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Shifting and aging of the region will bring new demand

Although household growth ill geographiess expected to remain relatively flat through 2022, some

household growth is expected, particularly among age groups representing eathge families (ages 35 to

44), empty nesters (ages 56 to 74), and mostly retired individuals (ages 75 and older). Although the median

age in the 1.5mile radius area is expected to remain much lower than that within the larger region, the

medi an age in al/l geographies i s expected to incrle
population will present new demand for housing, retail, entertainment, and services.

More middledincome households

Comparedto the PMA,the 1.5-mile radius area has more middle-income households (earning between
$35,000 and $100,000 per year),and fewer lower and higherincome households(earningeither less than
$35,000 or over $100,000 per year) Theestimated 2017 median householdincomein the 1.5-mile radius
area ($60,050) is higher that of the PMA($54,350), and is expectedto increase by 9.4 percent over the
nextfive years(comparedto just 4.8 percentin the PMA)

©

42 percent of households with preference for multfamily housing

According to key soci@conomic segments identified by Esri for the 2thinue PMA, 42 percent of
households within the 1.5mile radius area and 36 percent of households within the 2thinute PMA have .i

some preference for living in mulfamily housing. These households are relatively young, small in size

and have low household incomes, net worth, and average household budgets.
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Job clusters in the PMA are located in Hartford and Springfield

Within the twometro area, job clusters are largely located along the New Havdartford-Springfield

(NHHS) Rall line. However, according to data provided by the State of Connecticut DOL and the
Massachusetts EOLWD, just four of thetwne t r o ar eads top employers < e
existing or planned NHHS rail station (one in Springfield and three in Hartford), and only six are locatzd
within the 20-minute PMA.

Dominated by health care and social assistance

According to data provided by the State of Connecticut DOL and the Massachusetts EOLWD, hospita’s
compose nine of the top 29 employers within the twmetro area, which are clustered in Hartford,
Springfield, Middletown, and Holyoke. The health care sector represent the largest share of workers
across all geographies (as high as 18 percent in the Z@inute PMA) and promises to be a strong
driver of employment in the coming decade (an observed national trend, due to the aging of Baby
Boomers and the need for additional healthcare services).

An influx of mid-to high-wage jobs

The two top sectors by employment growth (health care and social assistance, and professional, '
scientific, and technical services sectors) are expected to add both mahd highwage employment
opportunities within the study areas (average monthly earnings of approximately $4,000 and $6,31
per month, respectively). Growth in miéind highwage employment opportunities will likely influence
future housing demand and affordability levels within the region.
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Key Findings:

748 and 1,009 new units to be completed within submarket

According to growth scenarios provided by the real estate data firm, Reis, by 2021, Reis expects that
between 748 and 1,009 new units will be completed within the submarket, growing between 2.5
and 3.3 percent per year, on average. While vacancies and asking rents are expected to increase |
over the next five years in both the submarket and Hartford Metro area, as new apartment invent '
Is absorbed, asking rent growth in the submarket is expected to remain lower than that within the
Hartford Metro, overall.

Affordable rents in Enfield

According to firstquarter 2017 data provided by Reis, the average asking rent within the submarke
is $1,254 per month. According to rent data provided byiotPad as of July 2017, average asking
rents for apartments in Enfield range from approximately $1,130 for a ofmedroom unit to $1,683
for a fourbedroom unit. Average rents are fairly affordable, considerikgir Market Rents (gross
rent estimates provided by HUD that includes the cost of rent and basic utiliti@s)Enfield currently
range from $782 for a studio to $1,707 for a foutbedroom.

Demand for 225 to 450 units by 2027

Assuming between fiveand 10-percent of net housing demand in the 2@ninute PMA could
be captured within a 1.5mile radius of themulti-modal transit center the area could adequately
support the development of between 225 and 450 additional residential units by 2027.
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1.9 million square feet of available office space

According to data provided by LoopNet, an 4éine commercial real estate data source, there is
over 1.9 million square feet of available office space within the 2@inute PMA (1.1 million
square feet for lease and over 857,100 square feet for sale). Within the Hbile radius area,
there is approximately 77,240 square feet of available office space (29,340 square feet of
traditional office space for lease and over 47,900 square feet of medical office space for sale).

$10 to $19 per square foot

While average lease rates for office space in the 2@inute PMA range from $10 to $19 per
square foot per year, they are highest for traditional office building space ($18.85 per square
foot per year, net of expenses). Located just outside the station area on Main Street, there is
30,470 square feet of traditional office building space available for lease in the Bigelow
Commons (asking $13 square feet per year, net of expenses).

Demand for 540,540 square feet of office space by 2027

Based on the office supply/demand analysis, by 2027, there will be net new demand for nearly
540,540 square feet of office space within the 2@minute PMA. While there will likely be new
demand for new office space within the 2éninute PMA, particularly from the health care and
social assistance and professional, scientific, and technical service sectors (300,400 square
feet combined), much of this new demand could potentially be accommodated within the
existing supply of vacant office space (1.9 million square feet).
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876,600 square feet of available retail space

According to data provided by LoopNet, there is over 1.0 million square feet of retail space

available within the 20minute PMA (approximately 560,120 square feet for lease and 492,780
square feet for sale). Within the 1.5nile radius area, there is approximately 150,360 square feef
of available retail space (117,830 square feet for lease and 32,530 square feet for sale).

Major vacant retail space in the area

Based on 2017 data provided by the Directory of Major Malls, there is over 1.2 million square feet

of major retail shopping center space (complexes containing at least 100,000 square feet under;

roof) located the 1.5mile radius aread equivalent to 92.6 square feet of gross leasable area

(GLA) per person. The Enfield Square Mall contains 767,000 square feet of space, with only ong

remaining anchor store. With the rise of online shopping and shifting consumer buying habits,

more retailers are closing nationally and mall s | |

Focus on convenience retail needs

Given the large retail inventory in the area, it is not surprising that the PMA is currently
experiencingpa O0sur plusdé of retail sales (supply e
categories. In other words, other than retail aimed at serving the convenience retail needs of nev
1.5-mile radius area households and commuters, there is insufficient retail demand in the PMA
to accommodate retadled mixeduse development. The current oversupply of retail space in the
PMA was echoed in interviews with local real estate professionals.
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Why Perform a Financial Feasibility Analysis?

Theprincipal objectives for performing financial feasibility analyses wefa) to
determine the minimum development density (e.g., units of housing and
commercial square footage) and landse mix (e.g., residential, retail and/or office)
which could be financially viablé® permitting a sufficient market rate of return given
the associated risk for undertaking a development projeétand (b)to identify the
prospective residual land values (per acre of potential acquisition values) for each
redevelopment scenario, based on landse mix and a risk appropriate developer
return rate.
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