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Objectives

Centerplan Development Company, LLC engaged RCLCO to conduct a
high-level, preliminary market analysis for a potential infill

redevelopment opportunity located in  downtown Middletown,
Connecticut.

The site spans 11.5-acres, and Centerplan’s objective is to understand
the depth of demand for rental and for-sale residential product, realizing
that this is a relatively new offering in this marketplace.

RCLCO performed the following tasks in order to complete the

analysis:

+  Compiled and analyzed economic and demographic data for the
Middletown market, as well as broader Middlesex County and
Hartford metropolitan region.

= Visited and evaluated the subject site in order to develop a greater
understanding of the market.

*  Surveyed existing for-rent and for-sale residential product with the
Middletown market.

= Prepared recommendations and strategies regarding overall
market feasibility and program based upon an analysis of
competitive residential projects.

* Recommended a preliminary project scale, unit mix, and price
points/rents, based on a preliminary projection of likely demand for
rental and for-sale residential product,

* Examined and synthesized economic and demographic data that
further characterizes existing renters and homeowners within the
market.

Given that in-town housing of this nature has not been delivered in
Middletown in quite some time, direct consumer research will probably
be required to size the market more precisely, and confirm its
willingness to pay premium rents/prices, but this effort has not yet been
completed.
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Key Findings

We have concluded that this market would be well-served with
contemporary, in-town, rental and for-sale housing—a product
that is not currently available in Middletown, and that such an
offering could achieve a significant premium to the
marketplace.

There is a pool of existing renters capable of paying rents

supportive of new construction—the target customer group

for the subject property includes young professionals and

empty nesters

o While the despest segments of the marketplace, which
includes families, are best served by affordable and workforce
housing, roughly 10% of the marketplace—which is defined as
households living with eight miles of Middletown—can pay
premium rents

o We hypothesize that given the walkabillity, charm, and
amenities of the town, a meaningful subset of this group might
opt for an in-town alternative if available and compelling

Case study evidence suggests that high quality housing of

this type can achieve a premium of 25% to 30%, and that the

subject site should achieve rents approaching $2.00 per

square foot

o Current top-of-market rents within the Middletown market are
slightly more than $1.50 per square foot

These rent levels should support wood-frame, mid-rise

construction—designed to wrap residential units around a

parking podium, which can achieve an urban streetscape

o Over time, the project might support 225 to 275 units,
recommend beginning with a first phase of 125 to 175 units

o Project planning might contemplate several “identities™ within
the community, which includes younger singles and couples,
mature renters by choice, and empty nesters
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While new to the marketplace, we hypothesize that there is an

opportunity for for-sale, in-town housing, which might include

townhomes, flats, and hybrid units that offer private roof

decks

o Buyers are most likely to be move-down/empty nesters, and
some first time homebuyers

o Target prices, subject to confirmation, should be in the
$300,000 to $500,000 range

o A well-executed project should achieve 25 to 30 sales per year,
three to four years of marketing should total 100 to 125 units

Aerial of Subject Site within Region

Easl Haddea)n

Source: Google; RCLCO
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Subject Site Analysis

*

The subject site is located along Middletown’s prime,

downtown corridor

o The site is walkable to an array of dining and shopping
destinations

o Downtown Middletown has a vast supply of beautiful,
historical architecture that lines the city streets

The site is ideally situated between employment centers

o Although the subject site is located in an urban environment,
the site is close to several thoroughfares that connect directly
to 1-91

o The location allows for reasonable everyday commutes to
Hartford as well as New Haven

The site is well-connected to the Middletown Area Transit

system

o The bus routes offer transportation access for surrounding
Middletown as well as other adjacent municipalities

o The “M-Link" route connects downtown Middletown and
Westfield Meriden Mall, which is located west of the subject
site

Middletown boasts a strong base of education and health

institutions

o Middlesex Hospital, Connecticut Valley Hospital, and
Riverview Hospital for Children and Families are all located
within two miles from the subject site

o The entrance to Wesleyan University is located at the corner
of Washington St. and High St., and the campus spans south
and west from this intersection

Aerial of Subject Site, Downtown Middletown

Source: Google; RCLCO
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