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September 4,2018

James Bianco, Esq

Bianco Professional Association
18 Centre Street

Concord, NH 03301

RE: Holiday Acres
Dear Attorney Bianco:

You have requested this update to my October 6, 2016 analysis of the fiscal
impact of the proposal to add age-restricted units to the Holiday Acres
manufactured housing development in Allenstown, New Hampshire. 1
understand the Allenstown Board of Selectmen asked for this update in
conjunction with their consideration of issues related to the Holiday Acres
proposal—including an extension to the review process.

I offer two approaches to assist the Selectmen in their deliberations:

o [ have estimated the impact of the current proposal by utilizing a pro
rata restatement of my October 2016 analysis;

e [have contacted other age-restricted parks in New Hampshire to
measure their school enrollment.

Pro Rata Analysis

At the time of my 2016 analysis the proposal was to develop sites for 210
age-restricted units. At the time of that analysis the proposal called for at
least one household member to be age 55 or over. Other household members
could be under age 55, including (possibly) school children. I have attached
a copy of my presentation as an addendum to this letter.

The Board of Selectmen commissioned a peer review of my analysis and
retained Mark Fougere to prepare that review. Mr. Fougere noted in his
letter to the Selectmen:

e “The estimated positive fiscal impact of $513,000 outlined on page
29... (of Aer’s report) ...is, again, very conservative and we would
expect actual positive revenues to the community to be higher than
this finding.”

All fiscal impact analysis includes elements of both science and art. Mr.
Fougere’s comments speak to the reasonableness of the estimates in my
report.
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To guide the selectmen in their consideration of a possible time extension I prepared pro rata (per

unit) adjustments to my 2016 analysis to reflect the reduction from 210 units to the now proposed
100 units. The results are:

Date 10/6/2016 9/12/2018
Source Via Analysis Estimated
Units Proposed 210 100
Community Type Age Restricted 55+ Age Restricted 55+

Esitmated Assessed Valuation S 29,600,000 S 14,095,000

Estimated Annual Property Taxes S 900,000 S 429,000

Esto,ated School and Municipal Annual Expenses S (400,000) S (190,000)
Estimated Revenues After Expenses S 500,000 S 238,000

School Children S 15 7

Based on my prior analysis the 100-unit development would yield an estimated $429,000 in annual
property tax revenues and a “bottom line” benefit of $238,000 annually after allowing for an
estimated $190,000 in municipal and school expenses.

Experience of Other Age-Restricted Parks in New Hampshire

As part of my current analysis I contacted other New Hampshire parks with an age-restricted
provisions. All the age restricted parks I contacted have a provision that no children are allowed.

Moreover, the managers I spoke to knew of no age 55+ age-restricted parks that allow school age
children.

Tara Estates in Rochester is particularly relevant in that it is owned by the same entity as Holiday
Acres and is proposing the 100-unit expansion. The lease for the Tara Estates park clearly notes

that all occupants must be 55 or over. I have included a copy of the first page of the Tara lease on
the following page.

Presuming the same provision would apply to the expansion of Holiday Acres, the pro rata
revenues cited above would remain the same, but the annual expenses would drop, because of the
restriction precluding school age occupants. My 2016 analysis estimated school expenses at
$213,000 or $1,000 per unit overall. Applying this to the above pro rata analysis results in an

additional $100,000 ($1,000X100 units) in bottom line revenues, raising the net benefit to a figure
of $338,000 annually.
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Conclusion
The age-restricted Holiday Acres development will generate a surplus of revenues over expenses (0
Allenstown.

Respectfully Submitted
» N
< e f Ve

Russell W, Thibeault
President

\2018 0904 letter holiday acres
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