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Cottages of Durham Fiscal impact Analysis

Fiscal Impact Analysis:

The Cottages of Durham

This report was commissioned by the Capstone Companies and prepared by Applied Economic Research
to assist the Durham Planning Board in its consideration of the Cottages of Durham. Its purpose is to
provide an estimate of the fiscal impact of the proposed Cottages of Durham development in Durham,
New Hampshire. This report will be submitted to the Durham Planning Board in partial fulfillment of the
Conditional Use Permit requirements under the town's zoning ordinance.

The conclusion of this analysis is that the Cottages of Durham will not impose a financial burden on
the town and will not cause or contribute to a significant decline in the vaiue of adjacent properties.
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Cottages of Durham Fiscal Impact Anaiysis

The Community Setting

Durham is home to the University of New Hampshire, the largest public university in the state, with a
total enroliment of approximately 16,000 students. The presence of the University has a pronounced
influence on the town’s economic and fiscal structure.

The town's population is estimated to total just under 14,500, having increased from slightly over 12,500
in 2000, a 14% increase, rendering the town one of the faster growing communities in the state. The NH
Office of Energy and Planning projects stable popuiation for the town through 2015, but in reality the
town’s future population will be structured by University enroliment trends and the ability/willingness of
the town and campus to accommodate more students,

POPULATION
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University students, both on and off the campus, are included as residents of Durham by the US Census,
leading to a skewed age distribution. About 60% of the town'’s population tatlied in the 2000 Census
fell into the 15-24 year old category, well above the state-wide age distribution. The year 2000 Census
reported that a total of 7,350 town residents were enrolied in a college or University.

The presence of the University results in a skewed househoid® distribution. According to the year 2000
Census, there were just over 1,300 nonfamily households in Durham in the year 2000. This segment,
which includes off-campus students, single occupants and unmarried couples, grew by 40% between
1990 and 2000, primarily because of more off-campus student housing including the conversion of
conventional housing to student occupancy. '

* A household is a demographic unit occupying a conventional single or multi-family housing unit. "Household"
does not include students living in dormitories.
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The off-campus housing market is an important factor in this fiscal impact analysis. 2010 Census figures
will soon be released, but are not available as of this writing.

Households and Families Source U.S Census
1990 2000 Change
Total Households 2.392 2,882 20.5%

Persons per Household 2.68 279 4 2%
Family Households 1.466 1,581 7.8%

Persons per Family Househokd 3.08 3.03 -1.7%
Married-Couple Family Hh 1,280 1,392 8.8%
Single-Parent Family Hh 186 189 1.6%
Non-Family Households™ 926 1,301 40.5%
Persons per Non-Family Hh 2.04 251 23.1%

* Includes Single Persen Households

Durham has added an average of about 50 new housing units per year during the past decade.

Housing Units Authorized by Permit

1990 1991 1892 7993 1994 1995 1998 4997 1988 1889 2000 2001 2002 2003 2004 2006 2006 2007 2008 2009

TaSingleFamily | GMuiidamily |
SMSSiisHemE s

The character of new housing built has shifted from predominantly single family units in the 1990s to a
focus on multi-family units in the past decade. This is a reflection of limited single family land resources
and the demand for new rental housing, particularly for students (ala River's Edge and Bryant
Apartments).
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Durham Town Finances

Like most New Hampshire communities Durham funds the lion's share of its municipal and school
budget via the property tax. Just under 60% of revenues to support town functions is derived from the
local property tax:

Town of Durham Revenues By Source
Property Taxes S 5,963,471 57%
Mator Vehicle Permit Fees S 820,000 8%
Meals and Room Distribution S 632,000 6%
NH Highway Block Grant S 238,312 2%
UNH Fire Department Agreement S 1,486,207 14%
UNH Omnibus Agreement S 206,000 2%
UNH School Agreement S 250,000 2%
UNH Debt Reimbursement S 2,447 0%
Court Fines S 100,000 1%
Misc Fees, Permits, Etc. S 726,348 7%
Total General Fund Revenues S 10,424,785 100%

Source: 2010 Council Approved Revenues

An unusual element in the town's fiscal structure is its cost sharing arrangement with UNH. Costs are
shared for fire, schools and via an Omnibus Agreement that helps the town pay for a variety of services
provided to the University, including police protection. Overall, UNH contributes just under $2 million
annually to the town, representing 19% of the town's revenues and expenditures.

The major expenditure categories in the town budget are for police, fire and public works. These three
categories account for $7.3 million of the town's budgeted $10.4 million in expenditures {See table on
following page).
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Durham 2010 Approved General Fund Expenditure

Fire Department S 3,018,347
Public Works Department S 2,156,792
Police Department S 2,129,299
Principal on Debt S 565,493
Accounting S 257,760
Town Administrator S 248,850
Public Library S 248,006
MIS S 228,283
Tax Collector/Town Clerk S 192,726
Interfund Transfers S 192,472
Interest on Debt S 187,140
Planning S 186,392
Other General Government S 157,472
Building Inspection S 140,589
Town Council S 87,086
Boards/Commissions/Committees S 70,281
Assessing S 67,967
Recreation Department S 59,227
Legal S 50,000
ORYA S 35,175
Administration and Direct Assistance $ 30,692
DCAT S 28,199
Resident Pool Rebate S 20,200
Communication Center S 20,000
Ambulance Services S 18,742
Elections S 7,928
Town Treasurer S 6,035
Economic Development S 4,150
Conservation S 3,484
Durham Day S 3,000
Health Inspector S 1,500
Memeorial Day S 1,500
Total S 10,424,785

Source: 2010 Councif Approved Expenditures
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School Enrollment and Finances

Durham, Lee and Madbury constitute the Oyster River Cooperative School District (NH SAU 5). The
district oversees four schools:

e The Moharimet Elementary School {Grades K-4} in Madbury
e The Mast Way Elementary School (Grades K-4) in Lee

e  The Oyster River Middie School {Grades 5-8}

e The Oyster River High Schoot (Grades 9-12}

As of the 2009-10 schooi year the district had a fail enroliment of just over 2,000. Enroliment has
declined at all grade levels during the past decade:

Oyster River District Fall Enroliment

2500 -

®2001-02
®2009-10 |

Kind Elementary Middie High Total

The district ended the decade with 266 fewer enrollees, a 12 percent drop. This declining enroliment is
primarily a function of baby boomers' children graduating and being replaced by fewer entry level
students. Declining enroliment is a state-wide trend.

The district assesses its member communities via a formula that weighs school enroliment and
equalized assessed value on a 50-50 basis to determine each community's share of property tax
assessments. The formula also accounis for State School Aid to each community. A copy of the 2008-03
apportionment calculations is on the following page. Under this formula Durham paid just over 50% of
the district property tax assessment, or a total of just over $14 million to educate the 948 students it
sent to the District. This converts into a property tax cost of just over $14,000 per student.
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OYSTER RIVER COOP
School Year: 2008-2009
Completed by: Blaine Cox
Date Completed: 17-0Oct-08

Complete the template by entering the data in the shaded cells.
Section | - Enter the Budget Amount and Revenues for the district. Under adjustments, enter the total for town specific revenues. Enter the

Enhanced Education Retained Taxes and Grant amounts for each town.
Section 1i - Enter the ADM in Residence and Equalized Valuations for each town. For example, for FY'09 enter the 2006-2007 ADM in

Residence and the Equalized Valuations for 2006.
Section Hll - Enter any town specific revenues. The assessment will then be calculated for each town. Due to rounding, the total assessment

in Section !Il may not agree with the Tax Assessment in Section |. Please assign the difference to a municipality within your coaperative.

(Town specific revenues may be trust funds or impact fees.)

Formula: 50% on ADM-R and 50% on Eq. Val.

Comments: Please use this section to notify us of any details regarding town-specific revenues or other apportionment information.

SECTIONI

To Be Apportioned

FRakEsAAANSRONINLAIVIR AR AT TARR SRRy

D I

Total Appropriation from MS 22 37,856,349
Less Fund Balance and Revenues from MS 24 4,314,954
Tax Assessment: 33.541,395
Adjustments:
Town Specific Rev.
To Apportion 33,541,395
Adequacy Aid for Fiscal Year: 2008-2009
Grant Retained Tax Total State Aid

Durham 1,214,625 1,879,934 3,194,559
Lee 2,615,289 1,054,105 3,669,394
Madbury 914,183 465,842 1,380,025

Total 4,744,097 3,499,881 8,243,978

SECTION H
Year: 2008-2007 Year: 2006-2007
Equalized Combined
ADM ADM % Valuation Eval % Percent

Durham 948.49 0.464336 928,870,599 0.564431 0.514384
Lae 791.48 0.387471 495,148,407 0.300846 0.344159
Madbury 302.71 0.148153 221,733,970 0.134723 0,141458

Toial 2.042 68 1.060000 1,645.852,976 -1.000000 1.000001

SECTION Il
Less Town Specific Total Less Final Local Tax
Rate| _Apportionment Revenues Apportioned State Aid A nent

Durham 0.914384 17,253,157 o] 17,253,157 3,194,559 14,058,598
Lee 0.344158 11,543,573 o] 11,643,573 3,669.394 7.874.179
Madbury (.141458 4,744,699 1] 4,744,699 1,380,025 3,364,674

Total 1.000001 33,541,428 0 33,541,429] 8,243,978 25,297,451

Tax Assessment from Section I
Total Assessment from Section lli + Equitable Education Aid:
Difference (+/-) to be assigned to the town of:

Durham

33,541,395.00
33,541.429.00
-34.00

11
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Property Tax Trends

Durham does not have a diverse tax base. Residential land and buiidings account for 79% of its tax base.
Moreover, its singie largest land use, the University, is tax-exempt.” As 2 result, Durham’s full value
property tax rate {adjusted for assessment rate differences) is higher than that of all nearby
communities, with the exception of Lee.

Comparative Full Value Tax Rates, 2009

The difference in the tax burden is significant. The tax burden on a $250,000 home in Durham is nearly
$7,000, versus just over $5,000 for the same valued home in Dover.

Comparative 2008 Property Tax on 2 $258,000
Residence

SE.000.00 - e e o
$7.000.00
$5,000.00
$8,000.00
$4,000.00
$3,000.00
$2,000.00
$1,000.00

ZAs previcusly noted, UNH does make an annuai payment in lieu of taxes te the town.

12
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Schools place the largest burden on local property taxpayers, accounting for 65% of the 2010 property

tax rate:

Durham Tax Rate By Function

Town of Durham
School (Local)
School (State)
Subtotal: School

County

Total

% of

Total:

2009 2010 2010

$ per $000

S 6.52 7.12 26%
S 16.11 15.43 57%
S 2.07 2.19 8%
S 18.18 S 17.62 65%
S 230 2.54 9%

$ 27.00 $ 27.28 100%

13
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Fiscal Impact
The following paragraphs present an analysis of the fiscal impact of the proposed Cottages of Durham.

Property Tax Revenues

The first step in estimating property tax revenues is to estimate the likely assessed value the
development will carry. For purposes of this analysis AER has estimated the development’s likely
assessed value based on its likely construction cost and also with a view to the River’s Edge and Bryant
student housing developments in Durham. Our conclusion is that as presently proposed, the
development will carry a total assessment of $20,000,000 or $141,850 per unit. This is in contrast to
$107,650 per unit at Rivers Edge and slightly over $130,000 per unit at Bryant Apartments.® The cottage
construction style, substantially larger site and proposed on-site amenities, including a clubhouse, justify
a higher per unit assessment than these exiéting student apartment complexes. This assessed value per
unit is consistent with other student housing complexes built by the developer elsewhere in the country.

Durham’s 2010 tax rate is $27.28 per thousand dollars of assessed value. The county tax portion of the
rate ($2.54) is passed through to the county and does not accrue to the town. Removing that County
portion results in a local property tax rate of $24.74. At this tax rate the $20 million assessed value will
generate $494,800 in annual property taxes.

AER recognizes that this development may create vacancies in existing student housing in Durham. Our
view is that those vacancies will not be great enough or permanent enough to cause a significant long-
term decrease in the town’s assessed valuation:

¢ A portion of the students fiving in the Cottages will be relocating from dormitories;

e A portion of the students living in the Cottages will be relocating from housing in nearby
communities, such as Dover and Newmarket;

e To the extent vacancies arise, current owners can adapt to market conditions by upgrading their
units to render them more competitive or by converting them back to conventional family
housing, for which there is a strong market in Durham;

e Some believe that student housing in conventional neighborhoods has a detrimental impact on
neighborhood quality and the value of adjacent properties.

Aliocated Town Expenses
The approved 2010 town budget anticipates the expenditure of $10,425,000 on town functions.

To allocate a portion of these costs to the Cottages of Durham development it is first necessary to
recognize that some of these services are provided to nonresidential uses including, for example, retail

® Bryant Apartments were not complete as of Aprif 1, 2010. This figure presumes full completion and an
assessment at the total estimated cost of the units per the assessment records.

14
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and office uses. Residential uses account for 79% of the town’s tax base. AER has utilized this
percentage as an estimate of the proportion of town expenses attributable to residential uses.’

A second adjustment is appropriate. Some town expenses are relatively fixed and unlikely to increase
proportionately when the Cottages are completed. For example, salaries of the police chief, fire chief,
town administrator, etc. will not increase as a result of the development of the Cottages.

The table on the following page shows AER’s calculation of variable expenses attributable to residential
uses. The total is $4,513,000 (rounded).

* This may overstate the residential portion of total expenses, because UNH is tax-exempt and not included in the
town’s tax base. If UNH were included, the residential portion of the tax base would be significantly lower. On the

other hand, UNH does compensate the town for some, if not all, of the services the town provides.

15
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\

Durham 2010 Approved General Fund Expenditures Alfocated to Residential Uses

% Residential 79% e -
2010 Budget : $ Residential % Variable $ Variable Notes
: Development will be
; sprinklered. UNH pays part of
Fire Department ] 3,018347 . S 2,384,484 50%! $ 1,192,247 [town COSts
Public Works Department 3 2,156,792 | S 1,703,866 100%| $ 1,703,865
Development will have on-site
; security. UNH pays part of
Police Department S 2,129,289 1 S 1,682,146 50%: S 841,073 [town costs
Principal on Debt i3 565,493 | & 446,739 100%; $ 445,739 iAllows for town Capital Costs
Accounting '8 257,760 | $ 203,630 0% $ -
Town Administrator I 248,850 | S 196,592 0°o; s -
Public Library 'S 248006 [$ 195,925 0% S -
MIs B 228283 | $ 180,344 0% $ -
Tax Collector/Town Clerk S 192,726 | § 152,254 0% $ -
interfund Transfers $ 192472 | $ 152,053 0% $ -
Interest on Debt $ 187,140 | % 147,841 0% S -
Planning 5 186,392 | & 147,250 0%| $ -
Cther General Government S 157472 |$ 124,403 100% $124,4‘-03 B
|Building Inspection 5 140,586 |5 131,065 100%|$ 111,065
Town Council B 3 87,086 |$ 68798 0%| $ -
Boards/Commissions/Committees $ 70,281 | & 55,522 100%| S 55,522
Assessing S 67,967 | 3 53,694 0% $ -
Recreation Department 3 59,227 1 & 46,789 0% S -
Legal s 50,000 | 5 33,500 0%| $ -
ORYA 15 3517518 27,788 0% $ -
Adminisiration and Direct Assistance S 30,6921 % 24,247 0% $ -
DCAT 3 28,199 : §% 22,277 100% 22277
Resident Pool Rebate S 20,2001 S 15,858 0% $ -
Communication Center s 20,000 % 15,800 0% & -
Ambulance Services 5 18,742 | 5 14,806 100%: 5 14,306
Elections $ 7,928 {3 5263 0% S -
Town Treasurer s 503513 4,768 0% $ - .
Economic Development $ 3,150 | § 3.279 0% S -
Conservation s 3,484 | $ 2,752 0% S . o
Durham Day i s 2,000 | S 2,370 0% % -
Health Inspector S 1,500 | $ 1,185 100%| $ 1,185 |
Memorial Day S 1,500 | $ 3,185 | 0%] S -
Total s 10,424,785 | 5 8,235,582 ) 4,513,184
Qccupied Units 3,350
Source: 2010 Council Approved Expenditures Variable Cost/Unit | $ 1,347.22
T Units 141
Municipal Cost §  189,957.89
Rounded to $ 190,000.00

16




Cottages of Durham Fiscal Impact Analysis

The next step in the analysis is to compute a cost per household. The NH Office of Energy and Planning
estimated that there were just under 3,200 occupied housing units in Durham at the end of 2006:

Estimated Occupied Housing Units

3.200 ‘ ‘ ' I
3150 + i SEET— |
3,050 ~ |
3,000
2,950 S
2,900 e

2,850
2,800
2,750
2,700 . . , , ‘ ,

2000 2001 2002 2003 2004 2005 2006

Source: Mew Hampshire Office of Energy and Planning

#

AER estimates that since the end of 2006 there have been 150 additional housing units built in Durham,
resulting in a 2010 total of 3,350 occupied housing units.

Dividing the residential variable costs by the estimated number of occupied housing units in Durham
results in a cost per occupied housing unit of $1,350 (rounded), per the table on the preceding page.

Measured by the number of kitchens, there will be 141 housing units in the proposed development. As
such, this generates an allocated municipal cost of $190,000 for the proposed development.

Variable Cost/Unit S 1,347
Units S 141
Municipal Cost S 189,958
Rounded to S 190,000

School Costs

The Cottages will provide student housing rented on a per bed basis. As such, it will not generate any
direct school children into the Oyster River District. There is a possibility, however, that considering the
overall economic consequences of the development, some new employment wiil be generated both on-
site and off-site and that as a result, a nominal increase in enrolliment will be realized. For the purposes
of this analysis we assume that the development will result in the addition of 3 additional students as a
result of an increase of 5 employee households with school children living in Durham.

17
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As noted previously in this report, the Oyster River cost allocation formula also takes into account the
assessed value generated in each member community. We have recalculated the total cost allocated to
Durham, taking into account both the 3 additional students and the $23.5 million increase in assessed
valuation:

Formula Without Cottages at Durham

Equalized Combined

ADM ADM % Valuation Eval % Percent
Durham 948.49 46.4% 928,970,599 56.4% 51.4%
Lee 791.48 38.7% 495,148,407 30.1% 34.4%
Madbury 302.71 14.8% 221,733,970 13.5% 14.1%
Total 2,042.68 100.0% 1,645,852,976  100.0% 100.0%

Formula With Cottages at Durham*

Equalized Combined

ADM ADM % Valuation Eval % Percent
Durham 951.49 46.5% 952,470,599 57.1% 51.8%
Lee 791.48 38.7% 495,148,407 29.7% 34.2%
Madbury 302.71 14.8% 221,733,970 13.3% 14.0%
Total 2,045.68 100.0% 1,669,352,976  100.0% 100.0%

* 3 additional students and $23.5 million in additjonal valuation

The Durham share of the district property tax funded SAU requirements increases modestly from 51.4%
to 51.8%. In the 2009 tax year the Oyster River District raised total property taxes of $26.4 million. The
Cottages of Durham would increase the town’s share of this figure by 0.4% of or a total of $105,000,
rounded.

Impact on Adjacent Properties

The Durham Conditional Use Permit requirements impose a condition that “The proposed development
will not cause or contribute to a significant decline in property values of adjacent properties.” The
conditions for a variance mandate that “The values of surrounding properties are not diminished.”

The only major developed land use adjacent to the Cottages’ site is that of Goss International, an
industrial use. It is improbable that the residential cottages will diminish the value of this property.
Generally speaking, there is more concern within the real estate profession that an abutting industrial
use will diminish the value of a nearby residential use. The Cottages will not present a nuisance to the
abutting industrial use and therefore will not contribute to or cause a reduction in the value of that site.

There are also undeveloped properties adjacent to the site. AER does not envision a decline in property
values of the undeveloped adjacent properties. The Oyster River serves as a natural buffer between the

18
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development and some of the adjacent properties. Access to the undeveloped sites is not via
Technology Drive—traffic will not be an issue. Also, the site’s zoning would permit significant non-
residential uses, which could be seen by some as having a more detrimental property impact than the
proposed development.

Synopsis

Based on the foregoing analysis it is our conclusion that the Cottages of Durham will have a net positive
fiscal impact on the town:

Additional Property Tax Revenues § 494,800
Less: Allocated Muncipal Costs $  (190,000)
Less: Allocated School Costs $ (105,000)
Estimated Net Impact 3 199,800

The conclusion of this analysis is that the proposed development will not have an adverse fiscal impact
on the town of Durham. The principal reasons for this finding include:

e The proposed units will be new and assessed at a higher value and will generate more revenue
per unit than most existing student housing in Durham;

¢ The development will generate few students into the local school system, yet pay full taxes,
including the school portion. Schools represent 65% of the local property tax burden;

e The development will provide some on-site services, such as security, while still paying its full
share of property taxes.

In addition to ongoing property taxes, the development will also pay one-time fees to the town including
the current use penalty tax and the sewer/water hook-up fees. The developer is proposing a
conservation easement over the undeveloped portions of the site—17.9 acres including about 10 acres
of upland.

19
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Tax Rates, Town of Durham, NH Page 1 of |
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The New Hampshire Department of Revenue Administration has set the 2010 tax rate for the Town of
Durham at $27.28 per $1000 of assessed property valuation which represents a 1.03% increase over last

> . ) I Town of Durham TAX
eare year’s rate of $27.00. This year's tax rate is broken down as foliows: MAPS are now available

PORTION 2009 2010 $Difference %a f total tax rate for PDF download and
viewing. Just click on the
Town of Durham $6.52 $7.12 $0.60 26% links below. (Note: You'll
d Adobe Acrobat
School (Locaty | $16.11]  $15.43 ($0.68) ;eed“" € c"’ha
N 65% (total school) eader to open these
¥ State Education $2.07 $2.19 $0.12 files.)
Strafford County $2.30 $2.54 $0.24 9% *Updated 02/16/10
$0.28 /
TOTAL $27.00 $£27.28 1.03% increase Tax Map Index
Map 1 Map2 Map3
Map4d Map5 Mapé6
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http://www.ci.durham.nh.us/DEPARTMENTS/assessing office/tax rate.html 1/5/2011
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TAX RATE BREAKDOWN

2004

2005

2006 _

2007

2008

Town

Local School District

State Schoot Portion

6.02
14.36
2.89

187

6.28

14.96
2.82

-

8.59
15.85
2.54

220

6.90
16.55
2.52

227

6.52
16.74
2.28

215

Total

2514

2618

27.28

28.24

26.67

WATER AND SEWER RATE (per 100 cubic feet)

2004

2005

2008

2007

2008

2009

Water

Sewer

2.48

313

2.63
483

2.74

- XL —

2.86

2L —

2.93

3.18
5221
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AER Experience and Background




About Applied Economic Research

Applied Economic Research provides comprehensive economic and development
consulting services to public and private clients. Since 1976 Applied Economic Research
has developed a reputation for objective research and seasoned judgment. We take
special pride in our high level of repeat clients and referrals—the best indicators of a job
well done. Typical assignments include:

Feasibilify Studies including market studies of new resi-
dential, commercial and industrial developments; financial
pro formas; rehabilitation/reinvestment projects; and
highest/best use studies of vacant land.

Development Strategies including target market/product
definition analysis, market penetration, buyer preference
surveys, problem loan work-outs, and site selection studies.

Valyation/Appraisal of real estate and businesses in
finaneing, acqumtion/dlsposmon tax and litigation
settings.

Public Polict Analysis including downtown redevelopmeant,
affordable housing, capital improvement programming,
economic development strategies, growth impact studies
and neighborhood revitalization.

Inipact Studies including school and community facilities
impacts, shopping center impact studies, and economic im-
pact analysis of new public investments including high-
ways.




Our Assets
AER brings to each assignment critical resources:

Objectivity., AER's research is thorough, objective and honest. Our studies may not say
what the client was hoping to hear - but they report the truth and our unbiased, seasoned
advice. As a result, our clients entrust us with their most important and difficult
decisions.

"When we can't afford to miss, I call Applied Economic

Research. I trust AER to give us the information, the in-

sight and the advice we need fo make tough real estate de-

cisions. You get what you pay for. The information and

guidance they provide have helped us avoid costly pitfalls.”
New Hampshire Banker

Unmatched Information Resources. AER maintains an exclusive database of New
England economic and real estate information. Our systems analyst maintains current
population, income and housing, production and sales information. Our computer
modeling capabilities are comprehensive, flexible and sophisticated.

Seasoned ngfment. Our studies get results. They extend beyond a compilation of data.
We interpret the information and recommend strategies that are realistic and effective.

"AER has been extraordinarily accurate in predicting mar-
ket trends. But they do more than give us good numbers.
Just discussing project ideas with them can be invaluable--
because of their experience and understanding of the
market.”

Southern New Hampshire Developer

Credibilitz. AER enjoys outstanding credibility with lenders, investors and public
agencies recommending optimal strategies based on solid research.

"Their work throughout the region gives AER great credi-
bility. The AER team is great to work with. They're per-
sonal and very professional.”

State Government Official

Confidentiality. Our office has a written policy of confidentiality. We do not disclose our
research or findings to anyone but our client.

Top Level Contacts. AER has an extensive network of business and professional contacts
throughout New England. We go beyond published market data to the community
leaders and business decision makers who influence public policy and investment deci-
sions.




Diverse Experience

AFER has completed over 3,000 assignments for a balanced mix of public and private
clients. Our public clients find our intimate understanding of the developer's world espe-
cially useful. Our private clients benefit from our working knowledge of public policy
and development issues.

Private assignments include market and development strategies for award-winning ven-
tures such as Windward Harbor, which received Builder magazine's Project of the Year
award; Wildwood Village, winner of Professional Builder magazine's Homes for Beiter
Living award; and the Viliages at Granite Hill, winner of 11 New Hampshire Home
Builder's Association awards, including Project of the Year. Our retail experience ranges
from small specialty centers to regional malls. Our office and industrial assignments ad-
dress both reuse and new construction proposals.

Our public clients range from metropolitan areas to islands off the Maine coast to the re-
gion's largest communities and state agencies.

Extensive Exposure

Russ Thibeault, president of AER, is frequently quoted in the state and national media.
He is a frequent commentator on National Public Radio’s Marketplace, heard nationally
by over 3 million listeners a week. He has appeared on ABC World News, The McNeil-
Lehrer News Hour, BBC World Television and Japan Public Television. He has been
quoted in The New York Times, The Wall Street Journal, The Washington Post and the Los
Angeles Times.

Russ is a frequent public speaker addressing economic and development issues before the
state’s business and government leaders.

Our clients include most of the area’s financial institutions, government agencies,
developers and municipalities. They provide AER with a high degree of repeat
assignments—the best measure of a successful assignment.




RUSSELL W. THIBEAULT
PRESIDENT
APPLIED ECONOMIC RESEARCH, INC.

Russell W. Thibeault is a real estate and economic consultant and appraiser
providing services to public and private clients. He founded Applied
Economic Research in 1976 and has completed assignments in 30 states.

Expertise

Mr. Thibeault's expertise falls into a variety of economic and real estate
topics:

Market Valye Appraisals of undeveloped land, industrial, commercial,
and investment real estate for government bOdlCS corporations,
financial institutions, estates and private investors.

Economic Development Studies for states, regions and municipalities
concerned about job, investment or income displacement.

Market and Financial Feasibility.Analysis of shopping centers, office
buildings, apartments, condominiums, industrial and land
developments.

Highest and Best Use Studies of undeveloped land, industrial,
commercial, and investment real estate for govemment bOdlCS
corporations, financial institutions, estates and private investors.

Economic Loss Calculations for businesses and individuals.

Business Valuations and economic loss estimates of closely held
businesses for estate planning, family interest transfers and court
testimony.

Real Estate Investment Strategies for corporations, institutions,
syndmdtes and individuals including: acquisition studies, market
strategies, after tax cash flow studies, and financing strategies.

Site Location Studies for banks, retail stores, and industrial firms

Downtown Revitalization Studies for corporations, private investors
and government bodies, including market penetration estimates,
revitalization strategies, and financing strategies.




Economic Impact Studies including retail sales impact of proposed
shopping centers and cost-revenue impacts of proposed shopping
centers, residential, commercial or industrial developroents.

Housing Market Studies for state, regional and local governments,
including the evaluation of existing housing markets and identification
of housing needs.

Public Finance Studies for local governments including revenue and
cost projections, capital improvement programs and tax base analysis.

Between 1972 and 1976, Mr. Thibeault was employed by Hammer, Siler,
George Associates, a Washington-based national economic and real estaie
consulting firm with field offices in Atlanta and Denver. In 1976, he resigned
his senior associate position with the Hammer firm to establish Applied
Economic Research, an independent consulting practice.

‘Private real estate investments analyzed by Mr. Thibeault represent a
combined investment of nearly $1 billion. His public and private experience
has taken him to more than 30 states. Between his Applied Economic
Research practice and his Washington position, clients include:
American Institute of Architects

National Association of Home Builders

U.S. Department of Transportation

U.S. Department of Housing & Urban Development
U.S. Army Corps of Engineers

National Commission on Water Quality

National Trust for Historic Preservation

Greater Baltimore Commitice

PPG Industries (Pittsburgh)

MONDEYV, Intemnational (Montreal)

Town of Scarborough, Maine

Haywood Properties (South Carolina)

Pennsylvania Avenue Development Corp. (Washington, DC)
Travelers Insurance :

New York State Urban Development Corporatio
Public Service Company of New Hampshire
Appalachian Power Company (Virginia)

Chittenden County Regional Planning Commission (Vt.)
Piedmont Environmental Council (Virginia)

City of New Orleans

Lakes Region Planning Commission (New Hampshire)
International Paper Company (New York)

Town of Plymouth, Massachusetts

Town of Franklin, Massachusetts

City of Burlington, Vermont

City of Concord, New Hampshire

City of Laconia, New Hampshire




City of Baltimore, Maryland

State of Delaware

State of Rhode Island

New Hampshire Housing Finance Authority
Fleet National Bank

Dartmouth College

Boston Redevelopment Authority

FDIC

Education/Affiliations

Russell W. Thibeault holds a master's degree in urban and regional planning
with an emphasis in economic analysis from the University of North Carolina
(Chapel Hill). While attending the University, he was elected president of
Planner's Forum, the graduate student organization. He holds a Bachelor of
Arts degree from the University of New Hampshire and has taken advanced
rea] estate courses in the Graduate School of Business at Ame¢rican University
(Washington, D.C.). He has successfully completed courses ieading to the
MALI designation offered by the American Institute of Real Estate Appraisers.
He has successfully completed residential and income property appraisal
course examinations offered by the Society of Real Estate Appraisers. He is
presently an asssociate member of the Appraisal Institute. He has completed
course work and examinations leading to the Certified Business Appraiser
designation offered by the Institute of Business Appraisers.

Mr. Thibeault is a Certified General Appraiser licensed by the New Hampshire
Real Estate Appraiser Board, License #NHCG-4. He has served as the only
Certified General Real Estate Appraiser on the New Hampshire Real Estate
Appraiser Board. He presently serves on the NH appraisal review committee
of the Board.

He was the recipient of a National Science Foundation research assistantship
for research on consumer housing preferences and placed first in the Southern
Regional Science Association research competition. He has authored several
papers published in professional journals, including The Review of Regional
Studies and Traffic Quarterly: He was a contributor to the President's Report
on National Growth and Development issued to the U.S. Congress in 1974
and has authored several research papers distributed by the National
Association of Home Builders. He has served as a course instructor in
economics at New Hampshire College and has lectured in urban planning at
Plymouth State College.

He maintains membership in the Institute of Business Appraisers, the
Appraisal Institute (associate member) and the National Association of
Business Economists.




Appearances

Mr. Thibeault has appeared as an economist/real estate expert on Nightline,
ABC World News, the MacNeil-Lehrer News Hour, CNN the Japanese

‘Broddédsting Network and BBC World Television News. He has been
interviewed 8y the New York Times, the Los Angeles Times, the Wall Street
Journal, the Washinston Post, Fortune magazine, the Kiplinger Letter, the

Trish Times, USA Today and U.S. News and World Report.

M. Thibeault has served on the Board of Directors and as President of the
New Hampshire Planners Association. He was elected to the Executive
Committee of the North Carolina Chapter of the American Institute of
Planners.

Mr. Thibeault served on the Board of Directors of the Indian Head National
Bank of Laconia, until such time as that institution merged with the Indian
Head National Bank of Nashua. He has served on the Board of Directors and
Finance Committee of the Lakes Region General Hospital and as a director of
First NH Bank, and Citizens Bank (NH). He currently serves on the board of
Laconia Savings Bank. He is past-president of the Laconia Industrial
Development Corporation and also of Plan NH. Mr. Thibeault has served on
the NH Governor’s Revenue Advisory Panel.

His economic commentaries have been heard nationally over National Public
Radio affiliates on programs including Marketplace, The Savvy Traveler and
Living on Earth

He is a frequent public speaker. He has presented before the NH Bar
Association’s Continuing Legal Education series (CLE), the NH Chapter of
the Appraisal Institute, the NH Bankers Association, the NH Association of
School Superintendents, the NH Assessors Association, and the National
Conference of the National Association of Home Builders.

He has been qualified as an expert witness in the US District Court, the US
Bankruptcy Court, the NH Board of Tax and Land Appeals and most of the
Superior courts in New Hampshire.
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