B Manchester Parkade/Broad Street
Revitalization Study

Acknowledgements

The completion of this project would not have bpeasible without the continued
interest and active participation by the ParkadedBrStreet Revitalization Steering
Committee:

Michael Crockett, Planning and Zoning Commission
Jason Doucette, Planning and Zoning Commission
George Lee, Economic Development Commission

Sean Lindsay, Economic Development Commission

John Anderson, Greater Manchester Chamber of Cooceme
Kevin O’Brien, Manchester Redevelopment Agency
Gregory Williams, Savings Bank of Manchester

Assistance was also provided by the following Tdstaff:
Mark Pellegrini, Director of Neighborhood Servigsd Economic Development
Mary Savage, Senior Planner
Mark Carlino, Director of Public Works
James Mayer, Traffic Engineer
Julian Freund, Budget Office



B Manchester Parkade/Broad Street

Revitalization Study

Table of Contents

gl geTe [¥ ox 1 o] o PO PUSRRPPPPPT 1
PUIDOSE ... ena 1
OULIEACKH ... s 2

Market Area ASSESSIMENT.......ccciiiiiiiiiiiiit e et eeeeeetaatea s s e e e e e e e e e e e e eeeeeeeeeeenes 4
(O 0] 3] (5 PP 4
Retail Market Trends........oooo oo e 6
OFfICE MAIKET ... ..ttt Q.1
INAUSErial Market.........coooiiiiiiiiiieeee e eeeeeees 12
Residential Market ............ccuuvviiiiiiiii e 14
Summary of Market ConditioNS............iiiieeeeeeiiiieee e 17
Private Reuse OPLiONS ........ccooiiiiiiiiiei e e e e 19
Public Purpose Reuse SCeNarios .............ouwmmmmmeerrnnnininneeneeennnnen 21
Redevelopment OPLioNS..........cooiiviiiiiiiceeeeeees e e e e e e e e eeeeeaaaens 22

Broad Street EValuation ................uveiiiiiimm i 25
Background & SettingS .........uuuuuuuuiiiiiieeeeeeiie e 25
4 11 o [ 26
Traffic VOIUMES ...t 27
ACCIAENT HISTOIY .ot e e e e e e e e 27
ASSELS & ChallENQES ....vvveiiiiiiee e 29
Recommended IMProVEMENTS............ccevvvrmmmmmmmmeeeeeeeeeeereeennnnnnnnnnnns 30

Lo Y (=] o PSPPI 32
Determining The TOWN’'S ROIE..............uueimmmeeveiiiieiee e 32
MOVING FOIWAIT ......eviiiieiie e e e e e e e e e e e e 32

Y o] o L= g T [T =SS 36
Appendix A: Supporting Market Data...........commm e eeeeeeeiveeeeiiiiiinnnns 37
Appendix B: Broad Street Area BUSINESSES..oeeevvvviiiiiiiieeeeeeenn. 51

Appendix C: Broad Street Photographic Inventory....................... 52



B Manchester Parkade/Broad Street
Revitalization Study

List of Fiqures

After Page
FIQUIE 11 PrOJECT AIC@ ..ceieiiiiiiiiiiiieeeeee s e et nanes 1
2: Commercial USe CONCEPL......ceeeverrrvnirmmmmmmmieeeeeeeeeeeeeeeeeeeeeessnnnnnns 24
3:  Multifamily Housing / Commercial Concept ......cc...evvveveiinnnnnennn. 24
4: MUIIUSE CONCEPL....ceeeieiiiieeeeeeetitt e e e e et e e e e e e e eeaaes 24
5: Commercial / School / Library Concept......cccceeeeeeeiiiiiiiiieiiiiinnnns 24
6:  Commercial / SChool CONCEPL .............. e e e eeeeeeeeviiieea e 24
7 Commercial / Public Use COoNCEePL..........coommmmeveiiiiiiineeeeeeeeeeeeeeee 24
8 (O 0] 3] (=) QPP 25
9:  Existing Conditions - Broad Street..........coevviiiiiiiiiiiineeeeeeee 29
10: Broad Street Master Plan ...............eueeveieiiiiiiiiiiiieieeeeeeeeee 31
11: Streetscape Improvements: Before and After..............cccceeeeeeens 31
12: Streetscape Improvements: Before and After...............cccevvveees 31
13. Streetscape Improvements: Before and After............ccocooeeeveen. 31

14:  Crosswalk EXamPleS.........cceeiiieeee e s e e e e e 31



1

Introduction

B Purpose

A well known real estate adage is: Location, lamatiocation. For Manchester’s Broad
Street area, the reality of location has takenulit dircle. Location is why the Broad
Street area developed into a successful regiommglpshg and service area; location is the
reason it declined when faced with competition fraewer, more visible and more
regionally accessible retail areas; and locatiothéskey reason why there has recently
been reinvestment in the area and hope for itsipdlysedevelopment and economic
revitalization.

The primary focus of this study is Broad Streetyrmbed to the south by Center Street
(State Route 6/44) and Middle Turnpike to the n@Rigure 1). A significant portion of
this area is occupied by the vacant Manchesteradarkmid-way along Broad Street’s
western side and immediately south of the Stop &ShFive community size shopping
centers as well as a full complement of restauraoffice buildings, banks and
automotive uses are contained within this area.

Despite the negative perceptions cast by the vaearkade site and a few other tired
looking properties, there have been some encougagjgns of rebirth in recent years.

Most notably, the southern end of Broad Street dvgzerienced a chain reaction of
improvements starting with a new community shoppiagter on the east side anchored
by Shaw’s Supermarket followed by a new Rite Aidl anrenovated Schaller Acura

dealership on the west side. Immediately to thehna new Auto Zone Store was

constructed. Moving northward, Rockville SavingeB and Nutmeg State Credit Union

have reused older buildings or vacant sites, addimgattractive and viable business
presence to the street.

The Parkade site and other vacant or underutilpegperties (particularly northeast of
the Parkade) fuel negative perceptions of the ar@alack of uniform setbacks from
Broad Street, cluttered facades, excessive curb aontl minimal aesthetic treatments
exacerbate the situation. The area is detractiom fthe overall character of town,
particularly given the proximity to the revitalizédain Street area. Town officials and,
in fact, the entire town have expressed concern the fate of the Parkade and the
appearance and function of an area which sitseagj¢ographic center of Manchester and
the heart of many stable neighborhoods, the resdehwhich would prefer to shop
locally rather than trek to the big-box dominatedtEand Hills area.



The purpose of this study therefore is to jumpsthe revitalization process by
identifying ways in which the Town can build on thsset of location and proactively
move forward. This study is the first step and specific objectives are intended:

» Completion of a market and real estate assessnighe d’arkade and creation
of potential redevelopment concepts

* Physical assessment of Broad Street and creati@m averall master plan for
improvements.

With the completion of this study, the Town canedetine what its role will be in
creating a more attractive and comfortable atmasphier businesses, shoppers and
residents.

B Outreach

Public impressions of the area and the desire fiange were expressed at an initial
outreach session conducted on May 28, 2003 at WaHkementary School. Traffic,
lack of greenspace, property maintenance, overalithatics and the nature of
development were among the issues cited by thasderds and business owners in
attendance.

Along with their assessment of physical problems smiutions, attendees were asked to
share ideas on the type of uses that might be d fibfor the Broad Street Parkade. A
range of ideas were voiced, including some pubdicilities, as summarized in the
following list:

Commercial
* Office park
» Family entertainment center (toddlers to teens)
* Revitalized movie theater
* Auditorium/theater
* A tourist draw (zoo, botanical gardens)
* Indoor tennis courts or similar activities
» Manufacturing / light warehouse
* Incubator business site
* Discount department store
* High end outlet stores similar to Clinton Crossing
* Private recreation area — paintball, arcades, etc.
* Hotel
» Coffee shop or restaurants
* Industrial condominiums
* Bars and nightclubs should not be allowed



Public/Quasi Public
* Library expansion, adjacent to a central kindergafacility
» Genesis Center facilities
* High school with centralized ballfields
» Magnet school
* Ice rink (hockey and public skating)
» Town offices
* Central Post Office
* Veterans medical center
* Social services/homeless shelter

Residential
 Senior housing in conjunction with library and ttexa
» Market rate housing for 55 years and older
* Nursing homes, convalescent homes

In addition to this initial public session, variouspresentatives of the Manchester
community were contacted directly to submit infotima pertinent to evaluating options

for the Parkade site. These interviews helpedhdetfie historical context of the Broad
Street commercial area, the role of the Parkade wgithin this context and potential

opportunities and issues surrounding its reuses ifdhividuals contacted include:

Gene O’Brian Owner representative, Broad St. &dek
George Lee Local Property Manager, Leasing Agent
Sean Lindsay Local Business Owner, Broad Street
Bob Blanchard Local Realtor

Dennis McConville Manchester Memorial Hospital

Tana Parseletti Downtown Manager, Special Sesvietrict
Scott Sprague Town of Manchester — Recreatioadior
John Andersen Manchester Chamber of Commerce
Bob Pagani Dow & Condon, Industrial Property el
Coleman Levy Local Shopping Center Owner

Carol Shanley Manchester Housing Authority
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Market Area Assessment

The focus of this assessment is on the market pakefor supporting private
reinvestment of the 18+ acre Broad Street Parkatie (8cluding Hoyt Cinema).
Specific market segments included in this analysitude retail, office, industrial and
residential. Public-purpose uses ranging from slshéo parks fall within a broader
analysis of community need, resources and publicyand have not been specifically
evaluated. Given the Town’s potential interestwéeer, these uses were taken into
account in developing concepts for redevelopment.

B Context

The Broad Street Parkade property was built inestagyer a four year period between
1966 and 1971. Consisting of nearly 260,000 sqieeg the retail center was once
considered the “Big Box Power Center” of its timathwthree big anchor spaces
accounting for 75% of the center, which last accamated Stop & Shop, Marshall's and
Bradlees. Carlson Wagonlit did lease a portioMafshall's space for a short period of
time as a call center but closed down following fiuwst 9-11 decline of the travel
business. The balance of the site consists of @estamount of in-line retail and one
mid-size space of 20,000 square feet presentlyruledse by Genesis, a social service
non-profit organization. With the exception of tGenesis space and some temporary
storage, the complex is vacant. Marshall's mowethe expanding retail opportunities
off 1-84, Stop & Shop moved into larger space ia #djoining retail center (Manchester
Parkade) and Bradlees closed following bankrup#syletailed break down of parcel and
building sizes and assessments is included in Agigek-1.

The Broad Street Parkade property is centrallytetavithin a heavily populated area of
Manchester where over 5,460 households reside % raile radius, which triples to
17,660 households in a 2 mile radius. The propisrtgff Broad Street, a north/south
corridor which connects the key commercial corrsdof Middle Turnpike and Center
Street. There is significant critical mass of iled@d services in the immediate area of
the Parkade, primarily centered within traditiorethil strip centers and supplemented by
in-fill retail and commercial along Broad and MiddTurnpike. Within the immediate
vicinity of the Broad Street Parkade are four tetanters, the largest of which is the
Manchester Parkade on Middle Turnpike anchoredtbp & Shop (after moving from
Broad St. Parkade) and HomeGoods. Together tleggers contain 649,000 square feet
of retail space.



Broad Street Parkade Property — Real Estate Summary

Broad Street Parkade: Buildings  258,725sf
Land 18.22 acres
Built 1966-1971
Assessment  $6.5 million

Current Leases:

Genesis 20,000 sf

Transfer Enterprises — temporary storage

Stop & Shop 45,715 sf (lease expires 5/31/04 with
option to renew - vacant since move to Manchester
Parkade)

Vacant Anchor Space

Former Stop& Shop  45,715sf

Former Bradlees 70,110sf

Former Marshalls 71,000sf (recent improvements)

Hoyt Cinema: Buildings 15,808 sf
Land 1.15 acres
Built 1966(subsequent improvements)

Assessment  $503,600
For Sale: $650,000



n Retail Market

National and Regional Retail Trends

The retail real estate market is increasingly driiey national and international
corporations. In this respect it differs signifitig from the markets for industrial and
office space, which tend to be driven by localegional companies. On the supply side
the comings and goings of retail chain operatiores largely products of a corporate
strategy for competitive advantage and market sharereasingly, the most competitive
location for retail is a proven destination-shogpidistrict with strong anchors. In
Manchester, this has largely centered along the deBridor, boosted in large part by the
development of Buckland Hills Mall. Notably, thitustering or co-location of retail in
regional and super regional centers or corridotsnolleaves vacancies along older retail
corridors, as viable businesses and chains closa daprofitable stores.

According to Finard & Company, a leading retail Ireatate broker, the total Greater
Hartford market for the retail sector is now ové Rillion square feet. Small stores
dominate the local marketplace with stores less #3000 square feet comprising 88.4%
of all stores and 38.4% of aggregate store areacomtrast stores of 50,000 square feet
and greater represent 24% of aggregate squareirfette marketplace. Meanwhile,
greatest vacancies are found in stores falling éetw50,000 and 100,000 square feet,
which notably is the size bracket for the threeava@roperties in the Parkade.

Finard further notes that both nationally and reglty, retail expansion has moderated
dramatically from the surge of the mid to late 1§90Que in part to consumer malaise,
overbuilding, and even e-commerce. With respesutoerable retail types, owners cited
big boxes and power centers as most saturated \abparel, computer, discounters,
drugstores, home improvement, bookstores, offigplkses, department stores, electronics
and groceries as the most over-supplied.

Dramatic shifts within retail corridors and centdrave occurred in the region with
Manchester, Farmington and West Hartford growingmi§icantly over the last ten years
while Bloomfield, Newington and Hartford lost grainNearly 1 million square feet was
added to the region in 1999, primarily through exgean of existing centers. This
dropped to 475,000 square feet in 2002, with 25&tbated to one store. Manchester
contributed 19% to overall supply with recent aidais on Hale Rd and Tolland Turnpike.
Despite this addition, vacancy for retail space tsen from 10.4% in 2002 to 11.3% in
2003 due to a combination of retail restructuring anoderating demand.

Meanwhile a number of factors are affecting retadlay’. They include:
Positive

* Very low interest rates
» Easy credit

! Plunkett ResearciRetail Trends, 2001



* Relatively low unemployment
* Low inflation
* Relatively low personal savings rate.

Negative
* Up & down consumer confidence
* Increasing unemployment
» Bankruptcies of major retail chains
» Consumers with record debt levels
* Global uncertainty
* Lackluster economy

As a result, both Manchester's and the region'ailretarket have undergone significant
change in the last ten years due to both systeh@oges in the retail industry and shifts
within regional and local population and econonWithin older urbanized areas or town
centers, these changes have largely been negativeesponse to corporate retalil
restructuring, retail flight to suburbs or intetstanterchanges and in some cases decline
of neighborhoods. Despite the loss of major ret&idins in older business centers,
communities have begun to re-focus efforts on Btamg and supporting their
neighborhood corridors and centers, placing greatgshasis on promoting convenience
retail and services, expanding business to busioppsertunities where appropriate and
assisting on development of community-based dd&imaetail/service such as a grocery
store, pharmacy or bank where land is availableraarket allows. Within the context of
this retail strategy, the Parkade site offers nwmropportunities that capitalize on its
strong retail base located along Broad Street aiuidllig! Turnpike.

Manchester Retail Market

Manchester is a dominant player in the regiondailrenarket with more than 5.8 million
square feet or 16% of the Greater Hartford arepresenting the most retail square
footage of any town . Over the last decade, mioama tL.7 million square feet has been
added locally, exclusive of the mall, with virtyallll of it located along the 1-84 corridor.
Retail interest in Manchester is still evident dasgigns of overbuilding as represented
by the recent addition of Kohls, Gateway Plaza, antherous chains and restaurants
opening along Hale Road. In fact, Manchester agp®ahave captured essentially every
big box chain, power center, and “up and comingstaerant looking to expand in the
Hartford area. Appendix A-2 contains a summargnajfor retail centers in Manchester.

Nevertheless, a closer look into Manchester’s Iretairket reveals many of the signs
associated with the ill affects of the recent tethake-out, restructuring and consolidation
made worse by ever constrained consumer demandeirHartford area. The most

dramatic of these signs is the growing number ghhiacancy or failed retail centers in
Manchester resulting in large part from bankrugt@e loss of major anchors that include
Ames, Bradlees, and K-Mart. Presently, four retaihters in town, inclusive of Broad

Street Parkade, report vacant inventory of 677 $f@are feet representing 71% of the
total 860,000 square feet located in the propefese Appendix A-B  Any hope for



these centers is diminished by the fact that thenave of Big Box - Power Center retalil
that drove the market in the last decade appeaisetaeclining and projections for
expansion of this retail format are modest at h@ssenting few anchor choices for
revitalizing of shopping centers.

Local Retail Market — Parkade Site

In contrast to much of what is being developed @nkhester along the 1-84 corridor that
is regional in nature, destination-based and driwgwomparison shopping, the Parkade
site functions primarily within a neighborhood-bdseade market (under two miles)
serving a convenience-oriented consumer base. ¢tayds and services are relatively
similar to one another so that people choose whidiness to patronize largely on the
basis of convenience. These take on the formaxfegy store, drugs and beauty supplies,
video, bank, auto parts, liquor stores, fitnesstarsn fast food/take-out food to name a
few.

A survey of businesses in the Parkade area rewealgell-balanced and broadly
diversified mix of retail and services cateringthe local neighborhood. As shown in
Table 2-1, 113 businesses were identified led hp-eelated services representing a
carry-over from a time when numerous auto-dealerd r@pair garages populated the
area. Both Super Stop & Shop and Shaw's are ftvene representing large format full-
line supermarkets most often associated with nedtdod retail centers. Notably, each
is located in separate retail centers at oppostls ef Broad Street, effectively anchoring
this commercial corridor. Food-related businesbasks, laundromats, hardware stores,
pharmacy, video, liquor stores, discount retaikspeal services (barber, beauty salon)
and health-related businesses are distributed ghmu the area in both strip centers and
stand-alone sites and reinforce the neighborhootegb and convenience-orientation of
the market being served.

In effect, this concentration of commercial bussessin the Parkade area has created the
in-town commercial center for Manchester, much aanMStreet did in the past. It
appears that Manchester residents continue to magrothe Buckland Mall and
surrounding big box retail, but issues involvingffic congestion, crowds, and even a
lack of personal service have diminished the nunalbérips to this area in recent years.
Instead, Manchester residents identify more with kiddle Turnpike — Broad Street
commercial area in terms of goods and servicesdesalwith the Mall area, in growing
numbers. This anecdotal data emerged from int@svief Town representatives. The
presence of a critical mass of neighborhood-basedl in the Parkade area also points to
both an opportunity and a limitation.  Retail warnb follow retail and rarely will
“pioneer” - particularly when it comes to chainsxcept when no other options exist.

For the Parkade site, the presence of a substawtiaber of commercial businesses in a
concentrated area provides a level of investmentfad and a logical starting point for
new businesses. But as noted above, the focudisfretail or service will be
neighborhood-oriented and consequently smallercalesthan the more destination-
oriented retalil of the Buckland Mall area, or foat matter, the vacant anchor space



Broad Street-Middle Turnpike Retail- Commercial Profile

TABLE 2-1

Store Type No. of Stores % of Total
Auto Related 14 12.6%

Auto Car Sales

Auto Retail
... AdutoService &Repair 8
Supermarkets 2 1.8%
Bakery 3 2.7%
Restaurants 9 8.1%
Fast Food 7 6.3%
Bank/Finance 6 5.4%
Insurance 2 1.8%
Clothing 4 3.6%
Shoestore 1 0.9%
Discount Retall 8 7.2%
Entertainment Retalil 5 4.5%
Fitness 2 1.8%
Telecommunications 1 0.9%
Business to Business 1 0.9%
Furniture 6 5.4%
Gas Station 4 3.6%
General Merchandise 1 0.9%
Health Products 2 1.8%
Laundry/Dry Cleaning 3 2.7%
Liquor 3 2.7%
Medical/Health Care 2 1.8%
Paint & Hardware 2 1.8%
Personal Services 7 6.3%
Pharmacy 1 0.9%
Rental Services 3 2.7%
Specialty Retail 4 3.6%
Other Retall 3 2.7%
Video 3 2.7%
Non-profit ~_ __ __ __ 4 e __._.38%
Total 113

Source: AMS Advisory Services, Manchester Planiegt.



currently existing at the Parkade site which isigle=d to “Big Box” dimensions. It is
also anticipated that independent retailers wilindate over chains in this marketplace
while candidates for anchor stores in spaces d¥@0P will be noticeably slim.

A study of retail capacity within the trade marleeea provides further evidence of the
limitations to retail expansion within the Parkadeget area (See Appendix A-4). Based
on an analysis of consumption patterns and retgapart within a 2 mile radius of the
Parkade site, relative equilibrium appears to eletiveen local retail demand and the
square footage of space to support that demandseRtly it is estimated that 802,000
square feet of retail exists within the Parkade anelusive of Main Street. Supportable
retail attributed to present household consumppatierns in the immediate trade area
calculates to an estimated 650,000 square fedés §anerated by consumers outside the
2 mile radius accounts for the balance of spac&hus, without a major boost in
population and /or income in the immediate tradeketaarea or increased market
penetration outside of trade area, further subsiantreases or opportunities in retail for
the Parkade area appear to be modest.

In summary, changing retail conditions, diminishrethil expansion, capacity issues of
the present trade area and the market realizatainthe Parkade site is best suited for
convenience-oriented retail, all suggest that treenit square footage of retail space in
the center of over 250,000 square feet far excpezient retail market capacity to absorb
in any reasonable timeframe. A more likely markeeshold for retail for the Parkade

site is closer to 100,000 square feet and in viethe® capacity issue noted above, more
logically falls between 30,000 to 60,000 squaré.fee

n Office Market

Despite a major revival between 1998 and 2000 viotlg years of lackluster activity,
office market conditions in the Hartford region bkageclined significantly in the past
three years in response to a short but intensasmecefollowed by a jobless and anemic
economic recovery. Employment and corporate gramtitth characterized much of the
late 1990s and produced record low unemploymergsrddr the region has since
weakened and until recently, declined in many ssct&tate economists now expect that
the Hartford region will shed over 30,000 jobs lbefgob recovery begins on any
consistent basis as projected for mid 2004. Moreoeeonomists warn that future
demand for office space will be constrained by canigs wary of over-extending
themselves without solid evidence of sustained econ growth.

The prolonged economic downturn has had its prallietdeleterious affect on vacancy
and rental rates for the office sector. Within Heertford region, office vacancy in Class
“A” space, representing the newest product in treeket, has grown from 11.2 % in
1999 to 19.1% in 1st quarter 2003, according tdi€rs| Dow and Conlon, a real estate
firm that tracks the office market in the Hartf@ka (See Appendix A-5 and A-6).
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Third quarter results are no more encouraging watancy increasing to 21.2% for class
“A” space. Meanwhile, vacancies for all space gatees (Class A, B, C) in the region

has steadily increased in each year since 2000imutmtory now representing more than
4.5 million square feet. With growing vacanciemtal rates have declined by 5 to 10%
in the last three years while concessions havebednlt is worth noting, however, there

are initial signs of firming, if not rising grosents in the region in the last quarter of
2003.

The data is somewhat bleaker for the office madeett of the river that includes the
Town of Manchester. Within this sub region, Cl&%5space has ballooned to 23.6% in
2003 from a remarkably low level of 4.0% in 200@. terms of vacant Class “A” space
this translates to 512,000 square feet. The aohddf vacant inventory from Class B and
C office space in the subregion expands this nurtdb@n estimated at 700,000 square
feet, representing the highest level vacant supypllgis sub-market in the last five years.

From a competitive basis, Manchester ranks belowenestablished office markets east
of the river in East Hartford and Glastonbury. Ntanchester, the office market is

targeted to a local constituent base with officended centered within smaller

commercial space or in some cases reuse of oldastnal buildings offering rental rates

typical of Class B and C space. Typical floor plagéquirements for Manchester space
range from 1,000 to 5,000 square feet. Consistghtthe shallowness of Manchester’'s

office market is the listing of only 71,000 squéeet space with nearly half found in one
building (See Appendix A-7). The only Class A spdound in Manchester is the

modestly sized East Point complex with 30,000 sgjdeet. Meanwhile, rents average
from $10 a square foot to a high of $16.

Thus based on current and foreseeable market camglitthe environment for office
reuse of the Parkade space appears limited. Ewvd#reimore limited context of serving
local demand, the economic viability of such reisseonstrained by low rental thresholds
prevailing in Manchester and the Parkade’s existipgce that is hard to subdivide to
more marketable floorplates. The one possible giae to this scenario is the continued
reuse of the former Marshall space (71,000 squee® Wwhich underwent conversion to a
call center in 2000 for Carlson Wagonlit Services$ $ubsequently shut down due to the
downturn in the travel industry following Septemlddr. Given tenant improvements
and upgrades are already in place, this buildingdcbe marketed to larger users that
might be attracted to moderate cost space withtyleh parking and in proximity of
adequate labor supply.

Two specific sectors to target in any office-seevecenario, particularly in regards to the
upgraded Marshall space, are education and alkeadtth care. Both of these sectors
appeared to have bucked the trend of decliningabydb growth over the past three years
and are on track for continued expansion over aheskeable future according to State of
Connecticut Department of Labor. Health care intipalar offers a potentially
interesting niche opportunity for the Parkade sjigen the presence of nearby
Manchester Memorial Hospital and possibilities ohkéd outpatient programs,
specialized care or follow-up nominal supportiveectacilities. Giving some reality to
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this marketing option is the recent one-time indere the Parkade site for 10,000 square
feet for an outpatient facility which has since mefelved but could re-surface under a
re-configured Parkade.

n Industrial Market

According to Cushman & Wakefield, the Hartford amedustrial market has experienced
a prolonged period of flat to declining demand fedustrial space due to on-going
stagnation in the national and regional economy glotbal impacts. Moreover, the

decline in the market began as early as mid-20@ismot expected to improve until
mid to late 2004. However, the region’s economiesity and the lack of industrial

overbuilding and speculation that exemplified matiyer areas of the country during the
boom years has provided a slight cushion to thesgmtecontraction. Nevertheless,
continued manufacturing cutbacks in the region thelude recent announcements from
major employers such as Pratt & Whitney and Hamilbas dampened the market for
space for the foreseeable future.

Estimated vacancy rates for Hartford region indakmarket have climbed from 12.8%
in first quarter 2003 to 13.3% in the third quarteRising vacancies have occurred
despite a trend towards demolition of obsolete sphat included 200,000 square feet in
Glastonbury. Year to date industrial space abgorpn 2003 (8 quarter) was actually a
negative —1.1 million square feet, indicating mepace is coming into the market as
vacancies than is being leased. Within the regioestimated 8.5 million square feet of
vacant industrial space exists.

Sentry Commercial, a real estate firm that tralts ihdustrial market regionally, notes
that industrial sales transactions in the Hartémeh are also significantly down with only
8 in 2002 as compared to 27 sales in 2001, whi@326 on tract to be the lowest in
years. Despite a certain amount of trimmed inwgnttue to demolitions, much of

problematic space is located in large blocks ofotdie industrial space found in older
manufacturing facilities. Higher demand is noted riewer but less available high bay
warehouse —flex style industrial buildings suitafde warehousing and distribution and
ideally located near major interstate interchanges.

Projections for 2004 continue to be flat for mudhtlee year. Industrial brokers in the
Hartford market point to a very conservative trandbusiness decisions relating to
industrial leasing and purchasing throughout 20@8 will spill over into first half 2004.
This slackening in activity is reportedly tied irarp to continued uncertainty over
industrial competitiveness within global marketsl @oncerns over the strength of future
US economy. Even within an environment of econoratvery, it is anticipated that
recent advances in productivity, which call for &awvorkers and thus less space, will
temper industrial space demand.

The Eastern industrial submarket consisting of Master, South Windsor, East Hartford
and Glastonbury accounts for 30% of the regiontustrial market with 16.9 million
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square feet. It also ranks highest among all salkets in industrial vacancy with 16%
as compared to the next highest found in the Ssultihmarket at 12.5% (See Appendix
A-8).

According to CB Richard Ellis, net absorption ofliistrial space in 2003 '{3juarter)
for the Eastern sub-market was a negative 479,848&re feet, indicating little absorption
while a substantial amount of space is being relddsck to the market (See Appendix
A-7). By comparison, the North submarket with endhan 23 million square feet
reported a comparatively better third quarter yeadate negative absorption given the
state of the market of -286,291. Meanwhile thetweaburbs of Hartford are fairing best
with a positive absorption of 51,899.

Rental rates for industrial space in Hartford hdeelined in the face of soft demand.
R&D space, which topped over $5 square foot Tha@iarter 2002, is now averaging
$4.80 a square foot. Meanwhile space in suburbamwnities has declined from $4.93
a square foot to $4.52 in third quarter. Onlysdte warehousing and distribution space
has remained fairly steady at $4.00 a square feet the past year. Notably, there has
been little new industrial product built within thegion over the past five years, and less
still in the last year with under 7,500 square fe=tording to CB Richard Ellis.

Manchester does contain a core manufacturing conmtynainover 90 businesses in town.
It also has a significant inventory of availableasp in large blocks within industrial
buildings built primarily between 1960 to mid 197@®ased on current listings, a total of
793,000 square feet of industrial space is availéi lease or sale in Manchester (See
Appendix A-9). Many of these buildings are locatadhe Manchester Industrial Park
along Progress Drive where numerous businessesliolkeel to subcontracting work to
Pratt & Whitney and the aeronautical industry rediduntil recent consolidation and
cutbacks in this industry closed them down.

For the Broad Street Parkade, the presence ofiauehtory combined with the relative
softness of the industrial market would precludg Bikely industrial scenario for this
site. Even if a market existed, reinvestment fojustrial reuse would be constrained by
low prevailing lease rates that would supportditflany upgrade. With greatest demand
in Manchester for high bay buildings in 5,000 to,0D® square feet range, it is
anticipated that substantial improvements woulddapiired to create marketable spaces
in the existing Parkade where anchor floorplategearom 40,000 to 70,000 square feet.
Even the option of warehousing and distribution ashbest confirms to the large
floorplates existing at the Parkade would repreadotv option due to the site’s awkward
highway accessibility, a key locational requirementW&D space. The more likely
scenario to warehousing would be cheap storageedpacspecific users or the general
public.
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n Residential Market

In the last three years, no other real estate mads performed better and demonstrated
stronger resiliency to the recent economic slugwsk than the residential market, in
particular the ownership market. Moreover, thecegs of this market has been sustained
over the past three years on a national, stateegidnal level, in some cases at a red-hot
pace. Indeed, homeownership rates in the natiennaw at historical levels having
increased by more than 4 percentage points beth@@h and 2001 to 68%, a trend made
more remarkable by the fact that in the past 30sytiee rate remained relatively constant
between 63% to 65%.

Factors contributing to the success of the residentarket are well-documented and
include the unprecedented drop in interest rates3@nyear mortgages, wholesale
investment shifts away from poorly performing stockarket thereby freeing up funds,
relatively low unemployment despite the poor ecopotow inflation and a growing
trend towards homeownership. Only low to moderatwth in personal income has
represented a drag on the market. However, wténtly this was more than offset by
continued declines in interest rate to levels #taine time flirted with rates under 5% for
30 year mortgages.

Within Connecticut and more specifically the Marstlee area, limited housing supply
could also be added to the list of factors drivihg market, at least as it relates to price
appreciation. Based on permit data, the supplyesi nonstruction of homes, while up
over mid 1990 levels, has been relatively modesnhduhe recent residential upsurge. In
part, this is due to cautious builders familiartwibhe last example of overbuilding in the
late 1980s and early 1990s and in part due toictgs& zoning that prolongs the
development process. During the somewhat dormaatsyof 1996 to 1998, a total of
2,052 permits were authorized in Manchester, amtbsnding towns of Bolton, East
Hartford, Glastonbury, South Windsor, and Verndmthe period of 1999 to 2001 as the
housing sales and prices began to increase theegaggr total for housing permits
actually dropped to 1358. Even with reported hogigiermit increases in 2002 and first
half of 2003, housing supply continues to be maabigé with no signs of supply
outstripping demand anytime soon.

One of the dramatic by-products of this market mgsnce regionally and locally has
been the extraordinary rise in home values, as shnowWwable 2-2. Additional data can
be found in Appendices A-10 through A-12. A survafy median home prices in
Manchester and the immediate area (as noted abetsen 2000 and 2003 indicates an
average increase of 23.3% as compared to an avef&8)é% between 1996 and 1999.
For Manchester, median single family prices in 2B88e finally reached parity with pre-
recession prices established before the real estiégse of the early 1990s.

Even more dramatic price increases have been meddiak condominium homes in
Manchester and the area. In Manchester, condoameshles price has jumped from

2 Connecticut data on housing permits on a towrolntlevel are incomplete for 2002 and 2003.
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$69,700 to $97,000 or 41.1% between 2000 and 200i@h closely matches the average
increase for the region of 41.6% for the same peridtdowever unlike single family
homes, condo median sale prices in all but Vernonticue to be under pre-1990
recessionary levels. It is noted, however, thaselto 39% of all condos sold in
Manchester July 2002 to July 2003 between felvbeth $140,000 and $160,000, with
recent sales of new units demonstrating sales stippthe $180,000 price bracket.

Despite a plethora of good news on the residehtmheownership market, there are
some indications of moderating sales and stabgizinces within Manchester and the
region, if not the nation. Interest rates contimoide low but no longer dropping, and
prospective buyers now appear to be looking fonsigf consistent gains in job and
economic growth to support the housing market andtasn future appreciation.
Meanwhile, first-time homebuyers, representingiicat component for fueling housing
markets, are fewer in number as some are out-phge@cent appreciation while others
take a “wait on the sidelines” attitude to detereniihprices have truly stabilized.

The net affect of this market pull-back has actugltoduced a more normalized

ownership housing market in the region which cargsto show price increases but at
more comfortable levels consistent with income dglowfears of a bubble burst similar
to the early 1990s that drove down real estateegafre somewhat contained by lack of
overhang or inventory in the marketplace and s@re reviving economy. Thus short of

a major economic decline or significant boost iterast rates above 7.5%, near-term
projections for the home ownership housing marketexpected to remain positive in

Manchester.

The surrounding area notwithstanding, developmérdatiached ownership housing of
sufficient density for the Parkade site represargstential viable market opportunity and
one that could have the most immediate impact uaderconfigured scenario sufficient
to possibly offset significant redevelopment codthurdles beyond financial and market
issues clearly exist, including the need to upgtadedmmediate area of Broad Street and
provide adequate buffering to residential. Howeuhere are many examples of
successful condo developments throughout Connédibmated in densely developed
locations (largely due to zoning) and in many casesked within commercial areas,
which benefited if not thrived from a central inao location with proximity to goods
and services that include public services. In soases, given sufficient depth of market,
such developments work well as age-restricted eragented housing projects.

In contrast, opportunities for market rate rent@lising at the Parkade site are somewhat
modest. Despite the benefits of densities achidyecental housing that can help offset
development costs, the rental housing market indilaster and the region has witnessed
a certain amount of weakness as demonstrated ing nacancies (approaching 10% in
some cases), increased concessions and flattat rate appreciation. This is due in part
to the “flight to homeownership” by prime renters the result of healthy rental rate
increases over the last five years in the midstealining mortgage payments.
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TABLE 2-2

RESIDENTIAL MEDIAN SALES PRICE TRENDS

Median Sales Price By Year - Single Family

Manchester Bolton East Hartford Glastonbury South Windsor Vernon
2003*  $147,500 $171,000 $128,000 $285,000 $226,000 $063,5
2002  $142,900 $205,000 $126,500 $271,625 $210,000 $0a3,7
2001  $131,000 $150,000 $114,950 $238,000 $180,000 $0a5,0
2000  $120,500 $142,700 $104,900 $220,000 $177,500 $037,0
1999  $110,500 $161,000 $95,000 $208,000 $164,000 $103,70
1998  $109,500 $140,875 $91,500 $197,000 $156,000 $102,50
1997  $101,024 $148,000 $86,000 $189,950 $157,000 $106,00
1996  $107,000 $139,000 $92,500 $175,138 $167,000 $103,95
1995  $108,000 $154,679 $90,000 $183,500 $155,050 $108,00
1994  $112,000 $118,250 $97,000 $189,950 $155,000 $106,70
1993  $117,500 $133,500 $108,750 $200,885 $150,000 $005,0
1992  $125,000 $163,500 $105,000 $179,950 $170,000 $137,3
1991  $150,000 $147,500 $124,250 $194,000 $179,750 $067,0
1990 $137,000 $181,750 $142,000 $200,000 $185,000 $361,9
1989  $145,000 $171,000 $134,000 $215,000 $195,000 $0a7,0
1988  $140,000 $197,950 $138,250 $238,250 $189,450 $082,5
%change 02-03 3.2% -16.6% 1.2% 4.9% 7.6% 13.8%
%change 00-03 22.4% 19.8% 22.0% 29.5% 27.3% 19.3%
* (Jan.-April)
Median Sales Price By Year - Condominium
Manchester Bolton East Hartford Glastonbury South Windsor Vernon
2003 $97,000 0 $74,128 $137,900 $104,000 $122,000
2002 $89,000 0 $69,000 $142,000 $115,900 $105,000
2001 $80,000 0 $54,000 $119,000 $93,500 $87,950
2000 $68,750 0 $50,000 $115,000 $95,700 $64,500
1999 $69,750 0 $45,500 $105,000 $86,250 $65,950
1998 $70,000 0 $36,000 $92,500 $92,000 $70,000
1997 $66,500 0 $32,450 $96,500 $107,000 $63,750
1996 $60,000 0 $29,000 $82,500 $76,500 $60,000
1995 $62,000 0 $32,045 $95,000 $94,100 $47,500
1994 $65,508 0 $76,550 $102,000 $79,900 $66,000
1993 $68,508 0 $50,500 $98,750 $88,500 $70,000
1992 $81,000 0 $61,000 $105,000 $99,500 $79,500
1991 $92,375 0 $77,500 $120,000 $112,500 $90,000
1990 $102,500 0 $109,100 $146,000 $107,500 $97,000
1989  $111,000 0 $108,000 $130,000 $122,000 $84,900
1988  $110,900 0 $77,000 $145,000 $114,000 $110,188
%change 02-03 9.0% 0.0% 7.4% -2.9% -10.3% 16.2%
%change 00-03 41.1% 0.0% 48.3% 19.9% 8.7% 89.1%

Source: Warren Group
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On a more local level, the recent surge in newatdmusing that added more than 1,800
new units to Manchester’s rental market has alsted the limits of local demand which
has been constrained by lack of job growth in #gan. Conditions are not expected to
improve in the near term with plans for additiohalury units in both Manchester and
Hartford area totaling more than 1,800 units whidh certainly test the capacity of the
region to absorb up-scale rental product if stgaldlygrowth does not materialize over the
near term. Moreover without substantial job grovetitracting suitably aged prime
renters to the area, the present trend in the megficlow to even negative growth of the
prime renter age cohort of 20 to 34 years could starketing over the short term, at
least until the “baby echo” population comes of agmv 10-20 years of age).

On the other hand, demand for affordable rentalsimg,) particularly senior rental
housing, appears sufficiently strong, if not grogvin the area, and could be considered a
possible reuse option for the Parkade site if fulzdssubsidy are available and public
support is in place. Even given Manchester’s weileloped and diverse rental housing
market consisting of 44% of the total housing stockown, the affordable housing gap
has widened for the low to moderate income houskef®lincome has failed to keep pace
with rental increases. It is to be noted, howetlat a subsidized housing development
by itself would not meet the test of economic Vipior reuse of even a portion of the
site given the substantial cost of acquisition sibel preparation. Consequently, it is only
envisioned that such a use could be included,aflags part of a combined development
with other market rate housing and /or commeragaietbpment.

n Summary of Market Conditions

Based on the analysis of market and real estated#stcribed above, several conclusions
on the present and near term market opportunitypifivate re-use or redevelopment of
the Parkade site can be made. These are predszited in terms of constraintgénd
opportunities {').

Retail Market

* Present configuration of large floorplates at ttegkBde represent a market
impediment for the type of retail best supportethim area (should be smaller,
under 20,000 square feet).

» Location of center not competitive in attractinglaor chains that want to be
in or closer to Buckland Mall-Interstate area.

* Market served by center is local in nature and eorence based (1-2 mile
trade area); not regional and destination-basddwasl in Buckland area (5-
10 miles).

* A certain amount of retail equilibrium exists irettMiddle Turnpike-Broad
Street commercial area, with consumer demand fodg@and services largely
matching the square footage of space to suppdrtdraand.
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v' Parkade site can potentially capitalize on Broa@e®s area long-standing
connection to Manchester community for providingighborhood-based
goods and services.

v' Based on current conditions, retail support ak&#e site generally modest
ranging between 30,000 to 60,000 square feet, smtaller anchors and focus
on independent retailers. See good opportunityfdonily restaurant such as
Denny’s or IHOP.

Office Market

* Present regional office market experiencing prowgednmarket downturn.
Significant inventory at competitive prices.

* On a competitive basis, Manchester ranks below nestablished office
markets east of the river existing in East Hartfand Glastonbury.

» Office Market in Manchester considered very modesid driven by
principally local demand.

v' Best opportunities exist with community-based aaffservice users that
include public agencies-non-profits, accountarda) estate brokers, lawyers,
finance.

v' Larger blocks of space might be targeted for dllieealth services or
education uses (private). Examples include Spgciaare facility,
chiropractors office, dental care, clinics, or ihetcase of education:
continuing education school, technical school,rary school, arts, dancing,
music private training school.

v' Former Marshall's building represents good oppatjufor office reuse due
to past conversion for this use.

v Office space support at Parkade site ranging ketvi®,000 to 30,000 square
feet.

Industrial Market

» Market extremely soft and selective and unlikely 9@e any substantial
recovery soon.

» East region submarket of Hartford area, which ideki Manchester, ranks
highest in the region in industrial vacancy level

* Manchester presently contains significant inventofyacant space of over
700,000 square feet presenting marketing impediment

* Low market rents inhibit reinvestment at Parkade feir this use.

» Existing floorplates not easily subdividable to #eramore marketable spaces
in demand; nor do rents support the the necessamsiment to configure
such spaces.

» Existing improvements and land far too expensivectmversion to incubator
space.

 Warehousing and Storage most likely option requgirilittle if any
reconfiguration, although better locations exisaim@ghways.

v' Broad St. location a questionable location foustdal uses.
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Residential Market

* Residential market represents strongest real eseti®r over the last three
years; projected to remain healthy over the near.te

* Manchester witnessed significant improvement insnoy market; prices on
single family homes jumped by over 23% between 2t 2003 ($147,000)
as compared to 8.4% in the previous three yeaatesSearly doubled.

* Recent price increases have pushed home valuesanchdster to highest
level in 15 years to price points established keeftre 1990 real estate
collapse.

» Condo market experiencing a major revival with raaedprices in Manchester
increasing by 41% between 2000 and 2003.

* 39% of all condos in 2002-2003 sold between $14D&0d $160,000 with
sale of new units demonstrating sales supportar$it80,000 range.

* Manchester has a well-established and proven rbptading market but signs
of weakness identified locally and in the regiorifight to homeownership”
have sapped prime renters.

» Local rental market capacity for upscale units doalso be tested with the
planned addition of more than 1,800 units overrtibgt three years targeted
for Vernon (200), Manchester (390 units) and Hadf@d210 units).

v Affordable rental, or for that matter ownershigpresents an option if subsidy
is available and public support in place. Howeigmot considered an
economically viable option for reuse of entire site

v Attached ownership housing most viable residemmion for Parkade site at
right densities and most likely to generate immidiaarket interest. Market
opportunity would be improved with physical upgradd3road Street.

n Private Reuse Options

A logical next step subsequent to analyzing theketais evaluating configurations or
reuse options for the Parkade site that conforaxcteptable market conditions. Integral
to this evaluation is the fact the Parkade propisrpyrivately-owned; current on taxes and
presently receiving rent for some of its spaceeiélm the case of one anchor tenant
space, end of lease is imminent.

Guided by assumptions outlined below, a numberriMfate-based reuse options were

thus identified and evaluated. For comparison @sep, these scenarios have been
categorized as either strong or weak based onditegyding market assessment. This
evaluation thus represents a starting point fontiflgng and discussing strategies and

next steps for engaging private development intaredesired reuse or re-configuration

of the Parkade site.
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Assumptions used in this preliminary evaluatioriude the following:

Assumed site is privately-owned and will be prilatdeveloped; thereby
requiring adequate return on investment (althouglays potential for public-
private partnership)

Reuse must demonstrate market support and potenbabmic viability.

Total site considered in evaluation.

Zoning issues recognized as important but not viea® constraint in this
evaluation.

Both “As Is” and “Scraped Site” options considered.

Limited public purpose uses could be consideredhiwitt context of larger
redevelopment but are not the focus of privatese-u

It is to be noted that the scenarios presented aerenot intended to represent the
universe of reuse options possible for the Parls#tde but are offered as examples within
the context of market and neighborhood charactesistf what could be developed

successfully as compared to unlikely options. Addally, an analysis of fiscal and

economic impact of various options might be impairta further define the best option
for the Town.

n Strongest Reuse Options

Residential Only Option

The residential market, particularly ownership hogs was
identified as the strongest market for an in-toweoation and
one that could potentially generate immediate irhpac the
Parkade site. Due to the need to undertake tigatlearance,
sufficient density would be required to offset sitevelopment
costs. This could take the form of attached owmprlousing
which could be age-oriented or restricted if sudint market
depth identified.

Mixed-Use Development Option

A variation of the residential-only scenario notbve, and
one that better optimizes the economic potentiathef site,
would be a development option that includes thachtd
housing noted above in combination with office/sey retail
and entertainment uses. Under any scenario, ca&ubin
commercial-retail uses are not expected to exce#O00
square feet, or to be built all at once. Basedhsn market
assessment emphasis should be placed on targeivetep
education and/or allied health sectors for oppatigs in
filling some of the office/service space needsis ko be noted
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that the former Marshall space offers an exceltgmgortunity
for commercial re-use given improvements are aljreaglace
in this building.

« Mixed-Use with Limited Public Purpose Uses Option

Yet another variation would be combining the aboweed use

development scenario with some limited public psgpases
such as senior center, library, post office, daycar other

public-oriented use. The inclusion of public-pwspospace
provides a natural link to the community helpfuleistablishing

a neighborhood identity for the commercial centemeell as

generates traffic for adjacent commercial space.his T
represents a relatively new model used in otheasa the

country for converting long vacant retail centerstoi

essentially mini-town centers.

n Weak or Unlikely Reuse Scenarios

The following represent examples of private reusenarios that are unlikely to
be successful in the Parkade site based on assgsshecurrent market
conditions.

* Recapture of prior use as a community-based retaiter
involving re-tenanting the three vacant anchorestawith chain
retail.

* Regional Retail Outlet Center (Parkade site isragtonal retail
location)

» Office Complex or Business Park (shallow markeffiailt
space to convert for office)

* Industrial Center or Incubator space (Maybe stqrdge little
else).

» Hotel & Conference Center (Parkade site not mabketa
location; hospitality market very soft)

* Nursing Home or Rehab Center (State not issuingfCates of
Needs required of such uses)

* Senior Assisted Living Facility (Over-built market)

n Public Purpose Reuse Scenarios

While not a specific focus of this study, the faliag represents a partial list of possible
public purpose scenarios that could be considergeit or for the entire site if sufficient
public subsidy or investment is in place. As nosadlier, the inclusion of these uses
within a development scenario for the Parkadeisiteore a matter of public policy than
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confirmation of market support. However, in cartaases, some of these uses could be
included in a mixed-use scenario.

* Public School site
» Community Recreational Center
* Senior Center

o Library
» Cultural or Performing Arts Center
*  Museum

* Indoor Hockey Rink/Recreation Complex
* Open Space/Recreation Fields

* Town Office Space

» Senior Rental Housing (subsidized)

* Adult and/or Children’s Day care center

n Redevelopment Options

Based on the generated real estate and marketlaagahysical feasibility of redeveloping
the Broad Street Parkade was tested by examiningugadevelopment configurations.
First, existing physical features including topqadng, wetlands, watercourses, site
configuration and access were evaluated. The T®wRisting zoning regulations were
also reviewed. Then, through an iterative prooés®nfiguring various sizes of buildings
and respective parking, a number of redevelopmegtibras emerged.

It should be noted that these concepts represemh@resof what could conceivably be
several options. Much like an a la carte menuagerfeatures of one concept could be
matched with elements from another concept. The g@as to demonstrate in visually
tangible form a number of realistic options tha fown could consider as it weighs its
level of involvement in revitalizing the site. Teeoptions, in turn, could help jumpstart
private investment by demonstrating the physicasitality of specific market-supported
development.

From the series of configurations generated bysitee planning analyses, six concepts
were chosen, as shown in Figures 2 — 7.

® Commercial Use Concept (Figure 2)

Retained Buildings: 70,000 SF
Proposed Buildings: 124,000 SF
Parking: 760 parking spaces

The market assessment indicates that at the presentthere
is potential support for not more than 45,000 SEarhmercial
development at the site. In this first concept3%g000 SF
commercial structure was placed along Broad Street
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appropriately maintain a consistent set back witimeo
properties (creating a “street wall”). In this cept, two
existing buildings are maintained, the Hoyt Cineraad
Marshall's. The site can support two additionalldiogs and
associated parking. Pedestrian circulation shbela@ priority
under any redevelopment scenario. Internal landsgaand
lighting should accentuate the human scale to er@atinviting
as well as safe atmosphere. Greenways and puiki&ges to
Bigelow Brook should also be incorporated.

Multi-Family Housing/Commercial (Figure 3)

Residential units: 62 (with garages)
Proposed Commercial: 124,000 SF
Parking: 540 Spaces

Given the market support for multi-family housiragyconcept
reflecting this use as well as commercial develapgmeas
created. The town house configurations provideitalsle land
use transition to the adjacent houses along Deepuiarove.
As in the previous concept, pedestrian linkagesiwithe site
and to Bigelow Brook are provided.

Multi-Use Concept (Figure 4)

Residential units: 62 (with garages)
Commercial: 39,000 SF
Open Space/Recreation: 8.5 acres

This concept retains a portion of the commercia asd the
residential town houses leaving 8.5 acres of opgmaces or
multi-purpose fields for public use. From a prevaharket
perspective, this concept maintains the physiatilfility to
accommodate future development as demand emeigethe
interim, the open space can be made available finig
enjoyment until such time that market demand wauldport
additional commercial development.

Commercial and School/Library (Figure 5)

School: 175,000 SF/200 parking spaces
Library: 55,000 SF
Commercial 38,000 SF

Recreational fields
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With a fair amount of discussion centered arouredrteed for
community facilities, this concept included a 1TROSF
school template (provided by the Town) along wittms
recreational fields as well as a library and conuiaérspace.
This concept does not reflect state educationalireopents or
local academic programming. The concept was simply
intended to examine physical feasibility. As agpdy bus
circulation, student circulation and parking wole potential
issues.

Commercial/School Concept (Figure 6)

School: 175,000 SF/200 parking spaces
Commercial: 38,000 SF/152 parking spaces

Without the library and using a different architeet foot print
for the school, a more appropriate parking anduten
pattern can be provided. More recreational areaals®
available.

Commercial/Public Use (Figure 7)

Commercial: 38,000 SF/152 spaces
Public Purpose: 71,000 (Existing)/285 spaces
Restaurant/Commercial: 24,000 SF/360 spaces

This concept combines a number of different usekiding 3
additional retail pads along the north side of-alrgned Green
Manor Boulevard. The existing Marshall’s buildioguld be
adaptively reused as a community building or ofhdslic use.
Ample recreation space is provided along with 38,@F of
commercial space along Broad Street.
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3

Broad Street Evaluation

n Background & Setting

Broad Street is located at the westerly edge of dlaster’'s Center neighborhood, an
urbanized core of Town that includes the City’s dtawn and municipal center (See
Figure 8). The residential areas to the nortlutrs@nd west of Broad Street were
substantially developed by the mid 1940s. Broadeebt however, remained
predominantly undeveloped, marked by the BigelowdRrand associated floodplain
connecting Center Spring Park and Hilliard Pondnd.use in the area, consisted of sand
and gravel pits and St. James Cemetery.

At this time Main Street was the community’s keyarkecorridor. In the late 1950s —
early 1960s, development began to occur on BroegkeStat first in small free standing
buildings along the frontage of the small lots be east side of the corridor, and later in
larger buildings on the (especially for an urbadizgetting) larger areas on the west side.
This activity included the construction of GreenridaBoulevard. The Parkade, totaling
262,000 square feet on approximately 18 acresbaiisin the mid-1960s, introducing a
large user “shopping center” into the corridor, ethihad a heavy incidence of
automobile dealers and automotive services. TloadBiStreet commercial area which
was developing at that time grew to 1.1 million agufeet. The choice to build retail and
service uses in the area coincided with the coostmu of I-84 and the Middle Turnpike
interchange. For some 20 years the Parkade wascassful regional and community
shopping center and service area. The openinghef Buckland Hills Mall and
improvements to the Middle Turnpike West Parkadeagoroved the undoing of the
aging Broad Street Parkade. Nonetheless, the B8iegkt area is home to a full
complement of businesses (Appendix B) and there lh@en some encouraging signs of
rebirth in recent years. Financial institutionsparticular, have reused older buildings or
provided infill development. There also appearsb& anecdotal evidence that the
residents of the stable, modest neighborhoods wuding Broad Street prefer shopping
at their local retail centers rather than the big-ldominated Buckland Hills. Broad
Street provides many of the needed goods and ssrwithout treking across town and
waiting in traffic.

The area surrounding Broad Street includes pulslet guasi-public uses such as Town
Hall, Center Springs Park and Manchester Memoriasgital as well as single family
detached (42% of all units) and multi-unit residesic The median year in which the
housing in this area was built is 1945; owner oenqy is 48%. The character of
development changes west of Broad Street to prediontly detached single family
residences (72%) that are owner-occupied (71%) sordewhat newer (median year
structure built 1954). Saint James Cemetery, to&imity of Center Springs Park and
the abandoned railroad right-of-way provide the apmity to take advantage of east-
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west and north-south green space connections todiggborhoods as well as to public
schools and public recreation/open space areas.

Middle Turnpike West and Center Street/Route 6t4é corth and south boundaries of
the study area) connect to a full interchange &4 land are heavily traveled arterial
roadways. An I-84 interchange at Spencer StreetgR502) also feeds directly into
Center Street at the southern edge of the study are

Prior to development the west side of Broad Stvegd clearly a natural resource area
associated with Bigelow Brook, serving as part ofraenspace network connecting
Center Springs Park to Hilliard Pond and the HoakarRiver beyond. Regrading and
filling diminished the visual presence and aesthetilue of the Bigelow Brook, and
disrupted the natural greenspace connection frowntiwn all the way to the
Hockanum. Today, the corridor is automobile-dortedaand described by many as
“blighted”.

n Zoning

Zoning in the corridor has varied over the yearshasland use goals for the area have
changed. Recently the Town has sought to simpifgommercial zoning provisions by
reducing its overall number of districts so thagtlvetter reflect the existing hierarchy of
commercial development. At present zoning throughbe corridor is GB General
Business except for the St. James Cemetery (zoneal Residential). The purpose of
the GB zone is to provide commercial trade areas general public shopping
convenience. Permitted uses include retail, offipersonal services, restaurants,
commercial recreation and mixed use developmeng. Aiik requirements of the GB
zone are:

Maximum Stories in Building 3
Maximum Height of Principal Building 40 feet
Maximum Height of Accessory Building or Structure 8 feet
Minimum Front Yard for Permitted Uses 25 feet

The Town has Design Review Guidelines used to vevapplications for special
exception uses. These general standards applgwiccanstruction and rehabilitation or
alterations of buildings, and include sections afding design, context, site treatment,
parking and pedestrian access, landscaping, dightng and maintenance. In the GB
zone special exception uses include, but are noteld to, warehousing, storage, light
industrial, drive through facilities, automotiveess and day care facilities (child, adult,
and group). In addition, all uses in business zaressubject to performance standards
such as noise abatement, yard and screening rewrte when abutting a residential
zone, general lighting, parking, and utility regumrents.

n Traffic Volumes
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The cluster of retail and convenience shoppingtiatalong Broad Street and Middle
Turnpike are well-located to benefit from traffigittng/accessing 1-84 via the Middle

Turnpike and Spencer Street interchanges. BroaekiSn the study area has a 60-foot
right-of-way with one travel lane in each directiand a shared middle turn lane. The
intersections with Middle Turnpike West, Green MaBoulevard, the Shaw’s driveway

and Center Street are signalized.

Connecticut Department of Transportation (DOT) ficafvolume data for state-

maintained roadways (in this case Center StreetiteR6/44 and West Center Street,
Route 502) and a count taken on Broad Street safutfiddle Turnpike provide a sense
of the amount of traffic traversing the area. 002 the average daily traffic (ADT) at the
intersection of Broad and Center was 17,200 vehicleCenter and West Center
contributed almost equally to this number with &7nhd 8,900 vehicles respectively
recorded at locations just west of their convergguaint in the vicinity of Broad Street.

In 2000 the Connecticut DOT took a 24 hour counBomad Street commencing at noon
on a Wednesday in early November. The recordedl iddicate that the traffic volumes
on Broad Street relate directly to the retail andwenience uses located there with the 3
highest counts (in descending order) being noddlViland 2 PM. This is off-peak from
the usual morning peak travel period (6 AM to 9 Adhd standard afternoon peak period
(3 PM to 6 PM). High volumes in the PM peak periodicate that homebound
commuters divert to Broad Street to shop. Table siimmarizes the traffic recorder
data.

In February of 2003 the Traffic Division of the Mdrester Engineering Department
recorded traffic volumes and turning movementshat Broad Street/Middle Turnpike

intersection. These counts were taken at 7:3(6 M, noon to 1 PM and 4:30 — 5:30
PM. Again, the counts confirm that traffic is reld to land rather than roadway traffic
function. In all timeframes the heaviest trafficlwmes are on Middle Turnpike West
and generally coincide with commuter travel pateimghest west bound to I-84 in the
morning and eastbound to Manchester in the eveniM@lumes are almost evenly

distributed east/west during the mid-day with imsed southbound turns onto Broad
Street. Traffic on Broad Street south of Middleripike is heaviest in the noon to 1 PM
period but this volume is almost equal to the 45380 p.m. period.

n Accident History

The Connecticut DOT also monitors accident ratestate routes (6/44 and 502), and
uses the data to identify those locations whichhtnigarrant or benefit from study and
analysis to determine how safety might be improvétiree locations in the vicinity of
Broad and Center Streets have been identified entisted on the state’s Suggested List
of Surveillance Study Sites (SLOSSS): West Maire@tat Cooper Street; Center,
Broad, Arch/Pine Streets intersection; Broad Stbe¢tveen Pine and Edgerton Street.
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Table 4-1

Traffic Recorder Data
Broad Street South of Middle Turnpike West

WEDNESDAY THURSDAY
TIME 11/08/00 11/09/00
12A 0 53
1A 0 21
2A 0 13
3A 0 9
4A 0 27
5A 0 73
6A 0 205
AM PEAK TA 0 522
8A 0 634
9A 0 767
10A 0 804
11A 0 955
12P 1035* 0
1P 1022 0
2P 995 0
3P 978 0
PM PEAK 4P 967 0
5P 866 0
6P 843 0
7P 641 0
8P 429 0
9P 296 0
10P 165 0
11P 115 0
TOTAL 8352 4083
24 Hr Total 12,435

*Highest recorded hourly volume

Source: State of Connecticut Department of Trartaion, Bureau of Policy and Planning, and Plannirigventory
and Data
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A SLOSSS listing means that the rate of accidehthe location is abnormal for the
volume of traffic. With 46 accidents in the perid®98-2001, the intersection of
Center/Broad/Arch/Pine Streets had approximatelyptiothe number of accidents of the
next highest ranking location along the length @iufes 6/44 and 502 in Manchester.
Overall, West Main and Cooper (21 accidents) rankenith and Broad between Pine
and Edgerton (15 accidents) ranked sixth. The S®8 reviewed annually by DOT,;
locations are selected for improvements based eoerigg and cost-effectiveness of
improvements, which may range from simple solutisnsh as signage or signalization
to road reconfiguration.

The Manchester Police Department recorded a t6t@2 araffic accidents on and around

Broad Street for the years 2001, 2002 and the lia#it of 2003. The majority of these

accidents (92%) involved two vehicles, occurreganking lots (78%) and did not result

in injuries (95%). 65% of the “parking lot” incides occurred in the lots at Shaw’s (425
Broad Street), the current Stop & Shop location2&® Broad Street (Green Manor

Boulevard) and the former Stop and Shop locatioB4ét Broad Street. These accidents
primarily involved typical parking lot incidents gu as backing into other vehicles,

returning to find damaged vehicles, etc.

Only 19 accidents (21%) occurred on Broad Streeit dwcations intersecting with Broad

Street. No location showed a particularly highdeace of accidents. During this period
5 accidents (26%) in the Green Manor BoulevardBwéd Street intersection area made
it the highest ranking location for incidents ir thublic right-of-way.

n Assets and Challenges

Before developing recommendations for physical mwpments of Broad Street, gaining
an understanding of the existing context is necgssahis was accomplished through a
series of site visits and an analysis of availaeleal photography.

Clearly negative perceptions of the Broad Streed,amost fueled by the vacant Parkade
site, overshadow a whole host of opportunitiest this study, both assets and challenges
are presented with hopes that in the future theidocan be redirected on positive
attributes as revitalization becomes a realitygufé 9 highlights a number of the assets
and challenges listed below and many are depiatedhé photographic inventory
contained in Appendix C.

Assets

* Walkable scale

» Adjacent stable residential neighborhoods

* Proximity to Main Street

* Presence of Bigelow Brook and abandoned railroattdd linkages
e Community traffic to support businesses

» Healthy mix of businesses
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* Business re-investment (Shaws, Auto Zone, Americagle Bank, etc.)
» Center Springs Park

Challenges

* Automobile dominance

* Lack of human scale

* Inconsistent front yard depths (setbacks)

» Excessive curb cuts

» Pedestrian and vehicular conflicts in private paglkareas
* Front yard parking encroaches on sidewalks

* Remaining blighted properties

» Parkade vacancy

» Lack of front yard landscaping

» Excessive front yard parking areas are devoidradsaaping
* Encroachment into residential neighborhoods

* Neglect for presence of Bigelow Brook

» Lack of visually unifying elements

n Recommended Improvements

Although Broad Street is in need of physical anstlagtic improvements, its challenges
are straightforward and can easily be overcome.

The physical improvements that are recommendedseiile a dual purpose: improve the
physical appearance while visually unifying therior and provide impetus for private
investment, namely at the Parkade site.

A Master Plan (Figure 10) has been developed tephirally depict the types of
improvements that are warranted. This graphicesgnmtation is not a substitute for
design plans although it is intended to be usedamsaccompaniment to capital
improvement requests or grant applications.

Generally, the improvements include the following:

* Intersection improvements at Broad Street and Middirnpike

* Elimination of multiple curb cuts to protect pedests, guide vehicles, and
provide more internal parking

» Installation of concrete entrance aprons
* Granite curbing to restore uniform height and prbpedestrians

» Street trees of suitable size and type, stratdgigddced to create human scale
without blocking businesses and to detract fronrioead utilities.
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» Continuous concrete sidewalks along both sideba&treet

» Continuous 10 ft. landscaped area along all framidy to soften the overall
appearance of the area and screen front yard geakid pavement.

» Extension of streetscape elements along Centeet@tnel Middle Turnpike West.

» Colored, textured crosswalks at four locations, sgg with “bump outs”
extending slightly into the road to slow trafficdameduce the amount of road
width for pedestrians to cross.

» Linkages to Center Springs Park, Downtown and tbekidnum River via trails
along Bigelow Brook and the abandoned railroadtrajbway (partially owned
by Shaws).

» Consideration of design standards to guide futereelbpment including internal
landscaping, pedestrian linkages within parkingasreand connections to
greenways or other public spaces.

* Where possible, “gateway” landscaping at majorrgdetions to soften visual
landscape and create an attractive invitation ésiress patronage.

It is often difficult to understand and interpre¢sthn concepts. To help the general
public as well as business owners understand thiexioof these recommendations, three
examples (Figures 11-13) of potential physical iowements have been developed. In
each the suggested improvements are realistic @pgtamtially improve the appearance,
function and value of the subject properties. $daaote that these examples were chosen
based on physical orientation to facilitate the destration,_notbecause of existing
conditions.

One other graphic has been included to help visedhe suggested improvements. The
mention of crosswalks typically conjures up whitees painted between the two sides of
the street. As a visual amenity and traffic calgnmeasure, sidewalks can be designed
with low-maintenance materials that look as welttesy function. Figure 14 shows the
type of detail envisioned for crosswalks in the &toStreet area accompanied by
photographs of actual crosswalks.
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4
Next Steps

n Determining the Town’s Role

The Parkade redevelopment and Broad Street imprewencan proceed as mutually
exclusive efforts or they can be integrated, dependn the role the Town chooses
to play. First, the Town needs to consider the bwants to play in the Parkade,
including determining if the site should be consadifor any public purpose.

n Moving Forward

The Broad Street improvements constitute a relgtisgraightforward effort. With
regard to the Parkade site, there are basicalgethpproaches the Town could take
ranging from an exclusively public approach (a sthor example) to a strictly
private approach where the Town plays only a suporole and helps define
acceptable options.

The following narrative and corresponding graphitlines the three options along
with the general process for improving Broad Stréétte that public improvements
along the public right-of-way can be used as sigaift incentive for private
investment.

Broad Street Improvements

 Convene a meeting of the property owners in thelystarea to discuss the
possible creation of a Special Services Distritdr{Ring Department).

» Complete a detailed concept plan to prepare araliribost estimate and pursue
design for streetscape improvements as recommendixe initial Master Plan
(Engineering Department, consultant services orlioation). Improvements
include:

— Sidewalks and curbing.

— Water and sewer infrastructure improvements.

— Roadway improvements including paving, access managt, pavement
markings and signalization.

— Underground electric utilities.

— Streetscape landscaping and business sign recoratioaTsl

* Determine if phasing is required and secure ap@tgfunding.
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Parkade Redevelopment

Exclusively Public Venture

Negotiate a purchase and sale agreementh@tproperty

owners.

- Conduct building, site and environmental (ttedeine
presence and extent) conditions evaluations.

- Establish a property management budget.

- Establish a schedule for deciding site usedasyolosition.

- Proceed to public bond referendum acquisitiords.

Pre-acquisition

Prepare concept plans and cost estimatetefired municipal
uses including space needs analysis and facilities
needs/preferences for the anticipated uses.

- Make final determination of uses, sequenceooktruction, etc.
- Secure funds for final design and work towasesuring
development financing.

Post Acquisition

Public/Private Partnership

» If privately owned, enter into a partnership agreetrwith the owner to define
roles and responsibilities.

e If publicly owned, solicit interest from possibleriyate partners and upon
selection enter into a partnership agreement defiroles and responsibilities.

* Determine the extent and type of public and privases desired for the site,
including the amount of building and parking neededeach use, general site
plan, architectural and landscaping standards, etc.

» Identify draft and adopt any required zoning retjata amendments or zone
changes.

» Determine the best funding mechanisms for developroéthe public facilities

and/or negotiated private facilities and infrastawe required to support the
development plan.
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Exclusively Private

Town assumes facilitation role only, including:
— determining if any zoning changes or regulation aneents are
necessary
— coordinating the development and review process
— if appropriate, acting as liaison with the Towrdiscuss any possible
financial assistance for private development ofipubfrastructure
improvements.
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A-1
BROAD STREET PARKADE — PARCEL DESCRIPTION

| | |
Year Blt; Land Size Land App. Land Asmt. ! Bldg Size Bldg App.  Bldg. Asmt.. : Other App. Other Asmt.
| | |

!

324 Broad 1971 2.84 $473,200 $331,240 72800 $1,450,500  $1,015,350 $64,300 $45,010 |
! ! ! !
i i i i

330 Broad 19694f 4.03 $436,200 $305,34oi 16397 $377,500 $264,25fp 5801,  $8,050 |
i i i i
i i i i

334 Broad l%'i 4.33 $620,300 $434,2105 50056 $499,400 $349,58i0 0866,  $60,200 |
i i i i

340Broad 1966 7.02  $1,208200  $845740] 119472  $3,288,100  $2,3016 $723,300  $506,310 |
| | | |
i i i i

Sub TOTAL | 1822 1 $2,737,9001 $1916530 258725  $5608 | $3,930,850 |  $885,100  $619,570
i i i i

Total Appraisal | $9,238,500 | | |

Total Assessment | $6,466,950 | | |

308 Broad (Cinema) 1.15 $198,000 $136,600 15808 $524,300 $367,000 0803,  $9,100

1966

Total Appraisal $722,300

Total Assessment $503,600

Vacant Anchor Space Size

Former Stop & Shop Space 45,715

Former Bradlee Space 70,110

Former Marshall Space 71,000

Hoyts Theatres 15,808

Total 202,633

Source: Manchester Tax Assessors Office
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A-2

MANCHESTER SHOPPING CENTERS & BIG BOXES

# of Year Last
Total
Shopping Center Name Address GLA Acres Stores  Occupancy  Opened Ren/Expanded Anchors
Big Y
Big Y Plaza 254 Tolland Turnpike 105,330 20 6 89% 1996 Supermarket
Broad St. Parkade 340 Broad St 247,171 20 0 8% 1972 None
194 Buckland Hills
Buckland Hills Mall Dr. 1,006,300 102 130 95% 1990 1994 Filenes, Sears
Bed, Bath &
169 Hale Road 169-179 Hale Rd 104,303 111 6 100%  2001-02 Beyond
1046 Tolland Manchester
Buckland Plaza Turnpike 166,940 14 5 11% 1987 Wine & Liq.
Christmas Tree
Hale Road Plaza 120 Hale Road 122,529 16.23 6 100% 1994 Shop
Lenox
Jarvis Shopping Center 283 E. Center Street 30,000 1.47 10 100% 1955 2980- Pharmacy
Ocean State,
Manchester Plaza 205-239 Spencer St. 183,377 21 6 45% 1971 Family Dollar
412 W. Middle Stop& Shop,
Manchester Parkade Turnpike 365,000 42 40 90% 1956 1995 HomeGoods
1470 Pleasant Valley Linen & Things,
Plaza @ Buckland Hills Dr. 334,000 72 36 95% 1993 Toys R Us
1131 Tolland
Plaza @ Burr Corners Turnpike 271,498 23 20 50% 1965 1990 Chucky Cheese
Shaw's Plaza 425 Broad St 70,893 8 11 100% 1990 Shaws
Shop Rite Shopping Center 214 Spencer St 83,648 8 9 90% 1972 1999 Shop Rite
Spencer Plaza 171 Spencer St 18,260 2.15 6 70% 1989 Dunkin Donut
272 W. Middle
Turnpike West Plaza Turnpike 41,400 5.19 10 87% 1960 Dollar Dreams
Broad St Plaza 381 Broad St 30,450 2.6 8 100% 1970 Big Lots
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MANCHESTER SHOPPING CENTERS & BIG BOXES

(cont’d)
Total
Shopping Center Name Address GLA Acres Occupancy  Opened Ren/Expanded Anchors
. Olcott Package
Olcott Shopping Center 646 Center St 22,000 1.34 80% 1948 Store
Ethan Allen
Ethan Allen 49 Hale Rd 16320 2 100% 1990 Furniture
Raymour
50 Hale Road 50 Hale Rd 91,794 676 100% 2000 Flanigan
Bernies, Leslies
101 Hale Road 101 Hale Rd 35,931 446 100% 1994, 199 Pool Supply
Bobs, Marshalls,
200-230 Hale Rd 200 Hale Rd 134,528 1428 100% 1994 Circuit City
Walmart Plaza 420 Buckland Hills Dr 120,844 16.39 90% 1992 WalMart
Gateway Plaza 149 Deming Rd 50,000 5 84% 2003 Walgreens
Best Buy, Better
Best Buy Plaza 120 Slater Rd 148,365 139 100% 1996 Bedding
Kohls 155 Tolland Turnpike 88,194 7.59 100% 2002 Kohls
Home Depot 80 Buckland St. 92,00012.55 100% 1991 Home Depot
Sports Authority 241 Buckland St 42,762 4.02 100% 1990 Sports Authority
- . Pier One, Office
Pavilion Drive 19-49 Pavilion Drive 64,008 11 100% 1994 Max
o SamsClb 69 Pavilon Drive _ _ _ 1159881307 1 __ 100% _ _ _ 1991 _ _ _ _________ Sam's Club_
4,203,923
Downtown Retail/Service 290,000
Total SF Added after Mall opened (1990) 1,772,368
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A-3
MANCHESTER SHOPPING CENTERS WITH HIGH VACANCIES

# of Available Year Last Lost
Total
Shopping Center Name Address GLA Acres Stores SF Opened Renovated Anchors
Stop&Shop,

Broad St. Parkade 340 Broad St 247,171 20 0 227,397 1972 Bradlees, Marshalls

1046 Tolland Hartland, Rickels
Buckland Plaza Turnpike 166,940 14 5 148,576 1987 Home Center
Manchester Plaza 205-239 Spencer St. 183,377 21 6 99,670 1971 K-mar

1131 Tolland
Plaza @ Burr Corners Turnpike 271,498 23 20 135,750 1965 1990 Ames, Yalcs
Total GLA 868,986
Total Available Square Feet 611,393
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A-4

Analysis of Retail Support
2 Mile Radius — Broad Street Parkade

2 mile -
SF
2 mile 2 mile 2 mile exp  Support
Retail Yearly
80% $/sf Expend. at 80%
Grocery 524 4513 $79,708,000 $63,766,400 121,692
Eating & Drinking 476 5095 $89,975,000 $71,980,000 151,218
Liquor 240 756 $13,352,000 $10,681,600 44,507
Personal Services 338 305 $5,394,000 $4,315,200 12,767
Hardware 229 118 $2,092,000 $1,673,600 7,308
Pharmacy 453 1123 $19,840,000 $15,872,000 35,038
Auto Goods & repair 252 841 $14,846,000 $11,876,800 47,130
General Merchandise 225 500 $8,830,000 $7,064,000 31,396
Misc Retail 200 750 $13,245,000 $10,596,000 52,980
504,035
30%
Apparel 310 2298 40575000 $12,172,500 39,266
Furniture/Home Furnishings 321 1001 17682000 $5,304,600 16,525
Footwear 362 364 6427000 $1,928,100 5,326
Home Entertainment 382 1388 24519000 $7,355,700 19,256
Appliances 290 778 13742000 $4,122,600 14,216
Home, Lawn & Garden Supplies 350 648 11449000 $3,434,700 9,813
Entertainment (Sports, Hobbies, Photo) 290 1025 18101500 $5,430,450 18,726
Other 237 895 15805700 $4,741,710 20,007
143,136
Supportable
Retail In 2
mile radius 647,171
802,74:
Existing inclusive
retail within of Main
2 mile radius: Street

Source: US Census of Retail Trade
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Hartford CBD — “A”

Market Area — “A” O

Market Area — All

A-5
Trends in Office Vacancy Rates — Hartford Area Market

1998 199¢ 2000 2001 200z Q1 2003

10.17% 9.67%  12.05% 10.14% 12.31% 14.79%
nly 13.05% 11.23% 10.69% 12.65% 16.39% 19.06%

23.06% 20.00¥ 16.11% 17.78% 18.91%  20.59%

SF Available 57mil. 47 mil.  3.8mil. 43mil. 4.6mil 5.1 mill
Source: Colliers, Dow & Condon
Grater Hartford Office Vacancy - Entire
Market
25.00%
20.00%
15.00%/
10.00%/
5.00%-
0.00%-
1998 1999 2000 2001 2002 Q103
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A-6

Greater Hartford Office Market - 1st Quarter 2003

# of % of
Class Bldgs Total SF Available % Vacant Sublease Available
Class A 135 14,288,002 2,273,043  19.06% 714,42: 26.24%
Class B 154 7,826,877 1,912,777 24.44% 166,471 8.70%
Class C 77 2,240,154 379,079  16.92% 49,10: 12.95%
Total/Avg 366 24,355,033 4,564,899 20.59% 929,99: 18.54%

Hartford East Office Market - 1st Quarter 2003*

# of % of
Class Bldgs Total SF Available 9% Vacant Avg rate Sublease Available
Class A 29 2,169,467 512,857 23.64% $22.13 67,95: 13.25%
Class B 26 794,276 138,787 18.92% $16.67 36,03t 25.96%
Class C 17 472,711 47,278 10.00% $13.11 9,28 19.63%
Total/Avg 72 3,436,454 698,922 20.70% $17.64 113,26 16.21%
* East includes Manchester, Glastonbury, East dattf

Hartford CBD Office Market - 1st Quarter 2003

# of % of
Class Bldgs Total SF Available % VacantAvg rate Sublease Available
Class A 16 6,553,793 969,341 14.79% $24.33 195,96! 20.22%
Class B 42 3,407,719 1,096,930 32.19% $16.00 35,79¢ 3.26%
Class C 20 702,580 152,553 21.71% $13.61 24,66 16.17%
Total/Avg 78 10,664,092 2,218,824  20.59%%$20.81 256,42 11.56%

Source: Colliers & Dow
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A-7

Office Listings - Manchester CT

July 2003

Address Year Total SF  SF Avail. Lease Rate Sale Price
1127 Tolland Turnpike 1989 11,922 1,800 $16.00 G
160 Chapel Rd 1986 20,000 7,399 $17.75
443-445 Hartford 1953 4,000 4,000 $11.00 NNN
587 Middle Turnpike 1961 50,000 30,000 $15.00 NNN  $2.12 mill.
730 Main St 1989 2,800 2,800 $13.00 NNN
867 Main St 1935 31,566 10,000 $12.00 G
887 Main St 1950 9,897 9,897 10.00 NNN
112 Spenser St 1989 9,728 1,375 $11.00
443-444 Hartford Tpke 1953 4,000 4,000 $11.00
Total 143,913 71,271
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A-8
Greater Hartford Industrial Market — 3rd Quarter 20 03

Submarket Gross Building Sf Vacancy Rate Net Absorfion
City of Hartford 4,021,483 11.70% -195,677
North Submarket 23,094,205 12.20% -286,291
West Submarket 8,769,565 12.10% 51,899
South Submarket 11,236,668 12.50% -186,912
East Submarket*_ _ 16,967,520 _ _ 16.10% _ ___ -479248
Total 64,089,447 12.80% -418,647

* Contains Manchester, South Windsor, East Hartfardl Glastonbury

source: CB Richard Ellis

25,000,000+

20,000,000+

15,000,000+

10,000,000+

5,000,000

0
City of North West South East
Hartford  Submarket Submarket Submarket Submarket*
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A-9
Industrial Listings - Manchester CT

Address Year Total SF SF Avail. Lease Rate Sale Price Acres
117 Colonial Drive 25,000 25,000 $5.00 $1.15 mil.

1395 Tolland Tpk 1951 29,076 14,192 $4.25 1.95
140 Progress Drive 1978 96,000 48,000 $4.25 8.14
15 Hall Court 1946 66,000 66,000 $2.25 $750,000 252
227 Progress Drive 1970s 19,800 4,950 $4.75

260 Progress Drive 1980 56,000 56,000 $4.25

275 Progress Drive 1982 45,744 32,000 $3.95 3.48
4-8 Progress Drive 1969 63,000 63,000 $4.25 4.76
41 Progress Drive 1971 69,000 69,000 $4.25 5.8
50 Harrison St 1975 37,206 37,256 $3.75 $950,000

52 Main St 1974 32,205 14,200 $3.95 3.25
53-73 Main St 1974 32,000 32,000 $1.4 mil 5.36
60 Progress Drive 1971 36,000 30,000 $4.25 3.1
615 Parker St 185,000 185,000 $2.75 $1.9 mil 17
66 Sheldon Rd 1971 6,751 6,751 $375,000 1.9
71 Utopia Rd 1998 30,000 30,000 $1.5 mil 3.9
776 Main St 80,000 80,000 $2.75 $2.75 Mil

Total 908,782 793,349

Source: CERC, Real Estate Brokers
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A-10

RESIDENTIAL MEDIAN SALES VOLUME TRENDS

Sales Volume By Year - Single Family Homes

Manchester Bolton East Hartford Glastonbury South Windsor Vernon
2002 851 61 739 500 285 206
2001 844 60 674 500 282 213
2000 780 61 553 480 244 257
1999 718 78 610 527 313 300
1998 519 62 542 612 326 363
1997 460 57 535 556 271 245
1996 276 45 389 330 206 244
1995 388 52 351 277 212 241
1994 503 10 401 538 266 235
1993 411 57 316 469 254 189
1992 76 42 41 362 224 42
1991 63 38 42 299 190 41
1990 91 32 71 266 195 46
1989 99 33 75 253 195 59
1988 116 48 110 306 244 81

Sales Volume By Year - Condominium

Manchester Bolton East Hartford Glastonbury South Windsor Vernon
2002 229 0 139 187 246 215
2001 195 0 97 198 220 185
2000 202 0 112 182 204 141
1999 182 0 74 225 198 90
1998 157 0 99 199 201 116
1997 108 0 70 141 175 82
1996 90 0 49 84 75 77
1995 104 0 30 98 83 72
1994 106 0 68 108 119 67
1993 126 0 38 78 88 57
1992 57 0 20 75 102 96
1991 52 0 21 73 82 68
1990 82 0 51 58 80 67
1989 120 0 189 75 89 163
1988 181 0 132 143 221 124

Source: Warren Group
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A-11

MANCHESTER RESIDENTIAL SALES DISTRIBUTION — July 20 02/July 2003

PRICE DISTRIBUTION — SINGLE FAMILY SALES

Price Distribution No. of Sales % of Sales
Under $50,000 1 0.2%
$50,000-$75,000 5 0.9%
$75,000-$100,000 7 1.3%
$100,000-$125,000 51 9.7%
$125,000-$150,000 173 32.8%
$150,000-$175,000 97 18.4%
$175,000-$200,000 47 8.9%
$200,000-$225,000 36 6.8%
$225,000-$250,000 28 5.3%
$250,000-$275,000 31 5.9%
$275,000-$300,000 8 1.5%
$300,000-$325,000 16 3.0%
$325,000-$350,000 16 3.0%
$350,000-$375,000 4 0.8%
$375,000-$400,000 4 0.8%
Above $400.000. _ _ _ _____________ 4 ... 0.8%
Total 528

Average Sale Price $180,425

PRICE DISTRIBUTION — CONDOMINIUM SALES

Price Distribution No. of Sales % of Sales

Under $40,000 5 4.9%
$40,000-$50,000 13 12.7%
$50,000-$60,000 11 10.8%
$60,000-$70,000 3 2.9%
$70,000-$80,000 4 3.9%
$80,000-$90,000 8 7.8%
$90,000-$100,000 8 7.8%
$100,000-$110,000 4 3.9%
$110,000-$120,000 1 1.0%
$120,000-$130,000 11 10.8%
$130,000-$140,000 14 13.7%
$140,000-$150,000 8 7.8%
$150,000-$160,000 7 6.9%
$160,000-$170,000 2 2.0%
$170,000-$180,000 2 2.0%
Above $180,000 _ _ _ _ _ ___________ 1 ______ 1.0%
Total 102 100%

Average Sale Price $99,833

49



Survey of Rental Complexes

A-12

Manchester Rental Market

April 2002 February 2003 % Change
Surveyed Units Average Rent | Surveyed Units  Average Rent
Efficiency 46 $457.0( 46 $575.0( 25.8%
One Bedroom 1730 $619.0( 1754 $696.0( 12.4%
Two Bedroom 2402 $753.0( 2289 $825.0( 9.6%
Three Bedroom 362 $882.0( 313 $1,070.0( 21.3%
Total Units 4540 4402

Source: Manchester Planning Department - RentalgBonBurvey
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