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February 14, 2017

Attorney John W. Knuff
Hurwitz Sagarin Slosberg & Knuff, LLC
147 North Broad Street
Milford, CT 06460-0112

RE: Proposed Apartment Development
10.79 Acres
100 Oakview Drive
Trumbull, CT

Dear Attorney Knuff:

At your request and authorization, | have prepared a market analysis on the proposed 202 Unit
Apartment complex on about 10.79 acres of improved land located on the east side of Oakview
Drive, Trumbull Connecticut. The scope of this assignment is to analyze the current and estimate
future real estate market conditions that will impact demand for the development of the subject
property as a residential apartment development, as well as, to identify current and future housing
demand trends based on property type linkages, lifestyle, generational and economic factors as
well as to identify supporting commercial uses that will enhance value.

This is a general consulting report and is not a consulting appraisal report or appraisal
report as defined under the Uniform Standards of Professional Appraisal Practice
(USPAP). The date of this analysis is January 27, 2017.

Pertinent current Trumbull Connecticut Town records were examined including Trumbull, CT
Building Department, Zoning, and Assessors records, State of Connecticut Department of
Housing, Connecticut department of Labor, CERC, University of Connecticut Center for Real
Estate and Urban Economics and related publications, Federal Reserve Bank data, US Census
Bureau, US Department of Labor, National Association of Home Builders, National Multifamily
Housing Council, Connecticut Association of Home Builders, National and Connecticut
Association of Realtors, Urban Land Institute, Institute of Real Estate Management , Multi-Family
Housing News, The Warren Group, Reiss Reports, Major Real Estate Firms research reports,
ESRI and STDB demographic service and others sources as noted .

Primary data was developed by this office which included field interviews of property owners and
managers, examination of Multiple Listing Service, Internet research and verification, interviews
with the Trumbull Town Assessor, Brokers and Appraisers.
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Conclusion

The following data is clear that the current state economic conditions are having a profound impact
on the marketability of both residential single family housing and office and industrial space.
Demand is focused on growth, not a static population or declining population. The primary driving
indicator for demand is employment. The fact that the State of Connecticut has still not recovered
fully from the loss of basic employment from the 2008 financial crisis is an indicator of static
demand. Compounding this is the threat of more major employers leaving the State of Connecticut
due to the burdensome tax structure and adverse psychographics. It is difficult at best to project
future demand until some economic clarity develops.

The subject property is located in a municipality recognized as an upscale community with good
psychographics that is clearly demonstrated in the lifestyles which residents currently enjoy in
Trumbull. These lifestyles are in the mid to upper household income levels as well as having good
rankings for net worth. The preponderance of the residential lifestyle preference for Trumbull is
single-family homes while due to lifestyle change preferences, there are only 340 market rate
apartment units with high occupancy rates in Trumbull. Trumbull does provide a vibrant business
district which is located along CT RT 8 and CT RT 15 corridors. The subject property is
strategically located to employment nodes around the States of Connecticut and New York. It
enjoys favorable highway access to Interstate 95 as well as an access to Bradley International
Airport in Windsor Locks, Connecticut, Westchester Airport and the New York Area Airports.
Public transportation in Trumbull is provided by the Bridgeport Transit District (bus route), which
has a stop near the subject site.

The subject site is located near the southern town boundary of Trumbull. Transportation linkages
are predominantly vehicular via CT RT 15 (AKA Merritt Parkway), CT RT 25 and CT RT 8. The
subject property also fronts on CT RT 15 along its northern property line having high roadway
visibility for the site. The subject site is about 10.79 +/- acres currently improved with a 78,000-
square foot vacant office building suffering from External Obsolescence.

This housing paradigm shift creates a challenge to rethink the design of residential properties,
single family and multifamily. A potential developer will be concerned about time that it will take
to gain municipal and state approvals and the supporting demographics and economics that will
be driving property type, size, amenities and other pertinent factors.
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(Continued)

Multifamily development falls into two categories; apartments and multifamily residential
(condominiums, duplexes, zero lot line units). The trend is greater towards apartments. Apartment
design nationwide is trending to smaller units with high-end finishes, appliances, on site amenities
and good current communications. This criterion meets the demand of the millennials who
interpret their lifestyle as mobile, to move where the jobs are, and not commit to a long-term
residential obligation such as owning a home. Active adults and empty nesters are more active
and “tech savvy” today than in the past and seek similar amenities as millennials and a more
maintenance free lifestyle. This lifestyle change has moved the threshold age to purchase a
home up to about 34 years of age for the millennials. They also seek walkable and transit-oriented
communities. Therefore, most of the apartment development has been in major metropolitan
areas. A reason for the significant amount of high end development is the increasing cost of
construction which has forced the developers to target the luxury market and better quality
construction.

A major part of this report focuses on the Connecticut economic conditions. Typically, when a
market experiences employment growth it fosters population growth which increases demand for
residential housing. With the Connecticut economy, the increasing state debt, loss of jobs and

sluggish economy has fostered an increase in uncertainty. One can measure risk but cannot
measure uncertainty. The result of this increased uncertainty is households delaying the decision
to purchase of a home and opting to rent an apartment. Hence an additional rental demand factor.

Another reason for demand for the proposed apartment development is its location in Fairfield
County Connecticut. Trumbull is strategically located to primary employment nodes in CT & NY,
has a good transportation network, strong well educated labor pool and favorable lifestyle.

The subject site and use is currently an island of office and commercial uses suffering from
External Obsolescence. The location is surrounded by residential uses and a school about a half
mile to the west. There are many properties for lease or sale. Sacred Heart university purchased
the former GE headquarters site in nearby Fairfield. The Sacred Heart property directly across
the street from the subject may soon be vacant. The roadways and linkages that exist are better
suited for residential development and supporting neighborhood retail and other related uses.
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Conclusion (Continued)

Therefore; based on the preceding data the subject property would best be developed for
residential multifamily apartments. The proposed apartments lend itself to the character of
Trumbull as an upscale/middleclass neighborhood. The proposed development also fills a
residential void by increasing housing options. The development offers the option to retain existing
residential by meeting shifting lifestyle changes taking place today.

1)

2)

3)

4)

5)

6)

7

The current market conditions should not be viewed as a perpetual negative and reason
for inaction, but as an opportunity to plan and structure the subject site’s development to
meet current and future residential demand. Creating a well thought out development and
incentive plan prior to an improving market and bringing it to market as the market
improves is a strong incentive in and of itself. Any developer would welcome a pre-
established development plan that incorporates incentives, use and design standards that
reduces the approval process time to a developer. To a developer this equates to reduced
development soft costs.

The current demand for office and industrial properties is weak. These property types
should continue to experience weak demand in the foreseeable future. This is supported
by competitive properties with better access and location when compared to the subject
property. The weak demand is further supported by the number of vacant, for lease and
for sale office and industrial properties currently on the market.

Trumbull is an upscale Fairfield County residential bedroom community benefiting from its
proximity to major employment nodes and is within reasonable drive times to these
employment nodes in southern Connecticut and New York. Trumbull also has its own
employment node.

The current Life Style Segmentations profiles of Trumbull, result in a range of moderate
to upper income levels and net worth. To retain residents and improve lifestyle, developing
the subject site as a residential apartment, will meet current and future demand and
stabilize and enhance real property values in the immediate area.

The redevelopment of the subject site will transform the subject area from a declining
commercial area to a vibrant contemporary residential neighborhood. The proposed
development is an impressive neighborhood design.

The proposed apartment development is in demand based on current and future lifestyle
demand for Millennials, Gen X, Baby Boomers (active adults, empty nesters & seniors).
The proposed development will have a positive fiscal impact on the Town of Trumbull.

On the following pages please find a summary of the supporting data.

Respectfully:

Stanley A. Gniazdowski, CRE, CCIM
Consultant/ CT Certified General Appraiser RCG 0000237
My License Expires April 30, 2017
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PURPOSE OF THE ANALYSIS

The purpose of this analysis is to determine if demand exists for a proposed 202+/- unit apartment
complex exists for the subject site. Develop demand based on current and future lifestyle(s) for
residential apartment use.

MARKET DEFENITIONS

Source: The Dictionary of Real Estate Appraisal,

Sixth Edition; published by The American

Institute of Real Estate Appraisers, 2015
Market Rent
The most probable rent that a property should bring in a competitive and open market reflecting the
conditions and restrictions of a specified lease agreement, including the rental adjustment and revaluation,
permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase options,
and tenant improvements.
e Lessee and Lessor are typically motivated;
e Both parties are well informed or well advised, and acting in what they consider their own best interests;

e Areasonable time in allowed for exposure in the open market;

e The rent payment is made in terms of cash in U. S. dollars, and expressed as an amount per time
consistent with the payment schedule of the lease contract; and

e The rental amount represents the normal consideration for the property leased unaffected by special
fees of concessions granted by anyone associated with the transaction.

Apartment

A structure containing one or more rooms designed to provide complete living facilities for one or more
occupants.

Condominium (Common Interest Community)

A multiunit structure or property in which persons hold fee simple title to individual units and an undivided
interest in common areas.

External Obsolescence

A type of depreciation; a diminution in value caused by negative external influences and generally incurable
on the part of the owner, landlord, or tenant. The external influence may be either temporary or permanent.

Single Family House

A dwelling that is designed for occupancy by one family.

Mixed Use Development

An Income producing property that comprises multiple significant uses within a single site such as retail,
office, residential, or lodging facilities



DEFINITIONS (Continued)

Demand

The desire and ability to purchase or lease goods and services; in real estate, the amounts of a type of
real estate desired for purchase or rent at various prices in a given market for a given period of time.

Demography

The study of population and population change

Market analysis

1). The identification and study of the market for an economic good or service. .2) A study of market
conditions for a specific property type.

Marketability

The relative desirability of a property for sale or lease in comparison with similar or competing properties
in the area that is a property with poor marketability would be inferior to competing properties in terms of
location, condition, access, Etc. Conversely, a property with good marketability has superior features or
condition in comparison with competing properties.

Market rent
The most probable rent that a property should bring in a competitive and open market reflecting the
conditions and restrictions of a specific lease agreement, including the rental adjustment and revaluation,

permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase options
and tenant improvements.

Psychographics

Market research or statistics classifying population groups according psychological variables (as
attitudes, values, or fears); also: variables or trends identified through such research

Zoning

The public regulation of the character and extent of real estate use police power; accomplished by
establishing districts or areas with uniform restrictions relating to improvements; structural height, area,
and bulk; density of population; in other aspects of the use and development of private property.

Extraordinary Assumptions

“An assumption, directly related to a specific assignment, which, if found to be false, could alter the
appraiser's opinions or conclusions.”

Comment: Extraordinary assumptions presume as fact otherwise uncertain information about a physical,
legal, or economic characteristics of the subject property; or about conditions external to the property,
such as market conditions or trends; or about the integrity of data used in any analysis.

Extraordinary Assumptions were utilized within this analysis.

Hypothetical Conditions

“That which is contrary to what exists but is supposed for analysis.”

Comment: Hypothetical conditions assume conditions contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of the data used in an analysis.

Hypothetical conditions were utilized within this analysis.

4



SCOPE OF THE ANALYSIS

The scope of this assignment is to develop within a reasonable degree of probability, based on
current data, lifestyle and economic conditions, the current residential apartment demand for the
proposed development of the subject property. The investigations, activities and tasks completed
during this analysis included, but were not limited to, the following:

The subject property was inspected January 27, 2017.
Pertinent public records were examined and analyzed.

A survey and analysis of the Trumbull, Connecticut real estate market was conducted. This
investigation included discussions with real estate professionals in the area, and review of on
line proprietary data bases and the development of Primary Data.

Pertinent current Trumbull Connecticut Town records were examined including Trumbull, CT
Building Department, Zoning, and Assessors records, State of Connecticut Department of
Housing, Connecticut department of Labor, CERC, University of Connecticut Center for Real
Estate and Urban Economics and related publications, Federal Reserve Bank data, US
Census Bureau, US Department of Labor, National Association of Home Builders,
Connecticut Association of Home Builders, National and Connecticut Association of Realtors,
Urban Land Institute, Institute of Real Estate Management , Multi-Family Housing News, The
Warren Group, Reiss Reports, Major Real Estate Firms research reports, ESRI and STDB
demographic service and others sources as noted and data providers for real estate as well
as primary research conducted by this office.

Prior Interest in Property

The consultant has no prior interest in the subject property or the properties surveyed.



Town Location Map- Trumbull CT




Site Location Map & Road Network
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Subject Property Assessors & Contour Map
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Proposed Development

The proposed apartment complex is the redevelopment of an existing vacant office complex to be razed and developed with a proposed 202-
unit apartment complex in six buildings. Five buildings will contain 38 units each and one building 12 units. The unit composition will be 83
one bedroom units and 119 two bedroom units comprising the 202 units. In addition, the site will be improved with a 6,250-square foot club
house with a swimming pool. The site will be improved with 378 paved standard parking spaces, 17 handicap parking spaces and 5 van
spaces totaling 400 parking spaces. The site will also be improved perimeter landscape screening, interior landscaping and site lighting. After
reviewing the plans the quality of construction will be of very good quality.
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Analysis Methodology

A traditional market analysis is simply the development of supporting data to determine if a GAP
(Demand - Supply = GAP/Oversupply) exists in the current market for specific property types. In order
to accomplish this seemingly simple task, one must analyze four major components of the
marketplace, which are:

1) Market Analysis (General market conditions)
2) Site Analysis (Site specific data)

3) Political Analysis (Political Influences)

4) Financial Analysis (Financial feasibility)

The first part of the analysis is market analysis-general market conditions. This component of the
analysis includes the study of the macroeconomic conditions of the area inclusive of state, regional,
and local economic conditions and the impact on the demand for real estate based on these conditions
for the specific property type.

The second step, site analysis, is the study of the specific site. This step evaluates the site conditions
to meet the current real estate demand, and the factors that must be addressed to modify the site to
meet those property type demand factors. This is inclusive of lifestyle, political impact, and zoning,
plans of conservation and development, environmental issues, specific site conditions, availability of
utilities, traffic, public transportation, property linkages and other pertinent factors.

The third step political analysis. This is concurrently being analyzed while general market conditions
and site analysis are being performed. Inclusive in the political analysis is not only the local planning
and zoning and comprehensive plan of conservation development, but also the impact of state and
regional regulations that impact the demand for different types of development on the site being
studied. Also, being analyzed is the political climate, including whether the municipality is pro- or anti-
development, residentially oriented or commercially oriented, and if any incentives for specific
property types exist.

Financial analysis is the last step of the GAP analysis. The results of the other three factors should
add a supportable and reasonable degree of probability that results in a reliable financial analysis.

Unlike performing GAP analysis in the past, where dependence was on the primary four components
described herein, a fifth and more critical component is emerging as a critical factor in determining
demand for residential real estate: lifestyle. Lifestyle has dramatically impacted single-family and, in
particular, multifamily development in the United States. The lifestyle impact of Millennials, Generation
X, and Echo and Baby Boomers have created a shift in the physical design, preferential locations and
social preferences. Therefore, it is now critical to concurrently analyze lifestyle when performing a
GAP analysis during the market and site analysis components.

In order to fully understand demand for real estate property types, one should first understand the
basic real estate demand model and what fosters real estate demand.

13



Real Estate Demand

[ BASIC EMPLOYMENT J
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The above diagram is the basic real estate demand model. All demand for real estate is based on the
increase or decline of employment. The key factor is a component known as basic employment. Basic
Employment are jobs that are responsible for importing new dollars into an economic region. The
more employment sectors that have basic employment, the stronger the economy! An example of
basic employment is if you were a manufacturer of widgets and your economic region was Hartford
County Connecticut. You produce widgets. Widgets sell for $50 each. You sell a widget to someone
that lives in Hartford County. The $50 to purchase that widget was $50 that already existed in the
Hartford County-your economic region. It is an existing $50 recirculated to purchase the widget. If you
sell another widget to someone who lives in New Jersey, the sale imported 50 new dollars into your
economic region.

Why is this important? Basic employment is responsible for the growth or decline of an economic
region and directly impacts real estate demand. By measuring the number of Basic employees by
employment sector, then calculating total basic employment, we can forecast total employment
growth/contraction and estimate population growth/decline.

The above illustration demonstrates when basic employment increases, it positively impacts total
employment growth which impacts demand for office and industrial real estate. As total employment
increases it fosters population growth which impacts demand for retail and residential real estate. The
focus of this report will be to estimate if there is increased population to support additional residential
and retail real estate demand (single-family and multifamily) and employment growth to support office
demand.

There are two important indicators. First is an Economic Base Multiplier (EBM). EBM is an indicator
that represents for each Basic Job, how many additional non-basic or service jobs are created. IE: an
EBM of 2.5 indicates that for each basic job created and an additional 1.5 non-basic jobs are created
(2.5 inclusive of 1 basic job).

The second indicator is the Population Employment Ratio (PER). The PER is an indicator of about
how much the population will increase based on each new job created. A PER of 3.5 indicates for
each new job created that 2.5 persons will be added to the population (3.5 inclusive of 1 job as part
of the population)

14



Market Analysis (General Market Conditions)

Following is current economic data for the State of Connecticut. The population forecasts indicate a
static population growth for the next five years a meager 1.57%, apartment growth is forecasted to be
about 1.49%, owner occupied housing an increase of about 1.12% and median household income
increase of 11.51%. Additional supporting data can be found in the addenda of this report.

The State’s Economy

kg
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REALTY CONCEPTS INC

Demographic and Income Profile

Connecticut Realty Concepts, Inc.
Connecticut [09)
Geography: State

Summary Census 2010 2016 2021
Population 3,574,057 3,641,078 3.688.375
Houmahobd= 1,371,087 1,388,422 1,405,716
Families 08,681 915,923 925,176
Everage Household Size 2.52 2.54 2.55
Owner Occupied Housing Unils Q325,288 Q04,505 913,815
Renter Oocupied Housing Units 445,801 487,917 495,101
Median Age 40.0 41.0 41.8

Trends: 2016 - 2021 Annual Rake Area State Mational
Fopulation 0.31% 0.31% 0.BdRe
Hou==hoki= 0.25% 0.25% 0.79%
Familizs 0.20% 0.20% 0.72%
Owmer HHs 0.22% 0.22% 0.73%
Median Household Income 2.20% 2.20% 1.B9%

2016 2021

Households by Income Number Pencent Number Pernoenkt
<515.000 129,171 9.3% 137,535 0.8%
£15,000 - 324,555 108,554 7.68% 103,221 7.3%
£25,000 - $34,955 114,005 B.2% 101,407 7.2%
£35,000 - $45,5%% 183,683 11.B% 181,851 12.0%
£50,000 - 374,555 213,045 15.3% 153,556 10.9%
£75,000 - $55,9595 175,138 12.6% 180,951 12.9%
£100,000 - £145,500 230,000 16.6% 255,853 i1B.3%
£150,000 - $155,5595 114,427 B.2% 135,588 o.6%
£200.000+ 140,373 10.1% 154,728 11.0%
Median Housz=hold Income= 569,854 s77.717
Hymrage Household Income 5101,507 5109,487
Per Capita Income 539,370 543,287

Census 2010 2016 2021

Population by Age Number Prero=ni Number Percent Number Pero=nk
o-4 202,106 5.7% 130,336 5.2% 190,307 5.1%
5-9 222,571 6.2% 211,729 5.8% 159,908 S5.4%E
10 - 14 240,265 6.7% 233,888 6.4% 222,559 6.0%
15- 19 250,834 7.0% 245,150 6.8% 235,857 6.4%
20 - 24 227,858 6.4% 240,186 6.6% 223,845 6.1%
25 - 34 420,377 11.B% 439,453 12.1% 462,953 12.5%
35 - 44 434,438 13.6% 443,748 12.2% 460,642 12.5%
45 - 34 575,587 16.1% 535,134 14.7% 450,178 13.3%
55 - 64 443,452 12.4% 504,151 13 8% 526,125 14.2%
65 - 74 254,544 7.1% 331,828 9.1% 391,352 10.6%
75 -B4 166,717 4.7% 170,118 4.7% 199,863 S5.4%

85+ 84,858 2.4% 92,329 2.5% 93,694 2.5%
Census 2010 2016 2021

Race and Ethnicity Number Pero=ni Number Peroent Number Perosnk
White &lone 2,772,410 77.6% 2,719,855 7470 2,672,222 72.3%
Black Alone 362,296 10.1% 351,953 10.8% 415,292 11.2%
Armerican Indian Alons 11,255 0.3% 12,615 0.3% 13,724 0.4%
Asian Alone 135,565 3.6% 168,543 4.6% 197,437 5.3%
Pacific Islander Alone 1,428 0.0% 1,638 0.0% 1,765 0.0%%
Some Other Face Alone 193,466 5.6% 239,251 6.6% 275,224 7.4%%
Two or More Races 92,675 2.6% 109,235 3.0% 122,711 3.3%
Hizpanic Origin (Any Race] 473,087 13.4% 583,438 16.0% 631,277 i1B.4%

Data Mote! INoome |5 axpressed In cusnnent oolksrs.

Source: U.S. C=nsus Bureau, T=nsus 2010 Swmmary Fle 1. Esn forecasts for 2016 and 2021

February 03, 2017
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REALTY COMCE

Demographic and Income Profile

Connecticut Realty Concepts, Inc.
Connecticut {09)

Geography: State

Trends 2016-2021
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W Area
M State
0 usa

Annual Rate [in percent)

Population Houwseholds Families Onener HHs Medizn HH Income

Population by Age

14
12-
104
T
a  B-
=
& 6
44
B 2016
7 l 0 2021
0- 10-14 15-1% 20-24 25-34 35-44 45-34 355364 65-74 7T5-84 83+
2016 Household Income 2016 Population by Race
SITK - ST ’E;.;;,‘t ?D'
pE S15K - SILK
TE B0
$20 - §7aE FITT 504
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g %0
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(=% 30 .
$200K4
101w 20
$TEK - SRFK
12.8m
$190K - §155 101

B2
$100K - §145K 0- . N
e Whilt= Black Am.Ind.  Asian Padific Other Two+

2016 Percent Hispanic Origin: 16.0%

Source: ULS. Census Bureay, Census 2010 Swmmary Ale 1. Esr forecasts for 2016 and 2021,

February 03, 2017
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REALTY CONCEFTS INC Community Profile

Connecticut Realty Concepts, Inc.
Connecticut (09)
Geography: State

Connecticut (09)
Population Summary

2000 Totsl Population 3,405,365
2010 Total Population 3,574,087
2016 Total Population 3,641,078
2016 Group Quariers 117,847
2021 Total Population 3,698,375
2016-2021 Annual Rate 0.31%
2016 Totsl Deytime Populstion 3,612,188
Workers 1,786,818
Residents 1,825,370
Household Summary
7000 Households 1,301,870
2000 Sor=rage Household Size 253
2010 Households 1,371,087
2010 Soyerage Housshold Size 252
2016 Households 1,388,422
2016 fverage Household Size 2.54
2021 Houssholds 1,405,716
2021 Sverage Household Size 255
2016-2021 Annual Rate D.25%
2010 Families 908,851
2010 Sverage Family Size 3.08
2016 Families 915,923
2016 for=rage Family Sire 311
2021 Families 925,176
2021 Bormrage Family Sire 3.13
201&-2021 Annual Rate 0.20%
Housing Unit Summary
2000 Housing Units 1,385,875
Owner Oocupied Housing Units G2.8%
Renter Occupi=d Housing Unilts 31.2%
Vacant Housing Uniks G.1%
2010 Housing Units 1487691
Owner Oocupied Housing Linits 62.2%
Renter Occupied Housing Units 30.0%
Vacant Housing Units 7.9%
2016 Housing Units 1.517.795
Owner Oocupied Howsing Uinits 39.3%
Renter Occupied Housing Units 32.1%
Vacant Housing Units B_5R%&
2021 Housing Units 1,541,172
Owner Oocupied Housing Units 59.1%
Renter Occupied Housing Units 32.1%
Vacant Housing Units B.8%
Median Household Income
2016 55,654
2021 $77,717
Median Home Value
2016 5283,8972
2021 5326,2592
Per Capita Income
2016 539,370
2021 542,267
Median Age
2010 40.0
2016 41.0
2021 418

Data Note! Household population incdudes persons not reciding In group guartsrs.  Average Housshold Size ks the househald populstion divides by total hous=hoies.
Parzons I famlli=s Include the houssholder and persons related to the housahalder by birth, marriage, or adoption. Per Capita Income represents the Income neoshved by
all parscns aged 15 years and owver divided by the total population.

Source: U.S. Census Burezu, C=nsus 2010 Summany Fle 1. Esr forecasts for 2006 and 2021 Esrl converted Census 2000 data Into 2010 geograpy.

February 03, 2017

17



g1 - -

REALTY CONCEPTS INC Community Profile
. Connedticut

Connecticut {09)

Geography: State

Realty Concepts, Inc.

2016 Households by Income
Hous=hold Income Baz=
<%15,000
$15,000 - 524,999
525,000 - 534,999
535,000 - 549,999
550,000 - 574,999
575,000 - 599,999
100,000 - $149,999
150,000 - $199,995
200,000+
Eyverage Household Inome
2021 Households by Income
Hous=hold Income Baz=
<%15,000
$15,000 - 524,999
525,000 - 534,999
535,000 - 549,999
550,000 - 574,999
575,000 - 599,999
100,000 - $149,999
150,000 - $199,995
200,000+
Eyverage Household Inome
2016 Owner Occupied Housing Units by Value
Tokal
<%$50,000
$50,000 - 599,999
100,000 - $149,999
150,000 - $199,995
$200,000 - $243,999
$250,000 - $299,995
$300,000 - $399,999
400,000 - 499,995
$500,000 - $743,999
750,000 - $999,995
51,000,000 +
Eyverage Home Walue
2021 Owner Occupied Housing Units by Value
Tokal
<%$50,000
$50,000 - 599,999
100,000 - $149,999
150,000 - $199,995
$200,000 - $243,999
$250,000 - $299,995
$300,000 - $399,999
400,000 - 499,995
$500,000 - $743,999
750,000 - $999,995
51,000,000 +
Eyverage Home Walue

Connecticut (09)

1,388 416
0.3%
7.B%
B.2%

11.B%
15.3%

12 6%
165.6%
B.2%
10.1%
5101,507

1,405,710
0.B%
7.3%
7.2%

12.00%
10.0%
12.00%
1B.3%
0.6%
11.0%
5105487

900,410
3.5%
3.1%
B.1%

13.4%
13.6%
12.3%
17.3%
0.O%g
0.3%
4408
5.2%
5357818

010,521
1.00%
3.50%%
7.4%

11.0%
11.4%
0.O0%
1B.6%
14 B%
10.7%
5.0%%:
5.B%
5398,247

Data Note: Incame represents the preceding year, exprassed In ourrent dallars. Househald income Incluces wage and salary £amings, Interest dividends, net rents,

pensions, 551 and welfars payments, child suppart, and alimony.
Sowrce: U.S. Cansus Buresy, Ce=nsus 2010 Summary Fle 1. Esrl forecacts for 2006 anc 2021 Esrl conwertad Cansus 2000 data Into 2010 geograpiy.

18

February 03, 2017



REALTY COMNCEPTS INC

fﬁ W - -
Community Profile
Connecticut

Connecticut {09)

Geography: State

Realty Concepts, Inc.

Top 3 Tapestry Segments

Connecticut (09)

1. Paris and Aac [5C)
2. Savwy Suburbanites (10
3. Framt Parchizs [(2E)

2016 Consumer Spending
Apparel & Services: Total

£3,6B4,333,905

Average Spent 52,653.61
Sp=nding Potential Ind=x 132
Education: Tolal 5 £2,BE7.222,843
Sverage Spent $2,079.50
Spending Potential Index 147
Entertainment/Recreation: Total 2 £5,230.343,574
Average Spent 5$3,767.11
Spending Potential Index 129
Food at Home=: Tolal 5 £B,767.611,8688
Sverage Spent S6,.314.80
Spending Potential Index 127
Food Away from Home: Total § £5,535.379,632
Average Spent 53.986.81
Spending Potential Index 129
Health Care: Total 5 $0,204,149,101
Sverage Spent S6.654.04
Spending Potential Index 126
HH Furnishings & Equipment: Tobal 5 £3,102 269,151
Average Spent 52,288.21
Spending Potential Index 130
Perzonal Care Products & S=rvices: Tolal & £1,325.716,9559
bverage Spent 5054.84
Spending Potential Index 130
Shelter: Total £ £20,260,805.249
Average Spent £21,074.594
Sp=nding Potential Ind=x 135
Support Peyments/Cash Contributions/GiMs in Kind: Total £ £4,120.321,473
bverage Spent §2,874.11
Spending Potential Index 128
Trevel: Total $ £3,524,353.819
Average Spent 52,538.39
Sp=nding Potential Ind=x 136
‘fehicle Maint=nano= & Repairs: Total $ £1,B27.519,03&
bverage Spent $1,316.26
Spending Potential Index 127

Data Mote: Cansumer spanding shows the amaunt spent an & variety of goods and servioes by housshalds that reside In the anes, Expendiunss are shawn by brosd
buciget catsgories that are not mutsslly solushe. Corsumer spending does not equal business revenue. Total and Average Amount Spent Per Housshald represent annual
figures. The Spencing Potential Index repres=nts the amounk spent In the arsa reiatve to & natonal averags of 1000

Souroe: Consumer Spending data are derfved from the 2003 and 2014 Cansumer Expendlture Surveys, Bursaw of Labor Statistics. Esrl.

Sowrce: LS. Cansus Bureay, C=nsus 2010 Swmmary Fle 1. Esrl forecacts for 2006 and 2021 Esrl conwerted Census 2000 data inbs 2010 geagrapy.

February 03, 2017
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Connecticut Tax Burden

The following pages of tax data from the US Census and Tax Foundation, summarizes Connecticut’s
tax ranking for 2016 and 2017. CT was the 4" highest in the US for personal property tax paid as well
as 2" highest for state and local property taxes and 3™ in the US for the highest debt per capita. The
more taxes paid by a household out of its disposable income, reduces the threshold income a
household would need to qualify to purchase a single-family home resulting in a shift in housing
demand to apartment living and extend apartment tenure until the equity level required to purchase a
home is attained.

How High Are Property Taxes in Your State?
Mean Effective Property Tax Rates on Owner-Occupied Housing, Calendar Year 2014

WA [
0.94%
#26 ! o
(BN ol ND
‘ 0.95%
OR 4 | #2s
0.73% - sD

vil ~nH Il
1.70% #5  1.99% #2

-~

MN
1.09%
#19

1.01%
#20

1.22%
#16

MA N
1.11% #18
RINE
1.46% #10
cTH
1.53% #9
N
2.11% #1
DE
0.55% #44
MD
1.00% #22
DC
0.54% (#46)

HI
0.28%

#50
Note: The figures in this map are mean effective property tax rates on owner-occupied Effective Property Tax Rate
housing (total real taxes paid/total home value). As a result, the data exclude property taxes S
paid by businesses, renters, and others, D.C.'s rank does not affect states’ ranks, but the } l . l l . l l
figure in parentheses indicates where it would rank if included. =
Source: 2014 American Community Survey, available from the Census Bureau; Tax Lower Higher
Foundation calculations.
TAX FOUNDATION @TaxFoundation

20



Tax Burden-Continued

The following maps show Connecticut’s individual and corporate state tax rates for 2016 vs. other
U.S. states. followed by the Tax Foundations 2015 ranking of the 10 worst business tax states.
Connecticut ranked 42 out of 51 (included District of Columbia). In 2016 Connecticut ranks number
for highest taxes.

How High Are Income Tax Rates in Your State?
Top State Marginal Individual Income Tax Rates, 2016

. =
85"5% ’

Note: (*) State has a flat income tax. (**) State also only taxes interest and dividends income. Top Sll'“e Mar$malRlntdwadual
Map shows top marginal rates: the maximum statutory rate in each state. It is not an ACOMe ek nate

effective marginal tax rate, which would include the effects of phase-outs of various tax l
preferences. Local income taxes are not included.

Source: State tax forms and instructions. Lower Higher

TAX FOUNDATION @TaxFoundation
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Tax Burden-Continued

How High Are Sales Taxes in Your State?
Combined State & Average Local Sales Tax Rates (July 1, 2016)

vill
]
6.17% #36 E
5.50%
#42 4
#2 >
ID
5 W NY

MA N
6.25% #35

R
7.00% #21
cTH
6.35% #31
N
6.97% #24
DE

mMD
6.00% #38

olef |
5.75% (#42)

a“

e
. HI
435% P
#45
Note: City, county, and municipal rates vary. These rates are weighted by population to Combined Sales Tax Rate

compute an average local tax rate. Three states levy mandatory, statewide local add-on sales f—
taxes at the state level: California (1%), Utah (1.25%), and Virginia (1%). We include these in J . . . l l l . . . .
their state sales tax rates. The sales taxes in Hawaii, New Mexico, and South Dakota have .-

broad bases that include many business-to-business services. Due to data limitations, the table Lower Higher
does not include sales taxes in local resort areas in Montana. Some counties in New Jersey are

not subject to statewide sales tax rates and collect a local rate of 3.5%. Their average local

score is represented as a negative.

Source: Sales Tax Clearinghouse, Tax Foundation calculations, State Revenue Department Websites

TAX FOUNDATION @TaxFoundation

State and Local Sales Tax Rates as of July 1, 2016

T e Bpa, (0T (EEE e
Alabama 4.00% 40 4.97% 8.97% 4 7.00%
Alaska 0.00% 46 1.78% 1.78% 46 7.50%
Arizona 5.60% 28 2.65% 8.25% 11 5.30%
Arkansas 6.50% 2 2.80% 9.30% 3 5.13%
California (b) 7.50% 1 0.98% 8.48% 10 2.50%
Colorado 2.90% 45 4.60% 7.50% 16 8.00%
Connecticut 6.35% 12 0.00% 6.35% 31 0.00%
Delaware 0.00% 46 0.00% 0.00% 47 0.00%
Florida 6.00% 16 0.66% 6.66% 30 1.50%
Georgia 4.00% 40 3.00% 7.00% 23 4.00%
Hawaii (c) 4.00% 40 0.35% 4.35% 45 0.50%
Idaho 6.00% 16 0.03% 6.03% 37 3.00%
Illinois 6.25% 13 2.40% 8.65% 7 4.75%
Indiana 7.00% 2 0.00% 7.00% 21 0.00%
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Tax Burden-Continued

In 2012, Connecticut has one of the highest corporate tax rates of 9.0%. Connecticut ranks #4 in the
US with $11,928 debt per capita. Latest data published by the US Census Bureau for 2017 was
estimated to be $13,600 per capita, a 14.02% increase in five years, now ranking 3 highest out of
51 (50 states and district of Columbia).

Where Does Your State Stand On State & Local Debt Per Capita?
Total State & Local Debt per Capita (FY 2012)

vill NH Il
$7,306 #33 $8,159 #22

MA R
$14,517 #2
RN
$11,362 #7
cTH
$11,928 #4
N
$11,623#5
DEM
$9,023#18
mMD
$7,865 #25
DCH
$18,521 (#1)
e
‘ -
B 2
\
HI
_ $10,137
\ #13 '
Notes: Debt is the total outstanding debt at the end of the fiscal year, as Total State & Local Debt per Capita
defined by the Census Bureau. =
Source: U.S. Census Bureau, State and Local Government Finances. [@ l l . . . . . . . l
Less More
TAX FOUNDATION @TaxFoundation
[Gross Public Debt [~ | 2017 || $000 per copita | full screen
Comparison of State and Local Government Spending
in the United States
-5yr -1yr Fiscal Year 2017 +1yr +4yr
Amounts in $000 per capita
State and Gross Real Popu-
State  Local I
Stat Local State State lati
: Debt Debt De‘@)hl':éi Product Growth a]m?r?l
District of Columbia $3.6 $21.8 5254 $193.4 2.7% 0.7
New York $7.2 $10.7 $17.9 $78.9 2.3% 19.7
Connecticut $10.1 £3.5 $13.6 $TT.7 2.0% 3.6,
Massachusetts $10.6 $2.3 $12.9 $75.7 2.5% 6.8
Washington $5.1 $7.2 $12.3 $65.2 2.8% 74
lllinois £5.7 $6.5 $12.2 $65.9 2.6% 12.8.
California $4.6 $7.1 $11.8 $68.4 3.3% 39.5
New Jersey $8.0 $3.5 $11.6 $68.7 2.4% 9.0,
Rhode Island $8.8 $25 $11.3 $58.1 2.2% 1.1,



Tax Burden-Continued

Corporate Taxes

The state of Connecticut ranks 32 out of 51 tax districts studied.

Table 3.
Corporate Tax Component of the State Business Tax Climate Index (2014-2017)

2014 2014 2015 2015 2016 2016 2017 2017 _ Change from 2016 te 2017
Score Ra

State Rapk  Seore  Rank  Score Rank ik Score Rank Senre
Alabama 24 522 25 247 23 521 14 5.56 9 +0.35
Alaska 26 511 27 5.05 28 5.01 27 5.01 +1 0.00
AriBodd 23 527 23 533 21 5.40 19 5.45 42 +0.05
Arkansas a7 4.75 ar 4.r1 a9 a4.67 %0 461 -1 0006
California 30 4,94 32 4.8% 34 4.85 33 484 +1 -0.01
Colarads 20 5.34 13 5.59 15 5.54 18 5.44 -3 -0.08
Connecticut 28 499 30 495 32 490 32 489 o -0.01
Dielaware 50 239 50 235 50 230 50 198 4] -0.32
Flarida 13 561 14 556 16 551 19 545 -3 -0.04
Georgia a 591 ? 586 ? 5.80 10 5.75 -1 -0.05
Hawaii 9 590 10 585 10 579 11 5.75 =1 -0.04
ldaha 18 540 22 535 22 530 24 527 -2 -0.03
inois 44 427 &5 423 33 488 246 5.05 +T #0017
Indiana 29 498 28 505 24 541 23 529 +1 012
lewa 48 380 48 377 48 373 47 377 +1 +0.04
Kansas 34 4.76 36 4.72 38 447 39 443 -1 -0.04
Kentucky 25 512 24 5.08 27 5.03 28 4.97 =1 -0.04
Louisiana 17 541 H 537 34 4.80 34 4.78 4] -0.02
haine a2 442 42 4.38 a2 4434 41 4.53 +1 +0.19
Maryland 15 5.56 14 551 18 546 n B.4d -3 -0.02
Massachusetts a3 4.Bé a5 4.82 a7z 4.77 a7 4.75 u} 0.02
Miichigan ) 594 F 5.89 i S.B4 ] 579 -1 -005
Minmesoty 41 4.48 41 445 43 421 43 441 u} +0.20
Mississippi 10 581 11 575 12 5.70 12 5.43 o -0.07
Mlissauri 4 6.14 4 &.08 3 &.03 5 5.98 -2 0,05
Montana 1& 5.55 17 551 19 545 13 5.61 5 +016
Mebraska a5 4.B3 29 501 29 4.97 9 494 o -0.03
Mevada 1 1000 1 10000 26 509 34 4.80 -B 029
Mew Hampshire 4 3.87 a7F 3.B4 47 3.BO 44 384 *1 +0u04
Mew Jeriey 38 4,60 38 456 40 452 42 4.51 -2 -0u01
Mew Mexico 34 .84 34 487 25 511 25 513 a +0.02
Mew Yark 22 527 20 540 11 573 7 583 L] +0.10
Marth Caralina 7 5.04 24 5.29 ] 5.B& 4 6,00 2 014
Maorth Dakota 21 533 1% 5.42 14 5.62 16 553 -2 009
Cihiy 45 4.0% Ad 4.34 45 4.00 45 394 o 0,06
Oklahoma 11 574 B 5.8% B 583 9 578 -1 -0.05
Oregon 31 492 33 4,88 35 483 35 4,80 o -0.03
Pennsylvania 43 4.3% 43 4.35 i 411 i 4.3 o +0.20
Bhode lsland 39 4.58 a9 4.54 31 495 ki | 4.91 o 0,04
South Canolina 12 573 12 5.68 13 5.62 15 5.55 -2 -0.07
South Dakota 1 10,00 1 10000 1 10,00 1 10,00 o 0.00
Tennessee 14 559 15 554 17 549 22 .44 =5 -0.05
Texas 49 330 49 327 49 324 49 327 4] +0.03
Ltah 5 408 5 6103 4 587 3 &.07 +1 +0.10
Wermont 40 457 &0 4.53 41 AAF 38 467 +3 +0.18
Wirginia & 599 ] 554 3 589 & 583 -1 -0.04
Washington 44 401 LT iws LT in 48 i1Ts -2 -0.15
W=t Virginia 19 538 1a 545 20 40 17 552 +3 +0.12
WisConSin 32 490 31 454 30 486 30 454 u} -0.02
Wyoming 1 10000 1 10000 1 10000 1 10u0 1] 0.00
District of Columbia 38 4.72 3a 4.58 38 A4.76 32 453 w5 «0.17

Mote: & rank of 1 is best, 50 is worst. All scores are for fiscal years. DUCs score and rank do not affect other states,
Sounce: Tax Foundation.
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Tax Burden-Continued

2017 Business Corporate tax ranking places Connecticut 44 out of 51 tax districts studied and
ranking in the 10 worst corporate state tax climates.

EXECUTIVE SUMMARY

The Tax Foundation's State Business Tax Climate Index enables business leaders, government
policymakers, and taxpayers to gauge how their states’ tax systems compare. While there are
many ways to show how much is collected in taxes by state governments, the Index is designed to
shiow how well states structure their tax systems, and provides a roadmap for improvement.

The 10 best states in this The 10 lowest ranked, or worst,
year’s Index are: states in this year's Index are:
1. Wyoming 41 Lovisiana
2. South Dakata 42, Maryland
3. Alaska 43, Connechcut
4. Flarida 44 Rhode Island -
5. Nevada 45 Ohio
&, Montana 44, Minnesota
7. New Hampshire 47 Vermont
8. Indiana 48. California
9. Utah 49, New York
10. Oregon 50. Mew Jersay

2017 5tate Business Tax Climate Index

W HHE
#47 &7

! ~ H
- ‘\. 826

Mot A rank = 1 &z beat, 52 i wort Rankings de not sverage o the bl . 10 Best Business Tax Climates
Siates without s bex renk sgusity a3 1. 0=C'z scorw snd renk do not mffect other
siwimr. Tha report thows bex ryriems sz of Juby 1, 7004 (the beginning of Fiosl

Vaar 2017L 10 Worst Business Tax Climates

Szurce: Tex Found ssizn.
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FOUNDATION

Below is a tax ranking by taxing district.

Table 7.
Property Tax Component of the State Business Tax Climate Index (2014-2017)

014 2004 2015 2015 2016 2016 2017 2oay _ Change from 2016 to 2017

State Rank Score Rank Score Rank Score Rank Score Rank Score
Alzbama 10 572 10 570 17 550 16 554 +1 +0.06
Alaska 30 491 3 489 2 537 22 518 -1 -0
Arizona & 627 & 425 & 424 & &30 o 006
Arkansas 18 533 18 531 27 s06 M 514 43 +0.10
California 14 551 14 549 13 556 15 554 -2 0.00
Colorado 21 522 21 520 12 559 14 557 2 002
‘Cnnn&ctiml 49 250 A9 ZE¥ 4% 282 49 279 o 003 h
Delaware 13 557 13 555 15 553 20 534 -5 -0.49
Flerida 16 S48 18 546 20 540 10 541 +10 021
Georgia 29 457 29 45 23 518 M 520 +2 .02
Havwail 12 564 12 563 14 555 17 555 -3 0.00
Idaho 3 &59 3 457 4 s42 2 648 42 +0.04
Ilinais 4 376 44 375 45 AT 46 342 -1 -0.09
Indiana 5 450 5 448 5 &40 4 440 +1 0.00
lorwa 3B 441 38 439 40 4E 40 435 o 007
Kansas 27 s01 27 499 19 545 19 539 o -0.06
Kentucky 32 ABT 33 485 35 487 36 470 -1 +0.03
Lovisiana 23 547 23 545 28 505 30 495 -2 -0.10
Maine 40 424 40 423 41 415 41 405 o -0.10
Maryland 41 410 41 409 42 405 42 396 o -0.09
Massachusetts 45 371 45 370 46 385 45 344 +1 001
Michigan 26 510 26 508 26 507 25 515 +1 +0.08
Minnesata 33 ABT 34 485 30 4%5 33 480 -3 -0.15
Mississippi 31 40 32 4BB 34 488 35 474 41 +0.06
Missouri 7 sn 7 599 B 588 7 426 g HOL38
Montana 8 590 8 588 § 571 § 576 o +0.05
Nebraska 3% 440 3% 438 39 438 39 428 o -0.10
Nevada § 580 ® 578 7 588 8 591 4 +0.03
New Hampshire 42 AD4 43 403 43 393 43 392 o -0m
New Jersey 50 277 S0 27 50 27 50 27 o -0.05
New Mexica 1 498 1 498 1 &7 1 a7 o +0.03
Mew Yark 48 312 48  3E2 47 380 47 345 o 0.15
Narth Carolina 2B A%Y 28 497 51 482 31 488 o -0.04
Marth Dakata 2 &40 2 458 3 A48 3 445 o 001
Ohia 19 526 1% 525 11 542 11 540 o 002
Okdahama 11 570 11 58% 18 547 12 559 - +0.12
Oregan 15 550 15 548 10 548 18 544 -8 022
Pennsybvania 43 AD4 42 AD4 38 441 32 482 +4 +0.41
Rhode lsland 46 358 47 357 44 383 M 379 o -0
South Carolina 20 523 20 5211 25 508 26 508 -1 -0u01
South Dakets 17 534 17 532 22 51% 23 547 -1 002
Tennessee 37 480 37 458 37 448 29 496 it 048
Texas 35 AT0 36 46% 33 483 37 449 -4 -0.14
Utah 4 454 4 451 2 sa8 5 438 -3 010
Wermont 47 328 4B 327 48 33 48 347 o 005
Virginia 24 513 25 511 2% 504 28 499 +1 -0.05
Washington 22 s 22 53 M 510 27 504 -3 004
West Virginia 25 S11 24 514 16 552 13 558 43 +0.06
Wisconsin 36 488 30 4%z 52 ABE 34 477 2 011
Wyaming 34 474 35 473 3 459 38 458 -2 001
District of Colurnbia 44 3BF 44 3BB 39 441 47 354 & 085

Mobe: A& rank of 1 is best, 50 is warst. All scores are for fiscal years. DUC's seore and rank do not affect other states.
Source: Tax Foundation
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Employment Data

m NONFARM EMPLOYMENT ESTIMATES

Not Seasonally Adjusted
Oct Oct CHANGE sep
2016 2015 NO. Fa 2016
TOTAL NONFARM EMPLOYMENT. .....conmmmmne 1,690,600 1,687,700 2,500 0.2 1682400
TOTAL PRIVATE.. ... iicinnernmasnmmas snmssans 1,450,400 1,446,100 4300 0.3 1,446,500
GOODS PRODUCING INDUSTRIES.. .......... 216,800 219,800 /] 00 219300
CONSTRUCTION, MAT. RES. & MINING..... 60,200 61,000 500 -13 60,000
MANUFACTURING.......coormmrrmmmsmmmnsrmmsrnn: 159,600 158,800 800 05 155,300
Durabie GOOOS. ..o emsna s 122,400 123,200 800 0.6 1222300
Fabricated Metal 28,900 29,000 100 03 28,700
Machineny. ... . 13,600 13,800 -300 22 13,700
Computer and Electronic Product .. 11,500 12,100 -600 5.0 11,500
Transportation Equipment_. .. ... . 41,800 41,000 800 20 41,800
Aerospace Product and Parts, | 27 600 27 400 300 1.1 27,600
Non-Durable GoOoOS.......ccocvee - ar.200 35,600 1,600 45 37,000
Chemicl......ccn. . 9,600 9,700 100 -1.0 9,600
SERVIC E PROVIDING INDUSTRIES........... 1,470,800 1467900 2900 02 1463100
TRADE, TRANSPORTATION, UTILITIES...... 297 800 208 300 500 02 2085000
Whalesale Trade. .............oocvisisininns &4,100 62,500 1,600 26 84,300
Fetail Trade ... . 181,900 184 300 2400 -1.3 179,600
Moder Wehicle and Pars Dealers. ... 21,300 21,300 0 0.0 21,500
Building Material. ... 15,000 14,700 300 20 15,100
Food and Baverage Stores... 45,000 44 600 400 08 43,000
General Merchandise Stores. ... 29100 29 400 -300 -1.0 28,300
Transporation, Warehousing, & Uilities. . .. 51,800 51,500 300 06 51,200
LIS oo ceeee e . 5200 £, 700 500 88 5,400
Transportation and Warehousing. - 46,600 45,800 800 1.7 45,800
INFORMATION. .....ceeecieemeee 33,300 32,800 500 16 33,100
Telecommunications. . ; 9,300 9200 100 1.1 9,300
FINAMCIAL ACTIVITIES. 131,800 129,800 2,000 1.5 131,500
Finance and Insurance. . 110,500 108,500 1,300 12 110600
Credit Intermediaion................... 25,600 25,400 200 08 25,600
Securities and Commaodity Confracts........ 25700 25,300 400 16 25,500
Insurance Carriers & Related Activities.. .. 58,600 58,900 700 12 50 500
Real Estate and Rental and Leasing......... 20,900 20,200 TO0 ik 20,900
PROFESSIONAL & BUSINESS SERVICES 218,200 218,100 100 0.0 215800
Professional, SHentific.........ooo 84,00 54,300 400 0.4 54,9040
Legal Semicas. ... i 12,700 12,800 =100 08 12,700
Computer Systems Deaign. . 26,900 26,700 o7 26,800
Management of Companies. 32 800 33,200 -400 -12 33,000
Administrative and Support 90,700 90,600 100 o 91,700
Emplaymienl Senitns.. ..o e 27,700 30,600 2,900 9.5 28,200
EDUCATION AND HEALTH SERVICES..... 332,100 330,400 1,700 05 328800
Educafional Services.. ..o 68,000 67,900 100 01 B4, 400
Health Care and Social Assistance. .. ... 264,100 262 500 1,600 06 264400
Hoepitals. .o E8,000 B8 500 500 Rl 58,000
Mursing & Residential Care Facilities. ... 62,800 63,300 -£00 08 62,500
Social Assistance ... 56,300 53,700 2600 48 55,500
LEISURE AMD HOSPITALUTY........ - 161,700 163,300 -1,600 -0 154,600
Arts, Entertainment, and Recreation. - 27 400 27,100 300 11 28,200
Accommadation and Food Services. ... 124 300 126,200 -1,800 -5 125400
Food Serv., Restaurants, Drinking Places. 112600 114,300 1,700 A5 113500
OTHER SERVICES......ccconmmmmaniemmmsmmmssnans 65,700 63,600 2,100 a3 64,600
GOVERMMENT ... . 240,200 241,600 1,400 06 235000
Federal Govemmen 17,900 17,700 200 11 17,900
State Govemment. ... 69,800 70,400 -500 08 B7. 300
Local Govermment™ ........ooo oo 162 500 163,500 1,000 OF 180,700

Curret months data are pralminary: Prior months” data fave hean revised. A data are benchmarked to March 2013
“Total excivdes workers idfed due to labor-managament disputes. * “Inciudes Indian tribal government empicymant
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m LABOR FORCE ESTIMATES

EMPLOYMENT oct oct CHANGE Sap

(N sasonally adfushad) STATUS 2016 2ms HNO. % 2016

CONNECTICUT Civilian Labor Force 1896600 1,882,700 13800 07 1,897 800

Employed 1,811,000 1,787,700 23300 1.3 1,801,700

Unemployed 85,500 95,000 4500 -10.0 95 000

Unemployment Rate 45 &0 05 — BE1

‘ BRIDGEPORT-STAMFORD LMA  Chvilian Labor Foree 484700 481,600 3100 07 4BT A00

Employed 444,000 438,700 5300 1.2 444100

Unemployed 20,800 22900 2100 92 23300

‘ Unemployment Rats 45 50 05 — 50

DANBURY LMA Civilian Labor Force 106,700 104,700 1000 09 106,700

Employed 102,800 101,400 1400 1.4 102 300

LUnemployed 3,900 4,300 400 9.3 4300

Unemployment Rate a8 4.0 0.4 — 4.1

DANIELSON-NORTHEASTLMA  Civilian Labor Fores 43,700 43,000 oo 18 43 300

Employed 41,600 40,700 an0 22 41,100

Unemployed 2,000 2,300 -300 -13.0 2200

Unemployment Rate 47 54 07 - B2

ENFIELD LMA Civilian Labor Force 50,800 49 800 1,000 20 50,300

Employed 48 500 47 500 1,000 2.1 47,700

LUnemployed 2,300 2,300 0 00 2600

Unemploymant Rate 4.5 46 01 - 52

HARTFORD LMA Civilian Labor Force 622,100 616,400 5700 09 620,000

Employed 504200 585300 8000 15 588 600

Linemployed 27,800 3.100 -3300 106 31,300

Unemploymeant Rate 4.5 50 05 - 51

NEW HAVEN LMA Civilian Labor Force 324 100 322 500 1600 05 324 400

Employed 300300 305,800 3400 1.1 307,700

Linemployed 14,800 16,500 -1.800 -10.8 16,600

Unemployment Fate 45 L2 08 - 54

NORWICH-NEW LONDOM LMA  Civilian Labor Force 141,300 141,800 00 -0.4 142 000

Employed 134,800 134,300 500 0.4 134,700

Unemployed 6,600 7,500 4900 -12.0 7,300

Unemployment Fate 4.7 53 08 - 54

TORRINGTON-MORTHWEST LMA Civilian Labor Force 47 600 47,800 200 -0.4 48,200

Employed 45,700 45,700 0 o0 46,100

Unemployed 1,800 2,100 200 -95 2200

Unemployment Rate 4.0 4.4 0.4 - 45

WATERBURY LMA Civilian Labor Forca 111,200 110,200 1000 09 111200

Employed 104,800 103,200 1700 18 104,200

Unemployed 6,300 7,000 -T00 -10.0 7,100

Unemployment Rate 7 63 08 - [ ]

UNITED STATES Civilian Labor Force 159,783,000 157,313,000 2ATO000 18 1658 838 000

Employed 152,335,000 149,116,000 2519000 1.7 151,977 000

Unemployed 7447000  7.597,000 150000 -20 7 BES D00

Unemployment Rate 47 48 01 - 4.8

Cuvrant movth s daia are preliminary. Prior monts” data fave bean rewisad. Al data are hanchmarked fo March 25

D THE CONNECTICUT ECONOMIC DIGEST December 2016

28



NONFARM EMPLOYMENT ESTIMATES m

BRIDGEPORT - [T 1] Not Seasonaily Adjusted
STAMFORD LMA l"“h S o oct CHANGE sop

2016 2015 NO. % 2016

TOTAL NOMFARM EMPLOYMENT... 412,600 412,000 G00 01 413,100
TOTAL PRIVATE... 366,900 366,600 300 0.1 367,700
GOODS PRODUCING INDUSTRIES... . 44 400 44,200 200 (1 44 300
COMSTRUCTION, NAT. RES. & MINING..... 13,200 12,800 400 31 13,200
IIAHUF#CTI.IHINE 31200 31,400 =200 0.6 31,100
Durable Goods. .. 22900 23,300 -400 1.7 22 900
SERVICE FHG".I'I}IHG II DUETFIEE . 368,200 367,800 400 0.1 368,800
TRADE, TRANSPORTATION, UTILITIES... 70,300 70,700 -400 0.6 &9,700
Wholesale Trade, ..o eersrerenen 13,900 13,600 ann 22 13,900
Fetail Trade. . .o ve e e 46,200 47 200 -1,000 =21 45 700
Transportabon, Warechousing, & Liilities. ... 10,200 9,900 00 a0 10,100
INFORMATION.. 12,600 12,100 500 4.1 12,600
FINANCIAL ACTIVITIES.... 42 400 40,800 1,600 39 42 300
Finance and Insurance. . . 35,400 34,200 1,200 a6 36,300
Credit Intermediation.. 9500 9,500 [1] 0.0 9,500
Securties and l"'.ommadw C‘nntram ....... 17,000 17,300 -A00 1.7 17,000
PROFESSIONAL & BUSIMESS SERVICES 63,700 67,100 -3,400 -5.1 65,700
Prolessional, Scientific 25,700 28,300 -2.600 9.2 26,100
Administrative and Support... B 25,100 25,600 -500 20 26,200
EDUCATION AND HEALTH SEH\I‘ICES - 72500 71,800 700 1.0 72,000
Health Care and Social Assistance._.......... 81,100 60,000 1,100 18 61,100
LEISURE AND HOSPITALITY.. 43,000 42,500 500 1.2 43,500
Accommodaion and Food Senrmas 32200 32,000 200 06 32,100
OTHER SERVICES.. 18,000 17,400 600 3.4 17,600
GOVERMNMENT .. 45,700 45,400 300 o7 45,400
Federal.............. 2 500 2400 100 42 2 500
State B Lotal e eeneee 43,200 43,000 200 05 42 900

The preceding employment data for the Bridgeport-Stamford Labor Market Area (LMA) indicates
increases in civilian labor force, persons employed and a drop in the unemployment rate. The drop in
the Bridgeport-Stamford LMA unemployment rate to 4.5% which is in concert with the U.S. decrease
and the state unemployment rate 4.7% and Trumbull estimated to have a 3.7% unemployment rate
for the same period.
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LABOR FORCE ESTIMATES BY TOWN
{By Place of Residence - Not Seasonally Adjusted)

OCTOBER 2016

LMATOWME  LABORFORCE EMPLOYED UNEMPLOYED % LMATTOWN S LAECR FORCE EMPLOYED UNEMPLOYED %
BRIDGEFOAT-sTAMFORD B WERTFORDGORL.. — -
454749 443974 0775 45 Canton 5,635 5,501 124 12
Ansonia 9,416 2818 G600 6.4 Chaplin 1,251 1,188 63 50
Bridgeport 70700 85,775 4034 70 Colchester 0,437 0,137 350 37
Darien 2,585 2268 M7 ar Columbia 3,250 3,148 113 15
Derby 8,015 &401 424 81 Coventry 7,738 7488 247 12
Ezston 3875 1748 127 23 Cromwell &,0M 7.A8E apz 18
Fairfield 29,040 27,043 1,106 38 Easd Granby 3,002 Za7E 113 17
Gragmwich 23.723 27,738 nEs 24 Eard Haddam 5,031 4845 126 17
Milford 20043 28668 1277 43 East Hampion TATT 7303 284 17
Monroe 10.229 0810 410 4n Eazt Hartford 37,584 25,903 1,581 58
New Canaan 3,383 a0az 01 38 Ellington 8,171 B354 17 15
Horwsli 80,100 48,238 1054 38 Farmington 14,118 12,550 457 12
Oeford 7017 8,860 248 35 Glastonbury 18,089 18277 502 31
Rzdding 4 606 4334 172 a8 Granhy 5,744 6,534 210 31
Ridgefield 11,545 11,445 400 34 Haddam 5,085 4937 148 24
Seymour 2,004 2574 420 47 Hartiord 54,048 40 516 4533 4
Shelton 22,100 21,158 D44 43 Hardand 1,142 1,108 a7 12
Southbury 2871 2470 02 44 Harwinton 3,228 2116 112 15
Stamiford f9.252 85,653 2500 38 Hebron 5,536 5370 166 10
Siratiord 27,650 26,210 1450 53 Lebanon 4,117 3,060 148 i
‘ Trambull 13,142 17,466 576 37 Manchester 33007 31518 1401 45
Westan 4387 4215 182 25 Manshisld 12,538 12,124 452 17
Westport 12,446 12,021 415 23 Marlborough 1,802 247D 123 17
Wiléon 2,543 223 3z ar Middlziown 26,330 25,171 1,168 44
Wocdbridge 4820 4720 18 24 Mew Britain 35,701 74,423 2278 62
Mew Harfford 3,084 3848 128 15
DANEURY 106,657 102,805 3852 38 Mewington 17,429 15,765 664 18
Bathel 10,731 10,322 400 38 Plzinville 10,495 10,058 437 43
Bridgewater BET 830 27 32 Flymouth 6714 B.371 143 5.1
Brookfield 9,331 2004 337 38 Fortiand 5518 5282 226 4.1
Danbury 40 554 45,018 1648 35 Rogky Hill 11,555 11,164 mm 14
New Fairfickd 7,254 6,820 ZT4 3 Scotland 855 923 iz 14
New Miliord 15.517 14,080 557 28 Simskury 12,030 12520 4m .1
Newtowm 14377 13,845 532 ay Southingten 74,408 23,540 L5 18
Sherman 1,026 1,852 B2 25 South Windsar 14,122 13,504 518 17
Stafford 5,859 6,557 a0z 44
EMFIELD 50,824 48,533 2,391 45 Themaston 4,747 4580 167 15
East Windsor 8632 8,322 30 47 Tolland 2,800 £,350 250 24
Enfield 23684 22 408 1188 &0 Unicn 472 450 2z 47
Somers 5288 5083 205 38 Vernon 17157 15,435 ™ 43
Suffield 7.701 T444 6T 33 West Hartford 14,423 33,280 1,133 13
Windsor Locks 7.510 7188 131 44 Wethersfield 14,132 12,564 560 40
Willington 1,658 3542 113 31
HARTFORD 622,051 594,218 27835 45 Wirdham 12,555 11017 a28 5.1
Andower 1,841 1873 6% 35 Windsor 16,658 15010 T48 45
Ashford 2552 2482 B4 23 :
Awvon 9303 9108 2U5 30 | e iy charcymy iy mascten. Er e amn ot pmias
Barkhamsted 2322 2241 21 35 federal Erdgepart-Stamfond-Marealk NECTA is refermed Ba in Connecticut DOL
Berlin 11.758 11,362 106 24 pubicatians 25 the Bnnaem::nrrm o8 LA, sl e Haetiowd et Hariforc
EasiH MECTA ks thie H rd L e es &
Bloomfield 11.515 10,838 520 5.0 novw called Tarington-MNorthwest LMA. Five bowns which :IEI:' part of the:
E{EIBIH 2176 2073 m iz Sprngfield, MA arza ane pubished 2= the Enfieid LMA. The tosms of Eastiord
Bristal 33,135 31,452 1,683 a1 and Hampion and other towns in the northeast are now caled Canieison-
Burlington 5,504 5402 192 34 Meartheast LMA.
LABOR FORCE CONCEPTS

The civilian labor force compeizes all state residents age 16 years and older classified as employed or snemployed in accordanca with criteria described below.
Exchuded are mombers of the military and persons in institutions (correctional and mental health, lor axamgl).

The employed are all persons who did any work as paid employees or in their cwn business during the survay wesk, or who have worked 15 hours or moee as
unpaid workers in an enterprise operated by 2 family member. Persons tempaorarily abeent from a job because of illness, bad weather, strike or for personal
reasons are also counted a5 employed whether they were paid by their emplayer or were seeking other jobs

The umemployed are all parsons who did nol work, bul were available for work dunng the survey weak (sacapl for temporary illness ) and madis specific efforts to
find & job in the prior four wesks. Persons waiting to be recalled to a job from which they had been laid off nead not be looking for work to be classified 2=
unemployed.
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State Economic Indicators

Business Startup

Connecticut slipped from 20" in US to 22" place out of 50 states in the most recent Kauffman
Foundation Index for business startup. The measurement is per 100,000 population and represents
the environment that would positively foster new business startup.

Rank 2016

W e~ O AR W N A

[P ) Dy L L I I T Y
© @ N m o, R WM =D

R ERES

Index 2016
2,69

228
163
130
11
063
0.47
0.30
027
-0.02
037
-0.44
074
0,81
093
-0.93
113
133
137
145
145
151
204
226
254

Kauffman Index of Startup Activity

State Name
Montana

MNevada
Wyoming
Okdahoma
Alaska
klaho

MNaorth Dakota
Hawaii
South Dakota
Utah
Mississippi
New Mexico
Nebraska
Vermont
Cregon
Delaware
Arkansas
Kansas
Rhode Island
Maine
Kentucky
Connecticut
lowa

MNew Hampshire

West Virginia

Rank 2015
1

Eo - = B

Change in Rank
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Smaller State Data Table

Rate of New
Entrepreneurs

0.50%
0.35%
0.39%
0.40%
0.45%
0.32%
0.25%
0.33%
0.35%
0.25%
0.33%
0.32%
0.25%
0.36%
0.31%
0.24%
0.27%
0.27%
0.23%
0.29%
0.25%
0.29%
0.13%
0.24%
0.21%

Opportunity Share of
New Entrepreneurs

54.12%
o7 40%
09.45%
54.72%
T1.32%
89.36%
90.54%
558.69%
54.37%
83.62%
81.25%
61.06%
50.29%
75.71%
T5.63%
86.22%
81.37%
51.25%
87.30%
T7.65%
75.86%
76.30%
59.59%
T7.61%
T8.77%

Startup Density
7T
107.4
733
735
724
75.6
85.5
61.7
65.4
935

679
617
53.5
745

692
627
61.0
60.7
710
637
55.8
59.1
511



Employment Shift

As previously discussed, one measure of a state’s economic strength is the total number of basic
jobs. Shift Share is a typical analysis performed to measure whether basic employment is increasing
or decreasing and whether actual growth (AG) is due to a share of national growth (NG), industry mix
(IM) or regional shift (RS). This office conducted a shift share analysis (Under Separate Cover) for a
five-year period from available U.S. Census Bureau data for the years 2009 to 2015.

(NG+ IM +RS = AG) The data provided by the Census Bureau to perform a shift share analysis is
only provided by County for the United States. The table below summarizes the findings of 4 shift
share studies. The first analysis was of the State of Connecticut, just Fairfield County, adjusted
numbers reflecting only the State of Connecticut without Fairfield County data and of Hartford County
which Trumbull is in. The reason for deducting Fairfield County data from the balance of the state was
to analyze the impact one of the wealthiest counties in the United States has on the balance of the
state of Connecticut. The remainder of the data representing the state of Connecticut without New
York/Fairfield County influence represents the performance of the economy of the state without the
influence of one of the wealthiest counties in the United States.

The table below demonstrates that Hartford County has not fully recovered the number of basic jobs
that were lost due to the 2008 financial crisis. The State of Connecticut including Fairfield County has
expanded beyond 2009 basic employment number by increasing a total of 3,442 basic employment
jobs or an increase of 1.75%. Fairfield County has not recovered fully from the loss of basic
employment and is still short 2,485 basic employment jobs to meet its 2009 benchmark. When
subtracting Fairfield County from the entire state calculations and analyzing the balance of the
remaining 7 counties in Connecticut, Connecticut has fared better with a total gain of 5,927 basic
employment jobs.

Hartford County in 2009 had 412,636 total employment and 80,695 basic employment jobs. In 2015
Hartford County, total employment had increased to 434,744 or an increase of 5.36%. Unfortunately,
basic employment declined from 80,695 in 2009 down to 74,188 or a loss of 6,507 (-8.06%) in basic
employment. A decline in basic employment means; future reduction in non-basic employment, total
employment, population growth and disposable income. Basic employment is the engine that creates
a healthy and growing economy. Even though total employment has increased it is the quality of jobs
not the quantity of jobs that fosters a healthy economy and increased demand for real estate.

Shift Share Analysis Summary Table

Basic
Employment Basic
2009 Total 2009 Basic 2015 Total 2015 Basic Numeric Employment EBM EBM 2015 PER
Study Area Employment Employment % Basic Employment Employment Change % Change 2009 2015 Population 2015

CcT 1,368,972 196,390 14.35% 1,428,395 199,832 3,442 1.75% '6.95 7.02 3,641,078 2.55

Fiarfield i

County 315,810 63,089 19.93% 376,465 60,604 -2,458 -3.94% 5.58 6.07

Adjusted r
CT Without

Fairfield 1,107,162 133,301 13.11% 1,060,930 139,228 5,927 4.45% 7.63 7.62

Hartford r

County 412,636 80,695 19.56% 434,744 741,188 -6,507 -8.06% 5.11 5.86 905,262 2.08
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Shift Share Analysis

Below is a Shift Share Analysis of the Bridgeport-Norwalk-Stamford Metropolitan Statistical Area (MSA) which Trumbull, CT is located. The
analysis is at the “Sector Level” studying the shifts of employment by sector 2011 to 2015 that was summarized above, take note that only
eight major employment sectors have basic employment: Whole Sale Trade, Retail Trade, Transportation & Warehousing, Finance &
Insurance, Real Estate & rental and leasing, Management of Companies & Enterprises, Administrative & waste services, Educational
services, Arts, entertainment and recreation and Other services except public administration. Decline in two sectors Retail Trade and
Administrative and waste services had basic employment but lost basic employment totaling about 4,599 basic jobs. Despite the loss 4,599
basic jobs, the MSA had a net gain of about 4,267 basic jobs. With a current Economic Base Multiplier (EBM) of about 6.07, could result in
about an additional 21,600 additional non-basic jobs.

Bridgeport- Norwalk-Stamford MSA Shift- Share Analysis

Baze Year Current Year | National |Base Year| Current ocal ational [ational ndustry Miz] Industiy Miz [Competitive] Competitive urrent ase Year |Base Year urrent urrent Basic
Sector Industry Category Mational National [ Employme | Local Year |Employme| Growth Giowth  |Component| Component |  Share Share Year | % ageof | Basic |Year x| Year | Employment
Employment Employment | nt Growth | Employme Local nt_Growth | Component| Component % Jobs Component] Component Location Total Employees age of Basic Variance
AICS T1 Agriculture, forestry, fishing and hunting 1160,371] 1,243,132 112 312] 392 25.64% 73 27 -1dds 4] 18.53% St &l 0 0386
CS ZTMining 730,045 75191 2917 400 40 5B 3 S.EGH [F4] 2.9 [l 400 0167
C5 22 Uilities 543,321 553,5665] 0.66% 1652] 1,368 RN A2 47 -T.86% [133 -TT.677 [233] E Tred
AICS 73 Construction 5.473.045 F.473 866 e B0 113710 2,732 1247 5B E] Badr 707 -2.33% (264 1. A Bz23
C3 51-33 Manwfacturing 11,707,437 12291676 4,50 STAZE 3,938 -9.34% 5B 3.203 —3.75% (1.406]] LN P (5.255] H K SETT
CS 42 Wholesale iade 5.545,802] 574,252 5.53% 13,55 4,254 215 56 1157 -2 36% [ENi] -3.45% (482] F TB4Z
AICS 44-45 Retail wrade 14,566 ﬁ 15,642,116 6.2d% 48,33 43,355 3342 156 4, -2.32% (1.122)] -2.69% (1,333] 1616 | E 0036 0,362 a1 181
AICS 48-43 Transportation and warehousing 7672567 5.621.491 .00 28,45 28,479 -0.07 .58 2. 455 [ZE] -N.07 (3.156] K A 10351 10,8352 3101 367 1045 (2.056)
AICS 51 1,919 543 2,137,652, 12.88% 12,72 13.871 .03 5B 1083 354 S5 -3.85% [430] A 3835 5013 B.385 43.58% B.878 433
MAICS 52 Fi 171123 8,788,229| 12.26% 22 4% 24,743 1041 56 1! 370 2 1842 (413] A 8850
AICS 53 Re. tal ar 2,545,341 2,710,235 06 10, 10,560 6.65% 5637 1 -2.43 (254)] 0.53% 60 2533 17245 1.756 20.53% 2,236 480
MAICS 59 Professional and wechnical sewices 16,463,333 16.570.557| 10,245 iG] 63,527 011 156 4,936 168 3T 013 (7] 0867 5.33% EXIA T35 5,071 1.959
AICS 55 Management of companies and enterprises 4,055 633 4.600,012| 537 843 5,945 5.25% .58 27 3287 278 6552 (S56]] 06111
AICS 56 Administrative snd w aste senices 2,674 852 2,754,109 2887 10,356 12,633 2193  B56 56 5687 (588]] RERIEA 1973 14415 14505 1,502 30.63% 3.863 2.367
AIC: Educational services 5.506 634| 5,736,105, 400 37.223] 34,705 -6 7B 56 3,185 -4 563 11.636), -10FT (4.007) 1901 S1.03% 18,936 4741 16.452 (2.543)
AIC: Health care and sosial assistance 1,303,775 2,032,574| 8747 5,113 5.531 3.35% 5637 437 016 E] 061 Ell 5 0.8336
AICS T1Arts, entertainment, and recre ation 1,922 544 | 2,160,370] .03 5.647| 10233 110 156 740 2477 214 6,082 6536 SET 14377 26.40% 2.283 33.23% 3423 1.140
AICS dation and food services 11,371,353 12,933,565 zi2x 26,708 3176 15,755 .58 2,285 3567 351 663 1772 5 07703
AICS 51 Other services, except publi inisStration 4,408,735 .3l E,@ -2 52 16,848 16,212 0| 856 1442 -0.87 11.832] 1041 1754 1,364 18.212] 11545 13283 13385 2,285 2471 4.501 2,246
AICS 33 Unelassified 173747 40,211) ZTETH 116/ 168 44 532 5B i) 13,123 22 176 20 i 68| 02017 02138
aials T 154, 7F5 128, 767 715 | P55 M| FIE 464 FEELL ety _ILOFG| M PEF| IFE.45d P8 FFE AT E5S LI6F

Observation: Units: Frequency: o ) )
[ 28,000 (+more) ~ Persons, 4-Quarter Moving Average, = Quarterly TY[SY110Y I Max | z003-10-01 | to 2016-10-01 The BLS defines marginally
dated: Jan 27. 2017 Mot Seasonally Adjusted
Jeamesan 27 201 attached workers as persons
FRED%@ — All Marginally Attached Workers for Connecticut WhO are nOt |n the |ab0l’ fOI’CG,
34,000 want and are available for
work, and had looked for a job

o sometime in the prior 12
g 30000 months. They are not counted
< 28000 as unemployed because they
‘ 26,000 had not searched for work in
F the prior 4 weeks, for any
& o reason  whatsoever.  The
¥ 2200 marginally attached are a
£ 50000 group that includes
= 18'm discouraged  workers.  As

indicated to in the graph to the

16008 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 |Eft’ uDdated on 1/27/17, the

[ . _ number increased from 25,800

B — — 2008 O TON ’ I Q4 2015 to 28,000 Q4 2016, an
increase of 2,200.
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Shift Share Analysis- Continued

The 2014 to 2015 basic employment increase was about 1,504 with EBM of about 6.07 resulting in an increase of non-basic employment of
about 7,600 jobs for the one year period.

Base Year Current Year Hational | Base Year| Curment Local National National Industry Mix| Industry Mix | Competitive| Competitive Total Current [Base Year | Current Base Year | Base Year Current Current
Sector Industry Category National National  |Employmen| Local Year |Employmen| Growth Growth Component | Component Share Share Job Year Location Year % age of Basic Year % Year
Employment Employment |t Growtl t Growth > | Component | Component k4 Jobs Component | Component Growth Local Quatient | Location Toral Employees | age of Total Basic
JAIC icul tarestry, fighing and hurting 1.249.132] e 62| 8.2 £ 8 0BT 13)] B.8d% 0.091 DEE
Mining 75191 RETE 40| 40 % 1 -4 285 (5] 137 0147 0167
Llrilities 553,685 S 1,340 1368 2037 A il 147 120) 1243 7566 7764
Construction 6,423,566 14 12,381 2,732 283 A T 2.597 32 -2.07% LB283 LB223
I-33 Manufacturing 1 12 231.676| 110% 35,238 3,938 -3 63 a 816 -1.22% 1428) 473 8356 8677
42 Wholesale rade 5874, 782 033 14.302] 4,284 -0.137 331 -1.32% [TE_B]‘ -2 B4
44-45 Retail rade 15,642,116 191 4 0183 1154 -0.41 1203) 1737 0036 3B 0.36% 181
48-43 Transportati d warshousing 8,621,431 ERGPA 2 037 B5T A 24 281 10351 1445 36T 1045
Sllnformation 2.137.652, 198% 163 316 -0.345 146), -0.35x 9535 43.03 6,700 43587 6878
S2Finance andinsurance 8,758,223 2.48% 2B EE 145 H .21 . 8850
53 Real estate and rental and leasing 2,710,235 152% 1545 24 -0.73 Sl 02% 2533 1350 2.085 20597 2,236
S4 P | and technical services 7. 18,370,557 2543 198 144, 22 3 -0.55x 0B6T T.280 4.533 EES 5071
'S 55 Management of companies and enterprises 4,600,072 4.54% B 0981 20 .22 7 -3.56% 0.611
AICS 56 Administrative and w aste services 2 2,794,103 0.60% 12,030] 12,633 5.014 2T -1524 (183 .22 14415 26.T3n 3.216 30.63% 3,663
G1Ed ] 5 5,736,105, 178% 34,475 34,705 066 E -0.53 [REL 112w 1388) 227 34,705 15371 1301 4723 16,304 4741 16,452
B2 Heslth care and socisl sssistance. 2,092,574 2.50% 5.,545] 5.591 083 128 L1904 10 -1E7 EEl 46 5,591 0.8425 0.5396
T1Ars, entertainment, and recre ation 034, 160, 370] 3077 9,941 10233 360 230 R4 75 0.53% 53] 356 10,239 14712 14377 32050 3,164 33.23% 3423
T2 A d. d food services 12,531, 12,333,365 315% 31157 31716 170 T22 Bds 261 146 1454) 523 31.716] 0774 07703
B10hher services, ewcept public sdministration 4,235,390] 4,308,550 17 17,351 18.212 1284 416 0B 1101 -0.42% 178) 23 18,212] 13160 13283 24.00 4,318 24.71 4.501
MAICS 33 Lnclassified 214,881 240.211] 1054 155] 168 833 4 8234 13 2167 i3] 13 168 02236 02138
Totals 115 568,688] 118,307,718 372,818| 376,464 8631 -161 -4.824] 3646] 376,464 42,150 43,655 1,504
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Travel Distance & Drive Time from Subject Property

The following map is based on posted speed limits which indicates the driving travel distance to labor
nodes from the subject site. 100 Oakview Drive is the subject property. The typical drive time to work
for Connecticut residents is greater than most other areas of the United States. As one can clearly
see on the map below, Trumbull is conveniently located to major employment nodes in Connecticut
and New York. This is a positive attribute of the subject property and an important linkage in marketing
the future development.
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Fiscal Disparities in Connecticut.

The Federal Reserve Bank of Boston has conducted a May 2015 analysis to study fiscal disparity and
equalization methods for the 169 Connecticut towns and cities. Following are excerpts from their
report:

“Fiscal disparities exist when some municipalities face higher costs for providing a given level of public
services or fewer taxable resources to finance those services than others. A municipality’s economic
and social characteristics can affect both costs and resources. For example, communities with higher
unemployment tend to see more crime, raising the costs of providing police protection. On the other
hand, wealthier communities have more available resources to tap for revenue. The disparities that
stem from these underlying factors, which fall largely outside the control of local officials, are widely
regarded as inequitable. The potential for fiscal disparities in Connecticut is particularly high given the
vast socioeconomic differences observed across the state’s 169 cities and towns. Stated one Wall
Street Journal article, “With its coastal mansions and abandoned factories, Connecticut has long
grappled with sharp contrasts, a place of soaring wealth on the one hand, and a shrinking middle
class and stagnant wages on the other. The main purpose of this study is to measure non-school
fiscal disparities in Connecticut and to identify their key driving factors. We also examine the extent to
which existing non-school municipal grant programs address existing disparities. In Connecticut,
municipalities provide a range of services including education, public safety, public works, human
services, and general government. While educational fiscal disparities—and the effectiveness of the
state’s Education Cost Sharing (ECS) grant in addressing them—have received considerable
attention in Connecticut, less is known about how municipalities’ underlying characteristics affect their
ability to provide other vital public services and the degree to which state policies ameliorate
differences. This research should help to fill this void.

Results:

Our results show large non-school fiscal disparities across cities and towns in Connecticut.
These disparities are driven primarily by differences in revenue-raising capacity.

We found less stark, but still important, differences in costs across municipalities

Our analysis of gaps compared with current non-school grants reveals that these programs
have a limited effect in reducing non-school fiscal disparities in Connecticut.

Results

We find a wide range of municipal gaps among Connecticut’s 169 communities, indicating significant
fiscal disparities across the state. Although cost differences play a role, these gaps are largely driven by
the uneven distribution of revenue capacity across the state. This, in turn, is the direct result of the uneven
distribution of the property tax base.

VI. Conclusions

In summary, there are significant non-school fiscal disparities among Connecticut municipalities. These
are mostly driven by the uneven distribution of the property tax base across the state, although cost
differences also play a role. These imbalances persist after accounting for existing state non-school grant
programs.

Therefore; one can see that there is no short-term solution to the disparity that exists for municipal tax
revenue to municipal non-school expenditures. This is one more factor that adds to a high residential
tax burden in Connecticut.
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Journey to Work

Journey to work (residence to place of employment) is an important element in estimating residential demand. Based on the 2010 ACS survey
about 78% of the Fairfield County work within the county. The balance of work outside of the county. About 27,000 people commute into
Fairfield County to work increasing the daytime population about 3.0%. As demonstrated below, about 50% of the estimated Trumbull labor
force works in Fairfield County, CT. The inference is that Trumbull is bedroom community within Fairfield County.

Table 1. Commuter-Adjusted Daytime Population: States, Counties, Puerto Rico, and Municipios

http://census. gov/acs/methodology/sample snze and_ data quallty/
margin of error can be interpreted roughly as promdmg a 90 percent probablllty that the intenal defined by the estimate minus the margin of error and the estimate plus the margin of error (the lower and upper confidence bounds) contains the true \alue. In addition to

Summary state county| State County name population working in area area population change due to population change and worked in the | lived and worked in residence ratio
level code code code| hame Estimate [ MOE | Estimate | MOE Estimate | MOE Estimate | MOE |Estimate | MOE [ Estimate | MOE |Estimate | MOE | Estimate | MOE | Estimate | MOE
040 09 Connectict 3,545,837 0 1,713,303 5,884 1,726,096 5,339 3,533,044 2,989  -12,793 2,989 -0.4 0.1 1,618,120 5,418 93.7 0.1 0.99 0.01
'050 '09 7001 Connectict Fairfield County 905,342 0 455,890 4,212 428,570 2,683 932,662 3,153 27,320 3,153 3.0 0.3 335,872 3,023 78.4 0.4 1.06 0.01
'050 709 '003 Connectict Hartford County 887,976 0 500,864 3,242 426,837 2,673 962,003 2,589 74,027 2,589 8.3 0.3 364,836 2,615 85.5 0.4 1.17 0.01
'050 709 '005 Connectict Litchfield County 189,916 0 69,413 1,918 97,499 1,162 161,830 1,790 -28,086 1,790 -14.8 0.9 51,410 1,453 52.7 1.3 0.71 0.02
'050 709 '007 Connectict Middlesex County 164,774 0 72,094 1,719 84,170 1,085 152,698 1,585 -12,076 1,585 -7.3 1.0 42,932 1,224 51.0 1.2 0.86 0.02
'050 '09 '009 Connectict New Haven County 856,688 0 382412 3,394 415,140 2,308 823,960 2,849 -32,728 2,849 -3.8 0.3 302,471 2,853 72.9 0.5 0.92 0.01
'050 '09 '011 Connectict New London County 272,360 0 142,279 1,978 137,763 1,359 276,876 1,512 4,516 1,512 1.7 0.6 113,010 1,518 82.0 0.6 1.03 0.01
'050 '09 '013 Connectict Tolland County 151,073 0 48,452 1,462 78,350 1,114 121,175 1,556  -29,898 1,556 -19.8 1.0 30,234 994 38.6 11 0.62 0.02
'050 '09 '015 Connectict Windham County 117,708 0 41,899 1,117 57,767 891 101,840 1,126  -15,868 1,126 -13.5 1.0 31,319 1,042 54.2 1.6 0.73 0.02
NOTES

Workers — people 16 years and over who were employed and at work during the reference week. The estimate of workers includes part-time and full-time civilian personnel and people in the Armed Forces.
MOE (margin of error) - all ACS published margins of error are based on a 90 percent confidence level.
subdivision or minor civl division; 155 = state-placé) 7

(Column B) FIPS state code — the two-digit code used in the Federal Information Processing Standards to identify each state.

(Column C) FIPS county code — the three-digit code used in the Federal Information Processing Standards to identify each county or county equivalent within each state.
(Column F) Total resident population — the total number of persons living in the area (state or county) as shown in ACS.
locations are not considered, only workplace locations are reflected in this number. i

other words, no matter where their workplace was located. Place of work location is not considered, only residence location is reflected in this number.

adjust for people entering or leaving the area for purposes other than commuting, nor does the commuting adjustment take the time of day of the work trips into account. The estimate is calculated by addlng the total resident population (col. F) and the total workers

by subtracting the total resident populatlon (col. F) from the estimated daytime population (col. L). Positive numbers indicate more commuters entenng the area than leaving it. Negative numbers occur when more workers leave the area to go to work than enter it to
commuting (col. N) by the total resident population (col. F), and multiplying the result by 100. Positive figures denote the percentage increase experlenced by the populatlon while negative numbers show the percentage decrease in the population as a result of
question on workplace location during the week prior to filling out the ACS questionnaire.

workers who Ilved and worked in the same area (col. R) by the total workers living there (col. J) and multiplying the result by 100.

area, although it does not take into account whether the resident workers possess the skills needed for the jobs that are available. E-R ratios greater than 1.00 occur when there are more workers working in the area than living there. These areas can be considered

Source: U.S. Census Bureau, 2006-2010 American Community Survey 5-year estimates
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Psychographics & Facts

The State of Connecticut is currently amid a financial conundrum on how to grow the economy, retain
major employers, and meet its financial obligations vs not raising taxes, stop the flight of businesses,
population and skilled labor. The State has recently passed a state budget that imposes a corporate
tax surcharge as well as adding new tax revenue on goods and services that not only impact state
businesses but also adversely impacting household budgets which impacts disposable income.

Adverse psychographics is resulting over economic decline and from the current financial crisis, the
recent threat of major business threatening to leave the State of Connecticut after GE announcing
their relocation of their Fairfield corporate headquarters to Boston, MA. In addition, the 2015 sale of
Sikorsky Aircraft to Marietta- Martin had only resulted in a five- year commitment to remain in the state
for the 8,700 employees. But; finally, some good news! Marietta-Martin/Sikorsky Aircraft located
about six miles to the east of the subject property, announced that they will stay located in Stratford,
CT location for the next 16 years and produce about 200 CH-53K helicopters. Full production will not
start until about 2020. Exposure on national news focusing on the adverse budget impact and
potential business loss, has had a major negative impact on the image of the state. When actual data
demonstrating flight of population, increased taxes, adverse business climate is consistently in the
news the psychographics of the state is one of “why would anyone want to work or live there when
better option for employment and lower cost of living alternatives exist”. Why is this important to this
analysis?

1) Psychographics- It is difficult to overcome a poor image. It will take years to rebuild if
and only if there is a reversal of employment opportunities and the cost of living in
Connecticut improves. This impacts real estate demand.

2) As the cost of living increases and wages advance moderately or remain static, it
impacts disposable income. Reduced disposable income results in the decline in
threshold income available for housing

3) Job retention maintains population and new jobs grow population, hence residential
demand.

Threshold income for residential segment of the market is the level of income required to rent or
purchase a property. As ones’ disposable income increases it raises the household threshold income
and ability to purchase or rent the ability to live in more expensive and better quality apartments. The
announcement of Sikorsky to stay and increase its labor force to about 8,000 employees from its
approximate 7,000 level adds a level of economic stability to the region. It also insures retention of
the existing labor force, subcontractors and disposable income levels.
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Regional Data

The focus of this analysis is Trumbull, Connecticut (CT) which is in Fairfield County and the
Bridgeport-Stamford-Norwalk CT Metropolitan Statistical Area (MSA). Trumbull is impacted more
directly by its economic region than the entire state. While in Fairfield County, studying the MSA is a
more meaningful.

Bridgeport- Stamford-Norwalk CT Metropolitan Statistical Area
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COMMUNITY DATA- Trumbull CT

Trumbull is an incorporated town in south-western Connecticut. It is a community that is located in
Fairfield County Connecticut and is a regional bedroom community to western Fairfield County, New
York City and other Connecticut employment nodes. Trumbull also has its own employment nodes.
Trumbull is also the home of the 1,127,000 S/F Westfield Trumbull Mall. Trumbull is flanked on the
east by Shelton and Stratford and on the west by Easton and Fairfield, to the north by Monroe and to
the south by Bridgeport. Trumbull enjoys the influences of a upscale Fairfield County residential
bedroom community.

Trumbull’s proximity to Stamford, a major employment center, makes Trumbull one of the more
desirable places to reside in the Fairfield County area. Trumbull enjoys access to 1-95 to the south
and is accessed by CT Route 15 (East- West) along its southern boundary, CT Route 8 (North-South)
at its south-east boundary and traversed with CT RT 25 (North-South) state road. Public bus service
is available by the Greater Bridgeport Transit District.

Study Municipality- Trumbull CT

epnngneia
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TRUMBULL TOWN PROFILE-CERC

Trumbull, Connecticut

CERC Town Profile 2016 Produced by The CT Data Collaborative

Belongs To
Town Hall Fairfield County
5866 Main Street LMA Bridzepaort - Stamford
Trnumiull, CT 08511 Greater Bridgeport Economic Dev. Begion
(203) 452-5006 Greater Bridgeport Planning Area

Incorpeeatsd i 1797

—l Demographics !

Population (2010-2014) Bace/Ethnicity (2010-2014)
Town County Somte Town County State
2000 34,243 382,567 3,405,565 White 30,4189 605,136 2,508,360
2010 36,018 916,829 3,574,007 Black 782 103,232 355,571
2014 36,444 934,215 3,592,053 Asian Parific 1,595 45,560 145,542
2020 36,190 5944 6592 3,702,489 Wative American o 241 1105
'14 - 20 Growth /YT -0.1% 0.2% 0.5% OtherMulti-Race 1,291 88,711 282,054
Town  Coumty State Hispanic (Any Race) 2,345 167,047 512,795
Land Area (sg. miles) 23 B25 4,842 Town Coumty State
Pop./Sq. Mile (2010) 1,563 1,485 742 Poverty Rate (2010-2014) 2.5% 8.1% 10.5%
Median Age (2010-2014) 43 40 40 .
Households (2010-2014) 12205 333502 1356205 CoucoviomalAmaimment (2010-2014) State
Med. HH Inc. (2010-2014) $108,534 583,163 569,820 High School Greduate 5110 1% GTT.BET  I8%
Asspriates Degres 1,856 7% 180371 9%
Barchelors or Higher 12701  51% 908551  37%
Age Distribution (2010-2014)
0-4 5-14 15-24 25-44 45-64 B3+ Total
Town 2,002 5% 5215 14% 4408 12% 7,383 209 10,598 25% 6,828 19% 356,444 100%
County 55,160 G% 125287 14% 118,243 13% 235,475 I%% 264775 28% 130,275 14% 534,215 100%
State 194338 5% 452,157 13% 438581 14% 892,275 25% 1,032,223 Z8% BE31075 153% 3,592,053 100%
—l Economics !
Business Profile (2014) Top Five Grand List (2014)
Sector Units Employment Amount
Tatzl - All Industries 1,350 15712 Trumbull Shopping Center $202,300,000
) Digital 60 & 80 Merritt LLC $115,042 660
23 - Comstruction 108 261 United [luminating $34,458,340
31-33 - Manufactoring 18 g25 Canopoc Inc £29,316,310
4445 _ Retail Trads 138 2757 Avwzlon Bay Communities $28,306,740
i i ) Met Grand List (SFY 2013-2014) $4,485,353,903
B2 - Health Care & Social Assistance 133 3,318
Totzl Government 2z 1,556 h{r.:_r&:l{e;ﬁrgp!u}m (2014 Cooper Surgical Inc.
Genesis HealthCare - 5t. Joseph's
Center Affinion Group
Target Carp
—| Education !
2013-2014 School Year Connecticur Mastery Test Percent Above Goal (2013)
Grades Enrollment Grade 3 Grade 4 Grade &
Trumbull School District PE-12 6,798 Town  Stmie Town  State Town  State
Reading 75.2% 56.9% T87% B2.T% B51%  T7E.3%
Math 86.0% 61.6% 85.2% 65.4% B6.5% 65.2%
Writing, 815% &0.0% 53.59% 63.1% BE4% 67.3%
Pre-K Enroliment (PSL5) 2011-2012 Rate of Chromic Absenteeicm (2012-2013)
L All K-3 4-8 5-12
'I'IIIII ]Eh-":t i
bull Sehaol D = Connecticut 11.5% 58.5% 5.0% 16.5%
4-Fear Cohort Graduation Rate (2013-2014) Trumbull School District 4.1% 35% 6.1% 15%
All Female Muale
Connecticut 87.0% 90.0% £4.0%
Trumbull School District 96.0% 97.0% 24.0%
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TRUMBULL TOWN PROFILE (continued)

Trumbull, Connecticut i{ » Economie !

CERC Town Profile 2016 Rescurce Center

=| Government !

Government Form: Selectman - Council
Totzl Revenue (2014} $163,930,650 Taotal Expenditore: (2014)  5167,025,555 Armual Debt Service (2014) 512,124 084
Tax Revenus $133 755,545 Education $108,704.265 As % of Expenditurs: T3%
Non-tax Revenuz 55662114 Other 857322330 Eg et Grand List (2014)  $6,535,054.926
Intergorremmental §18,323422 Total Indebtedess (2044} $91.105,180 Per Capita $181,335
Per Capita Tax (2014) §3,782 4z % of Expenditures 545 As % of et Average 126.0%
As % of State Average 140.1% Per Capits 52481 Muody's Bond Rating (2014) Aaz?
Equalized Mill Rats {2014) 20.85
% of Net Grand List Com/Ind (2014} 176%
_— Housing/Real Estate |
Housing Stock (2010-2014) Town County Sunte Distribution of House Sales (2013) Towm County State
Toial Units 12 584 362,616 1450381 Less than 5200,000 5 438 3417
% Single Unit (2010-2014} 870% S8.0% 35.0% $100,000-5159,539 30 830 7522
New Permits Auth (2015} 2 2,558 6,077 $200,000-5259,539 114 1117 B,031
Az % Existing Unifs 0.1% 0% 0.4% §300,000-5359,539 163 580 3,330
Demelitions (2015) 3 502 1230 $400,000 or Moze 173 3,817 E.560
Home Sales (2013) 430 7,243 26,310
Medizn Price $359,700 422400 5274500
Built Pre-15950 share 164% 25.3% 8.7k
Crwmer Occupisd Dnwvellings 10,501 223331 513,043
Az % Todal Dhwellings 333% 6B.3% 67.3%
Subsidized Honsing (2015) E82 33,550 172,556
- Labor Force I
Plzce of Residence (2014) Cormnecticut Comemugers (2014) . }
Town Coumty Stimte Commuagters Into Town From: Town Residents Commusting To:
Labar Farce 18,078 475288 1.885.100 Bridgepart 2621  Eridgeport 1933
Emploved 17,108 445578 1,760,400 Trumbull 1878  Trumbull 1578
Unemplayed 570 3,360 124,700 g:iltﬁﬂrﬂ L.gg! Eﬂ"]'f 53;
B z elion 5
Unsmployment Rate 5.4% £.2% 6.6 Milford 5989 Norwalk 1165
Place of Work (2014) Fairficld 566  Stratford 867
Taum Coumty Stz Morroe 502 Shelion 805
Units 1,050 #4172 114608
Toial Employment 15,212 418,832 1653,545
20114 AAGR 34.3% 58.0% 255%
Mfz Employment 625 35,238 155,607
—| Other Information }
Crime Rate (2014) Distence to Major Cities Residential Uilities
Town  State Miles Elertric Provider
Per 100,000 residents 1,742 2187 Hartford 44 The United Miuminating Co.
L ) - - s (8000 2570141
ibrary (2015) New York Cify £E .
Town  Ppigencs 100 Gos Provider
Circulatian per Capits 1217 s 132 Sputhern Conpectiont Gas Compamy
Inzernet Use per Visit 010 i . (202) 328111
Muonireal 256 Witer Provider
Fomilies Receiving (2014) I ﬁ%ﬁgﬁ Company
Temporary Family Assistznce (TFA) et Cable Provider
- - Charter Commumications of Western CT
Populetion Raceiving (2014) (800) 827-8258
Town
Supplemental Nutrition Assistance Program {SNAF) 488
Town Frofiles Gerzmied on 0B/Z4/1E - Fage 2 profiles. of dal a com Na represenis lon or warmabies, expressed or
impied, age phawen jepading the accuacy of ihis

inferma b .
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TRUMBULL TOWN PROFILE (continued)

The current and forecasted Trumbull households will have minimal increases over the next five years
resulting in a static increase in the number of households. Household size will remain about the same
2.83 in 2016 and 2.84 forcasted for 2021 persons, thus minimal increase over the next five years.
The preponderance of household incomes are $50,000 per year to over $200,000 per year with the
average household income of $147,875 in 2016 and about $160,067in 2021. Median income in 2016
was about $109,627 and forcatedto be about $118,984 in 2021.

e’

REALTY CONCEPTS INC

Trumbull town, CT
Trumbull town, CT {0900177200)
Geography: County Subdivision

Demographic and Income Profile

Realty Concepts, Inc.

Data Note Income |5 exprecced In cusrment dollars.

Summary Census 2010
Population 36,018
Hous=holds 12,735
Famili=s 2,528
Ayerage Household Size 2.75
Owener Occupied Housing Units 11,175
Renter Occupied Housing Units 1,546
Median fg= 4318

Trends: 2016 - 2021 Annual Rake Area
Population 0.39%
Households 0.27%
Families 0.25%
Owner HH= 0.25%
Median Household Income 1.65%

Households by Income
<515,000
15,000 - 324,955
£25,000 - 334,955
£35,000 - 345,555
£30,000 - 374,955
£75,000 - 355,955
$100,000 - £145,550
$150,000 - £155,500
£200,000+
Median Houszhold Income
&yerage Household Income
Per Capita Income

Cengus 2010

Populsation by Age Number Percenk
o-4 1,883 5.2%
5-19 2,650 7.4%
10 - 14 2,954 B.2%
i5-19 2,328 6.5%
0 - 24 1,441 4.0%
35 - 34 2,481 6.9%
i3 - 42 4,940 13.7%
45 - 34 6,388 17.7%
55 - 64 4,356 12.1%
65 - 74 2,855 B.0%
75 -84 2,357 6.5%

a5+ 1,381 3.8%
Census 2010

Race and Ethnicity Numier Perc=nt
White Alone 32,424 S0.0%
Black: Alone= 1,126 3.1%
American Indian Alone 21 0.1%
Axian Alone 1,573 4. 4%
Pacific Islander Alons= 3 0.0%
Some Other Race Alone 405 1.1%
Two or More Races 466 1.3%
Hispanic Origin (&ny Rsce) 2,068 5.7%

Sourcg: U.S. Census Bureay, C=nsus 2010 Swmmary Flie 1. Esn foremasts for 2016 and 2021,

Number
652
635
857
a1s

1,330
1,526
2,604
1,753
2,657

5109627
5147873
551,967

Numbber
1,702
2,175
2,872
2,652
1,800
2,504
3,822
5,954
5,405
3.418
2,230
1.484

Number
31,835
1,387
25
2,025

3

548
557

2,785

2016
35,423
12,705

9,854

2.83
10,857
1,752
455
State
0.31%
0.25%
0.20%
0_22%
2.20%
2016
Peroenk

5.1%

S.0%

5.5%

6.5%

10.4%
12.0%
20.5%
14.1%

20.0%

2016
Pmro=nt
4.7%
6.0%
7.8%
7.3%
4.0%
B.0%
10.5%
16.3%
14.68%
o.4%
6.1%
4.1%
2016

Peroent
BT.4%
3.8%
0.1i%
5.6%
0.0%
1.5%
1.6%

7.7%

2021

37.137
12,875
10,018
2.84
11,094
1,785
468
National
0.Bd%
0.79%
0.72%
0.73%
1.B9%
2021
Number Percent
653 5.1%
551 4.6%
578 4.5%
764 5.8%
951 74%
1,522 11.8%
2,853 22.2%
2,085 16.2%
2,882 22.4%
5118,948
5160,087
555,873
2021
Mumber Pmpomnk
1,701 4.6%
2,016 5.4%
2,406 6.5%
2,532 6.8%
1,858 5.0%
3,541 0.5%
3,648 9.8%
5,330 14.4%
8,021 16.2%
4,085 11.0%
2,437 6.6%
1,551 4.2%
2021
Number Peroenk
31,385 B5.0%
1,637 4.4%
27 0.1%
2,452 6.7%
3 0.0%
705 1.9%
708 1.9%
3,582 o.E%
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REALTY CONCEPTS INC Demographic and Income Profile

Trumbull town, CT Realty Concepts, Inc.
Trumbull toven, CT (0900177200)

Geography: County Subdivision

Trends 2016-2021
2

2
1.8
1.6
1.4
1.2

1 -
0.8+

0.84 W Ares
0.4 W State
0.2 0 usa

Annual Rate (in percant)

Population Houssholds Families Owner HHs Median HH Income
Population by Age
164
14
124

10-
8
[
NEAN g =
3. W 2021
ﬂ_

i0-14 13-1% 20-24 25-34 35-44  453-534 535-64 65-74  T75-84

Percent

2016 Household Income 2016 Population by Race
SEOK - §TAK FIEE - SLTE
10.4% 8.5% En -1
SIZK -SI4K
ﬂ:‘z ;f:“‘ EREt 70 4
’ S130 - §240
o B0 4
Py £ 50
]
o 40-
=8
5100 - 1854 304
202 En i
$I008s
FLE 104
$120K - 195K 0. —
141w Whilte Black Am.Ind.  Asian Padfic Other Two+

2016 Percent Hispanic Origin: 7.7%

Souwrce: U.S. C=nsus Bureaw, C=nsus 2010 Summary Fle 1. Esr forscasts for 2016 and 2021,
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REALTY COMCEPTS MO

Graphic Profile

Trumbull tawm, CT Realty Comnc=pts, Inc.
Trumbull tawmn, T (02001772000
Geography: Cownty Subdivision

2016 Papulatian by Race Z016 Fopulstian by Age
B <=
=18
B I0-24
BN z5-32
B =532
45-54
3.8% Borar 3.5% 1.5 1ERe— . S5-54
' W s+
e — Y - -
[T A dma e Ctman Tam+
018 Foreenl Himpanic Origin: 7. 7%
Hous=halds 16 Home Walue
1800091 33 y3g 12,709 12,579
14,_0OD F1E TS
13,000 T
10,000 1L7% . « & 100K
it F100-153%
8,000 — W szo00-z5E
5,000 B zzo0-358
4 000 B 3400853
2,000 3ok T SE00E+
]
Cengs 2010 20016 021

201E-2021 Anmnual Growth Rate
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i 0.33 o
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Housing Demographics

The following data has been developed for Trumbull CT. This chart indicates the predominant single
family property value ranges for Trumbull. It also indicates that about 13.2% of the households are
renters or about 1,752 households.

g Y

REALTY CONCT-PTS_ IMNC HDUSIng PrOflle
: - Trumbull town, CT Realty Concepts, Inc.
Trumbull town, CT (0900177200)

Geography: County Subdivision

Population Households
2010 Total Population 36,018 2016 Median Houszhald Income £109,627
201& Total Population 36,423 2021 Median Household Income £118,348
2021 Total Population 37,137 2016-2021 Annual Rate 1.65%
201&-2021 Annual Rate 0.39%
Census 2010 2016 2021
Housing Units by Occupancy Status and Tenure Number Percent Number Parcent Number Percent
Total Housing Units 13,157 100.0%0 13,278 100.0% 13,457 100.0%0
Occupied 12,7235 96. 7% 12,709 95.7% 12,879 95.7%
Chwiner 11,179 85.0% 10,957 82.53% 11,094 82.4%
Rentar 1,546 11.8%0 1,752 13.2% 1,783 13.3%0
Wacant 432 3.3% 569 4.3% 578 4.3%0
2016 2021
Owner Occupied Housing Units by Valua Number Percent Number Percent
Total 10,957 100.0% 11,094 100.0%0
<250,000 209 1.9% Fri 0. 7%
£50,000-%99,993 22 0.2% 16 0.1%0
£100,000-$149,9599 65 0.6% 44 0.4%0
£150,000-%$199,959 117 1.1% 62 0.6%0
5200,000-$249,939 241 2.2% 141 1.3%
£250,000-5299,95%9 371 5.2% 340 3.1%
£3200,000-%$399,959 3,071 28.0% 2,647 23.9%
5400,000-$499,939 2,879 26.3% 3,733 33.6%
£500,000-$749,999 2,896 26.4% 3,049 27.5%
£750,000-$999,939 628 3.7% £99 6.3%0
£1,000,000+ 258 2.4% 286 2.6%0
Median Value 441,073 £455,470
Average Value 2483,629 £507.098
Census 2010 Housing Units Mumber Percent
Total 13,157 100.0%
In Urbanized Areas 13,156 100.0%
In Urban Clusters o 0.0%
Rural Housing Units 1 0.0%
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REALTY CONCEPTS INC Housing Profile
. Trumbull toven, CT
Trumbull toven, CT (0900177200)
Geography: County Subdivision

Realty Concepts, Inc.

Census 2010 Owner Occupied Housing Units by Mortgage Status
Todal
Orwned with a Mortgage/Loan
Orwned Fres snd Clear

Census 2010 Vacant Housing Units by Status

Tokal
For Rent
Pented- Mot Occupied
For Sale Only
Sold - Not Oooupied
Smazonal/Recr=aticnal/Occasional Us=
For Migrant Workers
Ofther Vacant

Census 2010 Oecupied Housing Units by Age of Householder and Home Ownership

Total

15-24
25-34
35-d4
45-54
55-64
65-74
T5-84
B5+

Oecupied Units
12,725

a1

772

2,358

3,278

2,338

1,631

1,434

824

Census 2010 Oecupied Housing Units by Race/ Ethnicity of Househalder and Home Ownership

Todal
White: Alone
Black/African American
American Indian/Sla=ks
Azian Alone
Pacific Islsnd=r Alone
Ofther Race Alone
Two or More Faces

Hi=panic Origin

Census 2010 Oecupied Housing Units by Size and Home Ownership

Todal
1-Person
2-P=r=on
3-Per=on
4-P=r=on
5~Per=on
&-P=r=on
7+ Pmr=on

Data Mote: Persons of Hispanikc Origin may be of anmy race.
Source: U.S. C=nsus Bureay, C=nsus 2010 Summary A= 1

Oecupied Units
12,725

11,741

357

5

433

1

38

o0

480

Oecupied Units
12,725

2,415

3,583

2,308

2,570

1,003

310

139

Number
11,175
2,033
3.148

Number
432

10&
35
75

115

Pereent
100.0%
71.9%
28.1%

Pereent
100.0%
20.4%
1.2%
24.5%
8.1%
18.3%
0.0%
27.5%

Dnernieer Decupied Units

Number
11,175
24

570
2,126
3.021
2,202
1,501
1,205
530

% of Oetupied
87.9%
26.4%
73.8%
90.2%
82.2%
94.1%
a2 0%
84.0%
£4.3%

Onernieer Decupied Units

Number
11,175
10,417

255
3
351
0
72
&7

3a3

% of Oetupied
87.9%

88.7%

72.5%

60.0%

83.4%

0.0%

73.5%

74.4%

79.8%

Onernieer Decupied Units

Number
11,175
1,652
3,525
2,114
2,428
943

295

122

% of Oetupied
87.9%
68.4%
a1.0%
91 7%
94.5%
04.0%
95.2%
87.8%
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TRUMBULL TOWN PROFILE (continued)

The following data indicates the majority of new single family homes were built 1950 to 1979. The US
economic crisis began in October 2007. The decline in construction since 2009 reflects the impact of
the financial crisis and that the market has not fully recovered as of this date.

ACS Housing Summary

Trumibull tovn, CT Realty Concepts, Inc.
Trumbull toven, CT (0900177200)
Geography: County Subdivision

s’

REALTY COMCEPTS INC

2010-Z014
ALCS Estimats Parcent MOE[x) Relabllity
TOTALS
Tatal Papulaticn 35,444 iz |
Tatal Housesholds 12 205 ZE2 _d_|
Tatal Housing Units 1Z,524 74 |
DOWHNER-OCCUPIED HOUSING UNITS BY MORTGAGE STATUS
Tatal 10,301 100.0% ZE3 |
Houslng units with a mortgags/centract to purchase/similar debt 7,510 58.5% Ze8 |
Seocand mortgage only 120 1.7 ES al
Hams sgulty kaan only 1,853 17.1% Z35 |
Both second mortgags and home agulty koan 40 0.4% 34 I
Mo s=cond mortgage and na hame sgulty lean 5,427 49.B% 58 |
Houslng units wighout a mortgags 3,391 31.1%: a1 I[|
AVERAGE VALUE BY MORTGAGE STATUS
Hauslng unlts with 2 martgage £440,839 £17.255 |
Hausing unlts withawt & martgage §377 682 £44 215 I[|
RENTER-OCCUPIED HOUSING UNITS BY CONTRALCT RENT
Tatal 1,204 100.0% 154 .:IJ.I
With cash rent 1,1ED a90.5% 185 ian
Less than §100 o 0.0% 25
£100 ta §142 B2 5.3% 41 o
$150 ta §199 o 0.0% 25
S200 ta §249 1B 1.4% 1s "
$250 to §299 11 0.8% 1= I
£300 ta §342 o D0.0% i
$350 to §399 1m 0.8% 15 I
S400 to §4405 3B 2.9% a7 "
$450 to §499 o 0.0% 25
S500 to §549 19 1.5% 30 "
$5E0 to §599 o 0.0% 25
SEBO0 T §549 18 1.3% 12 "
SE5S0 to §599 iz 1.8% 21 I
S700 ta §745 2= 1.9% 24 "
$7E0 ta §799 13 1.0% 13 I
SEOO to §89°2 o D0.0% i
$500 to §399 B 0.5% 1z I
£1,000 to 51,245 BE 5.0% 45 "
$1,250 to 51,4905 171 12.1% 1da a
£1,500 to 51,998 37B 259.0% 118 o
£2,000 or meaors 31E 24.2% 11s a
Mo cach rent 124 9.5% (-1} o
Median Contract Rent 51,62E £139 ian
Average Contract Rent £1,543 £337 a
RENTER-OCCUPIED HOUSING UNITS BY INCLUSION OF
UTILITIES IN RENT
Tatal 1,204 100.0% 154 .:IJ.I
Pay axtra for one ar more wtlities 1,079 BZ.7% 155 ian
Mo mxtra payment for any utiities 225 17.3% a7 m

Source: U.S. Cansus Buresw, 20102004 American Cammunity Survey

Reliability: Wl high

M medivm B low
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REALTY CONCEPTS INC ACS Hou ng Su

Trumbull town, CT Realty Concepts, Inc.
Trumibull toven, CT {(900177200)
Geography: County Subdivision

2010-2014
ACS Estimate Percent MOE(£] Relabliity
HOUSING UNITS BEY UNITS IN STRUCTURE
Total 12,5E4 100.0% T2 |
1, detached 11,023 ar7.5% 345 |
1, sttached 41E 3.3% 1a7 I
2 in3 0.3% 532 o
Jord 22 1.3% a7 al
5to9 ZDE 1.5% az dl
10 ta 19 155 1.58% 135 |
20 ta 49 133 1.1% L] i
50 ar more 27E 2.2% ar dal
Hoblle home B D.1% 11 i
EBoat, BV, vam, =iz, [ 1] D.0% 25
HOUSING UNITS BEY YEAR STRUCTURE BUILT
Total 12,584 100.0% T2 |
Bulit 2010 ar lat=r 2B 0.2% s i
Sulit 2000 ta 2002 S4E 5.1% 121 |
Bulit 1390 ta 1992 1,221 9.7% 124 Wl
Bulit 1580 ta 19ES 1,136 9.0% 182 |
Bulit 1370 ta 1979 1,203 14.3% 122 ull
Bulit 1560 ta 1965 I.41E 19.2% 245 il
Bulit 1950 ta 1959 3,108 24.7% 287 |
Bulit 1540 ta 1945 TaD 5.9% 152 I
Bulit 1939 ar earller 1,283 11.8% 2239 |
Median ¥ear Structwre Buwllt 1964 1 |
DCCUPIED HOUSTMG UNITS BY YEAR HOUSEHOLDER MOVED
INTD UNIT
Tatal 12,205 100.0% 282 Wl
Dwner accupled
Moved In 2010 or lxter 233 6.8% laz ull
Moved In 2000 to 2009 3,552 29.1% 247 |
Moved In 1550 to 1539 1,5EE 2Z.0% 152 |
Moved In 15960 to 1589 1,32eD 11.3% 157 Wl
Maoved In 1570 to 1579 SEE E.1% 180 o
Moved In 1569 or =ariler 1,454 12.0% 152 ull
Aenter oocuplec
Moved In 2010 or lxter 867 5.5% 147 i
Moved In 2000 to 2009 4EE 4.0%: 115 I
Maoved In 1950 to 1539 132 1.1% 73 o
Moved In 1SEQ to 1589 T 0.1% 11 'l
Maoved In 1970 to 1579 E 0.0% 9 i
Moved In 1569 or eariler T 0.1% 1 i
Median Year Hous=hodder Haveg Into Unit 1998 1 |
Sowrce: U.S. Census Buresy, 2010-2004 Amercan Community Surey Reliability: ull high [l me=dium B blow
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REALTY CONCEFTS INC ACS Housing Sum ry

Trumbull toven, CT Realty Concepts, Inc.
Trumbull town, CT (#500177200)
Geography: County Subdivision

2010-2014
ALCS Estimabe FPercent MOE[£) Relabliity
DCCUPTED HOUSING UNITS BY HOUSE HEATING FUEL
Tatal 12,Z05 100.0% 282 Wl
Uity gas E,1E7¥ 42.5% a3z aa
Battied, tank, ar LF gas 124 1.6% 89 al
El=ctricity 545 4 5% 100 |
Fusl all, kerosene, sbc E, 145 50.3% 315 |
‘Coal ar caks = D.0% 10 i
‘Wacd 73 0.5% 41 |
Salar snergy o 0.0% 25
Oner fuel 22 0.3% 24 i
Mo fusl used o 0.2% 3 "
DCCUPIED HOUSTNG UNITS BY WEHICLES AWAILABLE
Totsl 12,205 100.0% 282 |
Owner accugpled
Ma vehicle avaliable 250 Z.0% EL o
1 wehicle avaliabis 2,172 17.8% 263 i
Z wehicles avallabie 5,022 21.1% 251 |
3 wehicles awallable 2,447 20.0% 259 |
4 vehicles avallabibe T15 5.9% 159 o
5 ar more vehlides avallable 291 Z.4% 114 1)
Rentar occupled
Fea vehichs avallable 27E 2.3% 91 1)
1 wehicle avallabi 455 3.7% 145 o
Z wehicles awallable 4TS 3.9% 145 1)
3 wehicles avallabie E5 0.7% 50 o
4 wehicles awallable ] 0.1% 14 "
5 ar more vehldes avallable o D.0% 5
&verage Number of Yehicles Avallable 2.1 0.1 |

Data Mote: MNA means nob svailabi=,

2010-2014 ACS Estimate: The &merican Communily Sureey (A0S} replaces census sampls dabta. Esn is rel=asing the 2010-2014 ACS extimates,
five-year period dats collected monthly from January 1, 2010 throwgh December 31, 2014, Although the ACS indudes mamy of the subjec=
previously oovered by the decennial census sample, there are significant differences betwesn the byo surveys including fundamental differences in
=urvey design snd residency rules.

Margin of error (MOE): The MOE is & measure of the variability of the sstimate dwe= o sampling =rmor. - MOEs enable the dats user o messure the
rang= of uncertainty for madh estimabe with 90 percent confidence. The range of unc=rtsinty = called e confidence interval, and it s calculated By
taking the estimat= +/- the MOE. For mxample, il the &C5 reports an estimate of 100 with an MOE of +/- 20, then you can b= 90 percznt o=riain
e walue for the whols population faells bebwe=n 80 and 120

Reliability: These symbols represent threshold values that Esr has established from the Coeflicients of Variation {CV) to designate the usability of
= m=timates. The O meszures the samount of =asmpling =rror relatiee to the size of e =ctimate, sxpress=0 s s peroentsgs.

Ul High Relimbility: Small Cvs (=== than or =qual to 12 pero=nt) are flagged green to indicat= that the sampling =rror is small r=latie= to the
estimale and the estimabe iz reasonably reliable.

] Medium Reliability: Estimates with Cvs befwesn 12 and <0 are= fsgged ye=llow-use with caution.
i Low Reliability: Large CWs {owver 40 percent) are flagged red to indicate that e sampling ermror is lage
redative [o the =stimate. The sstimate is conzidered very unrelisble.

Source: U.5. Census Bureau, 2010-2014 Smerican Community Surey Reliability: @l migh [ medivm B low
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TRUMBULL TOWN PROFILE (continued)

The age profile below, indicates a current median age of 45.5 years and in about five years the median
age will increase to about 46.8. This is significant in determining the type and style residential single-
family homes and apartments in the community. In addition the current average household size of
2.83 persons per household will remain asbout the same for the next five years.. This is important in
determining the number of bedrooms in demand for single-family and multifamily development.

;ﬂj N

Detailed Age Profile

Trurnbull town, CT Reslty Concepts, Inc.
Trurnbull town, CT (0B001TT200)

Geography: County Subdivision

REALTY COMCEPTS INC

2016-2021 2016-2021
Summary Census 2010 2016 2021 Change Annual Rarbe
Populstizn 36,018 36,423 37,137 714 0.30%
Housshoids 12,725 12,708 12.879 170 0.27%
Everage Household Size 2.75 2.83 2.84 0.01 0.07%
Census 2010 2016 2021
Total Population by Detailed Age Number Pereent Number Percent Numiber Percent
Total 36,018 100.0% 36,423 100.0% 37,137 100.0%
«1 272 0.8% 288 0.7% 266 0.7%
1 334 0.9% 308 0.8% 308 0.5%
383 1.1% 337 0.9% 341 0.9%
3 435 1.2% 388 1.1% 385 1.0%
4 459 1.3% 405 1.1% 350 1.1%
= 232 1.4% 405 1.1% 376 1.0%
& 551 1.5% 438 1.2% 407 1.1%
7 2832 1.3% 407 1.1% 380 1.0%
B 544 1.5% 445 1.2% a1z 1.1%
@ 581 1.6% 484 1.3% 439 1.2%
10 557 1.5% 555 1.5% 461 1.3%
11 07 1.7% s71 1.6% 476 1.3%
12 565 1.6% 561 1.5% 458 1.3%
13 638 1.8% 618 1.7% 521 1.4%
14 507 1.7% 568 1.6% 487 1.3%
15 584 1.6% &35 1.7% 558 1.6%
16 564 1.6% 581 1.6% 555 1.5%
17 597 1.7% 644 1.8% 617 1.7%
18 3s4 1.0% 455 1.2% 435 1.3%
15 229 0.6% 337 0.9% 327 0.9%
20 - 24 1,441 4.0% 1,800 4.9% 1,668 5.0%
25 - 20 1,151 3.2% 1,452 a1% 1,750 4.7%
30 - 34 1,330 3.7% 1,412 3.9% 1,701 4.5%
35 - 30 2,108 500 1,587 a.a%m 1,756 4.7
40 - 44 2,832 7.9% 2,235 6.1% 1,680 LRL
45 - 49 3,278 9.1% 273 7.7% 2424 6.5%
50 - 54 3,110 B.6% 3,163 8.7% 2,906 7.5%
55 - 59 2,400 6.7% 3,038 8.3% 3,126 B.4%
60 - 64 1,956 5.4% 2,368 6.5% 2,693 7.5%
£5 - &8 1,592 4.4 1,882 5.2% 2,240 6.0%
70 - 74 1,277 3.5 1,536 4.3 1,546 5.0%
75 - 70 1,275 350 1.157 3% 1,400 3B
BO - B4 1,082 3.0% 1,033 28% 1,037 2.5%
ES+ 1,361 3.8% 1,454 41% 1,551 4.2%
<18 9,242 25.7% 8,613 23.6% 7,693 21.3%
18+ 26,776 74.3% 27.810 76.4% 28,244 78.7%
21+ 25,061 72.1% 26,677 73.2% 28,128 75T
Madian Age 433 455 46.8

Source: U.S. Census Bureaw, Census 2010 Swmmary Fle 1. Esrl forecasts for 2006 and 2021.
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REALTY COMCEPTS INC

Detailed Age Profile

Trurmbull town, CT Reslty Concepts, Inc.
Trurnbull town, CT (08001772000

Geography: County Subdivision

Total Population by Detailed Age

Age Groups

B Census 2010
W 2016
W 2021

R R e N = g3 @

My
-

b0 o5 1 15 2 25 3 35 4 45 K &E & B5 Vv T7H B 385 9
Percent

Source: LS. Census Bureaw, C=nsus 2010 Summary Fle 1. Exrl forecasts for 2006 ang 2021,

February 02, 2017
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REALTY CONCEPTS INC

Financial Expenditures

Trumibull tovn, CT Realty Concepts, Inc.
Trumibull town, CT (F500177200)
Geography: County Subdivision
Demographic Summary 2016 2021
Fopulation 36,423 37,137
Hioursefiokds 12,709 12,879
Families G,B94 10,016
Median Age 45.5 46.8
Median Household Income= 5108627 3118 548
Spending Potential  Awerage Amount
Index Spent Tokal
Assets
Value of Checking,/Savings/Momney Merket Accounbs & CDs 2325 SB,750.25 111,207 469
Walue of Checking/Savings/Money Market &ccounts & CDs {1 pear ago) 224 SB.183.47 #104,130,793
alue of Stodks/Bonds/MMutual Funds 238 £17.B37.38 $226,605,225
‘Value of Stocks/Bonds/Mutual Funds (1 year aga) 237 $15,820.91 $201,068,009
Walus of Otfier Financal As=s=is 154 52,196.88 £27.020,114
Walue of Other Finandal Assets (1 year ago) 158 51.B96.31 24,100,206
Value of Retirement Plans 232 £60,778.50 $772,433,014
‘Walue of Retirement Plans (1 year ago) 225 £56,140.92 713,404 522
Surrender Valus of Whole Life Policies 208 51,812 24 £24 302, 6B8
Surrender Walue of Whole Life Policies {1 year ago)” 210 51,.683.26 21,302 552
Earnings
InterestyDividends 238 £2,190.53 $27,553,B44
Royalty/Estate, Trust Income 212 £R07.E3 $10,266,735
Liabilities
Original Mortgege= Amount {Owned Home) 188 $22 324 30 283,720,669
‘=hticle Losn Amount (1) 164 $3,585.47 $50,651,372
Walue of Credit Card D=bi 192 £1,100.22 $13,582,714
‘alue of Credit Card Debt {1 ye=ar ago} 183 £1,070.45 $13,604,312
Valu= Owed on Student Loans 158 £2 07065 26,430,216
Walue Owed on Student Loans (1 y=ar ago) 162 £1,544 75 $24,715, 760
Walue Owed on Non-student Loans 133 £201 18 43,700,577
Walue Owed on Non-student Loans {1 y=ar ago} 127 £213.67 $2,715,561
Amount Paid: Interest
Home Mortgage 208 $7,706.30 $97,940,532
Lump Sum Home Equity Loan 225 17843 51,632,218
Ny CarfTruck/Van Loan 174 £210.B1 22,875,138
Ume=d Corf Truck;mm Losn 153 $192.41 52,445 358
Fimanoe/Late/Inter=st Charges for Credit Cands 204 %162 37 22,063 560
Fimanoe/Late/Inter=st Charges for Student Loans 167 56 B4 722,353
Finanoe/Late/Int=r=st Charges for Mon-student Losans 1B2 £22.00 275,551
Amount Paid: Principal
Home Mortgage 212 £4,120.40 52,480,604
Lump Sum Home Egquity Loan 236 £203.21 $2,5837 550
Mo Car/Truck/Van Loan 183 +1,611.17 $20,476,383
Ume=d CorTruckam Losn 153 1,090 67 %13,975,736
Checking &ccount and Banking Service Charges 167 £55.31 F702, 550

Data Mote: The Spending Pot=ntal Index {SPL) |5 househaold-baser, and represents the amaunt spenk for & product or service nelsthe to & national sversge of 100, D=t
may not Sum to totals cue to rounding.
(1] ¥ehicle Loan Amount |s the amaunt of 2 loan for 8 car, truck, van, boat, campsr, motoroycle, motor sooober, moped, plane, snowmaoblle, dune buggy, STV, or Segway,
exduding Interest.
Source: Exr forecasts for 201E and 2021; Consumer Spending data are darbvad from the 2013 and 2014 Consumer Expendiure Surveys, Bursau af Labor Stakistics.
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TRUMBULL TOWN PROFILE (continued)

As noted below, with the US average equal to 100, Trumbull has a household budget expenditure
index of 187 for home shelter expenditures, about 87% more than the US average

g 1)
Household Budget Expenditures
Trumbull town, CT Realty Concepts, Inc.

Trumibull toven, CT ((200177200)
Geography: County Subdivision

REALTY CONMCEPTS INC

Demographic Summary 016 2021
Population 36,423 37,137
Housshobds 12,705 12 ETFO
Families 5,894 10,016
Median Age= 45.5 46.8
Median House=hold Income 5105,827 F11E,048

Spending Potential  Awverage Amownt
Index Spent Total Percent

Total Expenditures 1B6 £123,167.02 41,565 325,604  100.0%:

Food 175 $14,113.74 $175,371,.379 11.5%
Food at Home 172 SB.572.84 $108,553 431 7.0%
Food Aweay from Home 17e 55.540.81 $70,418,148 4.5%

Bloobiolic Beverages 183 £8990.85 $12,553 245 0.8%

Heou=ing 1ET S$38,237.34 4485558 407 31.0%
Shsit=r 181 $29,699.61 $377,452 301 24.1%
Utillitims, Fusl and Public Services 175 S8.537.73 4108 506,016 6.9%

Hous=hold Operations 167 §3,376.22 $42 SOE 344 2. 7%

Housekmeping Suppli=s 177 £1,241.58 415,764, 364 1.0%

ouss=hold Furmmishings and Equipment 1EE 53,325.21 $42 260,033 2.7%

Lpparel and Service=s 1B4 53,710.4&8 47,156, 244 3.0%

Transportation 173 $14,012.72 4178,0E7 668 11.4%

Trenrel 211 $3,931.01 $45,955, 234 3.2%

Himal i Comre 1E3 $89,716.82 $123,491, 044 7.9%

Entertainment and Recreation 1B6 $5,434.80 $55,070,923 4.4%

Per=onal Cere Products & Services 1EE $1,375.53 $17 481 653 1.1%

Bducation 223 $3,147.72 $40,004 377 2.6%

Smoking Products 140 s571.98 $7,2658, 252 0.5%

Lotterims & Pari-muofiosd Losses 1EBE 5117.00 $1, 485 851 0. 1%

Legal Fees 167 S$260.88 $3,315,546 0.2%

Funeral Expenses h] 5136.64 41,736,533 0. 1%

Safe Deposit Box Pentals 185 $7.685 $57 263 0.0%

Checking Account/Banking Service Charges 167 25531 702 800 0. 0%

Cemetery Lotsaulls/Maintenance Fees 213 522,15 $2E1 442 0.0%

Arounting Fees 219 $196.85 2,501,707 0.2%

Mizcellanecus Personal Services/ & dvertising,/Fine 163 597.78 $1,242 660 0.1%

Orcrupational Expenses 211 5141.52 £1,803 500 0. 1%

Expen==s for Other Properties 157 $216.47 $2,751,060 0.2%

Cradit Card Membership Fees 220 $8.45 $107 E75 0.0%

Shopping Club Membership Fees 200 $33.32 $423, 506 0.0%

Support Payments/Ca=h Contributions/Gifts in Kind 162 54,454.55 $56,613,019 3.6%

Lifm/Other Insurancs 206 SE53.84 £10,851 460 0. 7%

Pensicns and Sodial Security 167 $13,377.74 $170,017 669 10.9%

Data Mote: The Spending Pot=nHal Index [SPI) |5 househald-bases|, snd represents the amaunt spent fior 3 produc o service relsthve bo & naticnal sversge of 100, Dets
May not sum ta totals cue to raunding.
Source: Eorl forecasts for 2006 and 2021; Consumer Spending data are derved from ths 2013 and 2014 Consumer Expenditure Surveys, Bursau of Labor Statistos.
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TRUMBULL TOWN PROFILE (continued)

Solely based on the net worth data below, indicates between ages 35 to 75 years of age plus, an
average net worth’s in excess of $1 million dollars with the median net worth of about $250,000. These
levels of net worth indicate a potential demand for higher quality single-family residences and
apartments for Trumbull.

e’ .
REALTY QONGEPTE INC Net Worth Profile
Trumibull town, CT Realty Concepts, Inc.
Trumbull tovn, CT (0900177200)
Geography: County Subdivision
2016-2021 2016-2021
Summary Census 2010 2016 2021 Change Annual Rake
Population 36,018 36,423 37.137 714 0.35%
Me=dian Ag= 43.8 45.5 45.8 1.3 0.57%
Houzs=holds 12,725 12,709 12,875 170 0.27%
#overage Household Size= 2.79 2.83 2.84 0.01 0.07%
2016 Households by Net Worth Mumiber Percent
Tokal 12,709 100.0%
<§15,000 1,110 B. 7%
$15,000-3534,59%9 30z 2.4%
$35.000-349,999 227 1.8%
4$50,000-%74,559 417 3.2%
475,000-%95,559 321 2.5%
$100,000-5149,550 622 4.9%
$150,000-3249,590 1,050 8.3%
4250, 000-5500,000 2,014 15.8%
5500, 000+ 6,651 52.3%
Median Met Warth S50, 001
Soverage Net Worth 31,781,422
Number of Households
2016 Net Worth by Age of Householder =25 25-34 35-44 45-54 55-64 65-74 75+
Total a9 B4 1,786 2,986 2, B46 1,903 2,213
<§15.000 33 148 1E3 224 04 23 235
$15,000-334,55% 25 &2 45 58 44 13 52
435,000-%45,559 5 41 S0 2a 37 20 46
$50,000-399,555 5 7 152 143 g5 &8 158
4$100,000-5149,559 5 76 o4 i0s 114 113 111
4$150,000-5249,599 7 117 183 172 189 137 235
$250,000+ 4 335 1,101 2,247 2,153 1,459 1,356
Median Met Worth 318,772 $155,833 250,001 $250,001 250,001 $230,001 %250,001
Soverage Net Worth 369,219 $450.468 31,709,441 $1,771.616 52,203,473 52.504.329 $1,170,465

Data Mobe: Net Worth is total housshold weslth minus debt, s=cured and uns=cured. Net worth indudes home =quity, =quily in pension plans, net
equily in vehides, IRA= and Keogh accounts, business equilly, i est-=aming as=s=ts and mutual fund shares, stodks, =tc. Bxamples of s=oured debl
nciude home mortgages and vehide [oans; =xamples of uns=cu de=bl indude credit card debt, certain bank loans, and other outstanding bills.
Forecasts of net worth are based on the Survey of Consumer Finances, Federal Reserve Bosrd.

Source: U.5. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2016 and 2021.

February 03, 2017
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Connecticut Economic Digest — December 2016

Following is an article in the December 2016 Connecticut Economic Digest. It states that the return
to urban living is on the increase with households seeking apartment living, that renting tenure is
increasing. The Connecticut in-migration of 26 to 39-year old’s is creating a new labor pool which

should be attractive to and draw new employers.

The Crossroads of Millennials

and Migration

By Mamisha Srwastava, CT OPM, Manisha. Srvastavalbet. gov

T he nation is closely
watching the actions of

millennials — what do millennials
like, what are their work
preferences, where do millenmials
want to live? And there is good
reason for thic attention —
millennials now malke up the
largest living seneration.
According to the Pew Fesearch
Center, millennials, whom they
define as born between 1981 and
1997, recently surpaszed baby
boomers in 2015 as the larpest
Irving generation.! As a result the
preferences of millenmials do have
a sizable impact on the sconomy —
and their choices have
substanfially deviated from those
of prior generations. But as
millenmials age their preferences
likely wall return to historical
norms, which could benefit
Connecticut. Long-run domestic
migration patterns show
Connecticut has historically
imported adults in their late
twenties and thirties (and forties
when international migration is
included). As millenmals start
setthng down and moving into
larger homes, safe communities,
and for good schools, hopefully
Connecticut will stand out as a
top destination.

Millennials

To understand the changing
preferences millennials have
displayed compared to prior
generations, it 1s useful to 1solate
the factors of change from the
results of change. I believe the

differences between millennials
and their predecessors can be
reduced to three major factors: 1)
educational attainment, 2| hifestyle
cholces, and 3] ongoing recovery
from the Great Fecession.

Factor #1: Educational
Attainment

Millenmials are on track to
become the most educated
generation ever. Since the 1960's
the percent of men ages 18 to 33
with at least a bachelor’s depree
has almost doubled from 12% to
21%, and quadrupled for women of
the same age cohort from 7% to
27%.? However, along with
educational attainment has come
student debt. Since 2006
ocutstanding student loans have
grown 150% - from 3500 billion in
2006 to over $1.3 trillion in 20153

Factor #2: Lifestyle Choices
Millenmals have displayed
zome dramatic differences in their

living preferences — both on
marriage and children, as well as
on their preference for housing.
Across all age groups, about 0%
believe one 1z just as well off
without priontizing marrnage and
having children. But for
individuals aged 18 to 29, 67% feel
there 1s no need to prioritize
marriage and children.*

The return to cities i= well
documented, not just for
millenmals but for other groups

well, such as semiors. But on top
of the preference for urban hving,
millenmals have displayed a
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willingness to move to a city
sometimes even without a job hned
up — more often than not for the
vibe and atmosphere the city
offers, amongst other reasons.
Popular destinations for
millennials include Portland,
Oregon; Denver, Colorado; and
Hashwille, Tennessee. In fact,
young people make up almost half
of all movers in the US [43%),
comparsd to & national average of
15%, and 7% for those above the
age of 55.3

Factor #3: The Economy

The third and final factor i1s the
recovery from the despest
recession since the Great
Depression of the 1930, which
has substantially impacted
millennials more than older
gensrations. lhe national
unemployment rate topped out at
10.0% as a result of the 2007-
2009 Great Fecession, but for
vouth aged 20-24 the
unemployment rate reached up to
20.0%, and for those aged 25-34 1t
reached 11.6% % In Connecticut in
2015, the unemployment rate for
the enfire population was 5.6%.
But for 25-34 year clds the
unemployment rate was 7.8%.7

Result: The Perfect Storm

These three factors —
accumulated debt from
educational attainment, hifestyle
choices, and economic recovery -
have come together to create the
perfect storm. Each factor, to
varying degrees, has caused the
numercus behavior changes we
have seen in millennials compared
to prior generations.

Millenmals are marrying later;
the median age 1= about six years
later than the 1960z ® That is, if
they are marrying at all —in 1980,
9% of adults 25 years of age and
older were not married. In 2012,
20% of adults 25 and older were
not married. The Pew Fesearch
Center projects about a quarter of
today’s millenmials may never get
married.* The average age at
which one has their first child has
also increased, from 21.4 1n 1970
and 24 .9 in 2000, to 26.3 in 2014 %
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Due to marrying later and
having children later [(if at all),
the younger generation has besn
buying homes later in life.
According to Zillow com, the
average age of the first home
purchase has increased from
30.6 in the 1970z to 325
2013. Accordingly, the average
time for renting a residence has
also increased — over doukle as
long compared to the 1970 (2.6
vears 1n 1970 versus & years 1in
2013)." As a result of renting
longer, older peers have created a
backlog for younger peers loolang
to move into those rental units.
All these factors together have
resulted in the ublguitous
millenmal limng 1n their parent’s
home. In 2014, 32.1% of 18 to
34 vear olds were living with their
parents, up from 20% in the
1960's.* Data from Pew,
however, show wide vanation in
the number of mllenmals iving
at home from state to state. New
Jerzey had the highest rate of any
state, with 43.9% of millenmals
at home with their parents.
Connecticut was the second
highest at 38.8%, followed closely
by New York (37.4%), Florida
[37.2%) and California [36.7%).
States wath the fewest young
people iving with their parents
include North Dakota (15.6%),
Wyoming [18.7%), South Dakota
[19.7%) and Nebraska and Iowa
(both 20.7%).1%

What Will Millennials Do Next™
Millennials were between the
ages of 13 to 34 mm 2015. The
peak yvear of births for the
millennial cohort was 1990 when
4 2 mullion were born; 1n 2015
this cohort of mullenmals born in
1990 turned 25. Ewery year since
2005 the number of 25-vear-olds
has increased, but it is projected
to decrease for the next few
years.? As the millennial cohort
ages [and correspondingly pets
married, has children, buys
homes|, an open question 1= will
their preferances for urban living
continue? Or will they, like
previcus generations, display the
tendency to move to suburbs?



Perhaps it 1= not that the
millenmial cohort umgquely prefers
urban hiving, but rather that
younger people prefer urban
sethngs. And as the sizeable
millennial cohort ages out of the
young category, their preferences
may revert back to the patterns of
prior generations.

If the latter turns out to be the
case, that 1=, if millenmals fall n
line with prior generations and
start moving for spacious homes,
larger vards, and other gquality of
life considerations, it could be a
boon for suburban Connecticut.
To understand why, we now turn
to discussing domestic and
international migration patterns.

Migration

The following analysis breaks
out migraton into domestic
migration (for instance
Connecticut to/from other states)
and total migration, which is
inclusive of international
migration. [t is important to
separate out domestic migration
trends from total migration trends
becausze international migration

can mask underlying movements
between states. Moreover, in
crafting policies to gprow our
population one needs to
understand the extent of net
domestic mugration, without
conflating international migration
data.

Migration by Region

By way of background, this
section provides & brief
description of general migration
trends throughout the country,
before we take a deeper dive into
Connecticut specific migration
data by age. Graphs 1 and 2 take
a look at migration by U.S.
Census Bureau defined
defimtions of U.5. divisions
[Connecticut is also displayed for
comparison purpceses). Map 1
shows which states are mcluded
in each census division. From
2001 to 2014, npugration as a
percent of total populaton wathin
each division was calculated.
Dizplayed iz the net domestic
migration (Graph 1) and net total
migration (Graph 2| for each
division from 2001 to 2014. The
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Map 1: U.S. Census Regions and Divisions
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Source: U5, Energy Information Administration
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black squares represent the
average of net migration for the
division from 2001 to 2014, The
bars represent the maximum and
minimum migration that cccurred
in any one year between 2001 and
2014 1e. the range of net
migration for that division).

COver the 14 years of mipration
data displayed, five out of the nine
census divisions had on average
net domestic out-migration (black
sguares|. The average for
Connecticut and the New England
divicion was slightly better than
the East North Central division,
and well ahead of the Mid-Atlantic.
Once international migration 1s
factored in (Graph 2|, net
migration becomes substantially
more positive. 3¢ of the mine
CcERSUS reglons show positive net
in-migration, on average, as well
as over the entire range. Agsin,
East North Central and the Mid-
Atlantic [for the most part) stay
colbdly negative even with
international migration factored
in. East North Central is mainly
driven by domestc out-mmgration
from [hnois and Michigan, the
Mid-Atlantic by out-pugration from
New York followed by New Jersey.

It 1= important to realize owt-
migration is not a Connecticut
specific problem, but more a long-
term regional problem in New
England as well as for many other
reglons throughout the US.
Fegardless of these long-term
trends, however, it should be
noted more recently Connecticut
has experienced an increased rate
of domestic and total out-

migration even when compared to
Hew England.

Connecticut Migration by Age
Now we consider net domestic
and total migration for
Connecticut by age. Various
factors influence migration at
different points in life — college
attendance in the late teens to
early 20’z job opportunities from
the mid-20": untl retrement, and
finally retirement decisions in the
later stages of life. And the data
bears out the different migration
trends by age. Graphs 3 and 4
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Graph 1: Net Domestic Migration by Region for 2004-2014 show net domestic migration and
1% net total migration, respectively,
;‘mﬂ“‘“} by age group from 2001 to 2014.
Similar to the prior graphs, the
o + square represents the average
+ + level of migration for all 14 vears,
LE ™ with the range over the 14 years
T 1 " displayed by the bars. However,
+ given that there were a number of
e outliers in the range of net
Mounksin Sauth Went South East South Waest North Padfic e Conredciiost East North Mid Atlantic mimﬁﬂn hEt‘i‘l."EE:l'l 2':”:'1 tu 2{:14
Aftha ke Central Canbal Ceritral England Canftral - P
the maxirmum and minimum for
Graph 2: Net Total Migration by Region for 2001-2014 each age cohort in Graphs 3 and 4
are dencted by the dashes with
Average (square) the bars displaying the remaining
Hange (bar] values. MNote that the age cohorts
presented in Graphs 3 and 4 are
e + different than the age cohorts
+ used in many other publications —
+ + which account for the differences
. 1 . 1. in findings.
Total net domestic mugration

Mountsin  South  Wastiouth Eastiouth Wt North  Padfic Rew  Conrmctiost EastMorth Mid Athentic on average from 2001 to 2014 was
Asiantic  Cemtral  Canbal  Cenral england Canfral approximately -11,000, with the
Graph 3: CT Net Domestic Migration by Age for 2001-2014 ffﬁ;::ﬁ ?:f*ﬁ:in:ﬂe
10,000 dizsplayed. Three age cohorts
= - dizsplayed average positive
=0 domestic Im-rmugration 1
+ + i = Connecticut from 2001 to 2014
- * less than 18 (which is dnven by
_ the decisions of parents|, and the
~10,000 26-29 and 30-39 age cohorts,
A5 000 - which could reflect individuals
Average (square) moving fur__]nb DEPDI‘[‘LJ.IIJ._"J.EE and,."
~20,000 Range (bar and dash) or fu:u_r gquality of life cu:unzlde_ra.tu:uns
25,000 [for instance suburban setings
1 ) and educational opporturntes for
] a2 children). The average net
= A domestic out-migration from 40
years of age and up 1= relatively
Graph 4: CT Met Total Migration by Age for 2001-2014 consistent. More dramatic.

however, 1z the 18-22 age cohort,

=]
1 =il |
| -1
1 rulllem]

-5, 000

<18
18 ta 22
30 ta 3
ta
654
Tota

& 3
a2 a2
® 2

0,000 Average (square) = which was essentially negative
25,000 Range (bar and dash) over all 14 years and had the
20,000 highest average of net domestic
15,000 out-migration over the period
= - dizsplayed. Given the next age
10,000 = cohort [23-25 year olds) is more
5,000 -I- = - positive imples perhaps
0 ] L -* e - individuals in the 18-22 age
5000 T - - - cohort are out-migrating for
- = educational opporturites. (This
-10,000 = hypothesis 1z also supported by
-15,000 net out-migration data on
? b ~ A m e f & é E Connecticut underpraduste
E E E E f E g - students.*¥)
- ™ ™ ” = . Similar to the results
natonally, factoring internatonal
Sources: Graphs 1and 2 - IHS, Census Population Estimaies; Grephs 3 end 4 - American Commurity ; S }
Survey 1-year sample. IPUMS-USA, University of Minnasoiz, www ipums.om migration in pushes many of
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Connecticut’s age cohorts into
positive net migration territory.
The 30-39 age cohort is solidly
positive, even over its range over
the 14 years. The average for the
26-29 age cohort is also strongly
positive, as is less than 18 (which
again is less about personal
decisions than the decisions of
parents). Moreover, inclusive of
international migration individuals
less than 18, and 23 through 49
are now in positive in-migration
territory. Including international
migration to domestic migration
increased the average for total net
migration by over 21,000 people to
approximately +10,000, and the
range for total net migration is
essentially positive over all 14
years.

What Does This Mean for
Connecticut?

As we just saw from Graph 3,
Connecticut has historically
enjoyed net domestic in-migration
on average in the 26-29 year old
age cohort, as well as the 30-39
year cohort. And as shown in
Graph 4, more so when
international migration is
included. Given that in 2015 the
peak number of millennials hit the
age of 25, and that individuals in

this group are now en masse
approaching the chapter in their
lives where they may be settling
down in their jobs, moving out of
their parent’s basements, and
starting to think about getting
married and having kids —
perhaps Connecticut will be a
beneficiary of these seismic shifts.
If millennials like prior
generations start looking for
quality of life factors and
educational opportunities for their
children — areas which are
strengths for Connecticut —
hopefully we will see these
millennials finding their way
home to Connecticut. A larger
labor pool of such individuals that
businesses can draw from would
enhance Connecticut's jobs
recovery from the recession, boost
vitality in the state, and translate
into increased state revenues. W

1 hitp://www.pewresearch.org/ffact-tank/2016/
04/25/millennials-overtake-baby-boomers/

2 hitp://www.pewresearch.org/fact-tank/2015/
03/19/how-millennials-compare-with-their-
grandparents/ft_millennials-
education_031715/

3 hitp://www.lederalreserve.gov/releases/g19/
HIST/cc_hist_memo_levels_ htmil
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4 hitp//www.pewsocialtrends.org/2014/09/24/
record-share-of-americans-have-never-
married/

5 hitpz//www.citylab.com/housing/2015/03/
where-millennials-are-moving-now/388748/

6 hitp://www.bls.goviwebapps/legacy/
cpsatab10.htm

7 hitp://www.bls.gov/lau/ptable14full2015. pdf

8 hitpz//www.pewsocialtrends.org/201 11214/
barely-half-of-u-s-adults-are-married-a-record-
low/

9 hittp:/fwww.cdc.gov/nchs/data/databriefs/
db232.pdf

10 http:/izillow.mediaroom.com/2015-08-17-
Todays-First-Time-Homebuyers-Older-More-
Often-Single

11 hitp://'www.pewsocialtrends.org/2016/05/
24/for-first-time-in-modern-era-living-with-
parents-edges-out-other-living-arrangements-
for-18-to-34-year-clds/

12 http://'www.pewtrusts.org/en/research-and-
analysis/blogs/stateline/2016/08/18/where-
millennials-are-more-likely-to-live-with-mom-
and-dad

13 Dowell Myers (20168): Peak Millennials:
Three Reinforcing Cycles That Amplify the
Rise and Fall of Urban Concentration by
Millennials, Housing Policy Debate, DOI:
10.1080/10511482.2016.1165722

14 Table 3: http://nces.ed.gov/pubs2012/
2012280.pdf



Tapestry Segmentation- Lifestyle Profile

Lifestyle plays an important role in determining residential demand. Following is a current lifestyle
profile of Trumbull. Trumbull has five predominant lifestyle segments which represent about 91% of
the population are analyzed below.
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REALTY CONCEPTS INC

Tapestry Segmentation Area Profile

Trumbull town, CT Realty Concepts, Inc.
Trumbull town, CT (0900177200)
Geography: County Subdivision

Top Twenty Tapestry Segments

2016 Households 2016 U.S. Households
Cumulative Cumulative
Rank Tapestry Segment Percent Percent Percent Percent Index
1 Pleasantville {2B) 29.1% 29.1% 2.2% 2.2% 1308
2 Golden Years (9B) 17.4% 46.5% 1.32% 3.5% 1,295
3 Exurbanites (1E) 15.6% 62.1% 1.9% 5.4% 805
4 Savvy Suburbanites (1D) 14.8% 76.9% 3.0% 8.4% 498
5 Top Tier (1A) 14.7% 91.6% 1.7% 10.1% 857
Subtotal 91.6% 10.1%
[ Bright Young Professionals (BC) 4.3% 95.9% 2.2% 12.3% 195
7 Professional Pride (1B) 4.1% 100.0% 1.6% 13.9% 254
Subtotal 8.4% 3.8%
Total 100.0% 14.0% 713

Trumbull is comprised of five life style segments. As demonstrated below, each segment far
exceeds the US average. The two largest segments are Urban Chic (32.9%) and in Style
(22.0%), totaling 54.9% of the current residence in Trumbull., Urban Chic has a net worth of
$226,000 and income of $98,000. In Style have a net worth of $128,000 and income of
$66,000. Savvy Suburbanites segment is 18.2% with a median net worth of $502,000 and
income of $104,000 followed by Golden Years with a median net worth of $140,000 and
income of $61 and Pleasantville with $281,000 median net worth and income of $85,000.
This indicates based on income levels only, that purchasing power for some high quality,
upper end housing exists in Trumbull. That a moderately priced units would do well also.
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: Upscale Avenues

Pleasantvulle

Households: 2,674,000

Average Household Size: 2.86

Median Age: 41.9

Median Household Income: $85,000

WHO ARE WE?

Prosperous domesticity best describes the settled denizens
of Pleasantville. Situated principally in older housing in
suburban areas in the Northeast (especially in New York
and New Jersey) and secondarily in the West (especially in
California), these slightly older couples move less than any
other market. Many couples have already transitioned to
empty nesters; many are still home to adult children. Families
own older, single-family homes and maintain their standard
of living with dual incomes. These consumers have higher
incomes and home values and much higher net worth
(Index 400). Older homes require upkeep; home improvement
and remodeling projects are a priority—preferably done by
contractors. Residents spend their spare time participating
in a variety of sports or watching movies. They shop online
and in a variety of stores, from upscale to discount, and use
the Internet largely for financial purposes.

TAPESTRY

SEGMENTATION

OUR NEIGHBORHOOD

Suburban periphery of large metropolitan
areas, primarily in Middle Atlantic or
Pacific states.

Most homes owned (and mortgaged)
(Index 141).

Households composed of older
married-couple families, more without
children under 18, but many with
children over 18 years (Index 141).

Older, single-family homes: two-thirds
built before 1970, close to half from
1950 to 1969.

One of the lowest percentages of
vacant housing units at 4.7% (Index 42).

Suburban households with 1 or 2
vehicles and a longer travel time to work
(Index 119).
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SOCIOECONOMIC TRAITS

® Education: 64% college educated,
34% with a bachelor’s degree or higher.

* Low unemployment at 7.8%; higher labor force
participation rate at 67% (Index 107); higher
proportion of HHs with 2 or more workers
(Index 116).

* Many professionals in finance, information/
technology, or management.

* Median household income denotes affluence,
with income primarily from salaries, but also
from investments (Index 131) or Social Security
(Index 108) and retirement income (Index 124).

* Not cost-conscious, these consumers willing to
spend more for quality and brands they like.

* Prefer fashion that is classic and timeless as
opposed to trendy.

* Use all types of media equally (newspapers,
magazines, radio, Internet, TV).

Nata: Tha Index reprmsants the ratio of the sagment rate 1o tha US rate multipliad by 100.
Consumer proforonces are cstmated from data by GG MEL




Upscale Avenues TAPESTRY

@ Pleasantville SEGMENTATION

AGE BY SEX gidu RACE AND ETHNICITY e INCOME AND NET WORTH

Median Age: 41.9 US: 37.6 The Diversity Index summarizes racial and ethnic diversity. The index  Net worth measures total household assets (homes, vehicles,

nch s ge: ’ e shows the likelihood that two persons, chosen at random from the investments, etc) less any debis, secured (e.g., mortgages)
| Indicates US same area, belong to different race or ethnic groups. The index or unsecured (credit cards). Household income and

ranges from 0 (no diversity) to 100 (complete diversity). net worth are estimated by Fsri.
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80-84 | . .
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AVERAGE HOUSEHOLD BUDGET INDEX OCCUPATION BY EARNINGS

The index compares the average amount spent in this market's household budgets for The five accupations with the highest number of workers in the market are displayed
housing, food, apparel, elc., to the average amount spent by all US househelds. An index by median eamings. Data from the Census Bureau's American Community Survey.
of 100 is average. An index of 120 shows that average spending by consumers in this market

is 20 percent above the national average. Consumer expenditures are estimated by Esri.
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Upscale Avenues

@ Pleasantuville

TAPESTRY

SEGMENTATION

MARKET PROFILE (o poferceces e estimated rom data by Gok Mty

* Prefer imported SUVs, serviced by a gas station or car dealer.

* |nvest in conservative securities and contribute to charities.

HOUSING

Median home value is displayed for markets that are primarily

owner occupied; average rent is shown for renter-occupied markets.
Tenure and home value are estimated by Esri. Housing type and average
rent are from the Census Bureau's American Community Survey.

* Work on home improvement and remodeling projects, but also hire contractors.

Have bundled services (TV/Internet/phone).

make purchases, and track investments.

to watch TV shows and movies.

museumns, and attending rock concerts.

POPULATION CHARACTERISTICS

[otal population, average annual population change since Census 2010, and average
density (population per square mile) are displayed for the market relative to the size
and change amang all Tapestry markets. Data estimated by Fsri.

900,000 Population 11,000,000
7,738,000
05% Population Growth (Annual %) 0%

|

0.3%

[=1

Population Density (Persons per sq. mils) 25,000

A

1,385

|

Access the Internet via fiber optics or cable modem, on a newer computer, to pay bills,
Subscribe to premium channels (HBO, Showtime, or Starz) and use video-on-demand m

Enjoy outdoor gardening, going to the beach, visiting theme parks, frequenting

Vi

Home
Ownership ' Rent
LS Percontage: 16.4%

£3.5% Own
36.4% Rent

Typical Housing:
Single Family

Median Value:
$312,000
US Median: $177,000

ESRI INDEXES

Esri developed three indexes to display average household wealth, socioeconomic status,
and housing affordability for the market relative to US standards.

0 7 350

Wealth Index

0 142 350

Socioeconomic Status Index

0 134 350

Housing Affordability Index
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WHO ARE WE?

Independent, active seniors nearing the end
of their careers or already in retirement best
describes Golden Years residents. This market is
primarily singles living alone or empty nesters.
Those still active in the labor force are employed
in professional occupations; however, these
consumers are actively pursuing a variety of
leisure interests—travel, sports, dining out,
museums, and concerts. They are involved,
focused on physical fitness, and enjoying their
lives. This market is smaller, but growing,

and financially secure.

TAPESTRY

SEGMENTATION

esri.com/tapestry

Senior Styles

Golden Years

Households: 1,597,000

Average Household Size: 2.05
Median Age: 51.0

Median Household Income: $61,000

OUR NEIGHBORHOQOD

* This older market has a median age of
51 years and a disproportionate share
(nearly 30%) of residents aged 65 years
or older.

* Single-person households (over 40%) and
married-couple families with no children

(one-third) dominate these neighborhoods;

average household size is low at 2.05
(Index 79).

* Most of the housing was built after 1970;
approximately 43% of householders live
in single-family homes and 42% in
multiunit dwellings.

* These neighborhoods are found in large
metropolitan areas, outside central cities,
scattered across the US.

67

SOCIOECONOMIC TRAITS

Golden Years residents are well educated—20% have
graduate or professional degrees, 26% have bachelor’s
degrees, and 26% have some college credits.

Unemployment is low at 7% (Index 76), but so is labor
force participation at 55% (Index 88), due to residents
reaching retirement.

Median household income is higher in this market,
more than $61,000. Although wages still provide
income to 2 out of 3 households, earned income is
available from investments (Index 172), Social Security
benefits (Index 153), and retirement income (Index 149).

These consumers are well connected: Internet access
is used for everything from shopping or paying bills to
monitoring investments and entertainment.

They are generous supporters of the arts and
charitable organizations.

They keep their landlines and view cell phones more
as a convenience.

Note: The Indesx sepresents the ratio of the segment rate 1o the US rate mulaphed by 100
Congumar GIK MR

peafarences are estimated Som data by G



Senior Styles TAPESTRY

@ Golden Years SEGMENTATION

MARKET PROFILE  (consume protorsnces s estimated o data by Gk Met HOUSING

Median home value is displayed for markets that are primarily

owner occupied; average rent is shown for renter-occupied markets.

* They subscribe to cable TV; news and sports programs are popular as well as Tenure and home value are estimated by Esri. Housing type and average
on-demand movies. rent are from the Census Bureau's American Community Survey.

* Avid readers, they regularly read daily newspapers, particularly the Sunday edition.

* They use professional services to maintain their homes inside and out and
minimize their chores.

* |eisure time is spent on sports (tennis, golf, boating, and fishing) or
simple exercise like walking.

Home
Ownership ' Rent

US Percentage: 36.3%
&3.5% Own

* Good health is a priority; they believe in healthy eating, coupled with vitamins
and dietary supplements.

* Active social lives include travel, especially abroad, plus going to concerts and museums. Typical Housing: 36.1% Renl
* Residents maintain actively managed financial portfolios that include a range of Single Family;
instruments such as commaon stock and certificates of deposit (more than six months). Multiunits
Median Value:
$283,000

US Median: $177,000

POPULATION CHARACTERISTICS ESRI INDEXES

[otal population, average annual population change since Census 2010, and average Esri developed three indexes to display average household wealth, sodioeconamic status,
density (population per square mile) are displayed for the market relative to the size and housing affordability for the market relative to US standards.
and change among all Tapestry markets. Data estimated by Fsri.
900,000  Population 11,000,000
o . 183
Wealth Index

05% Population Growth (Annual %) 0% I

05% Sociceconomic Status Index
0 Population Density (Persons per sq. mile) 25,000
I - N—> 0 110 350

1,012 Housing Affordability Index
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Senior Styles

TAPESTRY
Years

SEGMENTATION

© Golden

AGE BY SEX aidu
Median Age: 51.0 US: 37.4

| Indicates LIS

AVERAGE HOUSEHOLD BUDGET INDEX

The index compares the average amaount spent in this market’s household budgets for
housing, food, apparel, etc, to the average amount spent by all US households. An index
of 100 is average. An index of 120 shows that average spending by consumers in this market
is 20 percent above the national average. Consumer expenditures are estimated by Esri.

RACE AND ETHNICITY g

The Diversity Index summarizes racial and ethnic diversity. The index

shows the likelihood that two persons, chosen at random from the
same area, belong to different race or ethnic groups. The index
ranges from 0 (no diversity) to 100 (complete diversity).

INCOME AND NET WORTH

Net worth measures total household assets (homes, vehicles,
investments, etc.) less any debts, secured (e.g., mortgages)
or unsecured (credit cards). Household income and
net worth are estimated by Esri.

BS+ |
80-84 . .
1579 I| Diversity Index: 40.6 US: 62.1
T0-M | ) . .
E ﬂ | | Hispanic® m i i i Median Household Income
= - 1 1 1 1
4549 Other g ! 1 i i
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30-34 Pac. Island 1 :é-ﬂ‘i | | I 0 £330k $40K 90K 3120k 4
2024 I\ Ao | 03, b Median Net Worth
20-M | | | i i
o | Black g |o3w N
| T T
™ % 0 " % 0o 2% 0% % 80% I Us Median 571000
Male Female * Hispanic can ba of any race — US Average ] $ 900k $200k $300K $400k+

OCCUPATION BY EARNINGS

The five accupations with the highest number of workers in the market are displayed
by median earnings. Data from the Census Bureau's American Community Survey.
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WHO ARE WE? OUR NEIGHBORHOOD SOCIOECONOMIC TRAITS
Ten years later, Exurbanites residents are now approaching * Established neighborhoods (most * Residents are college educated; more than half
retirement but showing few signs of slowing down. They built between 1970 and 1990) found have a bachelor’s degree or higher; almost 80%
are active in their communities, generous in their dona- in the suburban periphery of large have some college education.
tions, and seasoned travelers. They take advantage of metropolitan markets. e This labor force is beginning to retire. 1 in 3

their proximity to large metropolitan centers to support * A larger market of empty nesters, married
the arts, but prefer a more expansive home style in less couples with no children; average

crowded neighborhoods. They have cultivated a household size is 2.48.

lifestyle that is both affluent and urbane.
* Primarily single-family homes with a high

median value of $346,000 (Index 195),
most still carrying mortgages.

* Higher vacancy rate at 9%.

 TAPESTRY

SEGMENTATION
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households currently receive Social Security or
retirement income. Labor force participation has
declined to less than 60% (Index 94).

Unemployment remains low at 5.5% (Index 64);
more of the residents prefer self-employment
(Index 184) or working from home (Index 181).

Consumers are more interested in quality than
cost. They take pride in their homes and foster
a sense of personal style.

Exurbanites residents are well connected, using
the Internet for everything from shopping to
managing their finances.

Sociable and hardworking, they still find time
to stay physically fit.

Note: The Indes sepeesents the £310 of the segment et 1 the US rate multpled by 100,
Cansumar MRt

prafarences aea astimatad fom data by GIK



A.ffluent Estates TAPESTRY
Exurbanites SEGMENTATION

AGE BY SEX idow RACE AND ETHNICITY s INCOME AND NET WORTH

Median Age: 49.6 US: 37.6 The Diversity Index summarizes racial and ethnic diversity. The index  Net worth measures total household assets (homes, vehicles,
Indi us ge: 47 T shows the likelihood that two persons, chosen at random from the investments, etc.) less any debts, secured (e.g., mortgages)
| Inclicates LI: same area, belong to different race or ethnic groups. The index or unsecured (credit cards). Household income and
ranges from 0 (no diversity) to 100 (complete diversity). net worth are estimated by Fsri.
a5+ ]
80-84 | . s
7579 B Diversity Index: 22.6 US: 62.1
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AVERAGE HOUSEHOLD BUDGET INDEX OCCUPATION BY EARNINGS

The index compares the average amount spent in this market’s household budgets for The five occupations with the highest number of workers in the market are displayed
housing, food, apparel, etc., to the average amount spent by all US households. An index by median earnings. Data from the Cansus Bureau's American Community Survey.
of 100 is average. An index of 120 shows that average spending by consumers in this market

is 20 percent above the national average. Consumer expenditures are estimated by Esri,
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Affluent Estates TAPESTRY

@ Exurbanites SEGMENTATION

MARKET PROFILE  (Consumer proferences se estimtec fom cata by G MRS HOUSING
* [Exurbanites residents’ preferred vehicles are late maodel luxury cars or SUVs. Median home value is displayed for markets that are primarily
owner occupied; average rent is shown for renter-occupied markets.
* They are active supporters of the arts and public television/radio. Tenure and home value are estimated by Esri. Housing type and average

. ) ) . rent are from the Census Bureau's 