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DEAL CONTACTS
120 EMERALD STREET, KEENE, NH

Deal Contacts

EXCLUSIVELY LISTED BY

Brad Balletto
MANAGING DIRECTOR, INVESTMENTS
£LUS.5VU7.15/4

ppailletto@nortneasipcg.com

Drew Kirkland

@ VICE PRESIDENT, INVESTMENTS
BO/.99V.68VUL
aKirkKiana@nortneasipcg.com

Derek Mahabir
INVESTMENT ASSOCIATE
ZUS.IO1.1187

amanapir@nortneasipcg.com

IN-STATE BROKER

REALTY

Brian Brockman

BANG REALTY - NEW ENGLAND INC.
NH LICense ¥ U/5995

(515) 8Y5-1551 - Bor@pangreaity.com

CONFIDENTIALITY AND DISCLAIMER

All materials and information received or derived from NortheastPCG, Inc. its directors, officers, agents, advisors,
affiliates and/or any third party sources are provided without representation or warranty as to completeness, veracity,
or accuracy, condition of the property, compliance or lack of compliance with applicable governmental
requirements, developability or suitability, financial performance of the property, projected financial performance of
the property for any party's intended use or any and all other matters.

Neither NortheastPCG, Inc. its directors, officers, agents, advisors, or affiliates makes any representation or warranty,
express or implied, as to accuracy or completeness of the any materials or information provided, derived, or received.
Materials and information from any source, whether written or verbal, that may be furnished for review are not a
substitute for a party's active conduct of its own due diligence to determine these and other matters of significance
to such party. NortheastPCG, Inc. will not investigate or verify any such matters or conduct due diligence for a party
unless otherwise agreed in writing.

Each party shall conduct its own independent investigation and due diligence.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all information and to
conduct their own inspections and investigations including through appropriate third party independent
professionals selected by such party. All financial data should be verified by the party including by obtaining and
reading applicable documents and reports and consulting appropriate independent professionals. NortheastPCG,
Inc. makes no warranties and/or representations regarding the veracity, completeness, or relevance of any financial
data or assumptions. NortheastPCG, Inc. does not serve as a financial advisor to any party regarding any proposed
transaction. All data and assumptions regarding financial performance, including that used for financial modeling
purposes, may differ from actual data or performance. Any estimates of market rents and/or projected rents that
may be provided to a party do not necessarily mean that rents can be established at or increased to that level. Parties
must evaluate any applicable contractual and governmental limitations as well as market conditions, vacancy factors
and other issues in order to determine rents from or for the property.

Legal questions should be discussed by the party with an attorney. Tax questions should be discussed by the party
with a certified public accountant or tax attorney. Title questions should be discussed by the party with a title officer
or attorney. Questions regarding the condition of the property and whether the property complies with applicable
governmental requirements should be discussed by the party with appropriate engineers, architects, contractors,
other consultants and governmental agencies. All properties and services are marketed by NortheastPCG, Inc. in
compliance with all applicable fair housing and equal opportunity laws.
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EXECUTIVE SUMMARY
120 EMERALD STREET, KEENE, NH

OVERVIEW

Executive Summary

Subject to Offer 2012

140 38

PROPERTY OVERVIEW

Northeast Private Client Group, Inc. is pleased to present Arcadia Apartments, a
38-apartment, 140-bed residential community at 120 Emerald Street in

downtown Keene, New Hampshire — a four-story brick building two blocks from
Central Square and within walking distance of the Keene State College campus,
the seat of Cheshire County and the commercial hub of the Monadnock Region.

Completed in 2012, Arcadia is laid out as three- and four-bedroom apartments,
all with two full baths. Two passenger elevators serve the four floors and the
building carries a full wet-sprinkler system. Gas and electric are separately
metered to every unit.

Current ownership operates the property as furnished by-the-bed rentals,
serving steady student and young-professional demand, and in-place rents sit
well below the marks already achieved on beds. There is a clear path to leasing
as traditional multifamily apartments serving a potentially broader tenant base
with significantly less overhead. The property offers a flexible value-add strategy
between these two paths, or possibly a hybrid approach.

Arcadia Apartments combines 2012 construction, a proven rent gap, and a
walkable downtown address anchored by the Monadnock Region’s largest
institutions, from Keene State College to Cheshire Medical Center. Please reach
out to the deal contacts for more information.

/}

OFFERING SUMMARY

Building Size

Number of Units

Unit Mix

Year Built

56,873 SF

38

(27) 4 Bed - (10) 3 Bed - (1) 2 Bed

2012
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Investment

THE ASSET & STRATEGY

Rare Scale & Modern Construction

38 units /140 beds totaling 56,873 SF, built in 2012 — an asset of this size
and vintage rarely trades in the Keene market.

Flexible Dual Strategy

Operate by the bed as 140-bed furnished rental or by the unit as 38
market-rate apartments, allowing ownership to pivot with market
conditions.

Built-ln Demand Driver

Walking distance to Keene State College, providing a deep, renewable
pool of student renters year after year.

| LOCATION & UPSIDE

Walkable Downtown Location

Steps from Main Street’s shops, dining, and employers in the heart of
downtown Keene.

Regional Employment Hub

Keene anchors the Monadnock Region’'s economy — Cheshire Medical
Center, C&S Wholesale Grocers, and Antioch University New England all
operate within the city, broadening the renter pool beyond students.

Value-Add Opportunity

Meaningful upside through rent growth, operational efficiencies, and
strategic repositioning between furnished and traditional multifamily
configurations.
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PROPERTY OVERVIEW

120 EMERALD STREET, KEENE, NH

Property

SITE SUMMARY

120 Emerald Street, Keene, NH

Multifamily

56,873 SF

0.9 Acres

2012

DT-G

$4,917,400

584/070/000 (PID 2604)

38 Apartments - 140 Beds

2 Passenger (4-7 stops)

Full wet system - 56,700 SF

Apartments — Commercial (Use Code 108)

UTILITIES

Individual gas-fired - Separately metered

Central Air

Separately metered

Landlord-paid

Landlord-paid

Landlord-paid

CONSTRUCTION & SYSTEMS

Brick veneer over wood frame
Gable - asphalt shingle

Surface parking lot; overflow parking leased

APARTMENT MIX
27 apartments - 1,154 SF
10 apartments - 907 SF
1apartment - 700 SF

38 apartments - 140 beds
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COMMON AREAS
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RENT ROLL

Unit Mix

FURNISHED RENTAL

BY THE BED -

BY THE UNIT -

UNIT TYPE

MARKET-RATE APARTMENTS

PRO FORMA

CURRENT HIGH

UNIT TYPE PRO FORMA
RENT ACHIEVED

2 Bed 2 $800 $800 $1,000

3 Bed 30 $816 $900 $1,000

4 Bed 108 $803 $9200 $1,000

Annual Total $1,353,700 $1,509,600

Average $807 $899

BED & APARTMENT COMPOSITION

$1,680,000

$1,000

2 Bed

3 Bed

4 Bed

Annual Total

Average

NET OPERATING

CURRENT

RENT

1 700 $1,600
10 907 $2,458
27 1140 $3,101

$1,318,838

$2,900

INCOME

$1,600
$2,500
$3,000
$1,291,200

$2,832

140

Beds

@ 2Bed 2 beds - 1 unit
@ 3Bed 30 beds - 10 units
@ 4Bed 108 beds - 27 units

/—N For Sale - Arcadia Apartments - 120 Emerald Street, Keene, NH

Apartments
Current

Apartments
Pro Forma

Furnished
Current

Furnished
Pro Forma

$573,301

$740,199
+29.1% Upside

$603,085

$887,945
+47.2% Upside

15



INCOME & EXPENSE

REALTY 120 EMERALD STREET, KEENE, NH

Income & Expense —

OPERATING INCOME

Income NPCG Year 1 % Pro Forma %
Gross Potential Rent $1,291,200 $1,291,200
Below Market Rent $27,638 21% $0
Gross Scheduled Rent $1,318,838 $1,291,200
Vacancy & Collections Loss -$131,884 10.0% -$64,560 5.0%
Effective Rental Income $1,186,954 $1,226,640
Additional Income $47,747 $35,747
Effective Gross Income $1,234,700 $1,262,387

OPERATING EXPENSES

Expense NPCG Year 1 $/Unit Pro Forma $/Unit
Property Management (3%) $36,681 $965 $37,872 $997
Real Estate Tax 172,112 $4,529 $172,112 $4,529
Property Insurance $41,674 $1,097 $28,500 $750
Electric $98,322 $2,587 $60,507 $1,592
Heating Fuel $29,525 $777 $1,871 $312
Water and Sewer $27,008 $71 $27,008 $7M
Trash Removal $23,709 $624 $23,709 $624
Repairs and Maintenance $24,212 $637 $24,212 $637
Landscaping/Snow Removal $17,665 $465 $17,665 $465
Payroll $100,000 $2,632 $50,000 $1,316
Contract Services $28,775 $757 $28,775 $757
General and Administrative $10,000 $263 $10,000 $263
Leasing and Advertising $3,555 $94 $3,555 $94
Elevator $6,401 $168 $6,401 $168
Parking $41,760 $1,099 $20,000 $526
Total Expenses $661,399 $17,405 $522,188 $13,742

J

1

)
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INCOME & EXPENSE

120 EMERALD STREET, KEENE, NH

Income & Expense —

OPERATING INCOME
Income
Gross Potential Rent
Below Market Rent
Gross Scheduled Rent
Vacancy & Collections Loss
Effective Rental Income
Additional Income

Effective Gross Income

OPERATING EXPENSES

Expense

Property Management (3%)
Real Estate Tax

Property Insurance

Electric

Heating Fuel

Water and Sewer

Trash Removal

Repairs and Maintenance
Landscaping/Snow Removal
Payroll

Contract Services

General and Administrative
Leasing and Advertising
Elevator

Parking

Total Expenses

J

NPCG Year 1
$1,680,000
-$326,300
$1,353,700
-$135,370
$1,218,330
$47,447
$1,265,777

NPCG Year 1
$37973
$17212
$41,674
$98,322
$29,525
$27,008
$23,709
$24,212
$17,665
$100,000
$28,775
$10,000
$3,555
$6,401
$41,760
$662,692

24.1%

10.0%

$/Bed
$271
$1,229
$298
$702
$2m
$193
$169
$173
$126
$714
$206
$71
$25
$46
$298

$4,734

Pro Forma
$1,680,000
$0
$1,680,000
-$168,000
$1,512,000
$47,447
$1,559,447

Pro Forma
$46,783
$172,112
$41,674
$98,322
$29,525
$27,008
$23,709
$24,212
$17,665
$100,000
$28,775
$10,000
$3,555
$6,401
$41,760
$671,502

%

10.0%

$/Bed
$334
$1,229
$298
$702
$2m
$193
$169
$173
$126
$714
$206
$71
$25
$46
$298
$4,796

1
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Keene Overview

Cheshire County's seat and the commercial center of the
Monadnock Region.

Keene is the largest community in southwestern New Hampshire and the
seat of Cheshire County, home to roughly 23,000 residents. Its downtown
runs along one of the widest paved Main Streets in the country, opening onto
Central Square — a walkable core of shops, restaurants, and civic institutions
that gives the small city an outsized commercial footprint for the surrounding
Monadnock Region.

The local economy leans on education and healthcare. Keene State College
and Antioch University New England bring a steady student population
downtown, while Cheshire Medical Center, part of Dartmouth Health,
anchors regional healthcare. C&S Wholesale Grocers, one of the largest
privately held companies in the United States, is headquartered in the city,
adding a substantial distribution and corporate employment base.

That mix of college-town energy and stable institutional employment keeps
downtown Keene active year-round and underpins steady rental demand
near the campus.

ABOUT KEENE

e Seat of Cheshire County; roughly 23,000 residents

e Home to Keene State College and Antioch University New England

e Cheshire Medical Center (Dartmouth Health) anchors regional healthcare
o C&S Wholesale Grocers headquartered in the city

e Historic downtown along one of the nation's widest Main Streets

e Commercial and cultural hub of the Monadnock Region

/}

KEENE OVERVIEW
120 EMERALD STREET, KEENE, NH
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LOCATION & AMENITIES
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Location &

Arcadia sits on Emerald Street in downtown Keene, a short walk from Central Square and the shops, restaurants, and services along Main and West Streets.
Everyday needs are close by: Hannaford, ALDI, and Target anchor the West Street retail corridor, with the Monadnock Food Co-op just minutes away. The
region’s largest employers — Keene State College, Cheshire Medical Center, C&S Wholesale Grocers, and Antioch University New England — all lie within the
city. Riverfront parks along the Ashuelot and the restored Colonial Theatre fill out a walkable setting, and Keene Dillant-Hopkins Airport is roughly 1.7 miles

south.
n Subject Property — 120 Emerald Street
@® EVERYDAY RETAIL & DINING ® CIVIC & LIFESTYLE
1 Hannaford Supermarket 1 Central Square
2 ALDI 2 The Colonial Theatre
3 Target

3 Robin Hood Park

4 Monadnock Food Co-op
4 Ashuelot River Park

5 Elm City Brewing Company

@® TRANSIT & ACCESS

- Brewbakers Café .
- City Express Bus

@ EMPLOYMENT & INSTITUTIONS

1 Keene State College 1 Keene Dillant-Hopkins Airport

- Manchester-Boston Regional

2 Cheshire Medical Center Airport

3 C&S Wholesale Grocers

4 Antioch University New
England

o -l'l-,‘ H:

A 20
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Drive

Road-network reach from the property. Drive-time bands at 15, 30, 45, and 60 minutes; city times are routed on the same engine as the bands.
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Monadnock Region

The Monadnock Region covers the southwestern corner of New
Hampshire, centered on Cheshire County and its roughly 76,000
residents, with Keene as its commercial and institutional hub. Named
for Mount Monadnock, the area pairs a rural New England landscape
with a concentrated employment base in education, healthcare,
advanced manufacturing, and food distribution — the last led by
Keene-headquartered C&S Wholesale Grocers. Students, healthcare
workers, and manufacturers anchor demand across its towns and
downtowns.

REGIONAL EMPLOYERS

Education & Healthcare

Keene State College and Antioch University New England anchor higher
education, while Cheshire Medical Center — part of Dartmouth Health —
is among the region’s largest employers and its primary medical center.

Distribution & Manufacturing

C&S Wholesale Grocers, one of the largest privately held companies in
the United States, is headquartered in Keene, joined by advanced-
manufacturing employers such as Markem-Imaje in the coding and
marking industry.

Public Sector & Services

Cheshire County and the City of Keene, the Keene School District, and
community lenders such as Savings Bank of Walpole round out a
diversified local employment base.




REGIONAL POSITIONING
120 EMERALD STREET, KEENE, NH

REALTY

Regional

Arcadia sits at the crossroads of three states. Keene anchors southwestern New Hampshire where the state meets Vermont and Massachusetts, a
short drive from the Interstate 91 corridor along the Connecticut River. The Monadnock Region trades on that access — north to Concord and
Manchester, west to Brattleboro and the river valley, south toward the Springfield and Hartford rail hubs, and east to Boston, roughly 92 miles and under

two hours by car.

~94 min ~39 min ~83 min ~95 min ~106 min
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Our Team

LEADERSHIP TEAM

! ® @ @ @

Edward Jordan Robert Paterno Brad Balletto Taylor Perun Jake Jordan

SENIOR INVESTMENT SALES

Y @ ® @
4 (Lﬁ'b d < +

Francis Saenz Rich Edwards Jr. Jeff Wright Drew Kirkland Jim Casey

INVESTMENT SALES

Patrick Wheeler Karl Hasselrot Derek Mahabir Tom Egbers

Anthony Rakauskas Collin Murphy Joe Ferrandino

Brian Brockman - Bang Realty - New England Inc.
REALTY


https://northeastpcg.com/our-team/edward-jordan/
https://northeastpcg.com/our-team/robert-paterno/
https://northeastpcg.com/our-team/bradley-balletto/
https://northeastpcg.com/our-team/taylor-perun/
https://northeastpcg.com/our-team/jake-jordan/
https://northeastpcg.com/our-team/francis-saenz/
https://northeastpcg.com/our-team/richard-edwards-jr/
https://northeastpcg.com/our-team/jeff-wright/
https://northeastpcg.com/our-team/drew-kirkland/
https://northeastpcg.com/our-team/jim-casey/
https://northeastpcg.com/our-team/patrick-wheeler-investment-associate/
https://northeastpcg.com/our-team/karl-hasselrot/
https://northeastpcg.com/our-team/derek-mahabir/
https://northeastpcg.com/our-team/tom-egbers-associate/
https://northeastpcg.com/our-team/anthony-rakauskas/
https://northeastpcg.com/our-team/collin-murphy/
https://northeastpcg.com/our-team/joe-ferrandino-2/

OUR LOCATIONS

REALTY 120 EMERALD STREET, KEENE, NH

Our Locations

Hartford / Springfield

360 Bloomfield Avenue, Suite 301
Windsor, CT 06095

(860) 414-3750

CT / Metro North

2 Trap Falls Road, Suite 312
Shelton, CT 06484

(203) 692-2420

Greater Boston

300 Washington Street, Suite 351
Newton, MA 02458
(857) 990-6800

Southeastern US

Southeast Private Client Group
50 N. Laura Street, Suite 2500 - Jacksonville, FL 32202
(904) 544-9200

Rhode Island

10 Dorrance Street, Suite 700
Providence, Rl 02903
(401) 285-4080

New Hampshire

170 Commerce Way, Suite 200
Portsmouth, NH 03801

(603) 652-1440

Hudson Valley

777 Westchester Ave, Suite 101
White Plains, NY 10604

(914) 940-0500

) 26



