DEVELOPMENT IMPACT ANALYSIS
NORWICH HOSPITAL SITE
419 Acres
PRESTON, CONNECTICUT
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April 30, 2008

Norwich Hospital Advisory Committee
The Town of Preston, Connecticut
Preston Town Hall

389 Route 2

Preston, CT 06365

RE: Norwich Hospital Site
419 Acres
Preston, CT

At your request, | have reviewed the two proposed developments submitted by Northland Realty
of Newton, MA (Northland) and Preston Gateway Partners, LLC of Wellesley, MA (PGP), for the
above referenced property presented to The Preston Norwich Hospital Advisory Committee in
December 2007 and the subsequent supplemental data. The purpose of this analysis is to
estimate the impact of the proposed two developments on the Town of Preston municipal
services. This is a general consulting report and is not a consulting appraisal report or appraisal
report as defined under the Uniform Standards of Professional Appraisal Practice (USPAP).

Pertinent current Town records were examined including zoning regulations, Town Plan of
Development, town budget, preliminary site development plans prepared by both developers.
Meetings were held with both developers and interviews were held with the Town of Preston,
Assessor, Fire Chief, Superintendant of Schools, First Selectman and telephone interviews with
other town officials. | met with representatives of the Mohegan Tribe and the Mashantucket
Pequot Tribal Nation.

The purpose of this analysis is to estimate the impact on the Town of Preston, Connecticut,
based on the two proposed preliminary mixed use developments by Northland and PGP. The
original proposals by Northland and PGP and the supplemental data they have presented
the Town of Preston are under separate cover and are an integral part of this analysis
and must be used in conjunction with this report. The effective date of this analysis is April
15, 2008.

Since both proposals are preliminary, the consultant reserves the right to amend this report
upon submission of a final development plans. The reader should keep in mind that all values
and projections are purely estimates and are subject to errors and omissions due to the
preliminary nature of the submissions by the applicants.
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Norwich Hospital Advisory Committee April 30, 2008

The analysis clearly demonstrates that the proposed developments as presented will have
minimal effect on the Town of Preston financially. If the site were located in some other area of
town, it may have an adverse impact on the lifestyle of the residents of the Town of Preston.
The location of the subject property, just off of the Route 2A connector to Interstate 395, is an
ideal situation. The preponderance of traffic would most likely come from the Route 2A
connector and be localized within that area. The residents of the Town of Preston have the
option to take alternate routes and avoid the subject area.

The major question that must be answered by the developers, Is there a demand for the
proposed development? A request was made of the developers to provide their marketing
studies; neither has provided such data. This is understandable. Once a developer is selected,
in all likelihood, an in-depth marketing study would be performed while negotiations are going
on with the town in drafting the development agreement. In today's market there are areas of
uncertainty which lead to more difficult questions relating to marketability and demand of any
real estate project. The potential of a recession and not knowing its duration, the increasing
cost of gasoline, its effect on travel, potential competition to the casinos and the effect all this
will have on the number of patrons coming to the area, will dramatically affect the proposed
projects and their final outcome.

Therefore:

1) The proposed developments should have a positive fiscal impact on the Town of
Preston with minimal impact on the demand for town services, in particular on the
school system. The Northland proposal has the least impact on the school
system.

2) An increase in personal property taxes can be favorably anticipated due to a
concentration of motor vehicles registered to the residents of the proposed PGP
development.

3) Overall, the proposed projects will require increased Fire, EMS, Police and Health
services due to the size and property types being proposed. The demand for
increased fire and EMS services will be required at inception of the remediation
phase.

4) That any possible negative impacts to other areas of town are mitigated by the
distance and location of the subject site.

Attached please find the method of analysis and a summary of my findings.

Respectfully,

Stanley A. Gniazdowski, CRE, CCIM, FRICS
Consultant/Appraiser

ENCLOSURES:
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MARKET VALUE DEFINED

The most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title form seller
to buyer under conditions whereby;

1 Buyer and seller are typically motivated,;

1 Both parties are well informed or well advised, and acting in what they consider their own
best interests;

1 Areasonable time in allowed for exposure in the open market;

1 Payment is made in terms of cash in U. S. dollars or in terms of financial arrangements
comparable thereto; and

1 The price represents the normal consideration for the property sold/rented unaffected by

special of creative financing or sales/rental concessions granted by anyone associated with
the sale/rent.

Realty Concepts, Inc. 1



DEFINITIONS

Source: The Dictionary of Real Estate Appraisal,
Second Edition; published by The American
Institute of Real Estate Appraisers, 1989

Fee Simple Interest
Absolute ownership unencumbered by any other interest or estate, subject only to the four (4)
powers of government.

Mortgaged Fee Interest
A fee simple estate or leased fee estate subject to a mortgage.

Infrastructure
1) In planning, used to describe services and facilities that are integral parts of urban
community life.
2) In a group of buildings or a complex, the core of development that is the source of all
utilities and support services, e.g., gas and electric lines, streets, curbs.

North American Industry Classification System (NAICS)
Employment by sector

SCOPE OF THE ANALYSIS

The scope of this assignment is to develop within a reasonable degree of probability based on
current and historical data and economic conditions, the impact the proposed developments
may have on the Town of Preston, CT municipal and school budgets. The investigations,
activities and tasks completed during this analysis included, but were not limited to, the
following:

1 The property and surrounding area was lasted inspected on April 15, 2008.

9 Pertinent public records were examined and analyzed as well as The Site to do Business
demographic services.

1 A survey and analysis of the Preston, Connecticut real estate market was conducted. This
investigation included discussions with real estate professionals in the area and review of on
line proprietary data bases.

9 Public records of the Town of Preston were examined.

1 Preliminary development plans and pro-forma financial projections were examined that were
submitted from both developers.

9 Financing considerations were discussed with other real estate appraisers, several

commercial real estate lending officers, and other professionals in the real estate financial
community.
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COMMUNITY DATA

Preston is an incorporated town in south eastern Connecticut, situated on the
east side of the Thames River. Located in the northeastern central portion of
New London County, it is flanked to the west by the New London County towns
of Griswold and North Stonington, to the north by Lisbon and Griswold, to the
east by Norwich and Montville and to the south by Ledyard.

Preston, Connecticut
CERC Town Profile 2008

Belongs to

New London County

New London Labor Market Area
Southeast Economic Dev. Region
Southeastern Connecticut Planning Area

Town Hall

389 Route 2
Preston, CT 06365
(860) 887-5581

=| Demographics I
. - Race/Ethnicity (2007) Town County State
Population (2007) Town  County State White 4463 227196 2875466
iiig 5.006 254,957  3.287.116 Black 55 12,971 324,251
2007 4688 250,088 3,405,565 Asian Pacific 111 9.647 125,880
o1 4.802 269488 3.549.606 Native American 46 2789 §.220
- 4881 276,712 3,647,526 Other/Multi-Race 127 16.885 215,789
07-12 Growth/ Yr 0.3% 0.5% 0.5% Hispanic (any race) 88 17.396 405,662
Land Area (sq. miles) 31 666 5,009 Poverty Rate (1999) 3.3% 6.4% 7.9%
Pop./ Sq. Mile (2007) 155 405 709 Educational Attainment (2000)
Median Age (2007) 43 39 39 Persons Age 25 or Older Town % State %
Houscholds (2007) 1.945 107.061 1.332.283 High School Graduate 1,167  35% 653,300 28%
Med HH Ine. (2007)  $67.503 $61,008 $65,859 Some College 952 28% 553,667 24%
Bachelors or More 763 23% 720,994  31%
Age Distribution (2007)
0-4 5-17 18-24 25-49 50-64 65+ Total
Male 112 2% 304 8% 171 4% 864 18% 542 11% 322 2,405
Female 98 2% 409 9% 145 3% 852 18% 552 11% 341 2,397
County Total 15,679 6% 45,388 17% 25,545 9% 96,937 36% 49,861 19% 36.078 13% 269.488
State Total 211,025 6% 609,581 17% 332,254 9% 1.223.861 34% 683,396 19% 489,480 14%  3.549,606
4 Economics I
% of
» 2005 o .
Business Profile (2005) % of Total Top Five Grand List (2004) Amount Net
Sector Establishments Employment Grand 115.1 data
not provided
Agriculture 13.1% 9.5%
Const. and Mining 23.8% 21.5%
Manufacturing 3.6% 2.1%
Trans. and Utilities 3.6% 19.0% Net Grand List ()
Trade 19.6% 21.5% Top Five Major Employers (2006)
Finance. Ins. and , . Preston School Distreit Strwaberry Park
Real Estate 5.4% 3.4% . - . ; .
i o s 40 American Ref-Fuel CO Town of Preston
Services 27.4% 224% Overhead Door CO :
Government 3.6% 0.6% . Town State
Retail Sales (2002) $51.961.937 $105,014.859.890
- 1 All Outlets
| Education I
2004-2005 School Year Town State Connecticut Mastery Test Percent Above Goal
Grade 4 Grade 6 Grade 8
Total T School Enrollment 779 567
o O“_“ chioo! Earolen e 567,138 Town State Town State Town State
N.Ios.t p\lbll(? school Sfl:dElHS through grade 8 attend Pl‘eslo.n School Reading 44 0 50 0 70 0
District, which has 517 students. Students then go to multiple school =
T . = ) Math 31 0 53 0 59 0
distriets including Norwich Free Academy. .
b Writing 54 0 44 0 72 0
. Students per Computer Town  State Average Class Size Average SAT Score
For more education data .
please see: Elementary: 25 42 Grade K 21.0 Grade2 170 Town  Stare
http:/www.state.ct.us/sde/ Middle: 32 35 Grade 5 17.0 Grade7 20.0 Verbal n.a.
Secondary: 34 High School n.a. Math na.
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No representation or warranties, expressed or implied, are
given regarding the accuracy of this information.
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sl Government I
. Annual Debt Serviee (2006 $1.522.436
Government Form: Selectman-Town Meeting mm) ¢ EL&I?e ( ) s ,
As % of Expenditures 11.7%
Total E ditures (2006) $12,979,722 .
Total Revenue (2006)  $13,278,612 OE“ducfi:l itures (2006) so465 177 B4 NetGrand List (2004)  $563.638.206
Tax Revenue $7,236,273 ort ) s ;'-;1;{-:;: Per Capita $114,004
her 3.514,545
Non-tax Revenue $6.042.339 As % of State Average 82%
Intergovernmental $4,078,013  Total Indebtness (2006) 86,378,596  Date of Last Revaluation (2005) 2002
o/ - 1t s
Per Capita Tax (2006) $1.513 ‘?“‘" e Of.;E"P'mm‘ = 49.1%  Moody's Bond Rating (2006)
As % of State Average 72.4% o apT $1.333  Actual Mill Rate (2006) 25.70
As % of State Average 66.2%  Equalized Mill Rate (2006) 12.77
% of Grand List Comv/Ind (2003) 5.4%
% Housing/Real Estate I
Housing Stock (2005) Town County State Owner Occupied Dw_ellings (2000) 1,522 66.548. 869,742
Existing Units (total) 2,031 115841 1431,569 As % Total Dwellings 80% 60% 63%
% Single Unit 93.5% 69.0% 64.7%  Subsidize Housing (2001) 74 11.508 148,930
New Permits Auth. (2006) 18 1,006 9.236 Distribution of House Sales (2006) Town County  State
As %- l?:xisting Units 0.88% 0.86% 0.64%  Number of Sales
Demolitions (2006) 61 1384 Teg than $100,000 6 119 1332
House Sales (2006) 72 2,902 37.483 $100.,000-5199,999 9 588 7.461
Median Price $251.000 $250,000 275,000  $200,000-3299.999 31 1,313 11.804
Built Pre 1950 share (2000) 25.2%  32.7% 31.5% $300.000-5399,999 15 546 6.393
$400.,000 or More 11 426 10,493
sl Labor Force I
Place of Residence Commuters (2000)
(2006) Town County Stare Commuters into Town from: Town Residents Commuting to:
Labor Force 2,837 146,963  1.844.244 Preston 423 Preston 423
Employed 2,735 140,959 1,765,083 Griswold 87 Norwich 413
Unemployed 102 6,004 79,161 Norwich 62 Ledyard 284
Unemployment Rate 3.6% 4.1% 4.3% Groton 46 Groton 257
Place of Work (2006) New London 46 Waterford 127
# of Units 103 6.822 103.662 Plainfield 42 Montville 118
Total Employment 771 120.356  1.672.161 Ledyard 39 New London 110
'92-'06 Growth AAGR. 4.4% 1.2% 0.7% Waterford 37 Stonington 106
Mfg Employment na. 16926 193727 East Haddam 30 East Lyme 52
| Lisbon 29 Griswold 44
=| Quality of Life |
Residential Utilities
Banks (2007) T 0"(')” f‘l;?:; Library (2001) Town  Flectric Provider
’ - e Total Volumes 22,592 Connecticut Light & Power
Lodging (1998) 6 756 Circulation Per Capita 3.4 (800) 286-2000
Day Care Facilities (1999) 3 1,721 Gas Provider
Infant Mortality Rate Distance to Major Cities Miles na
Per 1,000 births (2001) 0.0 4.5 Hartford 39 na
Crime Rate (1999) iosio; & City 1;? WM?I Pr?\trld?‘l__)r ider
Per 1,000 Residents 10 33 sw Tork (aty ! uineipar Frovidet
Providence 37 local Contact
) Town  County Cable Provider
Hospitals (1999) 0 2 Century Norwich Corporation
Total Beds 0 490 800-609-5505
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given regarding the accuracy of this information
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