stove - Gas

CONDOfASSOCTATION - MOBILE - AUCTION

Condo Name Mobile Park Mame Auction HNo

Bullding Humber Mabile Park Approval Date - Auction

Uinits Per Building Mobile Co-0p Auction Time

Condo Feas Maobile Must Mowve Auctionear Nama

DISCLOSURES

Fee

Fea 2

Fea 3

Ttems Exchaded Timeshare/ Fract. Ownrshp  No
Foreclosed / Bank-0Owned /REQ Ko
Flood Zona Yes
Secasonal No

Offer of Compensation to Licensed PrimeMLS Real Estate Brokerages
Buyer Agency 2.50%  SubAgency HonAgency Facilitator Li0%  Transactional Broker

The listing broker's offer of compensation is made only to other real estate licensees wiho are participant members of the PrimeMLS,

Thomas A Toye
Cell: 603-781-8600
TomBhrthus ThomasPraperties. com

My Dffice Info:

Arthuar Thomas Properties
10 Durharm Rd,

Dover MH 03820
Off: 603-413-6175

Listed By:

PFREPARED BY

ART HIAHUMA.\

Paula lgoe [ Arthur Thomas Propertics

Sudgeol |0 ETROe, DImSsion, priod sale, change or withoroval withoul notice. Users sne advised o independently verify bl information, The sgency neferenosd may or may rot be the
lting agency for this progsvty. PrimabiL i not the soence of informetion presented in tis listing. Copyright 2024 PrimeMLS.



PROPERTY HISTORY DETAIL

Address
20-22 Mewmarket Road
Durham, NH 03824

MLS 24940143 Mill Pond
Google Map data ©2024 @
MLS & 4940143 Class Multi-Famiy LList Date 17572023 DoM 19
Listing Satus Price Listfgent-  Listing Office
Cha Diate O Thise L
Hame
CH05/2023  Listing Status Terminated  $925,000 Paula Igoe  Arthwr
2:14:06 PM Thomas
Properties
0172475023 Lisking Stakus Actien Under 525,000 Povule Tgoss Arthur
G:09:14 PM Contract Thamas
Propeties
04/05/2023  First Recorded Entry Acthen §525,000 Paula lgos  Mrthur
10034 P Thomas
Properties
MLS # 867641 Class Residential List Datw 10/20/2021 DeOM 10
Chg Date Cho Type Listing Status  Price List dgent-  Listing Office
Anent Mame - Offics
biame
10302021 Listing Stahss, Date - Expiration Termirated  $1,300,000  Jobanna KW Coastal
G:47:27 PM Kriightt and Lakes &
HMountains
Poemlty
i/20y2021  First Recorded Enkry Active $1,300,000 Johanna Coastal
11:36:38 AM Knigii



CHMA Summary Report

High Low Average Median
LP:$645,000 $425,000 $529,666 $519,000
5P:4710,000 . $435,000 $551,666 $520,000
Residential - Closed Number of Properties: 3
Num  Address MLS # Status County BedsTot SqFtFnAG SidPreSgft |
1 | 8 Hoitt Drive 4940674 Closed NH-Steafford |4 | 1,501 §265.46
2 | BD Madbury Road 4946644 Closad NH-Strafford I | 1,684 $308.79
|3 9 Burnham Avenue 4354142 | (Cased MH-5trafford 4 1,888 SIM6.06
Avg — 4 1724.33 $316.77
Min 4 160100 $265.46 S
 Max B 4 1888.00 | $376.06 |
 Med | 4 1684.00 $308.79 |

Saces Comps ' NEWmmﬁuEﬁ' Rowp

/ CLOIES HORT

v Y Beoroomsg
/ Comppasigee.  SF

Menacz. She $ PSF = $3|{3.7T



CMA Summary Report

Residential Summary Statistics

High Liowi Avarage Madian
LP=$5189,000 $435,000 $557,000 $487,000
SP3875.000 $400,000 $559,500 $481,500
Residential - Closed Number of Properties: 4

_Mum___Address MLS # Status County BedsTot SqFtPnAG SldPresgft
1 | 5 Stagecoach Road 4952856 Closed NH-Strafford N 1,004 | §396.41
|2 1 Garden Lane 4966040 Chosed e+~ Strafford 2 . 1,104 | 405,80
2 JlPackersFallsRoad =~ (487173Y 00000 | Closed NH-Strafford 42 . Li74 B .
iq | 561 Bay Road 4944711 Closed NH-Strafford 2 2,008 | $435.76
 Avg - 5 1322.50 | $419.66
Min | !;  lioodp00  |g30841
Max | 2 2008.00 $438.67
Med | I 2 N 113900 |saz07m

Soes Comps 20 Newmanker " \Zoap

» (tosen 20373
v {:L 'GEGD_::HM ILL‘M'I’E i



02212024 05:15 PM
Residential Single Famlly
4944711

561 Bay Road

Durham NH 03824

Uit/ Lot #

DOoM:

County

Village/ Dist/Locale
Year Built

Style

Codor

Taxes TED

Listed: 37672023
Closed: 5/1/2023

Page 1 of 2
$819,000
$875,000

MH-Strafford

1945

Yiellow
Mo

Tax - Gross Amount

Tax Year

Rooms - Total
Bedrooms - Total
Baths - Total

Baths - Full

Baths - 3/4

Baths - 1/2

SqFt-Apx Fin Above Grade
SqFt-Apx Fin Below Grade
SqFt-Apx Total Finished
Lot Skre Acres

Lot - Sqft

Date - Initial Showings Begin

$12,813.00

g

g

B Bl O P s O R 2 R

%
=

m Directions Bay Rd from Newmarket or Durham

20

Urerantded Towr LWL 1

Remarks - Publlc  Unobstructisd vear round views of Great Bay! Approaching this property via Bay Road 5 & pleasant esxmerience as this
country road meanders along Great Bay catching gllmase of the water until you arrive at 561 Bay Rd. Siting bowards the top of the lot the
elevation enhances the views of the open mieadow and water bevond. The first level of this property includes a tastefully updated kitchen,
dining room, sitting ares facing the water, living room, bedroom. 3 season room, office nook and updated full bath. On The 2nd level there is
anaother bedroom, an office which could be utilized as an additional bedroom and a ¥z bath, OFF of the main living space i a bonus room that
has & soa quality feel to it. Perfect space for your home gym and equipped with & swim spa, all overlooking Great Bay. There are several
putdaor seating areas and decks for enioy thie tranguility and nature beauty of the Bandscape, Over the last few vears many updates have
been done to the oroperty including new septic, addition of AC, bathroom remodel and many other interior updates, The kot is 1.51 acres,
offers a 1 car garage, brand new shed for storage and a stand-by generator. Access to the water is by the deeded 50 it wide easement. A
short drive to both downtown Mewmarket and Durham, providing easy accessibility to UNH, shapoing and dining. Multi-million dollar views
far a fraction of the cost, 30 tour and fleor plans avallable,

STRUCTURE
Construction Status  Existing Estimated Completion Date List §/SqFt Fin ABV Grade $407 87
Construction ‘Vood Frame SgFt-Apx Unfn Above Grade i
Foundation Concrete SqFt-Apx Unfn Below Grada i
Basement Yos
Basement Access Type [nierkor
Exterior Wood Siding " ml i) 1
Roof Membrane, Shingle - Asphalt tchen
Garage Yes Diining Room 1 Bedroom 1
Garage Capacity 1 Living Room 1 Bedmoom 2
Garage Type Detached Fec Room 1 Bedroom ?
Parking Drivewsy SURFOOM 1
WATER
Waterfront Proparty
SCHOOLS, LOT AND LOCATION Water View
SchDistret Oyster River Cooperative Deed - Recorded Type Wamanty Water Body Access
SchElem Deeds - Total
SchMiddle Oyster River Middle School Deed - Book 4707 Water Body Name
SchHigh Oysber River High School Daed - Page 01
N o Water Body Type
WaterFriit

Lot Description  Country Setting, Water View Water Body |



D221 /2024 05:19 PM

Heating Forced Alr

Heat Fuel Eleciric, Gas - LP/Bottie, Oil
Water Heater Eleciric

Cooling Central AC, Mini Split
Water Drilled Weil

Sewer Leach Field, Private

Electric 100 Amp, Circuit Breaker(s)
Uitilities  Inkesrnet - Cable

Condo Name
Building Mumber
Units Per Building

Fee 2
Fas 3

Ttems Excluded Fridge in Kitchen

#544711 561 Bay Road
UTILITIES AND FEATURES

Featurss - Exterior Deck, Shed

Features - Interior Dining Area, Pool - Indoor

Flooring Hardwood, Softwood, Tile

lmlhﬁ:: Dishwasher, Disposal, Dinper, Microwave, Washer,

Equipment Generator - Standby

Page 2of 2

CONDOJASSOCIATION - MOBILE - AUCTION
Mobile Park Nama Auction No
Mobile Park Approval Date - Auction

Auction Time
Mobile Must Move Auctionesr Mame

DISCLOSURES

Timeshara/ Fract. Ownrshp Ho
Foreclosed [ Bank-Owned/REQ MNo
Flood Zone No

Seasonal No

Offer of Compensation ta Licensed PrimeMLS Real Estate Brokerages

Buyer Agency

200%  SubAgency

NonAgency Facllitator 1.00%  Transacthonal Broker

Thee listing lbroker's offer of compensation ks made only o other real estate licersess who are particpant members of the PrimeLS.

Thomas A Toye
Cell: 603-781-8500
Tormarthur ThomasProperties.com

My Office Info:
Arthasr Thomas Properthes
10 Durharm R,

Dover NH 03820
Off: 603-913-6175

By

i

ART HUﬁH OMAS

Emil Uliano [ Great Island Realty LLC

D emors, mistions,. prior sake, changs or witfdrvwsl withoul noticos, Users sre advised o indeperdently verily all information. The sgency refersnced masy oF may sl b (s
By o Ihis property, PrimebLS i nof the sounte: of infonmation peesenbed in this Bsing. Copyright 2024 PrimeMLS.



Multiple Home Comparison Sale #2
116-118 Davar, Durhiam MNH
Sold M-October 2023

Sale Price: $600,000

Dascription: Two single-family homes on one 2.50 Acre Lot. 116 Newmarket Road was built in
19495 and was rented at the time of the sale. 118 Newmarket Road was vacated before the sale to
accommaodate the buver's occupancy. The main home at 118 consisted of 1460 5F on one floor.
The rental house was limited to 960 5F an ene floor (the second floor had previously been finished

85 living space and was restricted from use by Durham Code Enforcement)
Standalone Market Valuation

116 Dover Road

9605F of Total Living Space

Average Sale Price Per Square Foot of three (3) Market Sales Comps; $365.52

The Calculated Value of 116 Dover Road (Single Residence Only)

(960 5F) X ($365.52 Per 5F) = $350,898.20

118 Dover Road

1,460 5F af Total Living Space

Average Sale Price Per Square Foot of three (3) Market Sales Comps; $365.52
The Calculated Value of 118 Dover Road (Single Home Only)

* (1,460 5F) X ($365.52 Per SF) = $533,659.20

“Projectad” Market Value based on Standalone Analysis
{116 Diover Road) + {118 Dowver Road) =116 & 118 Dover Road
{($350,899.20) + ($533.659.20) = $884,558.40

Note that the subject property was listed for sale for $579,000 and sold for $600,000. The smaller
homae located at 116 Dover Road was in “better than average™ condition for the market. The larger
home at 118 Dover Road was in nead of reconditioning due to a long-term residential renter who

agreed to vacate as part of the sale agreemaent.



Reconciliation of Discounted Market Value

116-118 Dover Road

(Calculated Valuation) - [Actual Sale Price) = Market Discounted Price
($884,558.40) - ($600,000.00) = $284 558.40

((Market Discount) / (Calculated Valuation)) ¥ 100 = Percentage Discount

(($284,558.40) / (§884,558.40)) X 100 = 32.1%

The October 31* 2023 sale price of $600,000 for 116-118 Dover Road
reflects a 32,1% discount over the calculated comparative market
analkysis value.




02/21/2024 04:42 PM
Residential Single Family
4968589 Durham

Closed Unit/ Lot #

Page 10of 2
$579,000
$600,000

Listed: 9/5/2023
HH 03824 Closed: 10/31/2023
DOM: 7
§ County MWH-5tralford
¥ village/Dist/ Locale
b Year Bulit 1965
Style Ranch

Taxes TBD Mo
£3.612.00

f
Z
"8

W
[
ey
[X]
e =N =1 =R T
-

£

=

Lot =
Date - Initial Showings Begin

m Directions

%4

Remarks - Public Are you looking to be in the desired Oyster River School District or Clase to UNH? This i a rare apportunity b hawe a
single=famity home with an accessory dwelling. This property Is curmently two rentals a 3 bedroom ranch and a 2 bedroom Gambrel shyle
hame. These two homes are et back on b lonag driveway alving it a private setting but dase bo town, A beautiful 2.5 acre lot. Plenty of
parking. So many possiblliiies, 1t veould make 8 qreat cwnes OoCUEY OF investment property. The 2 bedroon home has keeely hardwood
figars and an oben concept and ks move in ready condition. The ranch has 3 bedrooms and a lovely deck overlooking the woods: but could
use some TLE,

SCHOOLS, LOT AND LOCATION
SchDistret Oyster River Cooperative Deed - Recorded Typa Warranty
SchElem Deeds - Total
SchMiddle Oyster Rhver Middle School Dead - Book 4266
SchHigh Oyster River High School Daed - Pags 03ze
Dt L

Lot Description Lews
Area Description  Mear Shopping

List §/SqFt Fin ABY Grade
SqFt-Apx Unfn Above Grade
SqFt-Apx Unfn Below Grade

WATER

$196.58



CMA Summary Report

Residential Summary Statistics

;
!

High Low Average Mgdian
LP5679,000 $5159,000 $575,333 $528,000
SPHT56,000 - $550,000 $620,333 $555,000 =
Residential - Closed Number of Properties: 3
Mum _Address MLS # Status _County BedsTot SqFtFnAG SidPrcSgft =~ =000
11 | 107 Dever Road | 4977332 Iﬂ-:rmd | NH-Strafford 3 1,764 | $311.79
F | 12 Oyster River Road | 4560458 | Cosed WH-Strafford 3 1,269 §437.35 ]
|3 | 5 Hampshire Avenue | 4964579 Chased NH-Strafford 3 2,176 £347.43
|
Avg S | - 3 173633 |s3ess2
Min | — i3 1269.00 $311.79
- 3 2176.00 | s437.3% _

| Med 3 1764.00 | $347.43

/ CLosen DOX3
S 3 2EN Rooms

v Smacten Squane. TeoTaGE

Dvecnce. Soce ¢ PSF= $35 5



9 TAVERN WAY

Location 9 TAVERN WaAY Mblu 114/ 7/ 41/0 0f0
Owner TOYE IV REV TRUST, THOMAS Assessment 52 487 132
A
Appralsal  52.540.400
FID 1828 Building Count 2
Location HISTORIC DISTRICT
Current Valua
Appraisal
| Vakialion Yaar Imiprosvamaests. Larsl
| 2023 $1.715800 $824.600
Agzossmant
Wahiaton Yoar Improvements Lamd
| a3 £1.715,800 $771.332 |
Parcel Addreses
Additienal Addressss
fddreis City, Stabe Zip
13 TAVERN Wiy Secordary
THRVERMN WAy Secoredacy
Owner of Recornd
Dwmar TCYE IV REY TRUST, THOMAS A Sale Price =0
Ca-Cramenr Caortiflcate
Adsdress ARTHUR THOMAS PROPERTIEE LLT Book & Page 44330265
EOWVER, MH 0320 Inst i
Cwnership History
Owmarship History
| Cramar Sl Price Cartificate Boohk & Page Instrumant
TOYE IV REV TRUST, THOMAS & 50 A432TPE5
S450 000 A4 THTE &0

| TOVE W, THOMAS A

!-i.ﬂﬂ.-ﬂiﬂ}.

52,487,132

Sale Daln
TINARIE

RIS



| SEACOAST REPERTORY THEATRE L]

| 50 HEWRARKET ROAD IMC ST
| FEDERAL SAVINGS BANK 45255, 0O
Building Information

Building 1 : Section 1

Year Buili: 1656
Living Aroa: 5,078
Replacoment Cost: 1,574 524
Bulbdéng Parcant Good: 60
Replacement Cost
Lets Depreciation: 3044, 700

Bullding Attributes
Mol -l:l:lTlmﬂ'I:-H
Girdecie -l:'-.munﬂtl
Slorms: .!il'
-UW-W'I-!! .5.113
Exinior Wiall 1 Yi'o0d Shingln
Exinror 'Wall 2
Irdmricr Winl 1 .Hmw
Irdorior VWl 2 .W
Inimerior Flooe 1 -m':amm-:u
Tibisrigr Flioor 2 -Hurd-md
Hoating Fuast | s
Hualig Typss .+H:|-I.Hu1.m'
AL Typs nu:nu
Sanu Cless .
.EHnm- .Cl:lill-lr-l?‘l"-i
.Tul.iﬂh:l-:nu: IHJ-
Tu-liElﬂim .{E
Total Baths 3
151 Floor Uso
HizallAl; .HEAIIF-ESHIT
Frama Typs | WOOD FRAME
;W |.-.'-rEFtAGE
.I:ﬂ'g"ﬁ'ul Il.'I-EI-L A WALLS
[rom—— | wERace

INaRmasT

ITTROEIE

40 05012
& 1552008

[ 8 120E2008

(hiripsslirnage wal comiphooeTurambd HP holca M Soetchea 50815028 §

Bullding Sub-Areas [sq ) Legend
Gross
Dtscriptson A '::“
P— ' 2898|2818
| Uppae Story, Finshad ' :r.m; 2280
| Garage, Framed 1,040 | 0
| Porch, Open Framed 22| a
| Puorih, Scrmen Frasned 8 | 0
P ! = -
Adtie:, Linfinishad 1200 0|



| % Comn Wal WK | Dack, Wood 489 a

e ———pn

11,067 5.07H |

Year Bulli: 1947 Building Photo
Living Arpa: L T00
Roplacemant Cost: 51,207 485
Bullding Porcent Good: B0
Replacomant Cost
Less Depreciation: ,??-IIE_..!H:.!!}
Bullding Attribautes : Bidg 2 of 2
Flald Daasriptian

| Giylar Apariments
Pelieded Commercial
| e foenrage +20
| Sl F
Oty 5.00
Extarior Wall 1 Clagiaar
Exleror Wall 2 Bomrd & Baten
Fool Stnschurs | G
Rool Cover | Standing Sgam
Indesrion Wiindl 1 Cust W Panad
indesrior Wl | Praatnred
Inferior Floor 1 | Hardwood
Irdirior Flonr 2 :-EI'pn-l
Heating Fuel :E.u
.Hqﬂq'l'ﬂﬁ | Foroed Air-Duc
AC Type | Mone
Stnuct Class
{ l [hitpes: fimages, vgsi.comiphoins/ DurhamMHPholos Sanichas 11282554
Biicky Uisa COMMAPTS

i | Bullding Sub-Araas |sq ) Lapand |
Total Rooms ] i 3 |
| | { Gross | Living
Total Bedrms ] | Coda Description s ¥l
| Total Baths 4 BAS | First Floor | om0 2m
i1l1FIu:thn' FUS | Uppar Slony, Firishad [ 1200 4200
I T T T
| Famtag HOHE FET | Uiy, Finished 240 0
| Frams Typa W00 FRAME UAT Adfie, Lelirsshiod I 'm.l {I.
| Batha/Phumbing | MERAGE | UBM | Basemanl, UrSnishad 2740 o
icd-r:mhl CEIL & WALLS UQS | Thies uacer Story, Unin 2,100 o
EH:I:ITI.IFI'UIE AVERAGE . US| Upper Biocy, Unfinkhed &78 | ol
| Wil Hesigit |WLT | Viuled Ceiing 54 | 0|

% Coemin Wadl WK | Dock, Wood 1,808 o



Extra Features

Code |
i T
FFL3 | 2 BTORY CHiM
BPRZ | WET/COHMCEALED
FRG | EXTRA FPL OPEN
ACD | Dracties AT
Parced Infarmation
Use Coda 0318
Bescription COMMIANPTS

Docded Acres  14.13

Land
Land Usa
Usan Cipclis 0319
Description COMMAFTS
Zona RB
Helghborhood 54
Alt Land Appr  No
Catagory
Dutbuildings
; : .
FGR1 GARAGE-AYE
P PEVING-ASPHALT
Valuation History
Waluation Year
iz
L iry
020
Waluation Yoar
o

Outbulidings

Extra Featines

12260 3,700

Legand |
Siza Aasousnd Yalup . .
200 UNITS H.auu-;
00,00 5.F, - : :r,m;
100 LINITS | -ﬁ'ﬂﬂ-l
1,00 UNITS | $900
Land Line Valuastion
Sire [Acres) 14.13
Frontage EI
Dapth 0
Assessad Valua 3771332
Appraised Valee 3824 600
Legend
504,00 5.F, | &r 600
HHH]L K 5.F, . &7 500
Appralsal
Land Total
SOTERT l 254 100 i .z mrT
s | ey
I-H-H.DII I ﬂﬂJ.ﬁW 1-1.192.-'!&}-
AsBessmeni
Lard Tedal
97237 $155,163 ! 51.12!.ml



Fi 580 1,027 480

164 569 §1,093 255 |

o) 2024 Visian Government Solutions, Inc. All righis resanded,



Town of Durham, NH

Property Tax Bill Calculation

Owner Toye 1V Rev Trust
PID 114-41
Address 9 Tavern Way
WHAT WAS TAXED
Total Assessed Value 1,127,480 2,487,132
Exemption (solar,) - -
Value Tax Applied To: 1,127,480.00 | 2,487,132.00
Credit (veterans,) - -
Tax Bill#: 108954 110454
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/28/2023 7/11/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 16,376.65 50,936.46
Resulting in Taxes of:
Town 4,589.00 14,301.00
County 1,590.00 4,377.00
Local School 9,336.00 28,801.00
State School 863.00 3,457.00
Tax Calculated 16,378.00 50,936.00
Less Credit & 1st Bill
is the Amount Billed: 16,378.00 34,558.00
WHAT SHOULD HAVE BEEN TAXED
Total Assessed Value 1,127,400 2,077,400
Exemption (solar,) - -
Value Tax Applied To: 1,127,400.00 | 2,077,400.00
Credit (veterans,) - B
Tax Bill#: 108954 110454
PropTax Issue 1% or 2™ 1 2
Due Date: 7/3/2023 12/18/2023
Paid Date: 6/28/2023 12/18/2023
Tax Rate Applied:
Town 4.070 5.750
County 1.410 1.760
Local School 8.280 11.580
State School 0.765 1.390
Total Rate 14.525 20.480
tax will be roughly 16,375.49 42,545.15
Resulting in Taxes of:
Town 4,589.00 11,945.00
County 1,590.00 3,656.00
Local School 9,335.00 24,056.00
State School 862.00 2,888.00
Tax Calculated 16,376.00 42,545.00
Less Credit & st Bill
is the Amount Billed: 16,376.00 26,169.00
WHAT SHOULD BE ABATED
Difference in Billed-SHB = Abate 2.00 8,389.00 8,391.00 | = To Be Abated
RSA 76:17-a Rate of Interest Pybl 4.00% 4.00%
Enter Date Town will Payback 5/1/2024 5/1/2024
Number of Days of Interest = 308 142
Interest Payable 0.07 130.55 130.62 | = Interest Owed
Less Previously Abated Amount of
Total To Be Abated 2.07 8,519.55 8,521.62
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