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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, I 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. I 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; 
 

¶ Buyer and seller are typically motivated; 
 

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

 

¶ A reasonable time in allowed for exposure in the open market; 
 

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

 

¶ 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. 
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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: 
 

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

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

 

¶ 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. 

 

¶ Public records of the Town of Preston were examined. 
 

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

 

¶ 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.  
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