THESE MINUTES ARE SUBJECT TO APPROVAL BY THE BOARD OF FINANCE

The Board of Finance held a regular on Thursday, July 27, 2017 in the Council Chambers at the
Municipal Center, 3 Primrose Street, Newtown, CT. Chairman John Godin called the meeting to
order at 7:30pm.

Present: James Gaston, John Godin, Kelley Johnson, Mark Boland, Aaron Carlson
Absent: Sandy Roussas

Also Present: Finance Director Robert Tait, First Selectman Pat Llodra, Bob Rau, Cramer Owen
and Wes Thompson of the Economic Development Commission, Deputy Director of Economic
and Community Development Christal Preszler, Spencer Dragone and 1 member of the press.

VOTER COMMENT - None

COMMUNICATIONS — Mr. Godin introduced Spencer Dragone, a boy scout, who is attending
the meeting for a communication merit bag

MINUTES —Mr. Gaston moved to approve the minutes of the 7/10/17 meeting. Ms. Johnson
seconded. motion unanimously approved.

FIRST SELECTMAN REPORT - First Selectman Llodra informed the board regarding the
states non-budget. She has just received an alert to the members of COST and CCM saying we
will not be receiving $824,000 in revenue sharing and there will be adjustments to the ECS
grants if they don’t have a budget by the fall. It continues to be a very serious situation.

FINANCE DIRECTORS REPORT — Mr. Tait presented and explained a page from a moody’s
presentation from a meeting he attended (Attachment A).

UNFINISHED BUSINESS

Covered Bridge Tax Incentive — Bob Rau, Owen Cramer, Wes Thompson and Christal Preszler
provided The Business Incentive Program, School Impact Assessment, Housing Market Study
and Real Estate Analysis (Attachment B). The intent is to use a tax credit for IHOZ-10. The
town can support 250-360 multi-family housing and that includes the 180 proposed in the
Covered Bridge project. The developer does have the opportunity to build higher density but tax
abatement motivates him for lower density.

Christal Preszler explained that we are competing with other towns. We do not have enough density to
support the businesses here. The most significant out migration are empty nesters who want to down size,
there are not a lot of opportunities in town. College students are also not returning because there are no
options for them either.

Wes Thompson explained that the faster the build out the faster the property is assessed and the faster the
town gets the money.



The planning study looks as s though the project doesn’t have a lot of competition in that the rent per
square foot, is below the comparable.

First Selectman Llodra articulated that there is a market demand, what they are worried about is that there
is a finite number of people that are going to come to the area. Not all of projects are going to be
successful. Danbury is the economic center for the area. The towns around us are growing faster than we
are.

Mr. Gaston moved to take the Covered Bridge Tax Incentive off the table. Ms. Johnson seconded, motion

unanimously approved.

Mr. Gaston moved to approve the Covered Bridge Tax Incentive as presented, Ms. Johnson seconded.
Mr. Gaston said that the market will drive this and it will be built quickly. If the builder decides to do

830G then they can always come back to the BOF.
Mr. Boland suggested that they explore another alternative such as delaying sewer payments.

Ms. Johnson is worried that there is a slippery slope by giving an incentive to a housing developer and is
not in favor of it.

Mr. Carlson agreed that the project is going to be a huge win for Newtown and doesn’t see this incentive
being the driver.

Mr. Godin thinks the market will absorb the project but thinks we need to set a different tone in
commercial development. He will support it but with reluctance because he is already clearing the land.

Motion fails 1 ves {Godin) to 4 No (Boland, Johnson, Gaston, Carlson).

CIP Policy — Mr. Godin went through the current changes (Attachment C). 310-4, First
Selectman noted that capital projects cannot be brought to the BOF at any time and that language
should be changes. She is also struggling with the language in 310-6H and provided suggested
policy language (Attachment D).

310-6H the last sentence was put back in.

310-5A — The list encompasses everything. It was suggested to take out the list and “say some
examples are”.

310-7 - The sentence should be ended at prioritization and the rest of the paragraph is deleted.
First Selectman Llodra suggested a 10 year CIP rather than a 5 year. She suggests stretching it
over 10, it may not as aggressive but you still need good planning. Year one is a proposal,

everything else is a plan.

Mr. Godin will make the changes discussed and have it circulated for the next meeting.

Debt Policy — It will be discussed at the next meeting.



NEW BUSINESS
VYoter Comments — None

Announcements — Mr. Godin asked board members if they can not make the August 14™
meeting to please let him know.

Having no further business, the meeting was adjourned at 9:39pm

Respectfully Submitted,
Arlene Miles, Clerk



ZE 102 Aine 3IDIAYIS SHOLSIANI'S,AQOONW

UNSME| uoneonpy «
ssalsIp pJojeH «

uoinelbiw-1no ayelodion «

spuaJ} oiydelbowag «

SUMO}/SaIJO U0 saunssald [9A9] a)els Jo 1oedwl wid)-1abuo «
Ajuieueoun j9b6png aiels «

10]09G
JUBWIUIBAOS) |B20T | D Ul sebusjieyn Asy

T A TN



A o ey NG

TOWN OF NEWTOWN
BUSINESS INCENTIVE PROGRAM

PREAMBLE AND PURPOSE

The purposes of the Business Incentive Program are to encourage private investment, improve the physical
appearance of our commercial and industrial properties, expand the local economic base, support strategic
economic growth, encourage job creation and foster a healthy business climate within the Town of Newtown,

A focus on the improvement of properties within the business and industrial areas is found and declared to be in
the best interest of the Town of Newtown. Therefore, the Town of Newtown hereby broadens a Business
Incentive Program pursuant to CT General Statutes Sections 12-65b and 12-65h, meant to promote sustainable
and strategic economic growth that will benefit and improve the overail quality of life in our community. This
program is declared to be consistent with the Plan of Conservation and Development and the Strategic Plan for
Economic Development of the Town of Newtown.

Economic development efforts will focus on new business development within the industry clusters of
technology, communications and bioscience, the retention and expansion of existing businesses and the continued
revitalization and enhancement of Newtown’s business centers and corridor including, but are not limited to, the
Borough of Newtown, Sandy Hook Center, Botsford, Dodgingtown, Hawleyville and the South Main Street
Village District. Efforts will focus on job creation, promoting the redevelopment or reuse of abandoned or
underutilized commercial and industrial properties and streetscape improvements within the commercial areas of
Newtown,

APPLICATION AND ELIGIBILITY
Eligibility Requirements
1. The applicant may not be delinquent in taxes owed to the Town of Newtown.

2. Only those properties located within a village or design district, a commercial, mixed use or industrial zone are
eligible for this program.

3. The provisions of this program shall apply only if the improvements expand production and / or the capacity of
a business involved in at least one of the following uses:

a. Office

b. Retail

¢, Manufacturing

d. Warehouse, storage or distribution

e. Information technology

f. Recreational facilities

g. Research and Development

h. Incentive Housing Zone Rental Apartments

4. Proposed improvements, enlargements, or construction shall comply with all applicable state and local codes.
5. The applicant must provide appropriate estimates of cost of improvements and/or construction and compliance
with all requirements herein stated. The Town Building Inspector, or his designee, shall verify that construction
costs are properly stated in the application for a building permit.

EDC approved Feb 8 2017 ihzra



Application Procedure

Following initial discussions with the First Selectman and/or the Deputy Director for Economic and Community
Development, the prospect will be invited to submit an application for participation in the Business Incentive
Program. Application forms are available online and in the Economic and Community Development office.
Completed forms should be returned to the Deputy Director for Economic and Community Development.

The Economic and Community Development Deputy Director will review the application and present it to the
Economic Development Commission for comments and recommendations. Following these reviews, the
Economic Development Commission will forward the application, comments and recommendations to the First
Selectman for consideration.

The First Selectman’s office will inform the applicant of the status of the application and the incentives being
considered in this specific and individual case. Following discussion, possible negotiation, consultation with the
Town Attorney and if anticipated tax abatement exceeds $25,000 per annum, review by the Board of Finance,
the First Selectman will make his/her recommendation to the Board of Selectmen for review and action.

On approval by the Board of Selectmen, the application will be submitted to the Legislative Council.

If approved by the Council, it shall adopt a resolution authorizing the First Selectrnan to enter into an agreement
with the applicant.

General Conditions of Business Incentive Approvals

1. After final approval of any Business Incentive Agreement, including fixing the assessment of the real property,
work on the approved project must begin within twelve (12) months and shall be completed within twenty-four
(24) months. Any variation from this must be approved by the First Selectman upon approval by the Board of
Selectmen.

2. In the event that any term of the Agreement is disregarded by the applicant, including construction schedules,
the Business Incentive Agreement including the fixing of the assessment shall terminate and the full amount of
the tax that would otherwise be due the Town of Newtown shall become due and payable.

3. Should payment for taxes to the Town of Newtown become delinquent at any time during the agreement
period, the Business Incentive Agreement shall immediately terminate and the full amount of the tax that would
otherwise be due shall become due and payable.

BUSINESS INCENTIVES

Consideration requested by the applicant may include physical improvements to the property and/or the fixing of
assessment of real property pursuant to the schedule outlined below. The Town of Newtown may consider
alternatives to the schedule as allowed by the CT General Statutes, Section 12-65b and may consider fixing the
assessment of personal property in a manufacturing facility as allowed by CT General Statutes, Section 12-65h.

1. Physical improvement consideration may include the following; the one time Town subsidizing, whole or in
part of:

a. The paving of driveways or parking areas;
b. Site preparation including tree/branch removal, grading, earth moving or removal;
¢. Street or road improvement including drainage;
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d. Hook-ups to water, sewer, other utilities;

e. Infrastructure engineering;

f. Correction of other physical problems, i.e., brooks, rock ledge, etc,
g. Streetscape specific areas where specs are in place

2. Agreements to fix the assessment of rea] property will be based on the estimated cost of improvements and the
resulting increase in assessment of the property afier improvements. In the event that completion of physical
improvements and/or construction and costs thereof are less than those considered in negotiations, the Agreement
will be appropriately adjusted.

2. The Business Incentive Agreement shall be in effect as long as the property use remains as authorized in the
agreement.

b. The Agreement is no longer valid upon the sale or transfer of the property. An exception would be allowed in a
condominium project where the first buyer of an individual condominium property shall be granted the tax
abatement. The tax abatement would begin when the entire project receives the final C/O and terminate at the
original abatement agreement end date. Also, a new agreement may be negotiated with a new applicant

¢. The Town Assessor shall have the sole responsibility of determining the value of the assessment which is the
subject of the Agreement.

d. The Agreement shall be filed in the land records and a copy filed in the office of the Assessor.

3. Business Incentive Schedule: The Agreement for fixing the assessment of the real property and all
improvements thereon or therein and to be constructed thereon and therein, may utilize the following schedule for
determining the maximum amount and maximum period of time for which such agreement may be given.
However, the Town has the option to consider the alternatives allowed pursuant to CGS Section 12-65b.

Assessed Value Maximum Percentage
of increase in that may be
Real Property Fixed for Three Years

$0 to $100k 0%
$100k to $250k 20%
$250k to $500k 25%
$500k to $1mil 30%
$1mil to $2mil 35%
$2mil to $3mil 40%

Over $3mil 45%

If the project entails a large amount of personal property to be added, an additional incentive (multiplier to above
figures) will be considered as follows:

Assessed Value of Multiplier for
Personal Property Three Years

$0 to $50k 0.00
50k to $100k 1.10
$100k to $250k 1.15
$250k to $500k 1.20
Over $500k 1.25
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Town of Newtown
Business Incentive Program Application

Negotiations of Business Incentives will be conducted by the First Selectman. The findings and conclusions of
the First Selectman will be submitted to the Board of Selectmen for acceptance or denial. Board approved
applications will be forwarded to the Finance Board and Legislative Council for consideration and action.

Name of Company: &%{/ £ MMf NM z‘uﬂ} i<

Address: 2 M % MM/& d’%/“[14'%£¢

Company Contact: W éf & &%

Phone Number: 25’5 4'/7 (4 66 52

Types of Products Manufactured or Distributed:

Project Description: / jb W ﬂ!/}"

Estimated Cost of Proposed Improvements: #22 m -, 24 =2

(Attach itemized list of these costs and improvements¥

Number of Jobs to Be Retained in Newtown:

Number of Jobs to Be Created: é @yﬁ /?l/ % 52/,5(

shilly Lty S heze.

te Signature 6f Compan presentatwe

Completed applications should be returned to the First Selectman’s Office or the office of the Director of

Economic and Community Development.
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APPROVED

Economic Development Commission Date
APPROVED

First Selectman Date
Town of Newtown

APPROVED

Chairman Date

Legislative Council
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To: Anthony O. Lucera Date: May 30, 2017 Memorandum
Covered Bridge Newtown LLC

Project #: 26019

From: Valerie Monastra, AICP Re: Newtown School Impact Assessment
Steven Martini, AICP/PP

Background

VHB Engineering, Surveying, and Landscape Architecture, P.C. (VHB) has been retained by Covered Bridge Newtown LLC
to conduct a school impact assessment documenting the potential impacts associated with the proposed residential
development at 9 Covered Bridge Road (Map-Block-Lot 5-2-4) in the Newtown Public School District. The school impact
assessment quantifies the increased population of public school-age children generated by the development. This
document provides a detailed description of the study methodology, analysis, and findings. Newtown Comprehensive
School Enrollment Analysis and Projections, a study conducted in November 2014 by Milone & MacBroom, served as
additional support for this assessment.

Proposed Development

The proposed development at 9 Covered Bridge Road ("Proposed Project”) consists of 180 multi-family residential units
(6 residential buildings each containing 30 units) in the Town of Newtown, Connecticut. The Project Site is directly south
of Interstate 84, as noted in Exhibit 1, Project Location Map.

The Proposed Project will include 108 one-bedroom units, 54 two-bedroom units, and 18 three-bedroom units. Each
of the 6 residential buildings will contain 18 one-bedroom units, 9 two-bedroom units and 3 three-bedroom units. All
the buildings will be three stories in height with accessory parking spaces constructed below grade. There will be a total
of 156 parking spaces and 12 handicapped spaces. See Appendix A for proposed site plan.

Existing School District

Located in western Connecticut and Fairfield County, The Newtown Public School District contains 7 public schools,
including 4 elementary schools, 1 intermediate school, 1 middle schoo, and 1 high school. Table 1, Newtown Public
Schools Enrollment, displays the current enroliment at the schools.
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Ref: Newtown School Impact Assessment
May 30, 2017
Page 2

Table 1: Newtown Public Schools Enrollment

School Grade Current
Levels Enroflment*
Hawley Elementary School K-4 297
Head O'Meadow Elementary K-4 5 281
School
Middle Gate Elementary School K-4 375
Sandy Hook Elementary School K-4 366
Reed Intermediate Elementary 5-6 661
School
Newtown Middle School 7-8 752
Newtown High School 9-12 1,667
Total 4,399

Source; Newtown Public School District. *Enrollment Totals are as of
April 28, 2017.

The Proposed Project is located within the boundaries of the Head O'Meadow Elementary School Districtl. Thus, the
public school-age children residing in the Proposed Project will attend Head O'Meadow Elementary School, Reed
Intermediate School, Newtown Middle School, and Newtown High School.

Projection of School-Age Children

The number of public school-age children from a residential development is dependent on several variables including
housing type, number of bedrooms, and rent or sales prices. The following is an estimate of the total number of public

! Town of Newtown, Connecticut, Geographic & Property Information Application. Accessed May 25, 2017.



Ref: Newtown School Impact Assessment
May 30, 2017
Page 3

school children anticipated from the Proposed Project based on regional demographic multipliers and student
generation factors developed by Rutgers University, Center for Urban Policy Research (CURP) in June 2006, The school
children projections tend to be on the conservative side. Applying the CURP multipliers, the number of projected pubiic
school children to be generated by the Proposed Project is approximately 26 public school students, as noted in Table
2, Total Public School Children Generated by Proposed Project.

Table 2: Total Public School Children Generated by Proposed Project

Unit Type Number of Units | Student Multiplier | Public School Children
1-Bedroom 108 0.01 ' 1
2-Bedrooms 54 0.11 6
3-Bedrooms 18 1.07 19
Total 180 26

Source: Rutgers University, Center for Urban Policy Research: Residential Demographic Multipliers
- Estimates of the Occupants of New Housing, June 2006 {Connecticut, All Public School Children,
5+ Units-Rent, 1-BR, More than $1,450; 2-BR, More than $1,800; 3-BR, All Values)

Conclusion

When distributing the total number of public school children generated by the Proposed Project, it is anticipated that
each grade level will increase by approximately 2 students. Approximately 10 new public school children would be
added to the Head O’'Meadow Elementary School. Four public school children would be added to the enroliment at
Reed Intermediate School as well as 4 public school children at Newtown Middle School. Approximately 8 public school
students would be added to the enrollment at Newtown High School.

The Enroliment Analysis and Projections Study anticipates that a medium-growth rate is the best approach in planning
and forecasting future student enrollments in the Newtown Public School District?. The Applicant of the Proposed
Project anticipates full buildout and occupancy in 2019. Based on the medium-growth rate, the total enrollment
projection at the Head O' Meadow School for the 2019-2020 School Year is expected to be 259 studentss. [f the 10
new public school children are added to this expected enrollment total, the new enroliment total would be 269 students,
which 12 students less than the current enrollment at Head O'Meadow Elementary School (281).

2 Newtown Comprehensive School Enroliment Analysis and Projections, Milone & MacBroom, November 2014. Pg. 32
# Newtown Comprehensive School Enrollment Analysis and Projections, Milone & MacBroom, November 2014, Pg. 30.



Ref: Newtown School Impact Assessment
May 30, 2017
Page 4

The District-wide enrollment projection for the 2019-2020 School Year is expected to be 3,756 students, according to
medium-growth enroliment projections®. If the 26 new public school children are added to this expected enrollment
total, the new enrollment total for the School District would be 3,782. This is 617 students less than the current
enroliment of the School District (4,399). Thus, the Head O'Meadow Elementary School and the Newtown Public School
District overall would be able to absorb the new students generated by the Proposed Project at the time it is completed

and fully occupied.

* Newtown Comprehensive School Enroliment Analysis and Projections, Milone & MacBroom, November 2014, Pg. 26.



Appendix

Proposed Project Site Plan
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Covered Bridge Housing Market Study

Newtown, Connecticut

March 1, 2017

'/

EconNOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND Use Outcomes™
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Real Estate Analysis

ECONOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND Use Qutcomes ™




Covered Bridge Housing Market Study March 7, 2017

Methodology:

Real Estate Trends Analysis

In order to gain an understanding of local supply, demand, occupancy, and pricing factors for a broad range of
land uses surrounding the Project (15-minute drive-time contour), real estate trends were identified for a
variety of residential land uses (town houses, condos, and multi-family rental).

Interviews with Real Estate Professionals

4ward Planning sought the perspective of real estate professionals experienced with the local multi-family
real estate market to better understand current market opportunities and challenges. Calls were also made to
area apartment complexes recently constructed, in order to ascertain information on absorption pace.

Real Estate Supply/Demand Analysis

Based on the quantitative and qualitative analyses and findings identified in the preceding tasks, 4ward
Planning conducted a supply/demand analysis, identifying prospective areas of unmet demand for multi-
family residential product surrounding the Project, a portion of which could be captured by the project.
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Covered Bridge Housing Market Study March 7, 2017

Multi-Family Inventory: East Fairfield Submarket

According to second-quarter 2016 data provided by Reis, there are 12,870 apartment units within the East
Fairfield Submarket (encompassing the Covered Bridge project site). Apartment inventory in this Submarket
slowly but steadily increased from 2007 through 2014 (with 2,280 units delivered (a 23.3 percent increase
over 2007 inventory). A total of 2,214 units have been delivered from 2015 through second-quarter 2016, a
19.2 percentage increase over 2014 total inventory).

Apartment Submarket Inventory Trends

s=mm Completions {(SF} —Total Inventory (SF)
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Source: Reis; 4ward Planning 2016
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Covered Bridge Housing Market Study March 7, 2017

Multi-Family Inventory: East Fairfield Submarket

Nearly 87 percent of the total apartment inventory within the East Fairfield Apartment Submarket is
composed of either one- or two-bedroom units (44.6 and 43.0 percent, respectively). A relatively small 3.8
percent and 8.5 percent of inventory is comprised of three-bedroom units and studios, respectively. More
than a quarter of the apartment inventory within the East Fairfield Submarket was built prior to 1990 -
suggesting this housing stock would, likely, not be market-competitive with the proposed Covered Bridge
project. Forty-two percent of the Submarket's multi-family apartment stock was constructed after 2009 and
serves, generally, as competitive supply to the Covered Bridge project.

Apartment Submarket Building Age Characteristics Apartment Submarket Bedroom Unit Mix
Inventory By Vacancy Rate By Asking Rent by Eia,Bgco'r

Year Built Building Age

Before 1970 | | 12% 4, 4%

1970-1979 ] 10% 3.5% $1,274

1980-1989 b 4% 5.4% $1,374

1990-1999 [ He% 4.1% $1,682

2000-2009 [ he% 5.5% $1,729

After 2009 BT 12.7% $1,860

Al 100% 7.9% $1,512

Source: Reis; 4ward Planning 2016
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Covered Bridge Housing Market Study

Multi-Family Pipeline:

March 7, 2017

Multifamily Housing Authorizations:
East Fairfield Submarket, 2015

.1 Units  Percent

Danbury 479 58%
According to 2015 New Housing Authorizations data provided by the Sh,e'm" 152 e
Connecticut Department of Economic and Community Development  °ridgeport 102 2]
(DECD), there are 833 apartment units (five or more units) in the  °rockfield a1 5%
development pipeline within East Fairfield County (which includes Be_the' 28 i
Newtown and the proposed Covered Bridge project). As presented in the  Fairfield 13 2%
table to the left, the majority of these apartment units (479 units or 58  Stratford 10 1%

percent) are located within Danbury.

According to data provided by Reis (presented in
the table to the right and mapped on the following
page), within the 15-minute drive-time of the
Covered Bridge project, 704 apartment units have
been recently completed and 20 apartment units
are currently under
discussion with the leasing agent at Kennedy
Flats, half of the project’'s new apartment units
are currently occupied.

Source: DECD, 2015; Rels, as of 9/12/2016; dward Planning Inc., 2016

4WARD PLANNING INC

construction. Based on

Ridgefield 10 1%
Total B33

Apartment Pipeline: 15-minute Drive, 2016

Under

Status/Project Complete Canstruction  Total

-iBrookfield 285 - 285
Barnbeck Place 165 165
Brookfield Village Project Ph It 48 48
Residences at Laurel Hill 72 72

-/Danbury 419 20 439
1 Kennedy Flats 374 374
Toll Brothers 20 20
Town Line Commons 45 45

Total T04 20 724
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Multi-Family Pipeline: 15-Minute Drive-Time Contour

Subsidized/Low
Income |
1

6%

Condomini f
ums
™k

@

Danbury

.' Apartment m‘t}, 0
e ez
o Condominums v

.' Townhomes

Source: Reis; 4ward Planning Inc., as of 9/12/2018
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Multi-Family Asking Rents & Vacancy

According to Reis {and confirmed by local real estate professionals), as Apartment Asking Rent
of the second-quarter 2016, the average asking rent within the East
Fairfield Apartment Submarket is approximately $1,573 per month,
with the average effective rent (after rent concessions and waived
fees) at $1,522 per month (it should be noted that average rents take
into consideration older apartment stock, as well as newer apartment ~
units). The Covered Bridge apartment project has an average projected E
rent of $1,904 per unit. The below chart illustrates Submarket vacancy s
rate trends in relation to rental rate trends, and shows a steadily rising I
vacancy rate (at an estimated 8.8 percent, as of June 2016) - projected
to increase through 2018, before leveling off in 2019. wtudio -8R 2 BR

B East Fairfield County Fairfield County

$1,474
$1,843
$2,299
$3.012

> I 51080
© I o005
e

Apartment Submarket Rent and Vacancy Trends

== Average Asking Rent $ Average Eff Rent $ = fAverage Vacancy Rate
$1,800 12%

S| 0%

» $1,400 —
S $1,200 — 2.8% 8%

=2}
Vacancy

0%
1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Source: Reis; 4ward Planning 2016
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Covered Bridge Housing Market Study

Multi-Family Asking Rents & Vacancy

The table at right identifies apartment rent metrics for
three’ Submarket area multi-family rental projects:
Abbey Woods (Danbury), Kennedy-Flats {Danbury), and
Barnbeck Place (Brookfield), the East Fairfield
Apartment Submarket (Q2 2016 averages); and, for
comparison, the proposed Covered Bridge project.

It should be noted that the average rent metrics for the
East Fairfield Apartment Submarket are hased multi-
family rental buildings which range greatly in age -
from the early 1960s to those recently built.
Consequently, the monthly per-square-foot rents are,
generally, substantially lower than those of the other
rental projects exhibited. Nonetheless, on a square-foot
basis, the proposed Covered Bridge projected rents
compare quite favorably against other newer market-
area rental projects, with the exception of its three-
bedroom-unit offering - where the projected monthly
square foot rate is substantially above the three-
bedroom rates for Abbey Woods, Kennedy Flats, and
the average Submarket apartment rent.

4AWARD PLANNING INC

Abbey Woods
Square Feet
Monthly Rent
Rent/S.F./Mnth

Kennedy Flats
Square Feet
Monthly Rent
Rent/S.F./Mnth

Barnbeck Place
Square Feet
Monthly Rent
Rent/5.F./Mnth

East Fairfield Submarket

Q2-2016
Square Feet
Monthly Rent
Rent/s.F./Mnth

Covered Bridge
Sguare Feet
Monthly Rent
Rent/S.F./Mnth

885
$1,426
$1.61

730
51,410
$1.93

March 7, 2017

Project Area Rents
2BR 3BR
1,160 1,906
41,858  $2,528
$1.60 $1.33
1,101 1,906
$1,961 52,528
$1.78 $1.33
1,210 NA
52,175 NA
$1.80 NA
1,208 1,387
51,680  $2,095
$1.40 $1.51
1,210 1,515
$2,010  $2,151
51.66 $1.42

Source: Reis; 4ward Planning 2016
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Multi-Family Growth Trends & Forecasts

According to Reis, over the past five years, the apartment inventory growth in both Fairfield County and the
East Fairfield Submarket has been extremely strong, with annualized growth of 3.0 and 2.6 percent,
respectively, as compared to 1.2 percent for the entire U.S, apartment market over the same flve-year period.
Reis forecasts that annualized inventory growth will slow considerably for Fairfield County (1.8 percent) but
remain relatively strong for the Submarket (2.4 percent) over the next five years. Annualized asking-rent
growth within the East Fairfield Apartment Submarket, over the next five-years, is projected to remain well
above inflation for all categories of bedroom counts, save for three-bedroom units, according to Reis. Studio
units, in particular, are expected to experience rising annualized rent growth, as increased demand for such
units outstrips existing supply, over the next five years.

Apartment Inventory Growth Trends and Apartment Submarket Asking Rent Growth

Forecasts (Annualized) R

=]
5-Year Trend B 5-Year Forecast ]
x AN
~
: 2 [}
o ;"'-J - NO
5 o~
. ee I I I
1 B
East Fairfield United S
Fairfiekd County States Studio 1 Bdr. 2 Bdr. 3 Bdr.
County

Source: Reis; 4ward Planning 2016
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Multi-Family Construction & Absorption

The construction/absorption ratio measures, in a given period, the Apartment Construction/Absorption Ratio
degree to which completed residential units are occupied (rented). (LU )

The lower the ratio, the healthier the indicator for demand. As the WS Year = 5-Year Forecast

ratio rises, it is an indicator of supply increasingly outpacing demand. pe

On an annualized basis, over the past five years, the average
apartment construction/absorption ratio within the East Fairfield
Apartment Submarket has been 1.2 (similar to the County, overall). S B

According to Reis, this ratio is projected to remain constant over the
next five-year period, slightly better than ratio for all of Fairfield
County over the same forecast period. East Fairfield County  Fairfield County

Apartment Submarket Completions and Absorption Rates by Year
= Constr/ Absarp Abs/Occ Stk %

o =~
o Qo 0

E= )
o O
Constr/ Absorp

[
(=}

[N
o
L ORr NWE OO

Abs/Occ Stk %

|
K

0 -_ -— - - - - — = = - - - — — —

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Source: Reis; 4ward Planning 2016
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Covered Bridge Housing Market Study March 7, 2017

Multi-Family Absorption Analysis:

The multi-family construction/absorption ratio measures the degree to which completed residential units are
occupied, within a given time period. So, for example, if 100 apartment units were completed and 20 of these
units were occupied (rented) within three months after completion, the annualized construction/absorption
ratio would be 1.2 or an average of 6.7 units per month (a 6.7 percent monthly absorption pace). If, instead,
10 units were occupied within three months following completion, the annualized construction/absorption
ratio would be 2.5 or an average of 3.3 units per month (a 3.3 percent monthly absorption pace).
Consequently, market-area apartment absorption ratios approaching 1.0 are indicators of a relatively strong
demand for units, versus metrics further from 1.0

In order to identify current absorption pace having relevance to the proposed Covered Bridge project, 4ward
Planning examined Reis second-quarter and year-to-date 2016 construction/absorption ratios for the East
Fairfield Apartment Submarket, and for comparison purposes, Fairfield County, exhibited below:

Construction/Absorption Ratios

Second Quarter 2016 Year-to-Date Average
Units Units  Cons/Abs Units Units  Cons/Abs
Submarkets  Built Absorbed Ratio Built Absorbed  Ratio
East Fairfield
Submarket 165 103 1.6 80 80 1.0
Fairfield County 297 140 21 149 263 0.6

Note: Second Quarter 2016 and YTD average metrlcs are for the period ending June 30, 2016

Source: Reis; 4ward Planning 2016
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Multi-Family Absorption Analysis:

The second-quarter and yearto-date construction/absorption ratios for the East Fairfield Apartment
Submarket (1.6 and 1.0, respectively) are indicative of relatively strong market demand for multi-family

_ rental units. The second-quarter construction/absorption ratio for Fairfield County is not as strong as that )
for the East Fairfield Apartment Submarket (2.1 versus 1.6), but its year-to-date construction/absorption
ratio of 0.6 is a stronger metric than that for the East Fairfield Submarket.

The below table presents Reis’ five-year forecast for annualized construction/absorption within the East
Fairfield Apartment Submarket and Fairfield County:

Construction/Absorption Ratios
Annualized Five-Year Forecast

Units Units  Cons/Abs
Submarkets Bujlt Absorbed  Ratio
East Fairfield
Submarket 309 251 1.2
Fairfield County 682 534 13

Note: Average is over the period ending December 31, 2016

As exhibited in the above table, Reis projects relatively strong absorption over the next five years for both the
East Fairfield Apartment Submarket and the Fairfield County apartment market - both suggesting a
favorable environment for the proposed 180-unit Covered Bridge development. These findings align with the
strong demand observed by local real estate professionals.

Source: Reis; 4ward Planning 2016
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Atackhments €

Chapter 310 Capital Improvement Plan

Section 310-1 Goal:

A.

The goal of the Board of Finance in adopting this regulation is to:

(1)

Prioritize on a Town-wide basis, proposed major capital projects. The term ‘Town-wide’
shall include both the Municipa! and Education side needs;

(2)

Establish a financially prudent level of debtservice-spending for such capital projects;

(3)

Integrate financial planning, budgeting and debt issuance for Town-wide capital projections.
(4)

Encourage thoughtful, economical and prudent project design.

B.
This Capital Improvement Plan (CIP) regulation hereby:
(1)

Creates a process by which the Board of Finance adopts a proactive position regarding the
Town-wide capital expenditures;

(2)

Creates a process by which the Board of Finance identifies, categorize, prioritizes, evaluates,
justifies, monitors, postpones or eliminates proposed capital expenditures;

(3)



Creates a process by which the Board of Finance and Legislative Council work compatibly in
enacting Subsections 310-1A and B.

Section 310-2 Annual Review

The Capital Improvement Plan is Newtown'’s Town-wide five-year strategy regarding major
capital expenditures of a non-recurring nature. The CIP is based on assigned priorities which
consider Town-wide need, desires and mandates for various improvements and coincides with
Newtown'’s current and anticipated financial capabilities to finance such improvements. The CIP
shall be reviewed at least annually by the Board of Finance. The Board of Finance shall amend
the CIP as required to address changing priorities and maintain the CIP at a five-year projection
time frame.

Section 310-3 Implementation and Amendment

The Board of Finance and Legislative Council, in accordance to the methods and procedures
contained herein, are hereby charged with the responsibility of implementing the goals
expressed above in Section 310-1 and ali changes, additions and deletions to the CIP. In
addition, the Town Financial Director, First Selectman, Chairperson of the Board of Education,

Superlntendent of Schools;%m#mmmm;mwmmwm

. d-Use-representativesDapartmantofPublic-
W%Eitﬁ%m%@m@w;ﬂpm
reguast-may advise the Board of Finance and Legislative Council, but do not have voting
privileges.

Section 310-4 Presentation of Proposed Capital Projects to the Board of Finance

Proposed capital projects may be brought to the Board of Finance at any time; however, except
for exigent circumstances, proposed capital projects which-were-not be-includedpresented in
that year's annual capital improvement plan uslesssubmitted-by the Board of Selectmen or
Board of Education in-its-Capitalimprovement-shall not be consideredPlan-propesaito-the-
Board-ofFinance-by-itsfirstregulardy scheduled- meeting in-September until the next -year’s CIP
review. The Unlessagreed-otherwise-by-tha Board-ofFinance the-Board of Selectmen and

Board of Education shall submit its five-year projected CIP proposal no later than the first
regularly scheduled Board of Finance meeting in September. The Board of Finance shall hold its
review period from September through November.




Section 310-5 Eligible Capital Projects

To be eligible for inclusion in the CIP, a proposed capital project shall have an estimated cost
that is at least 0.25% of the Town-wide budget for the year in which the request is made. {LoCip
language redacted.) Listed below are some of the guidelines which would make a request
eligible for inclusion in the CIP, assuming the proposed capital project meets the 0.25%
requirement set forth above:

A
Capital projects requiring debt obligations;
B.
Acquisition or lease of real property;
[oN
Purchase of major equipment and vehicles with life expectancy of five years or more;
D.

Construction of new building facilities, including engineering, design and other preconstruction
costs;

E.

Major building improvements that are not routine expenses, including those that substantially
enhance the safety of the occupants of the building and/or the longevity of the building itself;

E.

Major equipment or furnishing required for new building or other project;
G.

Major studies requiring the employment of outside professional consultants;

H

Conformitywith-the Town of Newtown Debt Management Rolicy parameatarFormer comment
in H. should be outlined in Debt Policys-




Section 310-6 Process Qverview

All requests for inclusion in the CiP shall adhere to the following process and shall be submitted
on a form as prescribed by the Town Financial Director;

A,

Each Town department shall submit to the Board of Selectmen a prioritized list of proposed
capital projects;

B.

The Board of Selectmen shall identify, categorize, prioritize and approve Municipal capital
projects to include in the CIP proposal. Likewise, the Board of Education shall identify,
categorize, prioritize and approve capital projects it proposes to be considered for placement
on the final approved CIP. '

(o

The Board of Selectmen and the Board of Education shall also include in the CIP request(s):
(1)

The identification of any revenues, grants or reimbursements anticipated each year;

(2)

A financial impact statement provided by the Town Financial Director inclusive of potential cost
avoidance annually_where appropriate;

(3)
{LoCIP language removed)

D.

The Town Financial Director will review and compile two lists (Municipal and Board of
Education) to be presented to the Board of Finance. The comprehensive Town-wide CIP should
reflect complete financial impacts by project including, but not limited to: total project cost net
of applicable grants, estimated bond interest, potential revenue, and potential cost-avoidance;_
For Bob, how practical is this level of detail?

E.



The Board of Selectmen and the Board of Education shall then present their prioritized capital
project requests to the Board of Finance.

E.

The Board of Finance shall consider all capital project requests made through this process and
determine those that shall be recommended for inclusion in the CIP and those that are tao be
rejected or postponed. If rejected, the proposed project may be resubmitted by the
appropriate Board at the next annual CIP process initiation. If a proposed capital project is
approved but postponed to a later date within the CIP five-year plan the request shall be
reviewed by the Board of Finance with respect to its new priority level,

G.

The Board of Finance shall prioritize, on a Town-wide basis all requests it approves for inclusion
in the CIP, and establish a time frame for proceeding with each capital project. (Surplus
language eliminated.)

H.

The Board of Finance shall forward its recommendation to the Legislative Council by the first
regular meeting of the Legislative Council in December. The Legislative Council may accept the
plan in its entirety, reject any item, postpone any item, or reduce any item in capital costs, or
change any priority. Any increase in proposed capital expenditures for a capital project that
weouldinerease-debt-senvicecosts-shall be referred back to the Board of Finance for further
review and recommendation and include written comment from the Legislative Council as to its
reasoning and rationale. Within thirty days of receipt by the Board of Finance of said written
comment, the Board of Finance shall resubmit its recommended five-year CIP plan, noting any
changes it has made, Wmmmmmmmmmwm
MW#W@&&S&GM%M%

I=

Within the recommended CIP from the Board of Finance to the Legislative Council, the proposal
will include which of the capital projects in the first year of the five year plan will go to
referendum and which projects will be approved by the Legislative Council outright, Board of
Finance and Legislative Council considerations relative to referendum and approval outright
shall include those issues identified in Section 310-7. Should the Legislative Council not approve
the referendum and outright approval of the first of the five-year plan recommended by the
Board of Finance it shall return its recommendation to the Board of Finance with explanatory



analysis. Upon said receipt by the Board of Finance it shall have thirty-days to make further
reconsideration or recommendation to the Legislative Council. Thereafter, the Board of Finance
shall have no further recommendations on the issue.

Section 310-7 Prioritization

The Board of Finance and Legislative Council shall consider the following criteria during its
prioritization, and rate each category -5 to 0 to 5, (-5 being most negative reason to support the
project/referendum, O being of no significant issue or influence to oppose or support the
project/referendum, and 5 being of most significant influence or reason for supporting the
project/referendum.)

A
The cost of the capital project;
B.
=

The start and completion timing of the capital project in terms of efficiencies, practicalities
and/or coordination with other capital projects;

D.

The source of financing relative to our and/erDebt Service Policy guidelinespararmeters;
E.

The impact on future operating budgets

E.

The need of the capital project;

G.




Section 310-8 Legislative Council’s Return of the Five-year CIP to the Board of Finance

The CIP approved by the Legislative Council shall be the single and final adopted CIP for the
Newtown Town-wide body; except should the Legislative Council not return a proposed plan by
the Board of Finance for further review within sixty days of its submission, and not pass the
final CIP, including referendum recommendations passed by the Board of Finance, then the CIP
recommendations shall be the single and final adopted CIP Plan for Newtown Town-wide.
Should the Board of Finance fail to act on the CIP within the time frame expressed in Section
310. The Legislative Council shall act without input from the Board of Finance. Which Section
3.10 is being referred to here?

Section 310-9

All capital projects which are proposed for the ensuing fiscal year and included in the final CIP
by the Legislative Council shall be included as proposed expenditures in the budget presented
to the Board of Finance for the upcoming fiscal year. Except for exigent circumstances, any
capital improvement expenditure that falls within Section 310-5 of this plan regulation and is
not contained in the CIP shall not be considered for implementation




Pt achoment O

Bonding for Capital Items and the Referendum Process

Charter Requirements

* Any one ltem at or larger than $1.5 million must go to referendum
* The Legislative Council can approve for bonding capital items that, in total, are equal to or less
than the value of | mil (approx. $3 million)

Determining which of the remaining items (less than $1.5 million per) should go to referendum and
which should be acted upon by the LC, within their total $3 million authority:

*Items that are one phase of a multi-phase project should go to referendum;

*The most costly of the remaining items in that capital plan should go to referendum in consideration of
the intent of the Charter to give voice to the voters as much as possible and prudent;

*Items that are time sensitive, needing near-term action, should go to referendum;

*Items that are of public-safety concern should be acted on by the LC.



