AGENDA
MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting, Monday, December 6, 2010, 7:15 p.m.
Or upon completion of Inland Wetland Agency meeting
Council Chambers, Audrey P. Beck Municipal Building

Minutes
11/15/10

Scheduléd Business

7:30 p.m. Public Hearing

Application to Amend Zoning Regulations, Article VII, Section M.2.n (mixed-use projects in
the PB-2 Zone) and Article VIIL, Section A (footnote #19 of Schedule of Dimensional
Reguirements) Storrs Center AHiance, LL.C and Mansfield Downtown Parinership Inc.,

Applicants, File #1246-5
Reports from Director of Planning, Town Attorney

Zoning Apgent’s Report

A. Monthly Activity Report
B. Enforcement Update

C. Other

0Old Business

1. Discussion/Consideration of Action on Proposed Regulation Revisions presented at 7:30 Public
Hearing, File #1246-5

2. Draft Revisions to the Subdivision Regulations
Memo from Director of Planning

3. Storrs Center Permit Timing
Verbal Update from Director of Planning

4. Other

New Business

1. 8-24 Referral: Proposed Development Agreement for Storrs Center Project
(Town Council Public Hearing Scheduled for 12/9/10)
Report from Director of Planning

2. New Application to amend the Zoning Regulations, Article VII, Section P, Uses Permitted in
the Planned Business-5 Zone (proposed addition of Veterinary Hospitals) W. Ernst, applicant,
PZC File # 1294 ‘

3. Consideration of Cancellation of 12/20/10 Meeting

4. Other

Reports from Officers and Committees
1. Chairman’s Report

2. Regional Planning Commission

3. Regulatory Review Committee (next meeting tentatively scheduled for 12/15/10 at 1:15 pm in
Conference Room B)
4. QOther

Communications and Bills







DRAFT MINUTES

MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting, Monday, November 15, 2010
Council Chamber, Audrey P. Beck Municipal Building

Members present: R. Favretti (Chairman), J. Geodwin, R. Hall, K. Holt, G. Lewis, P. Plante,
B. Pociask, B. Ryan

Members absent: M. Beal, ‘

Alternates present:  F. Loxsom, I{. Rawn, V. Stearns

Staff Present: Gregory J. Padick, Director of Planning, Curt Hirsch, Zoning Agent

Chairman Favretti called the meeting to order at 7:01 p.m. and appointed Loxsom in Beal’s absence.

Minutes:

11-1-10 - Hall MOVED, Plante seconded, to approve the 11/1/10 minutes as written. MOTION PASSED
with all in favor except Pociask who disqualified himself.

Zoning Agent’s Report:

Noted. .

In response to an inquiry from Pociask, Hirsch related that recent work on the stage portion of the Paideia
project on Dog Lane had been authorized but that plans for the exhibit hall have still not been submitted.
Plante noted that Hirsch had done a good job monitoring and enforcing signage requirements on the recent
election day.

New Business:

1. New Application to Amend Zoning Regulations, Article VI1. Section M.2.n (mixed-use projects in
the PB-2 Zone) and Article VIII, Section A (footnote #19 of Schedule of Dimensional Requirements)
Storrs Center Alliance, LL.C and Mansfield Downtown Partnership Inc.. Applicants, File #1246-5
Ryan MOVED, Holt seconded, to receive the application of Storrs Center Alliance and the Mansfield
Downtown Partnership, Inc, to amend Article VII, Section M.2.n and Article VIII, Section A, of the
Zoning Regulations (File #1246-5), regarding mixed use projects in the Planned Business-2 Zone and
maximum height provisions in the Planned Business-2 Zone, as submitted to the Commission, to refer it to
staff and the Town Attorney for review and comment, and to set a public hearing for December 6, 2010.
MOTION PASSED UNANIMOUSLY.

Old Business:

1. Storrs Center Update

Padick briefly summarized his 11/9/10 memo and an associated update regarding various elements of the
Storrs Center project.

Draft Revisions to the Subdivision Regulations

Padick reviewed with the Commission a number of new revisions to the draft Subdivision Regulations. He
related that the Commission needs to decide whether the draft is ready for public hearing. After discussing
the proposed revisions, a number of issues and concerns were raised and it was determined that some
additional modifications should be incorporated before bringing the draft to public hearing. Padick agreed
to work on these modifications for consideration by the Regulatory Review Committee at its meeting on
December 1.

E\J

It was agreed that additional provisions will be added to the first paragraph of section 5.2 to clarify that
the first two design steps are recommended for all subdivisions and not just for those where the
regulations require mandatory submissions. In addition, provisions will be added to ensure that the
Commission is made aware of all potential subdivisions going through the initial design steps.
Furthermore, the draft regulations will incorporate wording to clarify that any recommendations from staff



or advisory committees given to prospective subdivision applicants will not be binding on the
Commission when it makes a decision. The PZC will continue as it does now, to render its final judgment
after all applicable approval criteria have been met. In response to a question from Pociask, Padick related
that upon adoption of new regulations, the Commission could revisit the fee schedule and, as deemed
appropriate, fees could be added for the new pre-application submittal provisions. The fee schedule 1s
subject to Town Council approval under ordinance authority. It was agreed to review this regulatory issue
at the December 6 meeting.

3. Request to authorize overhead utility lines over a conservation easement area dedicated in
association with the Hawthorne Park Subdivision, PZC File # 1177
Favretti noted that Padick had been contacted by a CL&P representative and that further consideration of
this issue has been delayed until sometime next year. Therefore, this item will be removed from the
agenda until a new request is submitted.

Reports of Officers and Committees:

It was noted that the next Regulatory Review Committee meeting has been scheduled for 12/1/10 at 1:15 pm.
Favretti raised the possibility of cancelling the PZC’s regular meeting scheduled for December 20™. Members
indicated support for taking this action but decided to delay a decision on cancellation until December 6™,

Communications and Bills:
Noted.

Adjournment:
Chairman Favretti declared the meeting adjourned at 8:12 p.m.

Respectfully submitted,

Katherine Holt, Secretary



TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to: Planning & Zoning Commission
From: Gregory J. Padick, Director of Planning
Date: 12/1/10 -

Re: | Proposed revisions to the Zoning Regulations, Article VII, Sections M.2.n and Article VIII,
Schedule of Dimensional Requirements Footnote #19, PZC file #1246-5

My review comments are based on application submissions, consideration of existing Zoning Regulations,
Mansfield’s Plan of Conservation and Development, State and Regional Land Use plans and professional
conclustons regarding the merits of the proposed regulation revisions. My comments must be reviewed with
respect to testimony and information presented at the December 6 Public Hearing and any subsequent
continuations and the Commission’s collective knowledge of the Town’s needs and desires. No new
information should be received from the applicant or the public after the close of the Public Hearing process.
It is important to note that unless extensions are authorized, the Commission must make a decision on this
application within 65 days of the close of the Public Hearing. Collection reasons for the Commission’s
decisions should be clearly documented.

As with any proposed regulation amendment, the PZC must weigh anticipated public and private benefits
versus anticipated public and private costs. All zoning regulations should be designed to serve a community
need while protecting the “public’s health, safety, convenience and property values”. The Commission has the
legislative discretion to determine what is best for the community as a whole, and the Zoning Regulations can
and should be modified to meet changing circumstances, Plan of Conservation and Development goals,
objectives and recommendations or to address a recognized public need. Section 8-2 of the Connecticut
General Statutes and Articles I and XIIT of the Zoning Regulations provide information on the legislative
framework within which PZC decisions must be made. Section 8-3a of the Connecticut General Statutes
requires that the Commission making a finding regarding consistency with the Plan of Conservation and
Development.

Applicant’s Proposal
The applicant’s proposed revision to Article VII, Section M is to delete a portion of subsection 2.n. which

limits the square footage utilized by residential uses to fifty percent of the total square footage of mixed use
projects in the Planned Business 2 zone.

This residential limitation was incorporated into the Zoning Regulations in 2006 in association with a number
of applications from the Mansfield Downtown Partnership Inc. and Storrs Center Alliance LLC that were
submitted to gain approval of a then planned Dog Lane-1 mixed use building. A separate Dog Lane-1 mixed
use building is no longer planned and a larger mixed use building that would be situated in both the Planned
Business-2 and Storrs Center Special Design District zones is now under design. The new mixed use building,
as currently planned, will be primarily in the Storrs Center Special Design District zone which does not
contain a residential square footage limitation. Approval of the requested deletion of the residential
restriction in Article VII, Section M.2.n would allow the currently planned mixed use building to uniformly
use the lowest floor for commercial uses and all upper floors for residential use.

The proposed revision to Article VIII of the Zoning Regulations would modify footnote #19 regarding
maximum height provisions in the PB-2 zone. Current regulations restrict the maximum height of a building
in the Planned Business-2 zone to 60 feet provided it is located within 250 feet of any other building at least
65 feet in height, except for certain flag poles, communication towers, chimneys, roof top mechanicals, etc.,
which can be specifically authorized to exceed the 60 foot restriction. As proposed, the new footnote would
specify that **a maximum building height of 85 feet to peak of roof (excluding spires, cupolas, steeples,
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chimneys and similar elements which are allowed) may be applied to any proposed building in the PB-2 zone
district that is connected to or part of a building also located in the SC-SDD zone district”. The existing 60
foot maximum height provision was incorporated into the Zoning Regulations in 2006 in association with a
number of applications submitted to gain approval of the previously planned Dog Lane-1 mixed use building.
The current height provisions were adopted before the Commission’s approval of the Storrs Center Special
Design District (SC-SDD) and associated Design Standards which authorize a height of 85 feet. Approval of
the applicant’s proposed maximum height amendment would allow the currently planned mixed use building
that would be situated in both the PB-2 and SC-5DD zones to have the same number of floors and a uniform
roof line. :

The applicant has submitted a Statement of Justification in support of the proposed revisions and additional
testimony is expected at the 12/6/10 Public Hearing. As with any regulation amendment application, the
burden is on the applicant to demonstrate that the proposal is acceptable and in the best interests of the Town.

Analysis

> The proposed revisions are administratively straightforward and suitably coordinated with related zoning
provisions. The proposal is being referred to the Town Attorney and his report is expected prior to the
12/6/10 Public Hearing date.

> The proposed revisions are not considered to be in conflict with Mansfield’s Plan of Conservation and
Development, the Windham Region Land Use Plan or the State’s Conservation and Development Policies
Plan. Pursuant to the State Statutes regarding zoning amendments, any approval must specify a finding
regarding the amendment’s compatibility with the Municipal Plan of Conservation and Development.
Mansfield’s 2006 Plan of Conservation and Development specifically supports mixed use developments in
special design districts such as the existing PB-2 zone. Mansfield’s Plan also recognizes the need for
specialized regulations to implement the Storrs Center Downtown mixed use project.

» The proposed deletion of the residential use provisions for mixed use projects in the PB-2 zone and the
proposed increase in maximum building height to 85 feet would have limited applicability due to
restrictions built into the proposed regulatory language. Both regulation revisions are directly associated
with current plans to construct a mixed use building that would be situated in both the PB-2 zone and the
SC-SDD zone. The existing SC-SDD authorizes a maximum height of 85 feet and does not have any
residential square footage use restrictions. The existing SC-SDD regulations were extensively reviewed
by staff members and the PZC prior to adoption and were found acceptable for the Storrs Center
Downtown Project area.

> Provided the proposed regulation amendments are approved, the final designs for new mixed use buildings
and associated improvements need to be reviewed and approved as per Zoning Regulation requirements.

It is understood that Storrs Center Alliance LLC will soon be submitting, for PZC approval, a Special
Permit Modification application for the portion of the project that extends into the PB-2 zone.
Additienally, a Zoning Permit application will be submitted for review and approval pursuant to the Storrs
Center Special Design District approval process. The Zoning Permit process includes a public hearing to
be conducted by the Mansfield Downtown Partnership.

> Subject to the Town Attorney’s report and public hearing testimony, my review indicates that the
proposals are acceptably worded and can be adopted without conflict with other regulatory provisions.
Subject to any Public Hearing testimony or communications received prior to the close of the Hearing, this
reviewer supports the proposed regulation revisions.

Summary

The proposed Zoning Regulation amendmenis present policy issues for the Commission’s legislative
discretion. Subject to the Town Attorney’s report, my review indicates that the proposals are acceptably
worded and can be adopted without conflict with other regulatory provisions. The proposed revisions would
promote mixed use development in an area served by public utilities and promote Plan of Conservation and
Development objectives and recommendations supportive of the planned “Downtown” project. The proposed
85 foot height is already authorized in the Storrs Center Special Design District and this Special Design
District does not include any residential square footage restrictions.
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O’Brien and Johnson

Attorneys at Law

120 Bolivia Street, Willimantic, Connecticut 06226 Fax (860) 423-1533
Aftommey Dennis O'Brien Attorney Susan Johnson
dennis@OBrienJohnsenLaw.com December 2, 2010 susan@OBrienJohnsonLaw.com
(860) 423-2860 (B60) 423-2085
Planning & Zoning Commission

Town of Mansfield
Audrey P. Beck Building
Four South Eagleville Road

Mansfield, CT 06268-2599
Ladies and Gentlemen:

As requested by Town of Mansfield Director of Planning Gregory Padick, I have
completed nry review of the “Proposed revisions to the Zoning Regulations, Article
VII, Sections M.2.n and Article VIII, Schedule of Dimensional Requirements,
Footnote #19, PZC File #1246-5.” This application has been filed by Storrs Center
Alliance, LLC, and the Mansfield Downtown Partnership, Inc.

As you know, the only question for me as town counsel is whether the proposed
amendments are legal. It is my responsibility to say whether the proposed amendments
are within the purview of the Commission’s authority under our constitutions and laws,
especially Connecticut General Statutes section 8-2, the statute which expressly
authorizes the PZC to adopt regulations controlling the zoning of land, but only to the
extent set forth in that particular law.

My review of the zoning law of the State of Connecticut has revealed no legislative
provision or case directly on point that provides or holds that any condition or
requirement like those proposed in these revisions is beyond the scope of the legislative
mandate, or unconstitutional.

My opiniomn, then, is that the PZC has the legal anthority to enact and to implement the
subject draft amendments to Article VII and Article VIII of the Town of Mansfield
Zoning Regulations.

Please contact me if there are any questions.

Very truly yours, ~_

((CLeces (oo —

- Dennis O’Brien
Attorney at Law

cc: Gregory Padick
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David Morse

64 Birchwood Hits.

Storrs, Connecticut 06268
(860) 429-6803
dmorse@david-morse.com

December 1, 2010
Rudy Favrett,

Planning and Zoning Commission
Carol Pellegrine

Zoning Board of Appeals

Town of Mansfield

Dear Ms. Pellegrine and Mr. Favretti,

Attached are two documents generated by Education Realty Trust, Inc. (EDR) to
an audience of its investors. [ ask that each member of P&Z and ZBA be provided with
copies. The documents confirm that EDR’s business plan is predicated wholly on selling
“communities” {(by which it means high-rise dorms) with an average lifespan of ten years.
I submit that if EDR is representing its plans otherwise to Mansfield, then it is deceiving
its investors. More likely it is Mansfield being deceived. The residential component
would end up being a high-rise dorm with a parking lot, subsidized directly and indirectly
by the Town of Mansfield, and contrary to wise zoning.

EDR does not seem to me an appropriate partner in a project that was originally
presented to the Town of Mansfield as mixed-use housing joined to a vibrant town center
with commercial and professional amenities that might enhance our community. Tt was to
be a locus of “smart growth,” pedestrian-friendly and energy-efficient. Quite the
opposite: as the project has evolved, and particularly with EDR suddenly in the picture,
the project now most likely to be built within the requested height allowance will not
only fail to live up to the earlier promises, but will overtax Mansfield’s water supply — at
considerable cost, environmentally and fiscally.

In light of all this, I strongly recommend that the request for an increase from 60
feet to 85 feet be denied for the section north of Dog Lane in immediate question, and
that the 85-foot allowance be rescinded for the whole exceptionally zoned package,
which was intended to be reviewed and approved as a whole by the Town Council and
which has not yet been set in stone. I believe it would be a great mistake for the Town, its
zoning authorities, and Town Counsel, to proceed by inertia. We cannot afford such a
damaging mistake.

Sincerely,
David Morse

enc: (1)Education Realty Trust, Inc. — Investor Presentation
(2) transcript of conference call






Education Realty Trust, inc.
Company A

EDR
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Operator: Good day, ladies and gentlemen. Thank you for standing by. Welcome to the Education
Realty Trust Incorporated Third Quarter 2010 Earnings Conference Call. During today's
presentation all parties will be in a listen-only mode. Following the presentation the conference will
be open for questions. [Operator Instructions} this conference is being recorded today, Thursday,
October 28, 2010.

[ would now like to turn the conference over to Mr. Brad Cohen with ICR. Please go ahead, sir.

Brad Cohen, Senjor Managing Director, Integrated Corporate Relations, inc.

Thank you. Good afternoon. During today's call, management may make forward-looking
statements. These statements are based upon current views and expectations. Such statements
are subject to risks and uncertainties and other factors that could cause the actual resulis to differ
materially from future results. Risk factors relating to the company's results and management's
statements are detailed in the company's Annual Report on Form 10-K and other filings with the
Securities and Exchange Commission.

Forward-locking statements refer only to expectations as of the date on which they are made.
Education Realty Trust assumes no obligation to update or revise such statements as a result of
new information, future developments or otherwise.

It is mow my pleasure to turn the call over to Mr. Randy Churchey, President and Chief Executive
Officer. Randy?

Good afternoon. Thank you for joining us for the Education Realty Trust third quarter 2010 earnings
call. I'm joined by our Chief Financial Officer, Randy Brown; and by our Chief Investment QOfficer,
Tom Trubiana. | hope you had an opportunity to review our press release.

I'm very pleased with our progress during the first three quarters of the year. We are showing
tangible positive results in each of our lines of business. First, I'll speak to property operations.

Throughout the year, we completed many changes fo our community management processes,
procedures and tools, which have enabled our regional and community managers to better focus

on our three top priorities; pleasing our customers, generating increases in net operating income
and pre-leasing for fali 2010.

For the fall 2010 leasing term, we achieved a same-store 2.3% increase in occupancy and a 2%
improvement in net rate. This combined improvement in occupancy and net rate should result in an
approximale 4% increase in same-store revenues for the next 12 months.

QOur portfolio begins the school year at 92.2% occupied versus 80.1% last year. In addition to the
superior pre-leasing results, our property operations team was also able to control expenses and
deliver increase in operating margins; overall, an outstanding nine-month performance.

We achieved these great leasing results and margin expansion concurrent with making changes in
management processes and procedures. We are probably 70% finished with implementing the
restructuring improvements that we highlighted at the beginning of the year.
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Two of the more significant items in process are the completion of centralized revenue yield
management {ools and filling our open corporate leasing and marketing positions. Even with these
m two items to be completed, we enter this coming leasing season in much better shape than in the
.2 previous year. As a result, we expect that we will be able to achieve market-leading leasing REIT
results in the next leasing cycle as well.

Now to acquisitions and capital recycling. Earlier this week, we announced the acquisition of a
community at the University of Virginia, and the sale non-communities, including eight of the former
Place communities. The UVA community acquisition meets all of our investment criteria. The
community is of sufficient size, within two blocks of campus, has formidable barriers to entry, has
bed-bath and bed-parking parity, is recently built, and commands a relatively high monthly rental
rate per bed of approximately $670. UVA is a top-tier university with an enrollment that continues to
grow. And finally, we expect the unleveraged 10-year yield to be in the low double-digits.

We are well-positioned to capitalize on new acquisition opportunities and are well-aware that
finding assets like UVA, that meet our underwriting criteria will not be easy, but is one of the

reasons we are focusing our efforts on creating and further building our industry relationships in
order to find new, maybe off-market opportunities, both for acquisitions and deveiopment.

We are funding the UVA acquisition with cash on hand and through our capital recycling program.
We have consistently communicated that we anticipate disposing of the 30% to 40% of our beds
that do not meet our current acquisition criteria, when we find the exit cap rates to be attractive. The
sales of the nine core assets we announced earlier this week are an execution of this disposition
strategy.

We are selling nine communities, which have an average age of 11 years, and average monthly
rental rate per bed of $358, and average distance to the edge of campus of 0.7 miles, and serve

diren) smaller universities with an average enrollment of 15,500.
@m These sales are occurring much guicker than we had anticipated. This signing was influenced by
B the rapid decreases in cap rates during 2010. Significantly for us, the cap rale spread between A+
L properties and lower-rated properties has narrowed substantially. I'm not going to give you our

specific entry and exit cap rates, as we believe quoting such could be detrimental to our continued
involvement in the transactions marketplace. But the economic cap rate spread on forward NOI for
these two transactions was 150 basis paints. We are happy with this spread.

Upon the final consummation of these announced sales transactions, and including the pending
Magcon transaction we announced last quarter, we will have sold 10 communities, representing over
4,100 beds, or 16% of the beds in our beginning-of-the-year owned portfolio. We will have
accomplished much of the previously communicated strategic recycling programs.

Furthermore, including the Macon fransaction, and assuming the announced transactions close as
anticipated, we will have sold nine of the 13 original Place assets. | want to stress, we do not have
any pressure to sell any asset. All of these sales and targeted sale assets are providing positive
cash flow and we have sufficient financial flexibility to pursue a meaningful number of external
growth opportunities without these sales. However, the evaluation of our portfolio of owned assets
is a continuous pracess.

Next, lo our third party management services line of business. We've compieled our leadership
changes and are now fully staffed to pursue new business. This is a low-risk business that provides
reasonable fees, and equally important, provides us with additional industry relationships to help
build our other lines of business.

www.CallStreet.com - 1-877-FACTSET - Copyright @ 2001-2010 CaliSirest 2




Education Realty Trust, Inc.
Company A

EDR
Ticker A

Q3 2010 Earnings Call Oct. 28, 2010
Event Type A Date A
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Year-to-date, we've added two new management agreements in connection with our development
deals, at SUNY-ESF and Johns Hopkins. These management agreements commence in 2011 and
2012, respectively. | expect we will produce additional growth in the months to come.

| want to reiterate how pleased | am with the progress we've made in the first nine months of the
year. The opportunities ahead are exciting. Our team and company are well-regarded in the

industry and we are well-positioned to exploit these opporiunities to create meaningful shareholder
value,

With this overview, I'll pass the call on to Tom and Randy for their comments on development, and
the third quarter numbers, and then we will iry to answer some of your questions. Tom?

Thomas Trubiana, Executive Vice President and Chief Investment Officer

Thank you, Randy. Goed afternoon, everyone. Let me provide some color on our development
activity. We recently closed on the financing and began construction on two third-party
developments, a 969-bed $59.5 million development at East Strasburg University, and a 634-bed
$35.2 million development at Mansfield University. The combined third-party revenue from these
two new projects is 3.7 million, which will be primarily recognized in 2011.

We are currently in various stages of development on our construction on three investment
developments; Johns Hopkins graduate housing, the University of Texas ONE Plan, and the Storrs
Center adjacent to the University of Connecticut.

- Johns Hopkins representative, state and local public officials, and others commiitted to the
revitalization of East Balimore celebrated the groundbreaking of the Johns Hopkins graduate
student housing project in early September. Construction is well underway with the targeted
completion of this 20-story apariment building scheduled for the summer of 2012.

Johns Hopkins Medical Institute has informed us that they are receiving a great deal of interest in
this project, so we are accelerating the production of marketing materials, The development of the
University of Texas ONE Plan project is also advancing nicely. The project has been approved by
the University of Texas board of Regents, and we are in the final stages of hammering out the last
details of the ground |lease with the University. Design of this 16-story apartment building is
progressing per schedule, and the city approval process for site plan approval is also on track. We
expect groundbreaking on this project to occur in the summer of 2011 with opening scheduled for
the summer of 2013.

The third investment development project currently underway is the Storrs Center located adjacent
to the University of Connecticut. This mixed-use town center project is heavily supported by the
University of Connecticut, and the Town of Mansfield. The 280 unit collegiate housing community is
being developed in two phases.

We are currently finalizing a development agreement with the Town of Mansfield for public
improvements for the project that are being funded by over $20 million in awarded siate and federal
grants. Design is well underway and all of the entitlements required o develop this project are in
place. Groundbreaking on the first phase of the development is scheduled for the summer of 2011
with the fall of 2012 opening. The second phase is scheduled to open in the fall of 2013.

Our development team is actively pursuing numercus additional opportunities, including ONE Plan
investments, off-campus developments, and straight third-party development deals. While it's
difficult to predict the exact timing of these opportunities, our development team is extremely busy
working a number of potential deals, in contrast to prior years where there was slower new

www.CallStreet.com - 1-877-FACTSET - Copyright @ 2001-2010 CallStreet 3




Education Realty Trust, Inc.
Company 4

EDR
Ticker A

Q3 2010 Earnings Call QOct. 28, 2010
Event Type A Date &

corrected transcript

development activity. Of particular interest is the level of depth of fulure ONE Plan for on-campus
equity developments.

The most recent Moady's position paper on public/private partnership does have universities
focused on the structure of any public/private partnership that they're contemplating.

As a result, most RFPs request proposals that offer several financing options. With all that being
said, given the lack of state funding, dwindling endowments, and the desire to reserve the debt
capacity for other users, we believe we will continue to see universities looking for private equity as

- ameans of revitalizing their student housing. Our company is well-positioned to meet these
university housing needs, no matter, which financing option they choose.

With that development summary, allow me to turn over our earnings call to our CFO, Randy Brown.

Randall H. Brown, Executive Vice President, Chief Financial Officer, Treasurer and Secretary

Thank you, Tom, and good afterncon, everyone. We're pleased to reporf very solid operating

resulis for the third quarter and very proud of the efforts our team members have put forth this
quarter and throughout 2010.

Funds from operations adjusted or FFOA was $0.02 per share, compared to a [oss of $0.01 per
share for the same quarter last year. Our same community NO! for the third quarter improved
nearly 15%, driven by a 2.6% increase in revenue and a 2.4% drop in operating expense.

Our revenue increase is a direct result of the positive accupancy and rate growth associated with
our fall 2010 lease terms that began in August. As seen on page five of the third quarter
supplemental, our legacy portiolio experienced a revenue increase of 1.6% while the Place portfolio

was up nearly 7%. We continued with our trend of strong cost control at the property level in the
third quarter.

Same community operating expenses decreased $420,000 for the quarter, primarily due to
reductions in marketing expense, bad debt, real estate taxes, insurance premiums and good cost
control over fime expense. Year-to-date, same community operating expenses are down nearly
1%, and complements last year’s reduction of 4.6%. We continued making progress in recducing our
general and administrative expense and becoming more efficient.

Corporate G&A expense for the quarter was down nearly 8%, due to lower compensation costs,
and reduced third party vendor expenses. Our balance sheet and capital structure coritinues to be
sufficiently strong, allowing us the flexibility to execute our capital plans. As of September 30th, we
had approximately $28 million in cash and $42 million of unused credit facility, which provides a
solid capifal base for growth, as evidenced by our recent acquisition announcement.

And upon the completion of our announced asset sales in the first quarter of 2011, our debt will be
decreased by an additional 33 million and our credit borrowing capacity should be expanded by an
additional 27 million to nearly 70 million if needed. This availability plus the cash on hand should

give us ample capacity to pursue additional acquisition and development opportunities as they
arise.

And finally, turning to the 2010 guidance, we are reaffirming our prior full year guidance of fund
from operations adjusted in the range of $0.38 to $0.42 per share. We do not believe there will be
any material impact for existing 2010 guidance for the recently announced acquisitions and planned
dispositions, and our reaffirmed guidance does not include the impact of any capital transactions,
ONE Plan developments, or any new third party development and management contracis.
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Now I'll turn the call back o Randy for some final comments.

Randy Churchey, President and Chief Executive Officer

o

Thanks, Randy. Before taking questions, let me summarize. In the first three quarters of the year,
we've made great progress. We continue to restructure our property operations while producing
market leading resuits for the 2010-"11 leasing term and expanding operating margins.

We've increased our third party development fee awards by over 20%. We have positioned our
portfolio through the sale of nine non-core assets, and the acquisition of a community at UVA, and
we've been awarded a ONE Plan investment at the University of Texas and have two additional
developments adiacent to Johns Hopkins, and the University of Connecticut. These announced
developmenis, and the acquisition and sales ['ve previously highlighted will improve the quality of
our portfolic and should drive better long-term growth, and ultimately create value for our
shareholders.

Operator, please open up the lines for questions.

-
®
o
-
O
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== QUESTION AND ANSWER SECTION

COperator: Thank you, sir. We will now begin the guestion-and-answer session. [Operator
Instructions] And our first question comes from the line of Paula Poskon with Robert W. Baird.
Please go ahead.

<Q — Paula Poskon=>: Thank you. Good evening, everybody. | just wanted to clarify, Randy Brown,
that | heard you correctly. The 70 million that you spoke of in terms of potential borrowing capacity,
that was post all pending transactions, is that correct?

<A — Randall Brown>: Paula, that takes where we're at right now as far as our availability under

our line, which is about 42 million. We then used a portion of that to buy the UVA property, as we

menticned in the press release, but to the extent we add that back in to our borrowing asset base,
that would take that total of that availability up to 74 million.

=Q — Paula Poskon>: Okay. So, just be clear, so post all the pending transactions that's what you
think you're sort of next wave of investment capacity would be?

<A — Randall Brown=: No, Paula. That's where we are right now.
«<Q — Paula Poskon>: Okay. So, you have a— can you -

<A — Randall Brownx>: Yeah, if the sales go through as we expect them to do s, and as you
know, that raises $85 million-plus or minus the proceeds. So, when you do the math, we entered —
before these transactions, we felt we had capacity to be able to do $150 million of transactions.
Now, that we're raising, essentially, additional $25 million through these purchases and sales, our
total capacity, if everything closes, moves to $200 million.

<Q — Paula Poskon:: Thai was my questicn. Thank you very much, Randy. | appreciate that. And
then secondly, can you share some elements of what will change, or how your approach will
change in your leasing and marketing strategies in the upcoming renewal cycle?

<A — Randall Brownx>: Well, as | tried to say in my prepared remarks, you may recall we have
made lots of changes this year, and many of the changes that we made were made in mid-stream,
both personnel and management tools, to be able to do our job better. When we move into this
year, | think the three significant pieces are all that has been settled.

Second, this revenue yield management tool, the tool that | mentioned earlier, we will have that in
place by January 1st. And | think that will help us make more timely decisions and better decisions.
We have the data, but it's difficult to get to the data, and these yield management tools are going to
have that data percolate to the top, so the right people get the information at the right time and we
can make better decisions.

Third, which | really haven’t mentioned much, we've revamped all of our marketing collateral
materials. Our materials were not particularly great in the past. We've had great input from our field,
and we've really put together marketing materials that we think will make a big difference.

And | did say three, but let me add one more, four. We did roll out all new property websites in May,
and May | don’t remember the exact number, but we were something around already 50% pre- .
lease. Having those websites active with Facebook and Twitter and all the stuff that | really don't
understand fully is going o be a great boon for our properties and our leasing effort.

<Q — Paula Poskons: All right. And then just one last question and I'll jump back in the queue.
Remember earlier this year you had talked about the opportunity to grow the third party
management business on your prepared remarks you mentioned that you'll be adding to coincide
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with the development properties you're doing. What do you think the opportunity set is to more
rapidly grow that piece of the business?

<A — Randall Brown=: Right now we have somewhere in the 20 to 25 range of management
contracts today. And the great thing about those contracts is we must have done a fantastic job,
because there really has not been any turnover. But we've not spent much time trying to grow that
business.

As [ said, in my prepared remarks, we finally, have that area staffed appropriately, and we have a
number of leads. | would be surprised if by the end of the year we don't have something to
announce. How big it can grow, | don't really know. We're going to devote the resources to it. My -~
the goals that | set for our people running that business is, | expect that we ought to be able to
double the number of management contracts in the next three years.

<3 — Paula Poskon=: Very helpful. Thank you very much.

<A — Randall Brown=: You're welcome.

Operator: Thank you. And our next question comes from the line of Anthony Paolone. Please go
ahead.

<Q - Joseph Dazio=: Hey, good afternoon, guys. It's actually Joe Dazio here on the phone with
Tony. Question far Randy Brown. Looking at the reimbursements, both from the revenue, and the
expense side, it seems like those numbers, not only positive, but also there was a positive spread
between the revenue, and the actual expense. | wonder if you could just address that.

<A — Randall Brown>: On the P&L7Y

«<Q — Joseph Dazio>: Yeah.

Pl

. <A — Randall Browns: On the G&A line?

u
i
i
e

0l transcr

<Q —~ Joseph Dazio>: The P&L. |t looks like there were 7.1 million, roughly, of expense
reimbursements in revenue, and | think 6.2 in expenses?

<A — Randall Brown=: It's the Hopkins reimbursement, is that what you're talking about?
<Q — Joseph Dazio>: Yes.
<A — Randall Brown:: It's the Hopkins reimbursement. s that what you're thinking about?

<Q — Joseph Daziox: | thought it might have been, yeah, just wanted to double-check, that's what
the — where that came from So, that was all Hopkins, okay.

<A — Randall Brown=: Most part.

<@ - Joseph Dazio=: And also, just a question on a couple of specific assets. I'm wondering if you
can comment an, | guess, three in the legacy portfolio, The Reserve at Athens, The Commons at
Knoxville, and then Campus Lodge, where it seems like you lost a litlle bit of occupancy year-over-
year. And then also, if you could address Clayton Place, that was kind of flattish. I'm wondering If -
kind of what the strategy was there, and going forward, if you can comment on that.

<A — Randall Brown>: Sure, | can. I'll start with Knoxville. | do hesitate in telling the world about
individual assets, just because | do think there is some competitive disadvantage in doing so. But
for the assets that you noted, first, at Tennessee; Tennessee was our problem. We, for a variety of
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reasons, which | won't go through, we had Internet difficulties at Tennessee. And as you know, that
is the number one amenity that our students want at our communities. We had problems, we didn't
get it fixed in time. lt is fixed now, but that is the primary component behind the loss of occupancy
at Tennessee.

wdunend
@
L
-
e
o
S
&I

Second at Georgia; we mispriced the product early. Our people in the field kepi telling us we were
priced too high. We made the decision here that we were not, and we found out we were wrong.
So, we were frying to push toc much on the rate side, and when we made the change, we made it
too late. Now, with that said, obviously we have a nice increase in rake for our entire portfolio.

On Clayton Place, it is flat, it is disappointing. | said on a previous call some of the issues that
Clayton State University is having, | don't remember the exact data, but the number of freshmen
that came back in a sophomore year was a number that went down substantially. | don't remember
what the percentage was. And we've just not done a good job there. So, we should do better at
Clayton, but we're not going to do 80, not any time soon.

<G — Joseph Dazio>: Okay, great. Thank you.

Operator: Thank you. And our next question comes from the line of Michelle Ko with Bank of
America. Please go ahead.

<Q — Michelle Ko>: Hi, good results. | was just wondering if you could tell me, as you look ahead
to the next academic year, what kind of rates you think you could push at that point, given the
success that you've had with this academic year?

<A ~ Randy Churcheys: | did listen to our competitor's conierence call, and 1 admit | was shocked
that he stated a particular rate that he was targeting next year. So, ] wasn't planning to do so, and
I'm nat. But if you look at their results, for this year versus ours, you can see that total revenue
increase for them and for us is about the same number.

in my prepared remarks, | said that we should be able to achieve market-leading resulis again next
year for the variety of reasons | mentioned in my prepared remarks. | still think that's the case.
We're in the middle of the budgeting process, and we're finding that our managers believe that the
numbers he guoted were okay.

<Q — Michelle Ko>: Okay, thank you. And then also, | was just wondering with the 85 million in
proceeds from the asset sales that you anticipate, will you be using most of that to pay down debt,
or are you actively looking for acquisitions? And how confident are you in potentially doing some
acquisitions or what other developments do you have in mind?

<A — Thomas Trubianas: Michelle, this is Tom Trubiana. And indeed, you're aware of the fact that
the investments we have for the University of Texas, Storrs Center, and Johns Hopkins, so those
are ongoing. We are currently underwriting on numerous assets, have non-binding letters of intent
out on several, additionally, we are underwriting what | guess | would reclassify as pre-sale of new
developments that are located adjacent to college campuses, but nothing that we can announce at
this point in time. There's a lot of activity and a lot of opportunity ahead.

<A = Randy Churchey>: And Michelle, going back io your question as well, we will be retiring
about 33 million of debt from the sale of the nine properties that we announced on Monday.

<0 - Michelle Kox>: Okay, great. Thank you. And then just lastly, as you move to the revenue
management system, what's your anticipation of how much that could help you in terms of
operations, in terms of improvement? Is there a way to quantify it?
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<A — Randy Churchey>: I'm not sure you can really quantify it. Remember, the system that we're
speaking to is really the yield managemaent side, so it's the revenue side, not really the expense
side. We believe we have great systems in place on the expense side, so it's all focused on the
revenue side.

[ don't know. | do know that each time during this year when we implemented a new tool, the
websites, the leasing monitoring information stuff, we saw increases in leasing activity from those,
and better decisions. | would hope that given this data that we're going to have that instances like
Georgia and Tennessee, we'll know about those earlier, we'll be able to fix those, or adjust the
market appropriately, and not have those types of items. So, dollar-wise | can't do that, but | do
think it will benefit us again this coming year.

<Q — Michelle Ko>: Okay, great. Thank you.

<A — Randy Churchey=: Thank you.

Operator: Thank you. And our next question comes from the line of Karin Ford with KeyBanc.
Please go ahead.

<Q — Karin Ford>: Hi, good evening. | just wanted to ask about the final occupancy numbers for
2010-2011. If my notes are correct, it looks like you guys ended up just slightly lower than where
we were talking about in July from an occupancy standpoint, but you pushed the rents a little bit
harder. Was that sort of a revenue management decision you did at the end of the leasing season
to just push rents a little bit harder or did the leasing change at the end of the leasing season?

<A- Randy Churchey:: It was a combination of two things, Karin. It was that we did make the
conscious decision to push rates a little harder and that might have contributed a little bit back off of
the occupancy.

But the second piece is really where 1 think that our yield managernent system is going to help us.
The second is when you're trying to fill those odd beds here and there, so for instance, you've got
three peaple and you've assigned them to a four bedroom because you're already out of threes.
Well, if they find a fourth person, usually that rate that you get on the first — fourth person is not
nearly what you had in the past, so you make the conscious decisicon if you're going to discount or
not. Some cases we did, some cases we didn't.

i

nscript

<@ — Karin Ford=: Okay. Next question is just your early thoughts on 2011-2012. | know you're not
going to give us sort of a rent growth target yet, but in the revenue management systermn and sort of
in your mind, is there an occupancy target you have for next year?

<A - Randy Churcheys: It is premature for us to tatk about that, but when you look at our fall
opening occupancy, either adjusted for the sales or not, we're about 92%. The Clayton facility is
41%, and it drags the total down by about 2 percentage points. So, | think when you think about our
porifolio on a normalized basis, and | know you can’t just pull out one property, but 1 am, we're at
94. We think 97 is the right goal for our portfolio. I'm not saying we can get there next year, but we
think that is the right goal.

<Q — Karin Ford=>: Okay. And this is sort of a historical question. Do you know what's the highest
rent growth the portiolic has been able to achieve in the past?

<A — Randy Churcheys: In this year, or in the past?
«<Q — Karin Ford=: Nag, just in the last, say, five or six years.

<A — Randy Churchey>: [Laughter] Karin, | don't know -

correctea tra
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<Q — Karin Ford=: For fall rent?

<A — Randy Churcheys: Let me get — 'll give you ane data point. We did have two or three
communities this year that had rental rate increases around 8%.

<( — Karin Ford=: Okay.,
<A - Randy Churchey=: That was cur high for this year.
«<Q - Karin Ford>: Okay. | think Austin Wurschmidt has a question as well.

<Q — Austin Wurschmidt>: Yes, hello. Turning to the UVA acquisition, and with the low relative
occupancy at that asset, could you just talk about the upside for the next leasing season there?

<A — Randy Churchey:: Sure. The UVA asset in ‘08 and '08 had 97% occupancy, and then this

year, it started at 91%. We think we know the reasons behind that decline this year and we think it
has to do with pricing decisions that were made early on. What we found or what we've discovered
in our due diligence, and so forth, is that vacancies are focused on the 4xd4s. And at UVA, itis a
market that leases early. So, we believe that the pricing early on was not appropriate, and they
were not able to get that ground back in this pre-leasing season.

We think that we'll be able to overcome that in the years ahead, but maybe not this coming leasing
season. Remember we're buying the property on November 1st or October 27th. A lot of this early
pre-leasing has happened. So, we're hopeful that we haven't missed that window, but it is possible
that this coming pre-leasing season we could still be at this 90 or 91%.

<Q = Austin Wurschmidt>: Okay, thank you.

ot

Operator: Thank you. [Operator Instructions] Our next question comes from the line of Alex
Goldfarb with Sandler O'Neill. Please go ahead.

B

ranscri

«<Q — Alex Goldfarb>: Thank you. Good afternoon.
<A — Randy Churchey>: Hi.

<Q — Alex Goldfarb>: Just want to go back to the third party, the fee business. With all the capital,
all the institutions that are trying to buy, and it seems like everyone is sort of learning that having
the right operator is critical, What are your thoughts on — would you guys increase the amount of
third party management business that you do or is there — or do you want to keep it to a certain
percent of the porticlio and do most of the property management for your own accounts, so owrning
your own assets rather than running someone else’'s?

<A — Randy Churchey>: Well, as a RIET, what our investors expect is as to quite be primarily in
the business of owning assets, so that will always be our number cne focus. But as | said, in my
prepared remarks, we do think managing for others gives us a variety of advantages both just baing
in the business. Cne, you get to know more colleges, more universities, campuses. Two, you do
develop relationships with other people in the industry that might benefit us in some form or fashion
going forward.

So | don't have a particular target of, | don't want to exceed, or — but | don't to exceed, but it is
difficuli to manage at some — well, with some people it's difficult to manage at a university where
you already own a preduct, because some might think there is inherent conflict even though | don't
believe there is. So, 1 think that will always be a governor on how much third party management

£y
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business that we'll try to take, because | don't want o ever be excluded from buying an asset from
any campus.

<@ — Alex Goldfarb>: Okay. And then Randy, you certainly have accomplished a lot this year
between the dispositions, and the general mood of the company. What do you think are the focal
points that you're going to address over the next year? Are there one or two specific things that you
can point to that you want to tackle as your next challenge?

<A - Randy Churchey=: Thanks for that comment. Our team has accomplished a lot this year.
We've not gone through the formal goal-setting process for next year, but | believe that we'll always
focus on making sure that our operations are — have the tools, and so forth to be able to produce
market leading results, because without — as everything else goes by the wayside.

And then second, on the development acquisition front, we are extremely excited-about the three
development opportunities that we've discussed on the call. And the difficulty with development, as
you know, is they don't come online until 2012. So, while wa're extremely excited about them, they
don't come online for a while. But 1 hope and | believe that we should always be on the
development side of the business, a limited amount, and we should always be delivering new
product each year whether it's one, two, or three. So, | think that will be the focus going forward. |
don't really think there’s any major shift that needs te occeur.

<Q — Alex Goldfarbs: Okay. And then just finally, on the Storrs deal, Tom, ! think [ast time we
spoke, there was a parking structure or something that was outside of your control that needed to

be accomplished for the deal to go through. Just sort of wondering where we stand if everything is
on track. :

<A — Thomas Trubiana>: Yeah, Alex, that parking garage, first of all, is being funded by both state

S and federal grants that have already been made. That plus some inter-structure through Storrs road
maps about $20 million and we are actually, and what | believe, are in the final stages of

' Q negotiations with the Town of Mansfield to make sure that all those improvements are there and

— delivered in time for delivery of the apartment community. And so, this is a project that the

University of Connecticut, and the Town of Mansfield have been working on for almost 10 years,
and there is a lot of positive momentum, and the President of the University has offered his total
support and anything he can do to ensure the success, because this is a wonderful university that
actually has no real downtown area for people to socialize or to gather. So, there's a lot of positive
momentum, but indeed, before we go forward, we need to be sure that the inter-structure, and the
parking facility are going ta be delivered in conjunction, and the same time as our community.

L -
-
@ <Q — Alex Goldfarb=>: But everything is on track right now?
fS- <A — Thomas Trubianas: Yes, very much.

o

<Q — Alex Goldfarb=: Okay. Thank you.

<A — Randy Churcheys: Thank you,

Operator: Thank you. And our next question comes from the line of Haendel St, Juste with KBW.
Please go ahead.

=Q — Haendel St. Juste=: Hey, good evening, guys.
<A = Randy Churchey>: Gocd evening.

=Q — Haendel St. Juste>: | want fo turn to this development schedule for a second. On page 11, |
was looking at your two own projects, Texas and Storrs, Texas has a projected development cost
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of 104K per bed and Storrs is at 90K, well above third party pipeline of about 60, and | guess & lot
higher than 1 would expect. Is there anything else that I'm missing here, do help me understand? |
know Texas is a bit of a high rise project, but what other factors would have caused the cost to be
so much higher?

&
)

calls

<A — Thomas Trubiana=: Well, this is Tom. First of all, the University of Texas, that's a 16-story
structure, with five stories of structured parking underneath the residential, and so you're clearly
going to have a higher cost than with frame construction that you'd see in garden-slyle apartments.
If the University of Connecticut Storrs, what you're seeing is the cost of the residential, the parking
is separate from that, because it's been funded by the grants, and our residents will pay some
nominal fee for helping maintain that parking facility.

And then the Johns Hopking project, being a 20-story structure, so you're going to have higher unit
cost than you would see with wood frame construction. But our timing has really been very good,
because there's been so little development activity that the pricing per square foot is substantially
less than it was two or three years ago. And so all of that makes this make economic sense and

provide for nice returns on Investment.

<C — Haendel St. Justes: Okay. | just want to shift gears for a second. And maybe this one is for
you, Randy Churchey. Pro forma of this porticlio — so you'll have four — | think four Place assets
left, just curfous on what you're plans are long-term with those. Do you plan on keeping them? No
one of them has been a problem for you in the past, and you've talked about that so I'm just curious
what the thoughts are there.

<A — Randy Churchey=: Where we stand today, we plan on keeping those four assets. We've had
on again and off again conversations about cne of those assets. That dogsn't seem like it's going to
happen, so —and you can probably figure out, which one it is, so we will probably be holders of
those four assets.

<Q — Haendel St. Juste>: Okay. And then last one, I'm just curious, which revenue management
platform you guys will be implementing?

{

<A — Randy Churcheys: | don't know what our current system is, but we are -
<Q) — Thomas Trubiana>: Eastside.

<A — Randy Churchey:: Eastside, and we are making revisions to it to accomplish the goals that
we have.

<@ — Haendel St. Juste>: Okay, thank you.

OCperator: Thank you. And our next question comes from the line of Steve Swett with Morgan
Keegan. Please go ahead.

<Q — Stephen Swett>: Good afternoon. Randy, most of my questions have been answered

already, but can you just provide a little more clarity on — it mentions in the release “certain

expenses that didn't oceur in the third quarter for a timing reason that we're going to have in the
" fourth quarter”, what are we talking about here? Is it small? Is it large?

<A — Randy Churcheys: It's not a large amount, We did have some savings in our marketing
expense for the third quarter. We believe some of that about, probably 70,000 of about 117,000
savings for the quarter will probably come through in the fourth quarter. So, there is some timing
difference between the guarters, but | don't think it's going to be material.

corrected transcript
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<Q — Stephen Swett>: Okay. And then, did you recognize all of the expense rate reversals for
Hopkins in the third quarter? Will there be anything more in the fourth quarter?

<A — Randy Churchey:: No, everything was recegnized in the third quarter.
<Q — Stephen Swett>: Okay. Thanks very much.

Operator: Thank you. And our nexi question is a follow-up from the line of Michelle Ko with Bank of
America. Please go ahead.

<Q - Michelle Ko=: Hij, | was just curious. Given that some of those expenses are fairly immaterial
that are shifting in timing from — into the fourth quarter, your third quarter results were better than
what | expected and | was just wandering if they were better than what you had expected, and if
your full year guidance is now trending toward the upper end or if it's a little bit more on the
conservative side at this point?

<A — Randy Churchey>: Well, our actual results did come in a litile bit better than we had thoughit,
We've been talking all year long where we thought our operating expenses could possibly grow
anywhere from 1% {o 2.5% that was certainly in our guidance for this year. We still believe thera is
some possible growth there. We have experienced some growth in our payroll costs, just normal
merit increase, Michelle, and those will continue obviously.

So, for the fourth quarter, | think we're still loaking at our guidance growth for the quarter. Qur
properties have been operating very, very well. As we've mentioned last year, we had almost a 5%
reduction in operating expenses, as | mentioned in our remarks, s — but there's only so much that

you can do, and at a point you have to start growing your expense base. So, that's where | think we
may be.

<Q — Michelle Ko>: Okay. Thanks very much.

Operator: Thank you. And our next question comas from the line of Karin Ford with KeyBanc.
Please go ahead.

<Q —~ Karin Ford>: Hi, just wanted to follow up on that question from Michelle on your guidance. |
think your guidance previously did not anticipate getting any third party development fees from
Stroudsburg or Mansfield, and given that those two have started, and as you said, things were a
little bit better operationally in the third quarter, was there anything oifsetting that like maybe the
dispositions, any ATM issuance or something that caused you not to increase guidance?

<A — Randy Churchey>: You're right. We did have some development fees come in the third
quarter from those developments that you mentioned, those on campus. But Mansfield, we didn't
recognize anything that was early an. There really wasn't a lot in the quarter for SUNY-EFS and
Strasburg. So, things do move around from that perspective, Karin, but given where we are and
given the fact that we could experience some of the operating expense growth that | mentioned,
we're comforiable with our guidance as | mentioned.

<Q - Karin Ford>: Okay. And just finally, what's your expected initial yield on University of Texas
development?

<A — Thomas Trubiana=: Karin, this is Tom. ¥'d rather talk in more general terms than to get
specific about the University of Texas and for on campus ONE Plan builds, our targeted project
yield is — could be either 7.5 or greater, and | guess I'li just say that this project fits that mold.

<Q - Karin Ford>: Okay. Thanks very much.
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<A — Randy Churchey=: Thank you, Karin.

Operator: Thank you. And management, | show no further questions in queue at this time. Please
cantinue with any closing remarks you may have.

Randy Churchey, President and Chief Executive Oificer

corrected ftr

Thank you for your interest in Education Realty Trust and we'll look forward to updating you next
quarter. Thank you.

Operator: Ladies and gentlernen, this concludes the Education Realty Trust Incorporated third
quarter 2010 {audio gap] today's conference, please dial 1-800-806 -
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Approximately 612 beds in 16 story high rise
Construction expected to start summer 2011

Currently negotiating ground lease
collegiate community

Awarded project in July 2010
$64 million total project cost

2013

ted open

icipa

Anti

ing in summer
EDR will own and manage the asset subjectto a

ground lease

The University of Texas at Austin
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Water will impact
Mansfield’s future

The drought advisory issued by the University of
Connecticut on Aug. 13 is the eighth drought or water
advisory alert issued by UConn in just six years.
Despite recent rains it remains in effect.

To be sure, other water systems have issued conser-
vation alerts as this dry summer approaches an end, and
the governor has urged everyone to conserve water.

But the number of advisories and alerts UConn has
issued in recent years is evidence of how fragile the ~
university water system is and how often it operates
close to its maximum capacity during the summer
months. .-

The university has started to implement some of the
recommendations included in a 241-page water mas-
ter plan prepared in 2007 by the engineering firm of
Milone and MacBroom. .

While the efforts are a start — and a good one —
UConn still has a long way to go before it can ensure
a constant supply of clean water to the main campus,
the Depot campus, municipal users and the 200 private
homes that depend on it.

Despite claims in its 2006 “Drinking Water Supply
Report” that the system’s 7.5 million gallons of storage
capacity is “ample,” the latest drought alert shows the
systemn leaves a lot to be desired.

The eventual, if not imminent, construction of Storrs .J
Center has the potential to strain the current system far °
beyond its capacity.

If the system is struggling now to serve its current
users, what will happen when the center’s 800 living
units, 200,000 square feet of retail and restaurant space, !
75,000 square feet of office space and 25,000 square
feet of civic space come on line?

Editorial

Stcbmitct oy Daud Mocse
for e pulolc recod of
e 2/ ef1o ”ow\'.c%leaﬁ@

The Milone-MacBroom study pegs the university’s
current use at about 1 million gallons a day and further
says the university is already committed to deliver-
ing an additional 404,600 gallons per day. It predicts
demand over the next 20 years could increase 289,500
gallons per day beyond that number, a 60-percent
growth in current usage.

The report notes the system’s sizable margin of

~ ground storage, well above the state-recommended.-
" level. But the report also acknowledges that the aqul-

fers on which the university draws are the same that
provide other existing and future users in town potable
water. These resources, say the engmeers “warrant a
high degree of protection.” -

The study found that under “average conditions”
UConn will normally be able to meet both average and
peak demand by utilizing its maximum allowable draw
from the Fenton and Willimantic wellfields. It goes on
to say:

“However, should all future demands be realized and
assuming no further efficiency gains from the univer-
sity’s conservation efforts, supply deficits coinciding
with annually occurring Iow seasonal stream flows
could occur ...”

The future demands are still in the future and the
system has had to go into mandatory alert mode in

- three of the last six years.

The availability of clean, safe water will affect the
university’s future growth, impact the ability of Storrs
Center to reach is maximum buildout and determine
future patterns of development throughout Mansfield’s
44 square miles.

The report recommends the university pursue addi-
tional ground water sources to meet future “demands

. within approved planned development areas and to

serve as an emergency supply source.”

The university and town can not finalize plans soon
enough.
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Emerald City on the Yellow Brick Road

By DAVID MORSE

[ want to believe in the Storrs Downtown
praject. I want to think it could provide focus
to a town with no defined center apart from
the University of Connecticut. I want to think
it could broaden Mansfield’s tax base and add
a little urban spice to our pastoral lives. I like
to think that if I shut my eyes real tight and
believe all this hard enough, and click my ruby
slippers three times, it will all come trus.

I'm not alone in this wishful thinking.
Scratch an academic and under the tweed or
lab coat you'll find a dreamer who envisions
Ambherst’s quaint streets unrolling nght here
in Storrs.

" These are not business people. They imagine
a restaurant with exactly the food and ambi-
ence they crave, and of course a New York
deli that carries lox and corned Geef on rye; a
cheese store, and next to that a bookstore run
by a certifiably eccentric bibliophile with a
love of ancient maps; a fabulous bakery. The

works, It i$ for these wishfull wannabe urbans
ites that the'whole fantasy has been spum, ' .

But talk to mast business people, especially

the proprietors. of local businesses, and you -

will hear a different story.

Many will not be able to stay in business,
because of increased costs. Why?

Because Leyland Alliance, the developer
that has spun this vision for local consumption

~ (with the help of Cynthia ven Zelm, executive
director of the Downtown Partnership), will be
raking its percentage off the top of merchants’
gross sales. That rake-off is presumably in the
contract the town is about to sign.

Se, it's understandable (even if a little ndd.
from the perspective of an enlightened elec-
torate} that town officials have not made the
contract public. The rake-off will be the kiss
of death to any kind of i mterestmg, funky little

" retail business.

|Commentary ' |

Leyland Alliance, a limited liability cor-
poration, knows a good deal when it sees it.
Leyland isn’t doing this from the poodness of
its heart. Its return on investment is based on
what it charges in rent per square foot, plus
what it can finagle from the public sactor (us
and the feds).

And the clincher, from a hard-nosed business
perspective, is that Leyland’s profit-margin is
pretty well assured on the one hand by a hous-
ing-hungry university intent on increasing its
lucrative out-of-state student body, and on
the other hand by a compliant gaggle of town
officials who owe their livelihoods directly
and indirectly to that same university. -

All this is understandable, if sad. It explains
the steady decline in transparency in. town
government. Mansfield was once something
of a model of democracy, even if we all knew

our fortunes were tied to the university. We.

were, after all, a college town.

But the university was a more benign place.
As UConn has become more corporatized, the
town has become more corporatized. Civic
dialogue has eroded as collegial dialogue has
eroded. .

What is further understandable, but in my
mind off-the-wall outrageous, is a recent
request for a zoning change from the Mansfield
Downtown Partnership (another LLC, but
technically nonprofit, but which uses the same
attorney as Leyland Alliance [mterestmg!])
Theijr lawyer, Thomas Cody, is asking the
Mansfield Planning and Zoning Commission
to increase the height-limits for buildings in a
portion ofthe Storrs Downtuwu from 60 feet
to 85 feet,

The proposed change is ludicrous on its
own merits. Mansfield doesn’t have enough

water to supply a dorm of that scale along
with the rest of the project, and along with -
other privatized dorm schemes. The unspoken-’
assumption is that water will be piped in ﬁ-om ’
Willington, '

Town cofficials don't talk about this expen»
sive and environmentally questionable shift
of water from one drainage basin to another,
because it's part of the true cost to taxpayers’
of building Storrs Downtown on the scale
that UConn wants and Leyland Alliance, LL.C
considers most profitable.

EDR, the firm _engaged by Leyland to -
deveinp the high-rise residential component,” -
is chiefly in the business of renting rooms-to."-
students. This fact along with ail the economic
forces at play suggest that the concept origi- -
nally sold to Mansfield residents as “lifestyle
apartments” and condominiums will end up ,
as dorms. . .

But what is most outtageou&about the appll-
cation for the change in zoning restrictions is
how this whole bait-and-switch enterprise has *
subverted democratic process in Mansfield.
For ali the numerous “public meetings” that
Cynthia van Zelm likes to cite as evidence to:
the contrary, this has always been a backroom-
deal, inched forward in darkness — through all -
its changes in name, footprint, and intent.

To put it plainly, town officials have been-
using Mansfield taxpayers to accommodate a’
university that fails to recognize the real world
consiraints on its growth: !

Will this shape-shifling scheme work? You
bet it will, It will work for Leyland Alliance
— as long as we keep shutting our eyes tight,
clicking our ruby slippers together, and hoping
that town officials will act in our interests.

1 think it’s time to put a stop to it )

Morse is a Mansfield resident, active in
efforts to preserve the residential character.of .
neighbarhoods.
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Memo to: Planning and Zoning Commission
From: Curt Hirsch, Zoning Agent
Date: November 30, 2010

MONTHLY ACTIVITY for November, 2010

ZONING PERMITS

Name

Thompson

Zhang / Huang
Gildersleeve

Bocon

White

Nesselroth

Keenan

Spring Hill Properties
Opderbeck

Allain

Address

10 Edgewood La.

135 Davis Rd.

61 Chatham Dr.

206 Birch Rd.

109 Stone Mill Rd.
157 Hillyndale Rd.
156 Coventry Rd.

Lot 20 Beacon Hill Dr.
714 Storrs Rd.

224 Puddin La.

CERTIFICATES OF COMPLIANCE

Ghiaei

Hirsch

Crestwaite / Evans
Thompson

Bocon

Galey

Coleman

Macary
Niarhakos
Holzbach

1620 Storrs Rd.

795 Stafford Rd.

45 Grandview

10 Edgewood La.

206 Birch Rd.

85 Coventry Rd.

26 Centre St.

88 Mansfield City Rd.
125 S. Bedlam Rd.

866 Mansfield City Rd.

AUDREY P. BECK BUILDING
4 SOUTH EAGLEVILLE ROAD
MANSFIELD, CT 06268-2599
(860) 429-3341

Purpose

10 x 10 shed

12 x 35 porch
screen porch

10 x 20 shed

12 x 16 shed
rebuild/enlarge deck
22 x 30 garage

i fmdw

22 x 24 parape

12 x 16 shed

deck

shed

shed

shed

shed

garage addition
1 fm dw

deck & ramp

I fm dw

deck






TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to: Planning and Zoning Commission

From: Gregory I. Padick, Director of Planning 6)
Date: December 2, 2010

Re: Draft Revisions to the Subdivision Regulations

Attached please find 12/1/10 draft revisions to the Subdivision Regulations. This latest draft incorporates revisions
to address issues raised at the 11/15/10 PZC meeting, Changes were discussed at the 12/1/10 Regulatory Review
Committee meeting and the current draft attempts to incorporate suggestions made by Committee members. I have
indicated those sections of the 12/1/10 draft that have been revised since the 11/15/10 meeting.

Subject to any further discussion at the 12/6/10 meeting, it is recommended that the Planning and Zoning
Comumission schedule a Public Hearing on the proposed revisions. It is suggested that the hearing be held on
January 18, 2011. The January 18" date will allow adequate time for application referrals and will avoid conflicts
with the December/January holiday period and UConn semester break. The following motion can be utilized if the
Planning and Zoning Commission decides to schedule a Public Hearing at Monday’s meeting.

MOVE, seconds that the Planning and Zoning Commission
schedule a Public Hearing for Tuesday, January 18, 2011, on 12/1/10 draft revisions to various sections of
Mansfield’s Subdivision Regulations. Furthermore, that the Planning and Zonins Commission refer the
proposed revisions to the staff, Town Attorney, Town Council, Conservation Commission, Open Space
Preservation Committee, Zoning Board of Appeals, EHHED, WINCOG Regional Planning Commission and
abutting towns for review and comment. ' '
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Proposed Revisions to the Subdivision Regulations

(New provisions are underlined or otherwise indicated)

(Deletions are bracketed or otherwise indicated)

(Explanatory Notes are provided fo assist with an understanding of the proposed revisions. These notes
are not part of the proposed zoning revisions.)

1) In Section 3, Definitions, incorporate the following revisions:

a. 3.9 Natural and Manmade Features
Significant trees, [specimens or groupings;] standing singly or in groves; agricultural
lands including open fields and pastures; water, including ponds, lakes, brooks,
strearns, rivers, and cascades; ledges, and large rock outcroppings or formations, large
hills or ridges, or expanses of valley floors; visible historic sites or features, such as
stone walls, individual buildings or groupings of buildings, cemeteries, cellar holes,
foundations, or similar features.

b. 3.10 Plan, [Preliminary] Conceptual Layout
{The preliminary drawing(s) and any supporting data indicating the proposed manner
and layout of the subdivision {see Section 5.0 for requirements)]

A plan prepared after analyzing off-site influences and site and neighborhood features
and indicating potential streets. lots. open space areas and other site alterations.
Conceptual plans, which are required for subdivisions with potential streets and/or
four (4) or more lots, are reviewed by the planning staff pursuant to Section 5.

¢. 3.18 [Trees (specimen and groups of trees)
Specimen: a fully developed tree, standing singly or in a group, exceeding 9 (nine
inches) d.b.h. (diameter breast height) on a proposed lot or 6” (six inches) d.b.h.
within an existing or proposed street right-of-way. Groups of trees, ranging from 6”
to 12” (six to twelve inches} d.b.h., of hardwoods or evergreens, especially as they
stand along roadsides or boundaries or properties or lots, so as to serve as privacy
screens or buffers, or to enhance a public road or way. Groups or masses of trees
may be indicated on a plan as a mass, and each tree need not be delineated.)

Trees, Significant

A healthy, well formed. individual tree nine (9) inches or greater d.b.h. (diameter
breast height) on a proposed lot or within an existing or proposed street right-of-way,
and/or a grove of trees of any size. especially as they stand along streets or boundaries
of existing or proposed lots, that add scenic character or serve as privacy screens or
buffers. '

d. 320 View
[A sight or prospect of some landscape or extended scene; an extent or area covered
by the eye from one vantage point, whether on or off a subdivision site.]



Scenery that exceeds one-hundred and eighty (180) degrees in width as observed
from a vantage point.

e. 3.21 Vista

[A view seen through a long or restrlcted passage, such as between rows or groups of
trees or buildings.]

Scenery that is [ess than one-hundred and eighty (180) degrees in width as observed from
a vantage point and is framed by trees. landforms, buildings or other vertical features.

f. 3.23 Yield Plan

A map or maps containing a lot and site improvement layout and additional
information, as required by these regulations (see Section 6.10.a.6), that
demonstrates: compliance with the zoning Schedule of Dimensional Requirements
provisions for standard lot size, lot frontage and building setbacks; compliance with
all other zoning requirements, including minimum lot area requirements for new lots;
and compliance with all subdivision requirements, including the Design Objectives of

Section 5.1, the [Design Criteria of Section 7] lot size and configuration provisions of
Section 7.4 and the Open Space requirements of Section 13.

A yield plan must be submitted whenever a subdivider seeks a reduction or waiver of
minimum lot frontage (see Section 7.6) or in the R-90 and RAR-90 zones, a lot size
of less than 90,000 square feet.

Explanatory Note: The revised definitions are associated with new design process
provisions in Section 5 and revised provisions in Sections 6.5 and 7.8 regarding the
identification and preservation of significant trees, views and vistas.

2) In Section 4, General Provisions, incorporate the following revisions and renumber
Sections 4.7 through 4.9 to 4.5 through 4.7.

a. 42  Zoning Regulations _
No subdivision plan shall be approved unless it conforms to the Zoning Regulations
of the Town, as adopted, as may be amended hereafter (copy on file in the Office of
the Commission). [Pursuant to Article III, Section A of the Zoning Regulations,
Mansfield has adopted a Temporary and Limited Moratorium on receiving and acting
upon certain subdivision and resubdivision applications. See Article II1, Section A of
Mansfield’s Zoning Regulations for specific details.]

b. Relocate, without revision, Section 4.5 (Subdivisions in Flood Hazard Areas) to a new Section
7.1

¢. Relocate, without revisions, Section 4.6 (Solar Access-Energy Efficient Design) to a new Section
7.2.

o)



d. Relocate, without revision, Section 6.17 (Submission to Regional Planning Commission) and
Section 6.18 (Notification to Adjoining Towns) to new Sections 4.8 and 4.9.

e. Relocate, with the following revisions, existing Section 6.19 to a new Section 4.10

4.10  [6.19] Windham Water Works/Connecticut Department of Public Health
Notification

When an applicant files with the Planning and Zoning Commission an application
concerning a subdivision that is within an aquifer protection area delineated pursuant
to Section 22a-354c of the State Statutes or which is within the watershed of the
Willimantic Water Works or other water company as defined in Section 25-32a of the
General Statutes, the applicant shall provide written notice of the application to the
water company and the Commissioner of Public Health in a format prescribed by the
Commissioner (provided such water company or said Commissioner has filed a map
showing the boundaries of the watershed on the Mansfield Land Records and with the
Mansfield Planning and Zoning Commission or the aguifer protection area has been
delineated in accordance with Section 22a-354c, as the case may be). Such notice
shall be made by Certified Mail, Return Receipt Requested, and shall be mailed
within seven days [of] after the date of the application. The Willimantic Water
Works or other such water company and the Commissioner of Health may, through a
representative, appear and be heard at any hearing on any such application.

f. Relocate, with the following revisions, existing Section 6.20 to a new Section 4.11

4.11 [6.20] Notification of Abutting Property Owners
'The applicant shall be responsible for notifying all property owners abutting the site
of a proposed subdivision, including property owners across the street from a subject
subdivision (as measured at right angles to straight street lines and radial to curved
street lines). Said notification, which shall be sent by Certified Mail, [Return Receipt
Requested,] within seven (7) days of the Commission's receipt of the application,
shall include mapping that depicts the proposed subdivision. The notice also shall
reference the fact that the complete application is available for review in the
Mansfield Planning Office. Notification forms (available in the Mansfield Planning
Office) shall be utilized for notifying abutting property owners.

g. Add anew section 4.12 to read as follows:

Referrals to Staff/Mansfield Boards and Committees

All subdivision applications and related mapping shall be referred to the Director of
Planning. the Town Engineer or designee, the Fire Marshal, Eastern Highlands Health
District, the Conservation Commission, the Open Space Preservation Committee and
any other agency or organization the Commission deems appropriate including but
not limited to: the Design Review Panel, the Agriculture Committee, the Parks
Advisory Committee. the Recreation Advisory Committee and the Town Council.

Explanatory Note: 7he revisions to Section 4 eliminate an expired moratorium
reference and incorporate statutory requirements regarding notification to the CT.
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Department of Public Health and to abutting property owners. A number of existing
sections involving referrals have been relocated to this section and a new subsection
has been added to address referrals to staff and Town Boards and Committees.

3) Delete Existing Section 5 in its entirety and add new Sections 5* as follows:
*(Section 5.1 modifies existing provisions currently contained in Section 7.1 and proposed revisions

have been indicated. Section 5.2 is all new but to enhance clarity new provisions have not been
underlined)

Section 5.0 Subdivision Design Objectives/Desien Process

5.1 Design Objectives

Subdivisions shall be designed in a manner that protects the public’s health and safety, promotes
goals, policies and [objectives] recommendations contained in Mansfield’s Plan of Conservation and
Development, addresses the provisions of Section 1 of these Regulations (Purpose and Authority)
and complies with all specific requirements contained or referenced in these regulations. To address
these objectives, [accordingly] primary considerations in designing streets, walkways/bikeways and
other public improvements, lot layouts, proposed locations for houses, driveways, sanitary systems
and other site work and identifying appropriate open space preservation areas shall be:

a. The protection and enhancement of vehicular [bicycle] and pedestrian safety through the
appropriate siting of streets, driveways. walkways. bikeways and trails;

b. The protection and enhancement of existing and potential public water supply wells and ground
water and surface water quality through appropriate design and installation of sanitary systems,
roadways, drainage facilities, house sites and other site improvements;

C. The protection and enhancement of natural and manmade features, including wetlands
watercourses, aquifer areas, agricultural lands, hilltops or ridges, historic sites and features,
expanses of valley floors,[and features along existing roadways] interior forests, significant trees
and scenic views and vistas on and adjacent to the subdivision site. Wherever appropriate, site
features shall be protected through a clustering of streets and house sites and the identification

and preservation of significant open space areas including agricultural lands, interior forests and
other land without physical limitations.

d. The [use]utilization of a site’s natural terrain, avoiding unnecessary re- grading, filling and
removal activities.

€. The promotion of energy efficient patterns of development and land use, enerpy conservation
and the use of solar and renewable forms of energy through the appropriate siting of streets,
driveways and house sites and, whenever appropriate, bikeway and walkway/trail connections to
neighboring streets and neighborhoods: existing and planned commercial areas; schools parks,
and other public facilities and town designated walkway or bicycle routes.




New

5.2 Design Process

All prospective subdividers are encouraged to meet with the Director of Planning or other Planning
Office Staff to review zoning and subdivision approval criteria and application submission
requirements.

To help achieve the design objectives of Section 5.1, to expedite application reviews, to help reduce
application submission costs and to help ensure compliance with all applicable provisions of
Mansfield’s Zoning and Subdivision Regulations, Mansfield has established a comprehensive pre-
application design process. This design process, which is recommended for all subdivisions, includes
mandatory pre-application submissions for all subdivisions with new streets or four (4) or more lots.
The process has the following steps:

° Step 1 Preparation of an Off-Site and Neighborhood Influences Inventory Plan
and preparation of a Site Analysis Plan (see Section 5.2.a)
° Step 2 Preparation of a Conceptual Yield Plan and a Conceptual Layout Plan
(see Section 5.2.b)
° Step 3 Testing and Preparation of Final Subdivision Plans

(See Section 5.2.c and Section 6)

It is important to note that any pre-application comments and/or recommendations provided to a
prospective subdivider by Mansfield’s Director of Planning, other staff member or Mansfield
Commission or Committee member, shall not be binding on the applicant, the Planning and Zoning
Commission or any other authority, agency or official having jurisdiction to review and act upon the
subject subdivision.

a. Off-Site and Neighborhood Influences Inventory Plan and Site Analysis Plan

1. Off Site and Neighborhood Influences Inventory Plan

Regional, town-wide and neighborhood characteristics and influences shall be inventoried
and considered with respect to the subject subdivision site and the Design Objectives of
Section 5.1. State and regional land use plans, Mansfield’s Plan of Conservation and
Development, local knowledge and other sources of information should be considered in
conducting this inventory of off-site influences.

While all prospective applicants are encouraged to submit and review with the Planning Staff
an inventory of off-site and neighborhood influences, whenever a subdivision proposal
includes new streets or four (4) or more lots, this inventory is mandatory and shall be
submitted by a Connecticut Licensed Landscape Architect in association with the Site
Analysis Plan requirements of Section 5.2.b. Where required, this inventory shall be
presented in the form of a plan showing the location of the project site, area factors such as
roads and transportation networks, noteworthy topographical and natural resource features,
proximate commercial, recreational, educational and cultural land uses and any other external
site features that could influence development on the project site. This plan may be
displayed as a cover sheet for the set of final subdivision plans.
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Site Analysis Plan

Natural and man-made features on or adjacent to a potential subdivision site shall be
inventoried and considered in association with the design objectives of Section 5.1 and other
provisions of these regulations. While all prospective applicants are encouraged to submit
and review with Planning Staff a Site Analysis Plan (as described below), whenever a
subdivision proposal includes new streets or four (4) or more lots, the submittal of a Site
Analysis Plan is mandatory. Where required, a Connecticut Licensed Landscape Architect
shall prepare and submit to the Director of Planning five (5) copies of a Site Analysis Plan
containing the information listed below as applicable to the subject site. This plan shall be
submitted in association with an Off-Site and Neighborhood Influences Inventory Plan as per
Section 5.2.a.1.

The submitted Off-Site and Neighborhood Influences Inventory Plan and the Site Analysis
Plan shall be reviewed by Mansfield staff members and shall be referred to the Conservation
Commission and the Open Space Preservation Committee. As deemed appropriate by the
Director of Planning, the above referenced plans also may be referred to other advisory
commitlees for review and comment. Additionally, the Planning and Zoning Commission
shall be informed in writing and provided with an opportunity to receive the submitted
information for review and comment. The Director of Planning shall within forty-five (45)
days of receipt provide review comments on the submitted plans to both the applicant and the
Planning and Zoning Commission and any reviewer who provided comments to the Director.
No final subdivision plan involving new streets or four (4) or more lots shall be considered
complete and approvable by the Commission unless the Off-Site and Neighborhood
Influences Inventory Plan and the Site Analysis Plan requirements have been met.

The following information shall be included, as applicable to the subject site, on all required
Site Analysis Plans:

1. North arrow, date and scale. All plans shall be drawn at a scale of one (1) inch equals
forty (40) feet (1” =40") or less. The Director of Planning shall have the right to permit
different scales for larger parcels provided the scale used shall also be used for the final
subdivision plan. Use of the same scale will facilitate a transfer of information.

o)

Name of subdivider and subdivision and the name and seal of the Landscape Architect
who prepared the plan.

3. Boundaries of tract to be subdivided.

4, Existing contours at two (2) foot intervals. All slopes over 20 percent and watershed
divides should be indicated.

5. Existing streets, easements, fences, walkways, bikeways, trails, structures both onsite and
immediately adjacent to the site.

6. Wetlands and watercourses including intermittent streams both onsite and immediately
adjacent to the site.

7. One Hundred (100) year flood plains, including base flood information on any portion of
the land being subdivided which is within flood hazard areas as shown on the Zoning
Map and in greater detail in the flood insurance study dated July 1980, and the most
current Federal Emergency Management “Floodway” and Flood Insurance Rate Maps.

8. Agquifer areas and public drinking water wells on or within 500 feet of a site.
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10.

11

13.

14.

15.
16.
17.

18.
19.
20.
21.

23.

24,

25.

Soil type classifications as per the current U.S.D.A. Natural Resource Conservation
Service Soil Survey for Tolland County, CT.

On-site and adjacent historic features including: all structures, wells and other utility
features, walls and fences regardless of their condition, existing or former walks, paths,
drives, trails, etc., curbs and pavement, man-made elements inserted into the ground such
as hitching posts, garden or enclosed areas, significant vegetation, remains of old
foundations, rip-rapping, arbors, trellises, etc., and any other historic features observed.

. On-site and adjacent agricultural land with existing uses identified.
12.

Areas with potential State and Federally-listed endangered, threatened or special concern
species as per the current State and Federal Listed Species and Natural Communities Map
published by the Connecticut Geological and Natural History Survey of the Connecticut
Department of Environmental Protection; and significant natural flora and fauna
communities as per Mansfield’s Plan of Conservation and Development mapping,

Other natural and man-made features, including rock ledges and rock outcropping,
significant trees, tree or shrub groves or masses of groundcover and obvious wildlife
habitats.

Desirable scenic and/or historic views and vistas into or out of the site, desirable internal
vistas and views and any undesirable views and vistas both off and on-site.

On-site and adjacent open space and recreational land with existing uses identified.
Off-site nuisances to be screened.

Negative site conditions such as dangerous and dilapidated buildings, dead and falling
trees, diseased plants, infestation of invasive species, areas of stripped top soil, deposits
or junk and refuse.

Objectionable noises or odors and their sources both on and off site.
Particular micro-climatic conditions that may affect development.
Directions of prevailing winter winds and summer breezes.

Horizontal angles of the sun (azimuth) on December 21 and June 21.

. Primary directions of off-site traffic flow and relative volumes; points of connection of

site with sidewalks, bikeways and trails, if any.

Logical points of ingress and egress to the site; sight lines of possible driveway to road;
locations of all trees over 9 inches in diameter (d.b.h.} within sight lines.

Tentative notations of possible preservation and conservation areas (areas where
development should be discouraged).

Tentative identification of areas that are better suited for development.

An example of a site analysis plan is contained in Appendix A of these regulations.

In situations where the Director of Planning becomes aware of a planned subdivision but the
mandatory submittal of an Off-Site and Neighborhood Influences Inventory Plan and a Site
Analysis Plan are not required, the Director is encouraged (subject to privacy considerations
or other factors) to notify other staff members, the Conservation Commission, the Open
Space Preservation Committee and, as appropriate, other advisory committees that a
subdivision is being considered for the subject property. This notification provision is

7
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designed to facilitate the communication of useful information to a potential applicant at an
early stage of the subdivision design process.

In situations where an Off-Site and Neighborhood Influences Inventory Plan and Site
Analysis Plan have not been submitted but the Director of Planning has notified staff and
advisory Committees of a potential subdivision application, the Planning and Zoning
Commission shall be informed in writing and provided an opportunity to comment. Any pre-
application review comments from staff members, commission or committee members shall

- be incorporated into a report from the Director of Planning, which shall be submitted to the

applicant, the Planning and Zoning Commission and any reviewer who provided comments
to the Director. Any comments from the Commission shall not be binding on the applicant,
the Commission or any other authority, agency or official having jurisdiction to review and
act upon the subject subdivision.

. Conceptinal Yield Plan and Conceptual Lavout Plan

Following the analysis and review of off-site and neighborhood influences and site features,
the next step in designing a Mansfield Subdivision shall be the preparation of a Conceptual
Yield Plan and a Conceptual Layout Plan. These plans shall take into account all comments
received in association with the initial step as described in Section 5.2.a.

All applicants are encouraged te submit to the Planning Office a Conceptual Yield Plan and
Conceptual Layout Plan for review prior to the submittal of final plans. However, whenever
a subdivision proposal includes new streets or four (4) or more lots, a Connecticut Licensed
Landscape Architect shall prepare and submit to the Director of Planning five (5) copies of a
Conceptual Yield Plan and a Conceptual Layout Plan. Several concept plans may be
submitted concurrently. The submitted plans shall be reviewed by Mansfield staff members
and, shall be referred to the Conservation Commission, the Open Space Preservation
Committee and the Design Review Panel. As deemed appropriate by the Director of
Planning, the plans also may be referred to other advisory committees for review and
comment. Additionally, the Planning and Zoning Comumission shall be informed in writing
and provided with an opportunity to receive the submitted plans for review and comment.
The Director of Planning shall within forty-five (45) days of receipt provide review
comments on the submitted plans to both the applicant and the Planning and Zoning
Commission and any reviewer who provided comments to the Director. No final subdivision
plan involving new streets or four (4) or more lots shall be considered complete and
approvable by the Planning and Zoning Commission unless these conceptual plan
requirements have been met. All review comments on conceptual plans shall not be
considered as a commitment to approve final plans which are subject to independent review
and approval pursuant to Section 6 and compliance with all applicable approval criteria
contained in these regulations.

The Conceptual Yield Plan, which shall be drawn to a scale best suited to the site and allows
appropriate review, shall identify potential streets (where applicable), potential lots and
potential open space areas that could be developed with standard frontages and ot sizes
pursuant to all applicable zoning and subdivision approval criteria. Mansfield’s Subdivision
Regulations require a yield plan to determine the maximum number of lots that could be
developed on a subject site (see Section 6.10.a.6 for yield plan provisions).



The Conceptual Layout Plan, which shall be drawn to a scale best suited to the site and
allows appropriate review, shall identify potential streets (where applicable), potential lots
and potential open space areas that could be developed pursuant to all applicable zoning and
subdivision approval criteria, including Mansfield’s “Cluster Development” provisions.
Section 7.4 of the Subdivision Regulations authorizes the Commission to require new
subdivisions to be clustered with reduced lot sizes and larger areas of preserved open space.
Section 7.6 includes provisions to reduce or waive lot frontage and setback requirements. A
submitted Conceptual Layout Plan should reflect an applicant’s intended final plan
submission subject to soil testing and obtaining more specific site information.

¢. Testing/Preparation of Final Subdivision Plans

Following the receipt of review comments on all submitted conceptual plans, applicants shall
conduct all required testing pursuant to State Health Code requirements and permits issued
by Eastern Highlands Health District. Following on-site testing and further analysis,
applicants can elect to resubmit conceptual plans pursuant to Section 5.2.b. or prepare final
plans pursuant to Section 6. The final plan shall take into account all information obtained
through Mansfield’s design process.

Final Subdivision plans shall depict proposed streets, lot lines, building and development
area envelopes, house locations, well and septic system locations, open space areas, natural
and mammnade resources and other details required by Section 6 and other provisions of these
Regulations. The final subdivision plan shall address the minimum lot size provisions of the
Zoning Regulations, and the number of proposed lots shall be no greater than the number
depicted on a finalized yield plan prepared pursuant to Section 6.10.a.6. '

Explanatory Note: The revisions to Section 5 include the relocation and expansion of subdivision design
objectives and the establishment of a new pre-application process designed to promote compliance with
the design objectives and all applicable subdivision submission and approval standards. For
subdivisions involving four (4) or more lots or new streets, the proposed regulations require applicants
to submit to the Director of Planning, and as deemed appropriate, other staff members and advisory
committees, an inventory of regional, town-wide and neighborhood characteristics and influences and a
site analysis plan before preceding to the preparation of conceptual yield and layout plans which also
must be submitted for review and comments. Any subdivision application submitted to the Planning and
Zoning Commission pursuant to Section 6, that involves four (4) or more lots or new streets, would be
incomplete if the new pre-application requirements have not been met. The new pre-application process
is expected to expedite Planning and Zoning Application reviews and help reduce application revisions
and associated processing coss. ' '

4) In Section 6, Final Plans, incorporate the following revisions:

a. Revise Section 6.1 to read as follows:
Plan Required
[Except as provided for in Section 4.9,] In order for land to be subdivided, all procedures and
requirements of this Section (6.0) and other applicable sections of these regulations, including
the subdivision design process of Section 5 [design criteria of Section 7,] must be complied with.
Only final plans approved by the Commission may be filed in the office of the Town Clerk.

9



b. Revise section 6.2 to read as follows:
Complete Application
The subdivision application shall be considered complete by the Commission when it determines
the subdivider has complied with the design process provisions of Section 5 and all submission
provisions of Section 6 [all the plan requirements]. If an application involves activities within
regulated areas as defined by the Mansfield Inland Wetland Agency (IWA), the application shall
not be received unless a license application for said activities has been received by the TWA and
is currently under IWA review; or unless a license for said activities has been approved by the
IWA; or unless the proposed activities have been ruled by the ITWA to be exempt from licensing
requirements. The date of the meeting at which the Commission determines the application is
complete shall be designated the official date of submission.

c. Revise section 6.3 to read as follows:

Final Plan Requirements

a. The final plans shall consist of the subdivision map, construction and public improvement
plan (if needed), pursuant to Section 6.7 and supportive documentation (Section 6.10 and
6.11) either required herein or as may be required by the Commission.

b. All required plans shall be prepared by and shall bear the name, signature and seal of a land
surveyor and professional engineer licensed by the State of Connecticut.

c. Final plans shall include the name, signature and seal of a landscape architect licensed by the
State of Connecticut whenever a subdivision proposal includes new streets or four or more
lots, or the Commission determines that a landscape architect is needed to address application
requirements and approval criteria including potential impacts on natural and manmade
features and scenic views and vistas.

d. Final plans shall include the name and signature of a certified soil scientist whenever
wetlands or watercourses exist within one hundred fifty feet of proposed building envelopes
or the Commission determines that a soil scientist is needed to address application
requirements and approval criteria.

e. All ful] sized plans shall be drawn at a scale of one (1) inch equals forty (40) feet (1"=40" or
less. The Commission may permit different scales for large parcels,

f. All plans shall be submitted on sheets at least 24 inches wide and 36 inches long (24" x 36").
The subdivider shall submit at least 6 copies of all full size maps. [, two of which shall be on
Mylar or similar reproducible medium.] The Commission may require additional copies. In
addition, the subdivider shall submit fifteen (15) copies of the final plans reduced, wherever
possible, to fit paper eleven (11) inches wide and seventeen (17) inches long. The reduced
sized maps shall be at a measurable scale, which shall be noted on the reduced size map.
[Upon approval by the Commission, final plans also shall be submitted in digital form
AutoCAD R-14 or compatible form acceptable to the Town (unless specifically waived by
the Commission for smaller subdivisions where a digital form is not available).]

d. Revise Section 6.5.j.3 to read as follows;

3. Open fields and meadows, woodlands, tree lines, significant trees. The subdivision map shall
identify all significant trees (see definition) that are within a proposed development area
envelope or an existing or proposed street right of way. In addition, all [over six (6) inches
d.b.h. (diameter breast height) within an existing or proposed street right-of-way or nine (9)
inches d.b.h. on a proposed lot that are to be removed in association with road, drainage,
driveway, house, septic or underground utility construction. All] trees over fifteen (15)
inches d.b.h. (diameter breast height) situated on the subdivision site shall be identified,
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either individually or as part of a [group of trees] grove. [Specimen] Significant trees [and
groups or masses of trees (see definition)] that are to be preserved shall be specifically-
[shown and] labeled on final plans.

Revise Section 6.5 to read as follows:

n. Proposed street layout (where applicable) with pavement type and typical street cross-
section, right-of-way widths, street names, location of existing and proposed street signs and
street lights, with design details and street trees, with standard plant specifications;[signs and
sidewalks, if any;]

Add a new Section 6.5.0 to read as follows and re-letter existing Section o through t to p though
V.

0. Sidewalks. bikeways, trails and/or other improvements designed to encourage and enhance
safe bicycle and pedestrian use (see Section 9). Where required, cross-sections and related
construction details shall be provided.

. In Section 6.10, Required Documentation, incorporate the following revisions: 6.10.a.5, change
Section 4.6 to Section 7.2; 6.10.a.6, delete “design” in line 6; 6.10.b.1, delete “Sewer Authority”
inline 1

. In sections 6.13 a and b, replace “Town Planner” with “Director of Planning” (3 locations)

Revise Section 6.14 to read as follows:

Submittal of Approved Plans/ Endorsement

Upon approval, the subdivider shall submit, in accordance with the schedule contained in Section
6.15, two (2) sets of reproducible subdivision plans acceptable to the Town Clerk based on the
provisions of Section 7-31 of the State Statutes; [and] three (3) sets of full sized paper prints of
the approved plans[shall be submitted to] and three (3) sets of reduced size maps as per the
submission provisions of Section 6.3.f In addition, the subdivider shall submit the final plans in
digital form AutoCAD R-14 or a compatible form acceptable to the Town. Alternatively, Town
staff may accept other forms of digital data (property lines. wetland boundaries and other data

contained on a final subdivision plan) provided the data can be readily incorporated into the

Town’'s current digital mapping system. This digital data is needed to appropriately update
Town records.

The Chairman of the Commission who, after determining that [they] the submittals comply with
the Commission's action and that all other regulatory requirements have been met, shall sign the
plans. When the Chairman is absent, or otherwise unable to act, the Vice-Chairman or Secretary
of the Commission shall sign said maps. No plan shall be recorded with the Town Clerk until
approval has been endorsed thereon and recording of the plan without such endorsement shatl
make said plan void. A plan revised without a proper endorsement shall also be void. The
endorsement of approval shall state the date on which the subdivision approval period expires
(see Section 6.16). [The applicant also shall file with the Town the final plans in digital form
(see Section 6.3.g).]
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j.  Renumber Section 6.21 to 6.17 (existing Sections 6.17 through 6.20 are being relocated to
Section 4).

Explanatory Note: The revisions to Section 6, clarify and update final subdivision plan application
submission and post approval requirements. The revisions reference the new pre-application provisions
of Section 5, clarify significant tree inventory provisions and provide alternatives for submitting final

plans digitally.

5) In Section 7 to be relabeled “Additional Subdivision Criteria” incorporate the
following revisions.

a. Delete existing Sections 7.1 and 7.2 and replace them with existing provisions contained in
Sections 4.5 and 4.6.

b. 7.7
c. 7.8
d. 7.10

Stone Walls/Historic Features

[Subdivisions shall be designed to preserve, where] To the extent possible (subject to any
safety issues) [after consideration of other regulatory provisions,] all existing stone walls,
remains of old foundations and any other historic features on the subject site shall,
regardless of condition, be preserved and maintained. Furthermore, wherever possible.
existing stonewalls shall be used to delineate property lines. The Commission may
require stone walls and other historic features to be included within conservation

easements fo help ensure long term protection.

All existing stone walls that need to be removed due to street, driveway, house, septic
system or other site construction shall be[rebuilt elsewhere on the property, or the stones
shall be] used to enhance adjacent segments of walls or other existing walls on the
property, particularly along new property lines. [Information] Specific plans regarding
any stone wall removal and proposed stone wall rebuilding or improvements shall be
included on the subdivision plans and the Commission shall have the right to require
stone wall work to be the responsibility of the subdivider.

Trees

Unless specifically authorized by the Commission, no roadside tree over [six (6)] ning (9)
inches d.b.h. (diameter breast height) shall be removed unless the removal is necessary
to provide suitable sightlines, to establish suitable driveway or roadside drainage, or to
provide suitable underground utility service (see underground utility provisions of
section 11.1);

Subdivisions shall be designed to preserve, where possible after consideration of other
regulatory provisions, [specimen] significant trees [and groups of trees] that contribute to
Mansfield’s scenery and/or help enhance significant man-made and natural features (see
definitions of scenery, significant trees and natural and man-made features).

Common Driveways

a. The use of a common driveway may be authorized or required by the Commission where:

1.

Wetlands, steep slopes or other physical constraints would require extensive grading,
filling or tree removal for individual driveways;
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2. Common driveways will enhance vehicular and/or pedestrian safety;
3. Common driveways will protect and preserve natural and manmade features [and], scenic

in_the Plan of Conservation and Development(see map 21) or [where];
Common driveways will promote cluster development and other design objectives of

these regulations (see Section 3.1). [Any approved common driveway shall serve no more
than three (3) residential lots.]

( views and vistas, interior forests and/or existing or potential conservation areas identified
4

Where common driveways are approved, a driveway easement that establishes
maintenance and liability responsibilities shall be depicted on the plans, shall be
incorporated onto the deeds of the subject lots and shall be filed on the Land Records.

. Except where specifically authorized by the Commission pursuant to this section. any

approved commoeon driveway shall serve no more than three (3) residential lots.

By a three-quarters (3/4) vote of the entire Commission (seven (7) votes), the maximum

number of residential lots served by a commen driveway may be increased to four (4) or five

(5) lots, but only if the Commission finds that doing so would significantly:

1. Reduce environmental impacts: or

2. Enhance vehicular and/or pedestrian safety; or

3. Protect and preserve natural and man-made features, scenic views and vistas, interior
forests and/or other existing or potential conservation areas identified in the Plan of

Conservation and Development (see map 21); or

4. Promote cluster development and other design obijectives of these regulations (see

Section 5.1).

[b.] All sections of a common driveway that include areas that have a slope of ten (10)

percent or greater shall be surfaced with an appropriate thickness of bituminous concrete or
an equivalent surface approved by the Commission;

[c.] Common driveways serving two (2) or three (3) lots shall have a minimum travel width
of twelve (12) feet and minimum load-bearing shoulder widths of two (2) feet. Common
driveways serving four (4) or five (5) lots shall have a minimum travel width of twenty (20}

feet. All curves along a common driveway shall have a minimum inside radius of twenty-
five (25) feet.

All common driveways shall be desipned and constructed to safely accommodate fire
department apparatus, pursuant to Mansfield’s Fire Lane Ordinance (Chapter 125 of the
Mansfield Code). Subdivision plans shall include a common driveway cross-section that
demonstrates compliance with this requirement.

At all intersections of a common driveway and a street. common driveways shall have a
minimum travel width of twenty (20) feet for a minimum leneth of fortv (40) feet. This
width is necessary to safely provide for entering and exiting traffic.

[d.] Common driveways shall meet the slope, sightlines and drainage standards of Section

7.9 and the driveway length standards of Section 7.11.

. Common driveway improvements shall include the following street number signage:
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1. Signage listing the approved street numbers of ail dwellings served by a common
driveway shall be erected at the intersection of a common driveway and a street. Signage
details, including the location and nature of support posts, shall be included on
subdivision plans. The subject sign shall not exceed two (2) square feet in size.

b

Signage listing the approved street number of an individual dwelling shall be erected at

the intersection of a common driveway and individual driveway. Signage details,
including the location and nature of support posts. shall be included on subdivision. plans.

i.  Common driveways shall not be used for parking, storage or other uses that could act as an
access impediment.

j- [e.] Common driveways and all associated improvements, including signage, shall be
considered the responsibility of a subdivider and shall be completed or bonded pursuant to

Mansfield’s regulatory requirements, prior to the filing of a subdivision on the Land Records.

e. 7.11 Driveway Length Standards
To help ensure safe and appropriate access to a house site for all vehicles, including

emergency vehicles, the following provisions shall apply for all driveways exceeding a
length of three hundred (300) feet:

a. The driveway shall have a minimum travel width of twelve (12) feet and minimum
load-bearing shoulder widths of two (2) feet, except for certain common driveway
improvements that require a twenty (20) foot minimum travel width. All driveway
curves shall have a minimum inside radius of twenty-five (25) feet;

b. Pull-off areas adjacent to the driveway shall be provided at average intervals of every
three hundred (300) feet or as deemed necessary by the Commission due to slope,
sightline or other site characteristics. Pull-offs shall have a minimum load-bearing
length of forty (40) feet and minimum width of ten (10) feet;

c. An adequately-sized, located and surfaced turnaround area that will accommodate a
fire truck shall be provided. Unless the following distance requirements are waived
by the Commission due to specific site characteristics, the turnaround area shall be no
closer than seventy-five (75) feet from a house site and no further than two hundred
(200) feet from a house site and the turnaround shall be at least thirty (30) feet in
length with two (2) foot wide, load-bearing shoulders.

Explanatory Note: The revisions to Sections 7.8 and 7.9 expand provisions designed to protect stone
walls and any other historic feature on a subdivision site and clarify provisions designed to protect

significant trees. The new provisions reference the potential use of conservation easements to protect
historic features.

The revisions to Sections 7.10 and 7.11would allow, subject to specific criteria and a % vote waiver,
conmon driveways to serve four (4) or five (3) residential lots. This change is proposed to provide
more flexibility in situations where environmental impacts will be significantly reduced, where iraffic
safety will be significantly enhanced and/or where increasing the number of homes served by a common
driveway would promote subdivision design objectives as documented in the regulations. The revisions
also incorporate additional width provisions, sireet number signage requirements and other
requirements designed to enhance safety and help ensure safe emergency vehicle access.
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6) In Section 8.7, incorporate the following revisions:

7

a. Existing Street Improvements

Whenever any subdivision is proposed for land fronting on or accessible only by a street or
streets that do not meet the Town's current "Engineering Standards and Specifications”
requirements as administered by the Mansfield Department of Public Works, and the
Commission determines that approval of the subdivision plan would be contrary to the public
safety unless such street or streets were altered or improved along the frontage of the proposed
subdivision or beyond the limits of the proposed subdivision, the Commission [may disapprove]
shall consider denial of such plan or [may condition] shall consider conditioning its approval
upon completion of the improvements or alteration of such street or streets by and at the expense
of the subdivider, or [may disapprove] shall consider the denial such plan until the Town Council
has authorized expenditures for such improvements.

In [making the above determination] considering alternative actions, the Commission shall take
into account the width and degree of improvement of the street and its ability to handle the
increased volumes of traffic which will be generated by the proposed subdivision, the ability of
school buses and emergency vehicles to travel the street safely, the drainage conditions of the
street, pedestrian and bicycle safety and, [generally] the ability of any vehicle or person to use
the street safely. Before taking action. the Commission shall consult with the Town Attorney or
other qualified legal consultant with respect to statutory authorlt\/ and case law pertaining to this
issue.

Explanatory Note: The revisions to Section 8.7 are designed to provide more flexibility in
considering potential off-site improvements and to help ensure complmnce w1th applicable
statutory authority, as refined through C'om:ectzcut Case Law.

In Section 9, incorporate the following revisions:

9.0  Sidewalks/Bikeways/Trails
[Sidewalks may be required by the Commission] Sidewalks, bikeways, trails and/or other
improvements designed to encourage and enhance safe pedestrian and bicycle use shall
be required. unless specifically waived by a three-quarter (3/4) vote of the entire
Commission (7 votes), in all subdivisions within or proximate to Plan of Conservation
and Development designated “‘Planned Development Areas”™ [commercial areas; in
locations] proximate to schools, playgrounds, parks and other public facilities; [and in
areas along] or proximate to existing or planned [Town-designated] walkway [or],
bicycle or trail [priority] routes. In evaluating any waiver request, [determining the need
for sidewalks,]the Commission shall consider the size and [review] the location of the
proposed subdivision [and] its relationship to [commercial areas,] existing or planned
development, school sites, playground areas and other public areas and the location and
nature of existing or planned sidewalk, bikeway or trail improvements.

Explanatory Notes: The revisions to Section 9 are designed to clarify and expand existing
provisions regarding requirements for sidewalks, bikeways, trails and other improvements
designed to encourage pedestrian and bicycle use. The proposed provisions require pedestrian
oriented improvements, unless waived by a % vote of the Planning and Zoning Commission,
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8)

9)

when a subdivision is within or proximate to planned development areas, schools, parks or other
public facilities or existing or planned walkways, bikeways or trails.

Revise Section 13.8, incorporate the following revisions:

13.8 Site Improvements

a.

In addition to the access requirements of Section 13.7, the Commission shall have the right to

require a subdivider to include, as part of subdivider responsible improvements, park and/or

hiking trail improvements, including, as appropriate. clearing, grading, drainage, base
preparation, surfacing and re-stabilization of all disturbed areas. [make site improvements

such as clearing, grading, drainage, seeding and parking areas where active park, playground
or hiking trail uses are deemed appropriate.] [The] All referral reports shall be considered in
determining whether site improvements are appropriate. The degree of site improvement
required shall be directly associated with the number of proposed lots within the subject
subdivision. For example, a graded and seeded multi-purpose playground field may be a
suitable requirement for a larger subdivision of twenty (20) or more lots and/or trail

improvements may be required to link a subdivision site to adjacent parks and trail systems

or to otherwise enhance access to existing or proposed open space areas. In situations where
site improvements are required, the site work shall be depicted and fully documented on final

subdivision plans and the site work shall be completed or fully bonded to the Commission's
satisfaction before final maps are signed and filed on the Land Records.

In situations where trail improvements are deemed appropriate, the degree and nature of
clearing, base preparation, drainage and surface improvements shall be determined taking
into account the size and Jocation of the subdivision and site and neighborhood
characteristics. Where required, trails shall have a minimum width of five (5) feet and shall
have an appropriate base, surface and drainage to allow year round use. Stone dust surfacing
may be required and all wetland or watercourse crossingsshall utilize cedar or pressure
treated wood or other materials acceptable to the Commission. Trail marking and access
signage also can be required.

With the exception of site work that may be required by the provisions of Sections 13.7 and
13.8a or agricultural activities approved by the Commission, all land dedicated as open space
or park land shall be left in its natural state by the subdivider and shall not be graded, cleared
or used as a repository for stumps, rocks, brush, soil, building materials or debris.

Explanatory Note: This proposed revision clarifies and expands existing provisions
regarding the Planning and Zoning Commission’s authority to require site improvements in
association with subdivision open space dedications. In particular, the new provisions focus
on trail improvements and associated construction requirements.

In Section 14, incorporate the following revisions:

Revise the Title of this Section from “Bonding” to “Completion of
Improvements/Bonding/As Built-Plans”

16



b.

[14.1 Completion

The Commission may, with the advice of the Department of Public Works, prescribe
the extent to which and the manner in which the streets shall be graded and improved
and public improvements and utilities and services provided in connection with any
subdivision plan, and may require that all or a specified portion of such work and
installations be completed prior to the final approval of the plan. As provided in other
provisions of these regulations, the Commission also may require driveway, drainage
and other site work to be completed by the subdivider or bonded prior to the filing of
the subdivision on the Land Records.]

14.1 Completion of Improvements

Pursuant to other provisions of these regulations, subdividers shall be responsible for
completing and bonding subdivision improvements, including approved streets,
common driveways, sidewalks. trails and parking improvements, drainage and site
work improvements. These subdivision improvements shall be completed and/or
bonded prior to the filing of the subdivision plans on the Land Records. The
Commission, with the advice of the Town’s Planning and Engineering staff, may
prescribe the extent to which and the manner in which subdivision improvements are
completed and associated utilities are provided.

For all subdivision lots that are dependent on new streets for access, the following
specific completion provisions shall be met:

No Zoning Permit shall be issued for new dwellings until the roadway binder course
and all associated drainage and grading have been completed to the satisfaction of the
Town Engineer. or his designated agent. and the Fire Marshal and until the new
subdivision road has been fully bonded for completion pursuant to Mansfield’s
regulatory provisions.

Unless specifically authorized by the Commission, no Zoning Certificate of
Compliance shall be issued for new dwellings unless the roadway and all associated
drainage, signage, site stabilization and lot monumentation has been completed and
accepted by the Town.

Explanatory Note: The proposed revisions to Section 14, clarify existing provisions
regarding the completion of subdivision improvements. For subdivision lots
dependent on new streets for access, the revisions incorporates new provisions that
link Zoning Permits for new houses to the completion of a roadway binder course and
associated site work and Certificates of Compliance for completed houses to the
completion of roadway drainage, signage, monumentation and site stabilization work.
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4 So. Eagleville Rd., Mansfield, CT 06268

860-429-3336
Hartmw{@mansbeldct.org

To:  Planning and Zoning Commission
CC:  Gregory Padick, Director of Planning
From: Matt Hart, Town Manager

Date:  December 1, 2010

Re: Development Agreement - Phases 1A and 1B - Town of Mansfield, Storrs Center Alliance, I.L.C and
Education Realty Trust, Inc

The attached resolution was passed by the Town Council on 12/1/2010.

Pursuant to Section 8-24 of the Connecticut General Statues, please see the attached information regarding
the above captioned matter for your review. A public heating on this matter has been scheduled by the
Town Council for 12/9/2010 at 7:00PM in the E. Q. Smith High School Aunditorium.

Your assistance with this matter is greatly appreciated.

Attach (1)



Town of Mansfield
Agenda !tem Summary

To: Town Council
From: Matt Hart, Town Manager
CcC: Maria Capriola, Assistant to the Town Manager; Cynthia van Zelm, Mansfield

Downtown Partnership
Date: December 1, 2010

Re: Development Agreement - Phases 1A and 1B - Town of Mansfield, Storrs
Center Alliance, LLC and Education Realty Trust, Inc

Subject Matter/Background

Tonight, staff is presenting the draft development agreement to the Town Council.
Staff, our various advisors and representatives from Storrs Center Alliance, LLC and
Education Realty Trust, [nc. will be available for questions.

As a reminder, at 7 PM on December 9, 2010 the Town Council will conduct a public
hearing at the E. O. Smith High School Auditorium regarding the draft development
agreement.

Recommendation

As discussed at the last regular meeting, the Council should refer the draft agreement fo
the Planning and Zoning Commission for review under CGS §8-24 and to the Mansfield
Downtown Partnership, Inc. as the municipal development agency for Storrs Center.

Council's approval of the following motion is respectfully requested:

Move, effective December 1, 2010, to refer the draft Development Agreement - Phases
1A and 18 - Town of Mansfield, Storrs Center Alliance, LLC and Education Realty Trust,
inc, to the Planning and Zoning Commission for review pursuant {o CGS §8-24 and fo
the Mansfield Downtown Partnership, Inc. for review and comment pursuant to its role
as the municipal development agency for Storrs Center.



TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memio to: Mansfield Planning and Zoning Commission

From: Gregory Padick, Director of Planning

Date: 12/3/10

Re: 8-24 Referral: Draft Storrs Center Development Agreement: Phases 1A and 1B

Pursuant to the provisions of Section 8-24 of the State Statues, the above-referenced draft Development
Agreement has been referred to the PZC for comment. The Town Council has scheduled a 12/9/10 Public
Hearing on this issue, and if possible, comments should be forwarded prior to the Public Hearing. The PZC
has 35 days to report to the Town Council. The following information is provided for the PZC’s
consideration.

Section 8-24 of the State Statutes requires legislative bodies to refer to the Planning and Zoning
Commission any projects that involve locating or acquiring land for streets, public buildings, parks, public
utilities and associated improvements or leasing any municipally owned property or public building. The
subject development agreement (attached) documents Mansfield’s agreement to take over ownership and
responsibilities for new streets, sidewalks, drainage facilities and associated site work, a new parking
garage/intermodal center, a new Town Square and a large open space conservation area. It also provides
for a long term lease of parking areas within the public parking garage and a long term agreement relating
to certain potential uses of the Town Square. Section 8-24 is a planning statute and is designed to help
ensure that municipal projects are consistent with and promote goals, objectives and recommendations
contained in a Town’s Plan of Conservation and Development.

The draft Development Agreement primarily addresses Phases 1A and 1B of the Storrs Center Project.
These phases include a planned total of approximately 260 to 290 residential apartments, approximately
60,000 to 70,000 net square feet of commercial space, a new garage/intermodal center, a new Town
Square and associated roadway and streetscape improvements. The draft agreement also addresses other
aspects of the planned Storrs Center development, including financial elements of the project. In this
reviewer’s opinion, financial aspects of the agreement are the primary responsibility of the Town Council
and not the Planning and Zoning Commission.

The major elements of the project and draft Development Agreement are summarized in the attached
slides which were presented at a December 1st Special Town Council Meeting.

Grants secured by the Town and the Mansfield Downtown Partnership, Mansfield’s designated Municipal
Development Authority, will fund the garage/intermodal center and a majority of the other public
improvements. The project will be served by UConn public water and sewer systems. Separate sewer and
water agreements have been executed between the developer and the University of Connecticut.

Sections 7.01(d) and 7.02 (page 21 of the drait Agreement) address land use approvals and include
language that specify that regulatory authorities are not bound by the covenants contained in the
Agreement. More specifically, 7.02 states “execution of this Agreement is not intended to supplant or
influence the role of the Town’s Planning and Zoning Commission, Planning Director, Inland Wetlands
Agency or other regulatory body....with respect to any aspect of any zoning, subdivision, inland wetlands,
building permit or other applications which may now be or hereafter become necessary to complete the
project.” - ' '

As previously communicated, the developer is preparing applications for Phases 1A and 1B which will
necessitate review and approvals from the Planning and Zoning Commission, Inland Wetland Agency,
Director of Planning and other staff members. Future Zoning Permit Applications will be submitted for
the parking garage/intermodal center and for future phases of the project. All applicable requirements of
the Storrs Center Special Design District Regulations and other Zoning, Subdivision and Inland Wetland
Regulations will be addressed as per applicable regulatory provisions.



o As previously noted, the primary responsibility of the Planning and Zoning Commission in reviewing and
commenting on an 8-24 referral is to evaluate the project with respect to goals, ohjectives and
recommendations contained in the municipal Plan of Conservation and Development. My review
indicates that the subject Storrs Center Project and, in particular Phases 1A and 1B as currently planned
are fully consistent with and specifically promote important elements of Mansfield’s “Master Plan”. The
land area addressed by the draft agreement is entirely within a Plan designated “Planned Business/Mixed
Use™ area which is one of Mansfield’s “Planned Development Areas” (see map 22 of the Plan of
Conservation and Development”.

e Although many goals, objectives and recommendations contained in Mansfield’s Plan of Conservation and

Development are promoted by the provisions of the draft agreement, the following objectives are
specifically promoted:

o Policy Goal 1, Objective B (page 35) “to encourage higher density residential and commercial uses in
areas with existing or potential sewer, public water and public transportation services.”

o Policy Goal 1, Objective C (page38) “to encourage mixed use development, such as the Storrs Center
Downtown Project, in areas with existing or potential sewer and public water.”

o Policy Goal 1, Objective E (page 40) “to achieve an integrated intermodal transportation network by
encouraging road, walkway, bikeway and public transportation services in areas with existing or
potential sewer and public water.”

e talso is important to note that the subject project is fully consistent with the WINCOG Regional Land
Use Plan and all six (6) growth management principles contained in the Conservation and Development
Policies Plan for Connecticut. Consistency with local, regional and state land use plans has been a major
factor in securing numerous grants for this project and for zoning map and regulation revisions that were
approved by the Planning and Zoning Commission in 2007.

o The subject draft Agreement has been negotiated over many months and has been the subject of detailed
analysis by the Town Manager, Town Council members, Mansfield’s Town Atiorney and other staff
members and technical consultants hired by the Town to assist with financial, legal and parking elements
of the Agreement. The Town Council has scheduled a December 9" public hearing and the Town Council
has the responsibility to approve or reject the draft agreement.

Summary/Recommendation _

The subject draft Agreement has been submitted to the Planning and Zoning Commission pursuant to Section
8-24 of the State Statutes, which is a planning Statute. The Commission’s primary responsibility is to review
and comment on whether the draft agreement is consistent with and promotes Mansfield’s Plan of
Conservation and Development. Based on specific goals, objectives and recommendations contained in
Mansfield’s “Master Plan”, it is this reviewer’s opinion that the draft Agreement is clearly consistent with
Mansfield’s Plan. Furthermore, the Agreement promotes and advances many of the most important goals and

objectives of the Plan. Accordingly, it is recommended that the Planning and Zoning Commission consider
the following motion:

That the Mansfield Planning and Zoning Commission notify the Town Council that the draft

Development Agreement for Phases 1A and 1B of the Storrs Center Project, including provisions for
municipal ownership and responsibility for new streets, sidewalks, drainage facilities, a new town
square, and new garage/intermodal center. open space conservation area and other associated

improvements, and for a lease regarding areas within the parking garage and a long term agreement
regarding certain uses of the Town Square, is consistent with and promotes goals, objectives and

recommendations contained in Mansfield’s Plan of Conservation and Development. Furthermore, the
Commission appreciates that the draft agreement appropriately references developer obligations to
obtain all required land use permits. It also is noted that the Commission has not reviewed in detail and

. therefore not commented on, financial aspects of the agreement, which is a primary responsibility of the
Town Council.




Storrs Center Project
Development Agreement

Phases 1A and 1B - Town of Mansfield, Storrs
Center Alliance, LLC and Education Realty
Trust, Inc

Agenda

o Development program
m Private improvements
g Public Improvements

Key terms of Development Agreement
Fiscal analysis

Managing risk

Project benefits

Next steps

Q&A
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Development Program

History

O 40 year vision for a downtown in Mansfield

O Mansfield Mayor Mike Schor initiates
Town/University/Community Partnership (1999)

o Concept Plan for Downtown developed (2002)

0 Town Council unanimously designates Mansfield Downtown
Partnership as its municipal development agent (2002)

O MDP solicited LeylandAlliance as master developer for
Storrs Center (2004)

O Maunicipal Development Plan for Storrs Center downtown
approved by Town Council/Mansfield Planning and Zoning
Commission/University Board of Trustees/Windham Region
Council of Governments/Partnership (2005)







Program for Phase 1A and 1B

0 Mixed Use
o Phase 1A
= 132 residential units
= 29,400 square feet of commercial
0 Phase 1B
m 158 residential units
& 44,000 square feet of commercial
O Parking for Residents, Visitors and Employees
m  Garage (est. 540 to 650 spaces)
B Surface lot (est. 161 spaces)
& On-street (est. 68 spaces on Storrs Road, Dog Lane)
o Town Square




Environmental Benefits

O Redevelop largely previously developed property (12.1 acres
of 17 are redevelopment of previously developed site)

o Improve storm water quality and management and wetlands
Preserve 25 acres of open space
0 Development consistent with Sustainability Guidelines

2 Initiated by Partnership Planning and Design Committee

e Model for state (subject of CT Department of Environmental
Protection video commemorating the 40th anniversary of Earth Day)

e Addresses land use, energy conservation, water use and management,
eco-system preservation, etc.

O Pedestrian-oriented/walkable

O

Design and Construction Schedule

0 Zoning Permit Review and Approval
o Building Permit Review and Approval

o Planned Construction Start and Completion
= Phase 1A — Spring 2011 Start/July 2012 Opening
Phase 1B — Spring 2012 Start/July 2013 Opening




Public Infrastructure — Grant Projects

Storrs Road Improvements
Dog Lane Improvements
Parking Garage
Intermodal Center &
Transit Pathways

O onoo

TOTAL

$5.25M
$1.025M
$10M

$6.615M

$22.89M

State & Fed
State & Fed
State

Fed




Area Map

O State Project No. 77-223

Storrs Road {(Rt. 1953) Improvements
w  Begins 100™+- south of Mansfeld Road

@ Extends to 300°+/- south of Post Office
Road/

S. Eagleville Rd. Intersection
s Total Length =2,230" +/-
O  State Project No. 77-227

Dog Lane Improvements
m  Begins at the Intersection of Dog Lane and
Storrs Read (Rt. 193)

& Extends east 700°+/- (350"+- west of
Willowbrook Rd. and Dog La. Intersection)

= Total Length = 700" +/-

Area Map (continued)

o Adjacent and Abutting Projects
#  Publications Building Demolition &
Abatement (Town of Mansfield)

= State Project No. 77-217 (Town
Enhancement Project)

Storrs Center (Private Development)

Storrs Center Parking Gurage {Town of
Mansfield)

iz Sanitary Sewer Improvements on Storrs Rd.

(LICONN)




Storrs Road Improvements
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Key Terms of Development
Agreement

Negotiating the Development Agreement -
Key Objectives

O Adhere to community’s vision for Storrs Center

Create a civic town center

Mixed use project

Apply principles of intelligent land use and sustainability
& Enhance town’s tax base

0 Manage and mitigate the Town’s risk with respect to
issuance of debt and the assumption of management
obligations related to Storrs Center

O Maximize use of federal and state grant funds to
support public infrastructure

o

B M
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Negotiating the Develbpment Agreement -
Key Objectives (cont’d) _.

O Any municipal contribution to capital elements of
the project or public infrastructure to be financed via
NET revenue derived from the project

0 Design operational structure of garage and parking
system to be ultimately self-supporting; parking
revenues to cover costs of operation, maintenance
and deferred maintenance

0 Negotiate an agreement that is fair and equitable and
is cognizant of the relationship between the parties

General Conditions

1 Three-party agreement
Town of Mansfield
g Storrs Center Alliance, LLC
s Education Realty Trust, Inc
O Private and public improvements to be
completed in accordance with Phase 1A/1B

schedule and maintained in a “first class
manner’”’

11
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Development of Intermodal/Parking
Facility (Art. 3)

0O Town to construct the 540-space facility using $10M
grant proceeds. Town to prepare alternate design
(650 spaces) if budget allows. Parties to cooperate to
find way to proceed with alternate design if budget is
insufficient.

3 Parking facility may include intermodal hub

O If aggregate estimated costs exceed grant funds
Town has the right to adjust project scope to reduce
costs, but must consult with developer parties on any
material changes. Town must reasonably consider
developer parties’ comments.

Development of Intermodal/Parking
Facility (Art. 3) (cont’d)

0 Town to construct alternate design if budget
allows; developer parties have right to fund
any budget deficiency to allow construction of
alternate design

O UConn to convey property to Town; SCA
(Storrs Center Alliance, Inc) to convey any
outstanding easements to Town

12



Development of Storrs Road and Dog Lane
Improvements (Art. 4)

0 Town to construct improvements using $6.275M
grant proceeds. If aggregate estimated costs exceed
grant funds Town has the right to adjust project
scope to reduce costs, but must consult with
developer parties on any material changes. Town
must reasonably consider developer parties’
comuments.

0 SCA to convey land for Dog Lane to Town for $0

W elon of Transit Pathway
Improvements (Village Street) (Art. 5)

o0 Town to construct improvements using $4.9M
grant proceeds, $.85M from EDR and
$371,000 in Town fire marshal fees

o If aggregate estimated costs exceed grant
funds, Town has right to adjust project scope
to reduce costs, but must consult with
developer parties on any material changes.
Town must reasonably consider developer
parties comments.

13



| Development of Transit Pathway
Improvements (Village Street) (Art. 5)

O

Town has right to reject federal grant if Town
cannot reasonably adjust scope of project to
come within budget, in which case the parties
shall cooperate to otherwise construct Village
Street, such as using other grant funds or SCA
using its match funds to build less expensive
road

UConn to convey property to Town; SCA to
convey any outstanding easements to Town

Environmental (Art. 6)

O

SCA has obligation to investigate and clean-up any
environmental contamination on land to be conveyed to the
Town

If, based upon environmental reports or notice from grant
agency, Town cannot accept a particular parcel, the parties
will cooperate to seek program or siting alternatives. Town
reserves right to reject conveyance.

SCA to indemnify and defend the Town if SCA fails to meet
its obligations under this article

Parties recognize that SCA has executed agreements with
UConn and UConn may have some responsibility to share
remediation costs, which shall not relieve SCA of its
obligations to the Town

14



Governmental Approvals (Art. 7)

1 Town and developer parties to obtain necessary
permits and approvals for improvements under their
control

0 Execution of development agreement is not intended
to supplant or influence role of Town’s permitting
authorities (e.g. PZC, TWA)

O Town and developer parties to satisfy conditions of
state traffic commission (STC) certificate for road
improvements

Developer Party Improvements (Art. 8)

o Developer parties have obligation to construct
private improvements

z Phase 1A minimum of 25,000 square feet of
commercial/retail office and 120 residential units

e Phase 1B minimum of 35,000 square feet of
commercial/retail office and 140 residential units
0 Restriction against dormitory style
construction

15



Developer Party Improvements (Art 8)
(cont’d)

O EDR to fund infrastructure improvements to Dog
Lane; road between Dog Lane and Village Street;
improvements to post office site; Town Square
improvemenits; road on eastern side of Town Square

O If estimated costs exceed budget, developer parties
have right to adjust project scope to reduce costs, but
must consult with Town on any material
changes. Developer parties must reasonably consider
Town’s comments.

Developer Paﬁy Improvements (Art. 8)
(cont’d)

O Any remaining surplus to be allocated to:
e Other public improvements
z  Relocation costs
e Other public portions of project

O If cost of public improvements or developer party
infrastructure exceeds budget, and parties cannot
reduce scope to come within budget, SCA shall fund
deficiency in exchange for future tax abatement with
an annual return of 8%, subject to terms to be agreed
upon by Town and SCA

16



Developer Party Improvements (Art. §)
(cont’d)

0 Town to provide tax abatement to EDR
to reimburse EDR for public
infrastructure costs related to Phases 1A
and 1B; 7-yr schedule for each
abatement period. Aggregate amount
approx $4.5M ($3M at §% discount
rate).

(cont’d)

O Town to cap building & fire marshal permit fees for
future phases of project. Cap is designed for full cost
recovery of direct'inspection services and set at
$12/$1000 of construction; Town has right to adjust
fees every 3 years based upon CPI. Town will seek
to amend its building and fire marshal fee schedule
to allow for lower fees of this type and value, as
present permit fees exceed cost to inspect projects of
this scope. If amendment is not approved, Town to
refund excess fees via tax abatement on future
phases of Storrs Center.

17



Parking (Art. 9)

O Parking to consist of structure (garage), surface (Dog
Lane lot) and on-street (interior streets, Storrs Road)

0 EDR shall lease 425 spaces (approx 350-375 in
garage) at an initial rate of $60/month per space; rate
shall be adjusted every 3 years according to CPIL, not
to exceed 10% in any 3-yr period

0 EDR to lease 212 spaces at completion of 1A and

balance at completion of 1B |

EDR spaces to be segregated in structure

O “Public Garage Term” set at 98 years

O

Parking (Art. 9)

0 SCA to assume management of parking for an initial
7-yr period. SCA shall collect all proceeds and
assume liability for any operational deficit. Any net
operating income (NOI) to be shared as follows:

= 100% to reimburse SCA for any previous operating
deficit .

50% to Town and 50% to SCA until reserve is fully
funded

g 100% to SCA as its sole compensation for operating
parage '

18



Parking (Art. 9)

O

£

Town shall fund “Repair and Replacement Reserve”
on annual basis to fund capital repairs

Town to carry specified replacement cost insurance
through current carrier. In the event of casualty
covered by Town’s insurance {or casualty that would
have been covered if Town carried required
insurance), Town shall restore garage to
substantially same condition prior to casualty. If
casualty not covered by specified insurance, Town
has right to terminate lease and developer parties
have right to acquire property and balance of reserve
fund for $1 “as is with all faults.”

Parking (Art. 9)

O

During first 50 years of parking garage term, Town
to maintain garage in good order and condition and
to make all necessary capital improvements, using
funds available in reserve fund as well as other
Town funds

Beginning in 51st year, Town to continue to
maintain garage in good order and condition but
liability limited to funds available in reserve. If
Town determines garage needs to be rebuilt Town
may terminate lease and developer parties have right
to acquire property and balance of reserve fund for
$1 “as is with all faults.”

19



Parking (Art. 9)

o During Public Garage Term, Town may not transfer garage to

private entity but may transfer ownership to public agency
subject to developer parties’ reasonable approval

In the event garage is not completed in accordance with
schedule, the Town will use reasonable commercial efforts to
provide interim substitute parking (EDR shall pay for such
interim parking) :

Town shall set the parking rates for parking under its control,
subject to SCA’s reasonable approval. SCA shall set the
parking rates for parking under its control, subject to the
Town’s reasonable approval.

Article 10 — Relocation

0 Town and SCA shall continue agreement to

share eligible relocation costs for existing
tenants within the Phase 1A/1B area

- Current estimate totals $700,000 or $350,000

each for Town and SCA

20



Town Square (Art. 11)

0o SCA to convey property to the Town

0 SCA to have the exclusive right to license the
square for portable retail kiosks for an initial
term of 10 yrs, for an annual license fee equal
to 20% of NOI. Town to approve number,
location and use of kiosks.

Town Square (Axt. 11)

r1 Developer parties have right to use square for
events and marketing purposes, subject to
Town ordinances, rules and regulations

1 Provisions of license agreement between
Town and SCA (“Town Square License
Agreement”) shall not interfere with public’s
First Amendment Rights

21



Conveyance of Open Spaces (Art. 13)

0 Town agrees to accept conveyance of
conservation areas, subject to conditions of
open space acquisition policy

Special Conditions (Art. 19)

0 Conditions that developer parties must satisfy before the
Town initiates construction on the garage:

a3

A B &

iz]

Obtain building permits for Phase 1A

Construction of Phase 1A has commenced

Acquire title to all Phase 1 and other necessary property
Obtain binding construction loan commitments

UCenn/SCA infrastructure agreements have not been amended in
manner that would materially affect project without approval from the
Town

No developer party has defaulted under the agreement
DECD has approved the modification to garage grant agreement

Frovide evidence of ability to complete improvements in accordance
with project schedule

22



Special Conditions (Art. 19)

o0 Conditions that Town must satisfy before developer
parties initiate construction of private improvements
or Developer Party Infrastructure:

m Town has issued all building permits for Phase 1A
improvements

s Town has confirmed that it is prepared to enter into
construction contracts for the public improvements and
expects to complete the improvements on schedule

& Town has not defaulted under the agreement

Restricted Uses and Transfers (Art. 21)

0 Any facility that would constitute an adult-
oriented establishment is prohibited

o Developer parties restricted from transferring
private improvements {o tax-exempt entities
for a period of 20 years, without reasonable
consent of the Town

00 Restrictions run with the land

23



Water & Wastewater

0O UConn and SCA have executed an agreement under
which UConn has agreed to extend water and
wastewater services to the project

O Estimated demand for water for Phases 1A and 1B
totals approximately 77,000 gallons per day

O UConn plans to proceed with its water reclamation
project which will provide sufficient water to serve
committed uses in UConn’s water supply plan,
including Storrs Center

0O Reclaimed water facility will be completed
consistent with 1A and 1B timeframe

Fiscal Analysis

24



Private and Public Investments

Total Project Cost - $87.6 million

Sources of Funds

#  Leyland/EDR - $61.4 million
e State and Federal Grants - $22.9 million
m  Tax Abatements and Fees - o $ 3.3 million

Private sector entities will fund more than 70% of total project costs

Federal and State entities have provided grants that fund over 25% of the
total project cost

Town contribution to gap financing less than 4% of total project costs

Fiscal Impact Analysis

O

a

AECOM has estimated of the fiscal impact of Phases 1A and 1B of the
Storrs Center project, when it is fully-built and occupied

The fiscal impact analysis projects the tax revenues accruing to the Town,
municipal and school costs, and the net impact on the Town budget
Tax revenues considered by the analysis include:

® Real Estate tax

&  Personal Property Tax and Motor Vehicle Tax

Municipal costs considered by the analysis include:

e Town departmental costs service costs

s Public safety, public works, and fire prevention expenses

s  School costs {net of State aid)

Foregone existing property taxes

25



Fiscal Impact Analysis

0 Tax Revenue projections are based on market-supportable

rents and construction costs, and incorporates the latest
information on State equalization rates and Town mill rates

Municipal Cost projections are based on a detailed analysis of
the Town’s current and historical operating, and interviews
with Town staff and department heads to estimate staffing
requirements and payroll costs

School costs are based on an analysis of comparable housing
projects, regional data on school-age children generation in
multi-family projects, and discussions with the School
District Superintendent

Stabilized Year Net Fiscal Impact Table

o

Based on the assumptions

identified in the fiscal impact Annual Ravenuns
study, Phases 1A and 1B of the Resl Estale 8983207
: . Personal Praperty © §37.4R2
project would have a positive et ~ 2Eot LT Szpgan
fiscal impact. Tolal Anfiual Reventes 51,077,338
Detailed findings include the Exlsticg Annuz) Revenuas (528,224)
fo]lowing' Incremental Annual Revenues 51,048,115
) Annual Costs
2 Annual tax revenue of §1.05 N cost
a1qe wverdoe Losls
million New Residanis 557,520
2 Annual expenses of 660,000 New Workers 52,027
2 Annual net fiscal impact (tax Martinal Casts
. . st) of Oparaling Costs $418,460
rc;genue THnus co ) 0 Capital Costs 523,047
$388,000 et School Cosls £157.507
Total Annugl Casts £659,712

Annual Net Fiscal impact $388,403

Sowrea: AECOM




Developer Benefits

o To induce the project, the Town is considering a partial tax exemption for
a period of 7 years for Phases 1A and 1B

O The tax exemption will apply to the Real Estate taxes on the residential
portion of the project only (290 units)

£l Town will collect full taxes on the retail portion of the project (~ 74,000
SF)

o Exemption schedule that starts with 93% exemption in the first year,
declining to 60% exemption in the seventh and last year of the exempticn.
Project will be required to pay full taxes starting the eighth year

o Present value of the proposed tax exemption for Phases 1A and 1B is $3
million, with a cash value of approximately $4.5 miilion

ot e R

Chazs 1h

ResHenfal Rest Estzta Tax Revenues 00T SMIOW §351000 §350000 375000 S30000 [Zardit] 12150 $470,000
Propnsed Abatement Schivdde 13 o 0 ESH iz izt
Sreposad Alzlement | £321 000 [REET) 3108 $284.00 STTI00Y §281,061 S48 000 ]
Fhate 18

Residentisl Heal Exteta Tex Revenes b £330 ltun] S4804800 31000 53000 WEam  Hioow $385,600
Brpsed Ablement Schadul i1 % 0% i) A% 5% i ES |
Proposed Astement i W[ 5T §a7,500 $351,003 [T SI08E  §EA00 §251.00
Y of 44 Abslement {63 6%) 1438000 Fal CashVatueol $AAlereant §2057 00

A of 4B Abtemsnt (5 B%) $1.551.000 Fyi(ach Valuaof 18 Asatamant 2410000

[Tatal Developer Benslits - §3.060.000 Dayeloper Benzfils - Cash Value 4467 000
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Net Town Revenues

8 Over a multi-year period Phases 1A and 1B will generate a net fiscal
benefit to the Town, including incremental municipal and school costs
and the proposed tax exemption to the developer
B Net Tax Revenue to the Town of §1.3 million over a 10-year period
B Net Tax Revenue to the Town of §4.2 million over a 15-year period
e Net Tax Revenue to the Town of $7.5 million over a 20-year period

- Timeframe  10-Year 15-Year 20-Year

Net Revenue Accruing fo Town 96138625  $6992625  $12,300,625
Developer Benefits ' (84467,000)  {$4.467,000)  {§4.467,000)
FY12 Public Infrastructure Improvements (8371933  (§371.933)  (§371.8%3)
NPV of Stomrs Center Town Benafits $1200607  $4153892  97.4616%2

Sourea: AECOM

Town Benefits

0 Once operational, Phases 1A and 1B will support approximately 163
retail jobs and 9 building, parking and grounds management jobs

0 Inaddition, the project will support construction-related jobs at the
project site on a temporary basis during the construction period

o  Construction workers will generate additional sales and activity for
existing shops and retailers in the vicinity of the project area

8 Over a multi-year period Phases 1A and 1B will generate a significant
return on the Town’s initial gap financing contribution
®  §1in Town contribution will return $1.27 in Net Town Revenues over a 10-year

period

e 31 in Town contribution will return §1.86 in Net Town Revenues over a 15-year
period

v 51 in Town contribution will retum $2.54 in Net Town Revenues over a 20-year
period

0 In addition, once operational, we anticipate that the spill-over impacts of
the project will result in increased sales and activity for existing shops
and restaurants adjacent to the project

28



Managing Risk

Managing Risk

O  There is tisk involved with any development project of this scope
o Town has taken a number of steps to manage or mitigate its risk:
m  Finance capital contributions via net revenue derived from project

& Town contribution provided through tax abatement as opposed to
issuance of debt

Maximize use of federal and state grant funds

Value engineering process to adjust project scope to reduce costs to
meel budget

Developer parties assume liability for envirenmental conditions
Developer parties committed to build to certain minimum levels

2
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Managing Risk

=

B H B

4]

SCA assumes any operational deficit for parking system
through parking management agreement with SCA

Long-term lease with EDR for 98 years
Reasonable capital maintenance obligations for garage
Shared relocation costs

Special conditions that developer parties must satisfy
before Town initiates construction on garage
Comprehensive insurance requirements, dispute
resolution process and restrictions on transfer and
assignment

Project Benefits
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Project Benefits

0 Civic/public
s Create Town Square and civic center

5 Create infrastructure to develop a great Main Street
(Village Street)

@ New goods and services for residents
o Environmental

2 Improve storm water quality and management and
wetland habitat

= Preserve 25 acres of open space .

B Built in accordance with SDD and sustainability
guidelines

m Pedestrian-oriented/walkable

Project Benefits (cont’d)

0 Economic development

m Grow Town’s tax base — project will increase
grand list by approx. 4%; SCA and EDR become
largest taxpayer

B 174 new jobs

m New customers and business opportunities for
existing businesses

31



Next Steps

Next Steps

0 Town Council referral of development
agreement to PZC for review under CGS §8-
24 and to Mansfield Downtown Partnership,
Inc. as municipal development agency for
Storrs Center |

O Public hearing scheduled for 7:00 PM on
12/09/10 at EOS High School Auditorium

32



Next Steps

o Town Council consideration of draft
development agreement. Council approval
actions would include authorization for Town
Manager to execute agreement and specific
approval of tax assessment fixing agreements

33
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DEVELOPMENT AGREEMENT

THIS DEVELOPMENT AGREEMENT (the “Agreement”) is made as of the __ day of
, 2010, by and between the TOWN OF MANSFIELD (the “Town™), a municipal

corporation organized under the laws of the State of Connecticut, having an address at 4 South
Eagleville Road, Mansfield, Connecticut 06268, and STORRS CENTER ALLIANCE, LLC, a limited
liability company formed under the laws of the state of Connecticut (“SCA™), having an address at
P.O. Box 878 — 233 Route 17, Tuxedo, New York 10987, and EDUCATION REALTY TRUST, INC,,
a corporation formed under the laws of the state of Maryland (“EDR™), having an address at 530 Qak
Court Drive, Suite 300, Memphis, Tennessee 38117.

RECITALS

A. In 2004, following a competitive selection process, SCA was designated Master
Developer of the real estate project known as Storrs Center in Mansfield, Connecticut (“Storrs Center”
or the “Project”™) by Mansfield Downtown Partnership, Inc. (the “Partnership™), an entity designated by
the Town of Mansfield Town Council as a development agency under Section 8-188 of the
Connecticut General Statutes. Storrs Center is anticipated to eventually comprise up to 800 units of
housing, approximately 150,000 to 200,000 square feet of retail, office, and other commercial space, as
well as other public and private improvements. _

B. Working in conjunction with the Partnership and the Town, SCA prepared and obtained
all necessary approvals for a Municipal Development Plan (such approved Plan, the “MDFP”), as well
as other entitlements for Storrs Center, including rezoning of certain portions of the Project Site
(hereinafter defined) by the Town’s Planning and Zoning Conumission, and various other federal, state
and local approvals.

C. The main campus of the University of Connecticut {the “University”) is located
adjacent to the Project Site. The University has determined that development of Storrs Center will
further its institutional mission and has entered into a series of agreements with SCA providing for the
sale and lease of land, for the sharing of responsibility with respect to environmental matters, and for
the provision of water and sewer services to benefit Storrs Center; the Water Supply Agreement and
Sewer Services Agreement between SCA and the University, each dated November 21, 2006, are
referred to herein collectively as the “University Infrastructure Agreements™).

D. SCA has also entered into agreements with certain private parties to acquire additional
land in the Project Site.
E. The Town has been awarded state and federal grants to make certain public

improvements that will benefit Storrs Center, including (i} approximately $5,250,000 in state and
federal funds to be utilized to design and construct improvements to Storrs Road (Route 195) (as
described in Section 4.01 of this Agreement, collectively, the “Storrs Road Improvements”, (if)
approximately $1,025,000 in state funds to be utilized to design and construct improvements to Dog
Lane (as described in Section 4.02 of this Agreement, collectively, the “Dog Lane Town
Improvements™); (iii) $10,000,000 in state funds to be utilized for the design and construction of a
parking structure and $490,000 in Federal Transit Administration funds to be utilized for the design
and construction of intermodal facilities within Storrs Center (as described in Article 3 of this
Agreement, collectively, the “Intermodal/Parking Facility™); and (iv) $500,000 in state Small Town
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Economic Assistance Program Grant funds and $175,000 in USDA Rural Business Enterprise Grants
which have been utilized for planning and other consultant services related to Storrs Center. The
Town anticipates being awarded $4,940,000 in Federal Transit Administration Bus and Facilities
Program funds for design and construction of “transit pathways ” consisting of internal roadways,
intermodal facilities and other improvements serving the Intermodal/Parking Facility (as described in
Article 5 of this Agreement, the “Transit Pathway Improvements”, and together with the Storrs Road
Improvements, Town Dog Lane Improvements and the Intermodal/Parking Facility, the “Public
Improvements™). o

F. SCA and EDR have entered into a Development Agreement Storrs Center Phases 1A
and 1B dated as of August 23, 2010, for the joint development of portions of Storrs Center (the
“SCA/EDR Agreement™), pursuant to which SCA and EDR, or their respective affiliates, plan to form
a limited liability company (the “Developer Entity™) to undertake the development of Phases 1A and
1B of Storrs Center. SCA and EDR have the shared goal of developing the initial phases of Storrs
Center, which, as currently planned, is expected to include (i) 260 to 290 residential rental apartments
(collectively, and as further described in Section 8.01, the “Residential Component™) and
approximately 60,000 to 70,000 net square feet of retail and other commercial space (collectively, and
as further described in Section 8.01, the “Commercial Component™), located in mixed-use buildings on
both sides of Dog Lane, (ii} a surface parking lot on the north side of Dog Lane (the “Dog Lane Lot™),
a portion of which will be leased by SCA and EDR from the University and a portion of which will be
owned by SCA and EDR, and (iii) certain infrastructure described in this Agreement (collectively, and
as further described in Section 8.01, “Phases 1A and 1B”). Conceptual plans for Phases 1A and 1B
have been prepared for SCA and EDR by BL Companies, as described in a report prepared by BL
Companies, entitled “Conceptual Planning - Phases 1A & 1B - Storrs Center” dated May 5, 2010 (the
“Conceptual Plans”). SCA and EDR plan to develop Phases 1A and 1B in partnership, with the
understanding and agreement that EDR (or its affiliate) shall own the Residential Component and SCA
(or its affiliate) shall own the Commercial Component, when separate ownership of these project
components can be accomplished.

G. Following designation by the Partnership of SCA as Master Developer for Storrs
Center, both the Town and SCA have invested significant resources on a variety of activities related to
the development, including pursuing various planning, architecture, engineering and parking studies,
obtaining rezoning and other governmental approvals, securing grants, and negotiating between them
and/or with the Partnership, the University, private landowners, prospective retail tenants and others.

H. Phases 1A and 1B are generally depicted on the site plan attached hereto as Exhibit A
(the “Phase 1A/1B Site Plan™).

L. The Town, SCA and EDR have agreed on a schedule for the development of Phases 1A
and 1B, which is attached hereto as Exhibit B (as the same may be amended pursuant to Section 2.04
of this Agreement or otherwise with the approval of all Parties hereto, the “Phase 1A/1B Schedule™).

I The land on which Storrs Center (and the related conservation area) will be located (the
“Project Site™), is generally depicted on the site plan attached hereto as Exhibit C (the “Project Site
Plan™).

K. SCA and EDR have requested that the Town enter into this Agreement in order to
accommodate the development of Phases 1A and 1B.

4214999473 iy .



L. The Town, SCA and EDR desire to set forth herein their general agreement with respect
to Phases 1A and 1B, while recognizing that this Agreement will be the first of a series of agreements
that will be necessary to carry out their mutual intentions and to achieve their respective goals with
respect to Phases 1A and 1B, which they recognize as being interdependent and mutually supportive.

NOW, THEREFORE, in consideration of the mutual covenants and agreements herein set
forth, and for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the parties hereto agree as follows:

ARTICLE 1

DEFINITIONS; RECITALS

Section 1.01  Definitions. For purposes of this Agreement, the following terms shall, unless
the context otherwise requires, have the respective meanings ass] gned to such terms in this Article 1 or
the Recital, Section, or Article of this Agreement referred to below:

(a) “Agreement” — See the Introductory Paragraph.
(b) “Alternate Design” — See Section 3.01(a).

(©) “Anmual Reserve Amount” means an annual amount of $50,000 per fiscal year
of the Town, commencing with such fiscal year in which operations of the Public Garage commence,
which annual amount shall increase each year by the increase in CPI over the preceding fiscal year, but
not more than 10% in any 3-year period, and in no event shall the Annual Reserve Amount in any
fiscal year be less than the amount of the preceding fiscal year’s Annual Reserve Amount.

(d) “Authorized Representative” — See Section 24.15(a).

() «“Available Parking Spaces” means such parking spaces in the Public Garage
that are not reserved for use by residents of the Residential Component pursuant to the terms of the
Parking Lease.

(f) “Business Day” means any day other than a Saturday, Sunday, legal holiday as
recognized in the Town of Mansfield or the State of Connecticut, or any other day on which, in the
State of Connecticut, the United States Post Office has no scheduled deliveries.

{(g) “Commercial Component” — See Recital F.
(h) “Conceptual Plans” — See Recital F.
(i) “CPI” — See Section 9.02(c).

)] “DECD Grant Agreement” means that certain Assistance Agreement between
the Town and the State of Connecticut Department of Economic and Community Development, and
executed by the Town on December 24, 2009 and by DECD on November 15, 2010, together with any
related agreements, including, without limitation, that certain Restrictive Covenant and Negative
Pledge Apreement referred to therein, as such documents may be amended from time to time.

Notwithstanding anything to the contrary contained herein, the Restrictive Covenant and Negative
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Pledge Agreement shall have priority over any other encumbrances affecting the Intermodal/Parking
Facility (including any easements or licenses granted hereunder).

k) “Developer Entity” — See Recital F.

M “Developer Party” means, individually, any of SCA, EDR or, once it has
become a Party to this Agreement, the Developer Entity, and “Developer Parties” means, collectively,
SCA, EDR and, once it has become a Party to this Agreement, the Developer Entity.

(m)  “Developer Party Affiliate™ means any of the following: (i) Developer Entity
(until such time as it is made a Developer Party to this Agreement), (i) Leyland, and (iii) any Person
controlling, under common control with or controlled by SCA, EDR, Leyland, and/or the Developer
Entity.

(n) “Developer Party Default” — See Section 18.01.

(0) “Developer Party Improvements” — The Phase 1 A/1B Private Improvements
and the Developer Party Infrastructure.

(p) “Developer Party Infrastructure™ — See Section 8.02(a).

(p “Developer Party Infrastructure Contribution” — See Section 8.02(b).
() “Dog Lane Lot” — See Recital H.

(=) “EDR™ — See Recital I.

(1) “ELUR” — See Section 6.02(a).

(u) “Environmental Activities” — See Section 6.03(a).

(v) “Expenses” — See Section 6.04(a).

(w)  “Environmental Reports™ — See Section 6.01(a).

(x) “Financing Commitments” — See Section 19.01(c).

(¥} “Fire Prevention Services Fee” — See Section 8.05.

(z) “Force Majeure Event” means any actual delay in the performance of a Party’s
obligations hereunder, without its fault or negligence, to the extent due to strikes, lockouts, or other
labor or industrial disturbance, civil disturbance, act of the public enemy, terrorism, war, riot, sabotage,
blockade, embargo, lightning, earthquake, fire, casualty, extreme storm, hurricane, tornado, flood,
washout, explosion, declaration of national emergency, unusually severe weather which affects the
required performance hereunder, or any other cause whatsoever beyond the reasonable control of the
Party responsible for performance, including, without limitation, (a) as to the performance of the
Town’s obligations, the occurrence or continuance of any material default hereunder by any Developer
Party, (b) as to the performance of any of the obligations of any Developer Party, the occurrence or
continuance of any material default hereunder by the Town, (¢) the failure of any construction
manager, contractor, subcontractor or supplier to furnish services, materials or equipment in
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connection with the construction of any Improvement if such failure is caused by a Force Majeure
Event, if and to the extent, and only so long as the Party claiming the delay is not able, after using
commercially reasonable efforts, to obtain substitute services, materials or equipment of comparable
quality and cost, (d) any third-party legal challenge or any action, proceeding or litigation, including
any administrative appeal, relating to any Governmental Approval required for the development of the
Project, to the extent the same prohibits or substantially inhibits the ability of the applicable Party to
proceed; provided, however, that for purposes of this definition, lack of funds shall not be deemed to
be a cause beyond the control of a Party, except that (A) the inability of the Town to obtain
disburserments of grant proceeds under any Public Funds Agreement shall constitute a cause beyond
the reasonable control of the Town unless such inability is (x) the result of the Town’s failure to use
commercially reasonable efforts to obtain the grant proceeds, or (v) due to the Town’s failure to satisfy
all conditions for the receipt of the grant proceeds that are within the Town’s reasonable control, if
such failure is due to the Town’s negligence or willful misconduct or due to any default by the Town
under said Public Funds Agreement which default does not arise out of any default by any Developer
Party in the performance of such Developer Party’s obligations under this Agreement, and (B) the
inability of any Developer Party to obtain construction loan advances necessary to perform its
obligations hereunder shall constitute a cause beyond the reasonable control of such Developer Party,
if such inability is the result of (x) the Town’s default under this Agreement or any Public Funds
Agreement, (y)' the Town’s failure to satisfy all conditions for the receipt of disbursements of grant
proceeds that are within the Town’s reasonable control, where such failure is due to the Town's
negligence or willful misconduct, or (z) the Town’s failure to use commercially reasonable efforts to
obtain the grant proceeds.

(aa) “Government Approvals” means all modifications to the Mansfield Zoning
Regulations adopted for the benefit of the Project or to any previously issued special permit that may
be required and all other approvals, permits, licenses, and entitlements necessary to construct, develop,
operate and occupy the applicable Improvements as contemplated by the plans and specifications
therefor and this Agreement.

(bb)  “Grant Party” means any party under a Public Funds Agreement that 1s
responsible for disbursing or administering the disbursement of grant proceeds or other public funds
thereunder to the Town or any Person that is otherwise responsible for administering such Public
Funds Agreement or public funds program.

(cc)  “Guarantors” means any Person providing a Guaranty or other guaranty to the
Town pursuant to the terms hereof or of any Related Agreement.

(dd)  “Guaranty” — See Section 24.12 (a).

(ee)  “Improvements” means collectively, the Developer Party Improvements and
the Public Improvements and, individually, as the context requires.

(f)  “Intermodal Facility Design Grant Agreement” means that certain Assistance
Agreement effective as of May 27, 2009 between the Town and the Greater Hartford Transit District,
as it may be amended from time to time.

(zg) “Intermodal/Parking Facility” — See Recital E and Section 3.01.

(hh)  “Internal On-Street Parking” — See Section 9.01.
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(ii) “Legal Requirements™ means, collectively, (a) any and all judicial decisions,
orders, injunctions, writs, statutes, laws, rulings, rules, regulations, permits, certificates, or ordinances
of any courts, boards, agencies, commissions, offices, or authorities of any nature whatsoever of any
governmental unit (federal, state, county, district, municipal, city, or otherwise), whether now or
hereafter in existence, which have jurisdiction over all or any portion of the Project, in any way
applicable to the applicable Party or the Project including, but not limited to, any of the aforesaid
dealing with the zoning, subdivision, hazardous substances, design, construction, ownership, use,
handicapped accessibility or condition of the Project and including, without limitation, the Storrs
Center Special Design District Guidelines, (b) the University Infrastructure Agreements and (c) the
Public Funds Agreements. '

()  “LEP” - See Section 6.02(%).

(kk) “Leyland” means LeylandAlliance LLC, a limited liability company formed
under the laws of the state of Delaware, and the sole member of SCA.

(1D “MDP*” — See Recital B.
(mm) “Mortgage” — See Section 17.02(a).

(nn)  “Mortgagee” means any holder of a Mortgage who has notified the Town in
writing at the address specified for notices to the Town in Article 20 of such holder’s name and
address.

{00) “Negative Pledge™ — See Section 1.01(j).

{pp) “Parking Availability Date” — See Section 9.02(c).

(qq) “Parking Lease™ — See Section 9.02(h).

(1) “Parking Management Agreement” — See Section 9.05(a).
(ss)  “Partnership” — See Recital A.

(it} “Party™ means individually (unless otherwise expressly provided herein) as the
context requires, SCA, EDR, the Town or, once it becomes a party hereto, the Developer Entity, and
“Parties™ means, collectively, SCA, EDR, the Town and once it becomes a party hereto, the Developer
Entity.

(uu)  “Person” means any individual, general partnership, limited partnership,
limited liability company, limited liability partnership, corporation, joint venture, trust, business trust,
cooperative, association or other legal business entity or governmental authority.

(vv)  “Phase” means Phase 1A or Phase 1B as shown on the Phasel A/1B Site Plan.

(ww) “Phase 1 Area” means the area designated as “Phase 1™ on Exhibit D annexed
hereto.

(xx)  “Phase 1A Private Improvements™ — See Section 8.01(b).
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(yy) “Phase 1A/1B Private Improvements™ — See Section 8.01(a).
(zz) “Phase 1A/1B Schedule” — See Recital I and Section 2.04.
(aaz) “Phase 1A/1B Site Plan” - See Recital H.

(bbb) “Phases 1A and 1B” — See Recital F.

(cccj “Phase 1B Private Improvements™ — See Section 8.01(c).
(ddd) “Private Landowner Agreements” ~ See Recital D.

(eee) “Project” — See Recital A.

(fff)  “Project Site Plan” — See Recital J.

(gzg) “Public Funds Agreement” means any of the Intermodal Facility Design Grant
Agreement, DECD Grant Agreement, or any other grant agreement, assistance agreement,
disbursement arrangement or applicable laws and regulations pursuant to which federal or state funds
have been or are anticipated to be disbursed to pay or reimburse the Town for the Town’s design,
construction and other development activities with respect to the Public Improvements. -

(hhh) “Public Garage” — See Section 3.01.
(iiiy  “Public Garage Term” — See Section 9.02(%).
(i  “Public Improvements” — See Recital E.

(kkk) “Related Agreement” means the Parking Lease relating to the
Intermodal/Parking Facility, the Parking Management Agreement, the Town Square License
Agreement, or any other agreement entered into between the Town and any Developer Party or
Developer Party Affiliate pursuant to the terms hereof or contemplated hereunder.

(1) “Relocation Costs” — See Section 10.01.

(mmm) “Repair and Replacement Reserve” means an Intermodal/Parking Facility
repair and replacement reserve to be established by the Town within ninety (90) days following the Jast
day of the first fiscal year of the Town occurring during the Public Garage Term (as defined in Section
9.02) for the costs of maintaining the structural integrity of the Public Garage (and of the
Intermodal/Parking Facility if the Public Garage is a part thereof) and its building systems, and of
repairing, restoring, replacing or improving such Improvement’s building systems or components
thereof, excluding routine maintenance incurred as an operating expense.

(nnn)  “Residential Component” — See Recital F.
(000) “Residential Component Parking Spaces” — See Section 9.02(a).
(ppp)  “RSRs”™ — See Section 6.02(a).

(qqq) “SCA” — See Recital A.
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(rrr) - “SCA’s Agents” — See Section 6.03(a).

(sss) “SCA/EDR Agreement” — See Recital F.

(ttt)  “STC Certificate” - See Section 7.03.

(uuu) “Storrs Center” — See Recital A.

(vvv) “Storrs Center Public Improvements Account” — See Section 8.03(a).

(www) “Storrs Road Improvements” — See Recital E, Section 4.01 and Schedule
4.01(a).

(xxx) “Streetscape Improvements” — See Section 8.02(b).
(yyy) “Tax Incentive Agreement” — See Section 8.04.
(zzz) “Town” — See the Introductory Paragraph.

(aaaa) “Town Default” — See Section 18.02.

(bbbb) “Town Dog Lane Improvements” — See Recital E, Section 4.02 aﬁd Schedule
4.02(a).

(ccec) “Town Indemnitees™ — See Section 6.04(a).
(dddd) “Town Parcels” — See Section 6.01(a).

(eece) “Town Square” means the area designated as such on the Phase 1A/1B Site
Plan.

(ffff) “Town Square License Agreement” — See Section 11.03(a).

(gggg) “Transfer” means any voluntary or involuntary sale, disposition or other
conveyance of all or any portion of the real property (including any improvement now or hereafter
located thereon) constituting Phases 1A and 1B, or any interest therein, or any transfer of a majority or
controlling interest in SCA or EDR; provided, however, that a Transfer shall not include the transfer of
interests in EDR so long as it remains a publicly traded company.

(hhhh) “Transfer Act”™ — See Section 6.01(b).

(iii)  “Transit Pathway Improvements” — See Recital E, Section 5.01 and Schedule
3.01(a).

(jiij)  “Transit Pathway Matching Funds™ — See Section 5.01(b).
(kkkk) “University” — See Recital C.

()  “University Infrastructure Agreements™ — See Recital C.
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{mmmm) “University Environmental Agreement” means that certain

Environmental Compliance and Indemnification Agreement between the University and SCA, dated
November 21, 2006.

(nnnn) “Voluntary Program” — See Section 6.01(b).

Section 1.02  Recitals. The Recitals set forth above are hereby incorporated in and made a
part of this Agreement. - '

ARTICLE 2

PHASES 1A AND 1B

Section 2.01 Acknowledgment of Interrelationship. The Parties acknowledge that (a) the
Phase 1A/1B Private Improvements, Developer Party Infrastructure and Public Improvements are
interrelated as described herein and that all such components are necessary for a successful Storrs
Center project, (b) the parking contained in the parking structure portion of the Intermodal/Parking
Facility will be used, inter alia, to satisfy parking needs relating to the use and occupancy of the Phase
1A/1B Private Improvements, that SCA and EDR would not be undertaking to construct the Phase
1A/1B Private Improvements or the Developer Party Infrastructure in the absence of the Town’s
agreements herein to construct the Public Improvements, which are necessary for the proper
functioning and success of the Phase 1A/1B Private Improvements, and that the Town is relying on the
parking demand to be generated by the use and occupancy of the Phase 1 A/1B Private Improvements
to provide revenue to operate and maintain the Intermodal/Parking Facility, (c) the Storrs Road
Improvements, Town Dog Lane Improvements, Transit Pathway Improvements and the Developer
Party Infrastructure are being made to satisfy certain regulatory requirements regarding Phases 1A and
1B and to support the development, use and occupancy of the Intermodal/Parking Facility, the Phase
1 A/1B Private Improvements and the development of subsequent phases of Storrs Center. The Parties
also acknowledge that the Town is undertaking its Public Improvement obligations and various public
funding sources have made certain commitments to provide public funds as a component of Storrs
Center to realize the goals of the MDP, improve the quality of life for Mansfield residents, enhance the
institutional mission of the University of Connecticut, and generate parking fees and property tax
revenues. But for the development and completion of the Improvements as provided herein, the
Parties and the public funding sources would not undertake the public and private investment or other
obligations relating to development and completion of the Improvements. Therefore, the Parties
acknowledge that the commencement and completion of the Public Improvements, the Phase 1A/1B
Private Improvements and the Developer Party Infrastructure all in a timely manner and in substantial
accordance with the Phase 1A/1B Schedule and the terms of the Public Funds Agreements, is critically
important to the success of the Project.

Section 2.02  Preparation of Plans. SCA and EDR hereby confirm that they have authorized
the preparation of architectural and engineering plans by BL Companies and Patrick Pinnell, as
required for the development of the Phase 1A/1B Private Improvements, which preparation is
underway and shall be based upon the terms of this Agreement, the Conceptual Plans and the Phase
1A/1B Site Plan, with such changes thereto as SCA and EDR shall require, provided that such plans
shall be in accordance with the terms of this Agreement and all applicable Legal Requirements. The
Town hereby confirms that it has issued a request for proposals for design firms with respect to certan
components of the Public Improvements, and has begun preparation of engineering plans for other
components of the Public Improvements. The Parties shall pursue the preparation and completion of
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all such plans in accordance with the Phase 1A/1B Schedule and so that all requisite governmental
approvals can be obtained, contracts can be bid and construction can commence, proceed and be
completed in accordance with the Phase 1A/1B Schedule. Each Party shall promptly inform the other
Parties in writing with respect to any delays in any of the foregoing activities that could reasonably be
expected to adversely impact a Party’s obligations under the Phase 1A/1B Schedule.

Section 2.03 Force Majeure. Whether stated or not, all periods of time in this Agreement are
subject to this Section 2.03. No Party shall be considered in default of its obligations under this
Agreement in the event of enforced delay due to, without its fault or negligence, any Force Majeure
Event. In the event of any such enforced delay, the time or times for performance of the obligations of
the Party claiming such enforced delay shall be extended for a reasonable time period commensurate
with the impact of such event; provided, however, that the Party seeking the benefit of this Section
2.03 shall take commercially reasonable steps to mitigate the effects of such Force Majeure Event and,
prompily after such Party knows of any such Force Majeure Event (as soon as practicable but no
longer than ten (10) days), notify the other Parties of the specific delay in writing and claim the right to
a reasonable extension hereunder; provided, however, that any Party’s failure to notify any other Party
of a Force Majeure Event shall not alter, detract from or negate its character as an enforced delay if
such Force Majeure Event was not known or reasonably discoverable by the Party claiming the benefit
thereof.

Section2.04  Phase 1A/1B Schedule. Attached hereto as Exhibit B is the Phase 1A/1B
Schedule. The Parties acknowledge that they have been working to develop, and shall contime to
refine, a critical path consiruction schedule for the coordinated construction of the Improvements
which shall reflect the Parties® obligations under this Agreement with respect to the schedule required
for completion of the Improvements. The Parties shall cooperate in addressing any impacts on the
Phase 1A/IB Schedule due to any enforced delay in a Party’s obligations arising from a Force Majeure
Event. Other than with respect to a Force Majeure Event as aforesaid, the dates for performance of the
Parties” obligations set forth on the Phase 1A/1B Schedule shall not be extended without the approval
of the Parties.

Section2.05  Public Funds Apreements. The Town agrees that it shall not amend the DECD
Grant Agreement or any other grant agreement related to the Public Improvements in a way that would
materially adversely affect SCA, EDR, Phases 1A and 1B or any other portion of the Project, or enter
into any new grant agreement relating to the Public Improvements that would have such a material
adverse effect, unless SCA and EDR approve such amendment or new agreement.

ARTICLE 3
DEVELOPMENT OF INTERMODAL/PARKING FACILITY

Section 3.01 Development of Intermodal/Parking Facility.

(a) Subject to the terms and provisions of this Agreement, the Town will be
responsible for design and construction of the Intermodal/Parking Facility. The Town and designated
representatives of SCA and EDR shall work together in a collaborative manner so that SCA and EDR
shall have a reasonable opportunity to comment on the design of the Intermodal/Parking Facility and
the Town shall incorporate design suggestions and requests as may reasonably be proposed jointly by
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'SCA and EDR, provided such suggestions and requests (i) are provided in a timely manner so as not to
cause a delay in the schedule for design or construction of the Intermodal/Parking Facility, (ii) are in
compliance with applicable Legal Requirements and the requirements of any Grant Party, and (iii) are
otherwise reasonably acceptable to the Town, given the need to work within the budget provided by
the available grant funds, and considering all other factors deemed relevant by the Town. The
Intermodal/Parking Facility may include an intermodal hub as part of or adjeining the parking structure
or such intermodal hub may be located along proposed Village Street or in another location mutually
agreed to by the Parties. The structured parking portion of the Intermodal/Parking Facility which does
not contain any intermodal elements or facilities is sometimes referred to in this Agreement as the
“Public Garage”. The Intermodal/Parking Facility will be initially designed to accommodate
approximately 540 structured parking spaces (the “Basic Design™). The Town shall also prepare an
alternate design for the Intermodal/Parking Facility that includes one additional level of parking in the
parking structure, increasing its capacity to no more than 650 parking spaces (the “Alternate Design™),
provided such design costs can be funded within the budget approved by the Grant Party under the
DECD Grant Agreement (which funding will be pursued by the Town in a commercially reasonable
manner). If the design costs of such Alternate Design cannot be funded within such budget, SCA and
the Town will cooperate in good faith to find a way of proceeding with the design of the Alternate
Design. Both the Basic Design and Alternate Design (and the Residential Component plans) shall
reflect the Parties’ intention that the Residential Component within Phase 1B (shown as TS-2 on the
Phase 1A/1B Site Plan) shall have convenient and direct access to the parking structure, and the Parties
shall cooperate with one another with respect to furnishing information with respect to their respective
proposed improvements that is reasonably necessary to design the Improvements with such access;
provided, however, that such access requirement shall be subject to reasonable limitations based on
cost and impact on the balance of the design for the Intermodal/Parking Facility, and such reasonable
terms and conditions as may be specified in the Parking Lease.

(b) If the aggregate estimated costs and expenses to develop the
Intermodal/Parking Facility in accordance with the plans and specifications for the Basic Design
(including, without limitation, hard costs of construction, design and soft costs, an allowance for
contingency costs designated by the Town, (but not to exceed 10% of the hard costs of construction (or
such preater amount as may be required by the applicable Grant Party(ies}))), general conditions costs,
construction management or general contractor fees, based on the bids for the work acceptable to the
Town, and grant administration costs) and applicable Legal Requirements exceed the proceeds
available therefor under the terms and provisions of the DECD Grant Agreement, the Intermodal
Facility Design Agreement and, in the Town’s reasonable discretion, any other applicable Public
Funds Agreement and applicable Legal Requirements relating to such funds, the Town will have the
right to reduce the costs of the Intermodal/Parking Facility to eliminate any deficiency, through
alternative engineering and/or reductions in the scope of the Intermodal/Parking Facility. The Town
will consult with SCA and EDR with respect to any material changes to the Intermodal/Parking
Facility resulting from such process, recognizing that SCA has been closely involved with the design
thereof from the inception of the concept to the obtaining of entitlements and funding therefor, that the
Intermodal/Parking Facility is integral to the success of the Project, and that the Intermodal/Parking
Facility is to be managed by SCA pursuant to the Parking Management Agreement. The Town will act
reasonably to incorporate SCA’s and EDR’s reasonable joint comments that satisfy the criteria
described in Sections 3.01(a)}(i), (i) and (iii). SCA and EDR acknowledge the limited purposes for
which proceeds may be used under the DECD Grant Agreement and the Intermodal Facility Design
Grant Agreement, and the Town’s desire to design and develop the Intermodal/Parking Facility in such
a manner as to maximize the use of such proceeds and any other proceeds that may be available for
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such purposes to the extent not needed for the other Public Improvements; similarly, the Town
acknowledges that the Intermodal/Parking Facility is being designed and built to support the Phase
1A/1B Private Improvements, so the Town shall give due regard to the needs of SCA and EDR in both
- the design and construction of the Intermodal/Parking Facility in the context of the limitations .
expressed in this Section 3.01.

(c) If the aggregate estimated costs and expenses to develop the
Intermodal/Parking Facility in accordance with the plans and specifications for the Alternate Design
(including, without limitation, hard costs of construction, design and soft costs, an allowance for
contingency costs designated by the Town, (but not to exceed 10% of the hard costs of construction (or
such greater amount as may be required by the applicable Grant Party(ties))), general conditions costs,
construction management or general contractor fees, based on the bids for the work acceptable by the
Town, and grant administration costs) and applicable Legal Requirements do not exceed the proceeds
available therefor under the terms and provisions of the DECD Grant Agreement, the Intermodal
Facility Design Agreement and, in the Town’s reasonable discretion, any other applicable Public
Funds Agreement, then subject to the terms and provisions of this Agreement, the Intermodal/Parking
Facility will be constructed substantially in accordance with the Alternate Design. However, the
Alternate Design will not apply if such estimated costs and expenses exceed such available grant
proceeds unless, within thirty (30) days after notice thereof from the Town to SCA and EDR, SCA
and/or EDR agrees to pay the deficiency and adequate assurance of such Party’s financial performance
reasonably satisfactory to the Town is delivered to the Town prior to construction contracting for such
Alternate Design. Unless the conditions set forth herein with respect to the Alternate Design are
timely satisfied, then, subject to Sections 3.01(b), the Basic Design shall apply.

(d} Subject to the terms and provisions of this Agreement, the Town agrees to
complete the Intermodal/Parking Facility in a good and workmanlike manner substantially in
accordance with the design therefor prepared as provided above, the Phase 1A/1B Schedule, and all
applicable Legal Requirements. In the event of any proposed material change to the scope of the
Intermodal/Parking Facility during construction, such change shall be reviewed by the Parties in the
same manner as changes to the design set forth above, but the Parties shall cooperate to complete such
process so as to avoid delays in construction of the Intermodal/Parking Facility. Subject to the terms
of Section 19.04, SCA shall acquire and convey (or cause the conveyance of) the land for the
Intermodal/Parking Facility to the Town when necessary to accommodate the development schedule
for the Intermodal/Parking Facility and the terms of the Public Funds Agreements, which land shall
constitute one or more legal lots having access to a public road (which may be via right of way or
perpetual easement over a private road reasonably satisfactory to the Town if fee title cannot be
provided), and be of such dimensions and in such location as is necessary to legally and operationally
accommodate the construction, operation and maintenance of the Intermodal/Parking Facility. Such
conveyance shall be by Connecticut full covenant warranty deed which conveys good and marketable
fee simple title to the Town for $0 consideration, free and clear of all liens and encumbrances other
than those approved by the Town in its reasonable discretion.

Section 3.02 DECD Grant Agreement. The Parties acknowledge that the DECD Grant
Agreement includes certain disbursement conditions relating to the portions of Storrs Center to be
under construction and/or financing. The Parties, with the assistance of the Partnership, are seeking
certain approvals and/or modifications relating to such conditions to enable the disbursement of grant
proceeds based on the development of Phases 1A and 1B. The Parties shall use commercially
reasonable efforts to obtain such approvals or modifications. If such approvals or modifications are
not obtained, despite a Party’s commercially reasonable efforts, any delay caused by such failure shall
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be deemed a Force Majeure Event as to such Party.

ARTICLE 4

DEVELOPMENT OF STORRS ROAD IMPROVEMENTS AND TOWN DOG LANE
IMPROVEMENTS

Section 4.01  Development of Storrs Road Improvements.

(a) Subject to the terms and provisions of this Agreement, the Town will be
responsible for design and construction of the Storrs Road Improvements. The Storrs Road
Improvements shall be located as generally described in Schedule 4.01(a). The Town and designated
representatives of SCA and EDR shall work together in a collaborative manner so that SCA and EDR
shall have a reasonable opportunity to comment on the design of the Storrs Road Improvements and
the Town shall incorporate design suggestions and requests as may reasonably be proposed jointly by
SCA and EDR, provided such suggestions and requests (i) are provided in a timely manner 5o as not to
cause a delay in the schedule for design or construction of the Storrs Road Improvements, (ii) are in
compliance with applicable Legal Requirements and the requirements of any Grant Party, and (i1i) are
otherwise reasonably acceptable to the Town, given the need to work within the budget provided by
the available grant funds, and considering all other factors deemed relevant by the Town.

(b) SCA and EDR have seen and approved the current design of the Storrs Road
Tmprovements that was filed with the State of Connecticut Department of Transportation. The plans
and specifications for the Storrs Road Improvements are in the process of being prepared. If the
agpregate estimated costs and expenses to develop the Storrs Road Improvements in accordance with
the plans and specifications developed therefor (including, without limitation, hard costs of
construction, design and soft costs, an allowance for contingency costs designated by the Town (but
not to exceed 10% of the hard costs of construction (or such greater percentage as may be required by
the applicable Grant Party(ies))), general conditions costs, construction management or general
contractor fees, based on the bids for the work acceptable to the Town, and grant administration costs)
and applicable Legal Requirements exceed the proceeds of the grants in the approximate aggregate
amount of $5,250,000 earmarked therefor, the Town will have the right to reduce the costs of such
work to eliminate any deficiency, through alternative engineering of the Storrs Road Improvements
and/or reductions in the scope of the Storrs Road Improvements. The Town will consult with SCA and
EDR with respect to any material changes to the Storrs Road Improvements resulting from such
process, recognizing that SCA has been closely involved with the design thereof from the inception of
the concept to the obtaining of entitlements and funding therefor, and the Storrs Road Improvements
are integral to the success of the Project. The Town will act reasonably to incorporate SCA’s and
EDR’s reasonable joint comments that satisfy the criteria described in Sections 4.01(a)(i), (i) and (iii).

() Subject to the terms and provisions of this Agreement, the Storrs Road
Tmprovements shall be completed in a good and workmanlike manner substantially in accordance with
the design therefor prepared as provided above, the Phase 1A/1B Schedule (or earlier if elected by the
Town) and all applicable Legal Requirements. In the event of any proposed material change to the
scope of the Storrs Road Improvements during construction, such change shall be reviewed by the
Parties in the same manner as changes to the design set forth above, but the Parties shall cooperate to
complete such process so as to avoid delays in construction of the Storrs Road Improvements.
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Section-4.02 Development of Town Dog Lane Improvements.

(a) Subject to the terms and provisions of this Agreement, the Town will be
responsible for design and construction of the Town Dog Lane Improvements. The Town Dog Lane
Improvements shall be located as generally described in Schedule 4.02(a). The Town and designated
representatives of SCA and EDR shall work together in a collaborative manner so that SCA and EDR
shall have a reasonable opportunity to comment on the design of the Town Dog Lane Improvements
and the Town shall incorporate design suggestions and requests as may reasonably be proposed jointly
by SCA and EDR, provided such suggestions and requests (i) are provided in a timely manner so as
not to cause a delay in the schedule for design or construction of the Town Dog Lane Improvements,
(ii) are in compliance with applicable Legal Requirements and the requirements of any Grant Party,
and (iii) are otherwise reasonably acceptable to the Town, given the need to work within the budget
provided by the available grant funds, and considering all other factors deemed relevant by the Town.

(b) If the aggregate estimated costs and expenses to develop the Town Dog Lane
Improvements in‘accordance with the plans and specifications developed therefor (ircluding, without
limitation, hard costs of construction, design and soft costs, an allowance for contingency costs
designated by the Town (but not to exceed 10% of the hard costs of construction (or such greater
amount as may be required by the applicable Grant Party(ies))), general conditions costs, construction
management or general contractor fees, based on the bids for the work acceptable to the Town, and
grant admunistration costs) and applicable Legal Requirements exceed the proceeds of the grants in the
aggregate approximate amount of $1,025,000 earmarked therefor, the Town will have the right to
reduce the costs of such work to eliminate any deficiency, through alternative engineering of the Town
Dog Lane Improvements and/or reductions in the scope of the Town Dog Lane Improvements. The
Town will consult with SCA and EDR with respect to any material changes to the Town Dog Lane
Improvements resulting from such process, recognizing that SCA has been closely involved with the
design thereof from the inception of the concept to the obtaining of entitlements and funding therefor,
and the Town Dog Lane Improvements are integral to the success of the Project. The Town will act
reasonably to incorporate SCA’s and EDR’s reasonable joint comments that Satlsfy the criteria
described in Sections 4.02(a)(i), (ii) and (iii).

{c) Subject to the terms and provisions of this Agreement, the Town Dog Lane
Improvements shall be completed in a good and workmanlike manner substantially in accordance with
the design therefor prepared as provided above, the Phase 1A/1B Schedule (or earlier if elected by the
Town), and all applicable Legal Requirements. In the event of any proposed material change to the
scope of the Town Dog Lane Improvements during construction, such change shall be reviewed by the
Parties in the same manner as changes to the design set forth above, but the Parties shall cooperate to
complete such process so as to avoid delays in construction of the Town Dog Lane Improvements.
Subject to the terms of Section 19.04, SCA shall acquire and convey to the Town (or cause the
conveyance to the Town of} all land not currently owned by the Town and required for the Town Dog
Lane Improvements in accordance with the Phase 1A/1B Schedule. Such conveyance shall be by
Connecticut full covenant warranty deed which conveys good and marketable fee simple title to the
Town for $0 consideration, free and clear of all liens and encumbrances other than those approved by
the Town in its reasonable discretion.
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ARTICLE 5

DEVELOPMENT OF TRANSIT PATHWAY IMPROVEMENTS

Section 5.01 Development of Transit Pathwayv Improvements.

(a) The Town will use commercially reasonable efforts to obtain the $4,940,000 in
Federal Transit Administration Bus and Facilities Program funds for the design and construction of the
Transit Pathways Improvements. Subject to the awarding of such grant funds and the terms and
provisions of this Agreement, the Town will be responsible for design and construction of the Transit
Pathway Improvements. The Transit Pathway Improvements shall be located as generally shown and
described in Schedule 5.01(a). The Town and designaled representatives of SCA and EDR shall work
together in a collaborative manner so that SCA and EDR shall have a reasonable opportunity to
comment on the design of the Transit Pathway Improvements and the Town shall incorporate design
suggestions and requests as may reasonably be proposed jointly by SCA and EDR, provided such
suggestions and requests (i) are provided in a timely manner so as not to cause a delay in the schedule
for design or construction of the Transit Pathway _Improvements, (ii) are in compliance with applicable
Legal Requirements and the requirements of any Grant Party, and (iii) are otherwise reasonably
acceptable to the Town, given the need to work within the budget provided by the available grant
funds, and considering all other factors deemed relevant by the Town. -

(h) In addition to the Federal Transit Administration Bus and Facilities Program
funds available therefor (approximately $4,940,000), matching funds required by the terms of such
public funds program are to be provided by EDR, in the amount of $1,235,000, less the amount of the
Fire Prevention Services Fee, and by the Town, in the amount of the Fire Prevention Services Fee
(collectively, the “Transit Pathway Matching Funds™). EDR hereby agrees to fund its portion of the
Transit Pathway Matching Funds by funding 20% of each construction requisition for the Transit
Pathway Improvements within twenty (20) days after written request therefor by the Town, and prior
to the Town’s contribution of its portion of the Transit Pathway Matching Funds. In the event that
EDR and/or the Town is not required to fully fund its respective committed portion of Transit Pathway
Matching Funds, the surplus available from such commitment shall be applied as follows: first, to the
cost of the other Public Improvements (if the grant funding available to pay for the other Public
Improvements is not sufficient); second, to the Developer Party Infrastructure (if the Developer Party
Infrastructure Contribution is not sufficient to pay the costs thereof); third, to the Relocation Costs
referenced in Article 10; and last, to any other portions of the Project as may be agreed to by the
Parties.

(c) If the aggregate estimated costs and expenses to develop the Transit Pathway
Improvements in accordance with the plans and specifications developed therefor (including, without
limitation, hard costs of construction, design and soft costs, an allowance for contingency costs
designated by the Town (but not to exceed 10% of the hard costs of construction (or such greater
amount as may be required by the applicable Grant Party(ies))), general conditions costs, construction
management or general contractor fees, based on the bids for the work acceptable fo the Town, and
grant administration costs) and applicable Legal Requirements exceed the sum of the grant funds
available therefor and the Transit Pathway Matching Funds, the Town will have the right to reduce the
costs of such work to eliminate any deficiency, through alternative engineering of the Transit Pathway
Improvements and/or reductions in the scope of the Transit Pathway Improvements. The Town will
consult with SCA and EDR with respect to any material changes to the Transit Pathway Improvements
resulting from such process, recognizing that SCA has been closely involved with the design thereof
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from the inception of the concept to the obtaining of entitlements and funding therefor, and the Transit.
Pathway Improvements are integral to the success of the Project. The Town will act reasonably to
incorporate SCA’s and EDR’s reasonable joint comments that satisfy the criteria described in Sections
5.01(a)(1), (i1) and (iii). In the event that the funding conditions, restrictions and/or requirements
imposed by the Grant Party with respect to the $4,940,000 in Federal Transit Administration Bus and
Facilities Program funds render the Parties unable, through such alternative engineering and/or
reductions in scope to eliminate such deficiency or to reduce it to an amount that is acceptable to the
Town and which, upon the Town’s request, SCA agrees to fund under Section 8.03, the Town may
reject such grant, in which event the Parties will cooperate with one another to approve modifications
to the Project and alternative public improvements which are necessary to serve the Project and which
comnply with Legal Requirements, in which case the Transit Pathway Matching Funds (or such portion
thereof as is necessary to cover the costs thereof) shall be utilized to fund the development of such
approved alternative public improvements, with any surplus available from such commitment for
Transit Pathway Matching Funds to be applied as set forth in the last sentence of Section 5.01(b);
alternatively, the Town, with the approval of SCA and EDR, may seek to modify the Public
Improvements for which such grant funds are available, which modifications shall comply with Legal
Requirements, and to reallocate both the grant funds and the Transit Pathway Matching Funds to fund
such modified Public Improvements.

(d) Subject to the terms and provisions of this Agreement, the Transit Pathway
Improvements shall be completed in a good and workmanlike manner substantially in accordance with
the design therefor prepared as provided above, the Phase 1A/1B Schedule (or earlier if elected by the
Town) and all applicable Legal Requirements. In the event of any proposed material change to the
scope of the Transit Pathways Improvements during construction, such change shall be reviewed by
the Parties in the same manner as changes to the design set forth above, but the Parties shall cooperate
to complete such process so as to avoid delays in construction of the Transit Pathways Improvemenis.
Subject to the terms of Section 19.04, SCA will acquire and convey to the Town (or cause the
conveyance to the Town of) the land for the Transit Pathway Improvements in accordance with the
Phase 1A/1B Schedule. Such conveyance shall be by Connecticut full covenant warranty deed which
conveys good and marketable fee simple title to the Town for $0 consideration, free and clear of all
liens and encumbrances other than those approved by the Town in its reasonable discretion.

ARTICLE 6
ENVIRONMENTAL

Section 6.01 Environmental Reports.

(a) The Parties acknowledge that SCA, at its sole cost and expense (except as
provided in Section 6.05), shall perform environmental investigation and remediation, as necessary,
with respect to all real property to be conveyed pursuant to Sections 3.01(d), 4.02(c) and 5.02(d) to the
Town whether by fee or by easement and whether such real property or any interest therein is
conveyed by SCA, any Developer Party or Developer Party Affiliate or, so long as the real property is
located within any of Parcels A-1, A-2, B-1, B-2, B-3, C, I, 10 Dog Lane and 13 Dog Lane (as
described in Section 19.04), directly by the fee owner thereof (collectively, the “Town Parcels™). No
later than December 31, 2010, SCA shall deliver to the Town one or more updated Phase |
environmental reports for the Town Parcels, and a preliminary remedial action plan (“RAP™) for each
Town Parcel on which contaminants have been identified. The updated Phase I environmental reports
and the RAPs shall be dated not more than sixty (60) days prior to such delivery (collectively, the
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“Environmental Reports™), The RAPs shall include a description of identified release areas, any
potential release areas remaining to be investigated, presently planned remedial work to be performed
to comply with the standards set forth in this Article 6, a proposed schedule for performing any
required investigation and remediation work, and the estimated costs of performing such work. The
RAPs shall take into consideration the proposed construction activities on the Town Parcels by the
Town as contemplated under this Agreement. The Environmental Reports shall be addressed to the
Town and any Grant Party requiring the same, or SCA shall deliver thereto direct reliance letters from
the firms issuing such reports (if reasonably available), which letters are reasonably satisfactory to
such addressees.

(b) The Environmental Reports shall comply with all guidelines, practices and
protocols sufficient to meet the standard of a reasonable investigation pursuant to Connecticut’s
Transfer of Establishments Act, Conn. Gen. Stat. §§ 22a-134 et seq. (the “Transfer Act™), or Conn.
Gen. Stat. § 22a-133x (the “Voluntary Program”). Nothing in this provision is intended to, nor shall,
obligate performance of any requirements of this Article 6 under the requirements of the Transfer Act
unless SCA, in its reasonable judgment, determines that the Transfer Act applies to the conveyance of
a Town Parcel. Furthermore, nothing in this provision shall amend or modify any agreement by and
between SCA and the University as set forth in the University Environmental Agreement.

() If, based upon the content of the Environmental Reports and assuming that
SCA will satisfy its environmental remediation obligations hereunder, any Grant Party notifies the
Town that it will not disburse any public finds or the Town determines, in the exercise of its
reasonable judgment, that the environmental condition of any Town Parce] may (i) materially
adversely affect the Town’s obligations under this Agreement or under any Public Funds Agreement or
the development of any Town Parcel as contemplated under this Agreement, or (ii) creates a material
adverse risk to the Town of claims by third parties for damages arising from the former or current
presence of environmental contaminants on or emanating from a Town Parcel, the Parties shall
cooperate reasonably to seek alternatives to conveyance of such parcels hereunder, including potential
changes in Phases 1A and 1B that are acceptable to such Grant Party, the Town, as well as to SCA. If
alternatives acceptable to the Grant Party and the Town, as well as SCA, are not identified despite
commercially reasonable efforts, any delay caused by such failure shall be deemed a Force Majeure
Event, and the Town may in its reasonable judgment, elect not to accept a conveyance of such Town
Parcel.

Section 6.02 Environmental Remediation.

(2) With respect to any portion of the Town Parcels which is reasonably identified as
planned for “residential activity” as such term is defined in the Connecticut Remediation Standard
Regulations, Conn. Adm. Regs. §§ 22a-133k-1 et seq. ("RSRs”), SCA shall apply the residential
remediation standards and criteria as set forth in the RSRs. With respect to any portion of the Town
Parcels which will not be used for residential activity as defined by the Transfer Act, including but not
limited to roadways, SCA, to the extent permitted by the RSRs, may apply the commercial/industrial
standards and criteria as set forth in the RSRs, and other alternatives to more stringent standards of
remediation including but not limited to application of the polluted fill policy and execution of an
environmental land use restriction (“ELUR”) with respect to prohibition of residential activity,
installation and maintenance of engineered controls, non-disturbance of soils and prevention of
migration into soils in excess of the pollutant mobility criteria, provided that no standard, criteria, or
alternative, including without limitation any ELUR, shall be utilized with respect to the Town Parcels
that prevents or materially interferes with the use of such real property as contemplated by this
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Agreement. Furthermore, notwithstanding the RSRs, SCA shall be responsible for any environmental
costs or expense reasonably incurred for the excavation, treatment, transport or disposal of any
contaminated soil, sediment or groundwater encountered on the Town Parcels during any construction
contemplated under this Agreement by the Town in excess of the costs and expenses that would be
incurred by the Town for non-contaminated materials. The Town shall reasonably cooperate with
SCA to satisfy the requirements for preparation, CTDEP approval and execution and filing of an
ELUR on applicable portions of the Town Parcels, at the sole cost and expense of SCA, including
securing subordination agreements with respect to the ELUR. Further, all of the Town Parcels shall be
remediated in a manner that complies with the GA or GAA groundwater standards (as applicable)
under the RSRs. SCA shall also comply with all other environmental laws, regulations and orders that
may apply to the activities to be performed by SCA (including, without limitation, any spill reporting
and notification of significant environmental hazards) and SCA shall perform any on-site and off-site
investigative, mitigation, containment, removal, remediation and monitoring activities as necessary to
obtain verifications of compliance from a Licensed Environmental Professional with regard to the
Transfer Act (if applicable), or Voluntary Program, and the RSRs.

(b) In addition to any other conditions set forth in this Agreement that must be
satisfied at or prior to conveyance of any real property to the Town hereunder, prior to such
conveyance SCA shall provide the Town with all available data, information and reports of
environmental conditions of the Town Parcel being conveyed in a form reasonably acceptable to the
Town.

(c) If any real property to be conveyed to the Town meets the definition of an
“establishment” as that term is defined in the Transfer Act, then prior to the conveyance of such
property to the Town, SCA shall, no later than ten (10) days prior to such conveyance, have prepared
and delivered to the Town appropriate Transfer Act forms (including any Environmental Condition
Assessment Form), fees and filings, executed by SCA as the certifying party and by the transferor
necessary in order to complete the conveyance of such property to the Town in accordance with the
Transfer Act. The Town shall timely review and provide SCA with any comments on the Transfer Act
forms and shall execute the Transfer Act forms as the real property transferee in conformance with the
Transfer Act. Within ten (10) days subsequent to such conveyance, SCA shall file the Transfer Act
forms with the Connecticut Department of Environmental Protection (“DEP™) and shall pay all fees
associated therewith. If the DEP should reject or require amendment of any Transfer Act form, SCA
shall be solely responsible at SCA’s sole cost and expense for complying with, or obtaining
compliance with, any request from the DEP.

(d) SCA shall fully undertake and complete all necessary environmental remediation
and removal activities, investigations, sampling activities and any permitted ELURSs at no expense to
the Town and in a manner and at such times as is required to enable the Town to perform its
construction obligations with respect to the Public Improvements involving any of the Town Parcels in
accordance with the Phase 1A/1B Schedule. SCA shall be solely responsible for complying with all
applicable laws, rules and regulations related to the excavation, handling and disposal of any
contaminated soil, soil vapor or groundwater encountered during the environmental remediation
activities and any planned construction activities as contemplated hereunder. SCA shall be responsible
for executing any and all hazardous waste manifests and other shipping documents related to the off-
site transport of contaminated media.

(e) Prior to any Voluntary Program environmental work being conducted on
property that is to become the Town Parcels or a portion of the Town Parcels, SCA shall provide the
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Town with final drafts of all documents relating to any prc)posed investigation, environmental
remediation, removal alternative, ELUR and monitoring in a timely manner and, if such documents
must be filed with the DEP, not later than at least ten (10) Business Days prior to submission thereof to
the DEP. Within ten (10) Business Days after receipt of a document (or as soon as practicable should
the requirements of the DEP not allow for ten (10) Business Days, or as otherwise agreed to by the
Parties), the Town may, at its discretion and expense, provide comments for SCA’s consideration on
such. With respect to any Town comment(s) that reasonably alleges that a proposed environmental
action will have a material adverse affect upon the Town’s proposed use of any portion of the Town
Parcels, SCA may not conduct such action until such time as the Town and SCA have discussed such
comment(s) and made commercially reasonable efforts to resolve the matter, except that the restriction
of any portion of the Town Parcel to commercial/industrial use under the RSRs shall not constitute a
material adverse affect unless it concerns areas presently 1dent1ﬁed for planned public area activities
that are deemed residential under the RSRs.

(f) SCA shall perform the Transfer Act and Voluntary Program investigations,
remediation and monitoring under the direction of a person licensed pursuant to Conn. Gen. Stat. §22a-
133v (“Licensed Environmental Professional” or “LEP™) in good standing on the rolls maintained by
the DEP. The Town, at its sole cost and expense, shall be entitled to engage an LEP to observe any
environmental investigation and environmental remediation activities and collect split or duplicate
samples. The Parties’ LEPs shall cooperate to perform the field work in an efficient manner. The
Town shall not be obligated to analyze any such samples collected by its LEP; however, any such
analysis shall only be performed in accordance with the collection and analysis standards applicable
under the RSRs. SCA shall provide the Town with notice at least one week in advance of any
environmental remediation, sampling or investigation activities on the Town Parcels.

(g) In the event that property that is to become the Town Parcels or a portion of the
Town Parcels shall be, in the reasonable judgment of SCA, investigated, remediated and/or monitored
pursuant to the Voluntary Program, then the Parties understand and agree that if the owner of such
property shall change from SCA to the Town, the Parties shall cooperate so that SCA may perform
those measures required to timely initiate and continue such Voluntary Program efforts
notwithstanding the passage of title to the Town, including but not limited to the preparation and filing
with the DEP of any notices or other documentation, at the sole cost and expense of SCA. As may be
required by the DEP, the Town agrees to make required filings, prepared by and at the sole cost of
SCA, as owner under the Voluntary Program.

Section 6.03 Access for Environmental Purposes of this Agreement.

(a) So long as SCA retains any obligations under this Arficle 6 for the performance
of any environmental investigation, remediation or monitoring activities (“Environmental Activities™),
the Town hereby grants SCA and SCA’s employees, agents, consultants or independent contractors
retained or employed by SCA to conduct the Environmental Activities (collectively, “SCA’s Agents”),
subject to the provisions of this Article 6, a license to enter the Town Parcels to the extent reasonably
necessary to enable SCA and SCA’s Agents to fulfill the foregoing obligations.

(b) SCA shall ensure that all of SCA’s Agents shall at all times take all reasonable
steps to conduct themselves so as not to cause waste or unnecessary damage to the Town Parcels, or to
unreasonably interfere with the construction activities or operations of the Town or any tenant or
occupant at the Town Parcels. SCA shall give the Town at least one (1) week prior written notice of
the intention of any of SCA’s Agents to inspect, take samples or to conduct invasive testing on any of

42149994.23 ‘ -19-



the Town Parcels, and the Town shall have the right o have its own consultants inspect and witness
any and all aspects of such sampling or testing, or any other aspect of the Environmental Activities.
SCA and SCA’s Agents shall observe and obey all Legal Requirements when conducting the
Environmental Activities, and shall also comply with the terms of this Article 6.

(c) SCA shall require that SCA’s Agents maintain insurance customary in the
industry with respect to conducting environmental consulting projects and for performing any intrusive
sampling. Prior to the commencement of the activities under this Article 6, SCA shall cause each of
SCA’s Agents to deliver to the Town a schedule of insurance coverage, and a certificate from each of
its insurers naming the Town as an additional insured on each said policy.

" Section 6.04 SCA Environmental Liability.

(a) The Town shall have no liability for and SCA shall indemnify and defend the
Town, its boards, commissions, agencies, officers, officials, employees, agents and contractors (“Town
Indemnitees™), from and against any and all liability, loss, cost and expenses , including reasonable
attorneys’ fees and costs and environmental consultant costs, (“Expenses™) arising from (i) SCA’s
breach of any term, condition or obligation of this Article 6; and (ii) any action by the State of
Connecticut to enforce SCA’s obligations or liabilities pursuant to the University Environmental
Agreement, the Transfer Act or the Voluntary Program pursuant to this Agreement.

)] SCA shall be liable for and fully release, indenmify, defend and hold harmless
the Town Indemnmitees from Expenses arising from any action by the State of Connecticut to create a
lien on any portion of the Town Parcels pursuant to Conn. Gen. Stat. § 22a-452a.

(c) Each Developer Party, on behalf of itself and its Developer Party Affiliates,
hereby releases the Town Indemnitees from any and all claims and Expenses incurred by any of them,
including but not limited to any claims and Expenses related to personal injury or diminution in
property value, resulting from the release, emission or discharge (collectively, a “Release™) of any
material onto any Town Parcel prior to the Town’s acquisition of such Town Parcel, which Release
creates an environmental condition in, on or under any real property owned or leased by any Developer
Party or Developer Party Affiliate within the Project; provided, however, that any claims and Expenses
incurred as a result of a Release of material caused by any Town Indemnitee is excluded from the
release provided for herein.

Section 6.05  University Agreements. The Parties recognize that SCA has entered into the
University Environmental Agreement and that pursuant thereto, the University is obligated to share
certain costs of environmental remediation; provided, however, that SCA agrees that its obligations
hereunder shall not be conditioned upon the performance by the University under such agreement.

ARTICLE 7
GOVERNMENTAL APPROVALS

Section 7.01 Governmental Approvals.

(a) SCA and EDR, at their sole cost and expense, shall use commercially
reasonable efforts to secure all Governmental Approvals required with respect to the development of
the Developer Party Improvements
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R ()] The Town shall use commercially reasonable refforts to secure all
Governmental Approvals required with respect to the development of the Public Improvements.

(€) Notwithstanding anything to the contrary contained herein, SCA and EDR
shall be responsible, at their sole cost and expense, for obtaining all Building Code, Fire Code or
similar waivers that may be required with respect to the direct access from the Residential Component
into the Intermodal/Parking Facility and/or any failure to meet minimum separation distances between
the Intermodal/Parking Facility and any Phase 1A/1B Private Improvement imposed by any applicable
law or regulation.

(d) All applications for Governmental Approvals (including any waivers that may
be required, as described in Section 7.01(c)) will be submitted and diligently prosecuted by the
applicant therefor in a commercially reasonable manner so as to effectuate compliance with the Phase
1A/1B Schedule. The Parties® actions will be undertaken in good faith, but the Parties acknowledge
that the required approvals are within the discretion of the Zoning Commission, the Planning Director
or such other governmental authority before which such approval is sought, which is not bound by the
Town’s covenants herein. As such, the inability of the Town, as applicant or, to the extent required by
law, co-applicant, to obtain any one or more of the Governmental Approvals will not constitute a
default by the Town under this Agreement, provided that the Town has used commercially reasonable
efforts to obtain same; similarly, the inability of SCA or EDR to obtain one or more required
Governmental Approvals shall not constitute a default under this Agreement, provided such Parties
have used commercially reasonable efforts to obtain same.

Section 7.02 Overriding Authority of Town’s Permitting Authorities. The drafting, pendency
or execution of this Agreement is not intended to supplant or influence the role of the Town’s Planning
and Zoning Commission, Planning Director, Inland Wetlands Agency, or other regulatory body,
authority or official with respect to any aspect of any zoning, subdivision, inland wetlands, building
permit or other application which may now be, or hereinafter become necessary to complete the
Project. The execution of this Agreement by the Town shall not be construed in any way to constitute
a commentary on, or approval of or special consideration for or exemption from, any such application
before or approval by, the Town’s Planning and Zoning Commission, Planning Director, Inland
Wetlands Agency, or other regulatory body, authority or official in such capacity.

Section 7.03 State Traffic Commission Certificate. The Parties, working in concert, shall be
responsible for obtaining a Department of Transportation State Traffic Commission Certificate (the
“STC Certificate”) with respect to the Parties’ contemplated improvements hereunder, and satisfying
any conditions thereof. Reference is made to Traffic Investigation Report No. 077 0804 01 (the “STC
Report™) and the related letter dated July 1, 2009 from David A. Sawicki, Acting Executive Director of
the STC. Conditions 1 through 27 in the STC Report shall be the Town’s responsibility, with the
following understandings: (i) the easements described in Conditions 22, 23 and 24 may be provided to
the Town, as opposed to the State of Connecticut, if the Town secures the agreement of the STC to that
effect; (ii) the easement revision described in Condition 25 shall be requested of the University and/or
the State of Connecticut, or the Town may seek the deletion of this condition from the STC Report, if
appropriate; and (iii) SCA shall assist the Town as needed to obtain the necessary easements.
Condition 28 shall be SCA’s responsibility. Condition 29 does not appear to require any action, but
the Parties shall all endeavor to comply with it. Condition 30 shall be the Town’s responsibility. The
Parties intend to seek a waiver of Condition 31 (requirement for a bond). The Town hereby confirms
that it has satisfied Condition 32. If any requirements are added by the STC pursuant to Condition 33,
the responsibility to comply shall be SCA and EDR’s responsibility, unless such requirements fall
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within the general description of the Public Improvements, or should otherwise logically be the
Town’s responsibility (e.g., a requirement for the Town to enter into an agreement), in which case such
requirements shall be the Town’s responsibility. As noted above, the Parties acknowledge that the
applicants under the current STC Certificate application, with the assistance of the Partnership, are
seeking a modification of the STC Report to eliminate the requirement in Condition No. 31 to posta
$6,000,000 bond or to reduce the amount thereof; the Parties shall use commercially reasonable efforts
to obtain such modification; provided, however, that if such modification cannot be obtained, the
Town shall bear the cost of obtaining such bond and the cost thereof shall be included in the costs of
the Storrs Road Improvements. Notwithstanding the foregoing, if, upon completion of the obligations
of the Town related to the STC Certificate, any conditions remain that apply to improvements in future
phases of Storrs Center, for which bonding is required, the Parties shall cooperate with one another to
get the bond amount reduced accordingly, and SCA shall be responsible for obtaining the replacement
bond in such reduced amount.

ARTICLE 8

DEVELOPER PARTY IMPROVEMENTS AND FUNDING OBLIGATIONS

Section 8.01 Apreement to Develop Phase 1A/1B Private Improvements.

(a) Subject to the terms and provisions set forth in this Agreement, SCA and EDR
agree to commence, diligently pursue and complete design and construction of the Phase 1A Private
Improvements and the Phase 1B Private Improvements (collectively, the “Phase 1A/1B Private
Improvements™) in a good and workmanlike manner in accordance with the Phase 1A/1B Schedule,
the Phase 1A/1B Site Plan, this Agreement, and all applicable Legal Requirements.

(1) As vsed herein, “Phase 1A Private Improvements™ means all buildings
and improvements to be located in the area shown on the Phase 1A/1B Site Plan as “Phase 1A”, which
shall contain (unless otherwise approved by the Town) (x) at least 25,000 net square feet of non-
residential space to be utilized for retail, office and commercial purposes in accordance with all
applicable Legal Requirements, and (y) at least 120 residential dwelling units, with kitchen and
bathroom facilities within each dwelling unit, in improvements containing at least 100,000 net square
feet of residential space, each of which dwelling units does not contain more than three bedrooms or
three bathrooms; provided, however, the residential portion of the Phase 1A Improvements may not
contain kitchen or bathroom facilities that are located outside the boundaries of the dwelling units,
except to the extent associated with a rental office or building amenity, such as an exercise or multi-
purpose room, and shall contain only such common areas and facilities that are typically found in
buildings containing market rate apartment units.

(b) As used herein, “Phase 1B Private Improvements™ means all buildings and
improvements to be located in the area shown on the Phase 1A/1B Site Plan as “Phase 1B”, which
shall contain (unless otherwise approved by the Town) (x) at least 35,000 net square feet of non-
residential space to be utilized for retail, office and commercial purposes in accordance with all
applicable Legal Requirements, and () at least 140 residential dwelling units, with kitchen and
bathroom facilities within each dwelling unit, in improvements containing at least 110,000 net square
feet of residential space, each of which dwelling units does not contain more than three bedrooms or
three bathrooms; provided, however, the residential portion of the Phase 1B Improvements may not
contain kitchen or bathroom facilities that are located outside the boundaries of the dwelling units,
except to the extent associated with a rental office or building amenity, such as an exercise or multi-
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. purpose room, and shall contain only such common areas and facilities that are typically found in
buildings containing market rate apartment units. '

Section 8.02 Agreement as to Developer Party [nfrastructure.

(a) Subject to the terms and provisions set forth in this Agreement, SCA and EDR
agree to commence, diligently pursue and complete design and construction of the following
infrastructure improvements (collectively, the “Developer Party Infrastructure™) in a good and
workmanlike manner in accordance with the Phase 1A/1B Schedule, this Agreement, and all
applicable Legal Requirements:

1) Improvements relating to Dog Lane that are not covered by the Town Dog Lane
Improvements or the work budgeted by SCA and EDR for Phases 1A or 1B, as more particularly
identified on Schedule 8.02(a)(1), the specifics of which are subject to change as reasonably required,
with the approval of the Parties.

(2) Road between Dog Lane and Village Street, running behind the Intermodal/Parking
Facility (in the location and as more particularly identified on Schedule 8.02(a)(2)); however, it is
acknowledged that this road may be adjusted in accordance with the Government Approvals and all
applicable Legal Requirements and as may reasonably be required by the Town to provide ingress and
egress to and from the Intermodal/Parking Facility.

(3) Improvements to be made to the Post Office site, as more particularly identified on
Schedule 8.02(a)(3); however, it is acknowledged that this work may be adjusted by SCA and EDR in
accordance with the requirements of the U.S. Postal Service, Government Approvals and all applicable
Legal Requirements.

(4) Town Square improvements. The Parties acknowledge that the improvements to be
made in accordance with this Section 8.02(a)(4) are budgeted to cost not more than $250,000, and that
this allowance is intended to cover the basic costs for the initial development of the Town Square,
pursuant to plans hereafter approved by the Parties. The perimeter roadways and sidewalks that
surround the Town Square will be developed over the course of 2011-2012 in conjunction with other
Public Improvements. The improvements within the Town Square will be developed during the
second half of 2012, following completion of the surrounding roadways and perimeter sidewalks and
the relocation of existing tenants who are currently located in the vicinity of the planned Town Square.
A portion of the $250,000 aliowance will be used for the design of the Town Square prior to the
summer of 2012, The balance will then be allotted to construction, including demolition and clearing
of existing surfaces and materials; installation of limited hardscape areas; planting of trees and green
areas; lighting; outdoor seating; trash receptacles; and power and water sources for use at special
outdoor events. The design of the Town Square at this initial phase will be based upon the limitations
of the budget. It is anticipated that further development of the Town Square will take place as the
needs of the community develop and additional public and/or private funding becomes available.

(5 Road on the eastern side of Town Square, as more particularly identified on Schedule

8.02(a)(5); and

(6) Demolition of all existing structures within Phase 1 and removal of all debris in
comnection therewith, exclusive of the University Publications Building, which will be demolished by
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the Town with STEAP grant proceeds prior to the start of construction of the Phase 1A/1B Private
Improvemenits.

The Parties also acknowledge that “Developer Party Infrastructure” may include all or a portion of the
following detailed list of improvements, to the extent that such improvements are not included in the

" Public Improvements, or improvements to be made by the University (which include the water main in
Bolton Road into the Project site, which is the University’s responsibility): (1) utility mains, sanitary
sewer mains, stormwater mains and management system necessary to serve the Infermodal/Parking
Facility or the Phase 1A/1B Private Improvements (including to the point or points of connection to the
Intermodal/Parking Facility); and (ii) sidewalks, trash receptacles, planting pots, planters and
plantings, bike racks, lighting fixtures, trees, bushes and other landscaping, sprinklers, bollards,
benches and other public seating, decorative improvements, parking space striping, parking pay
stations, parking signage and other parking controls, retaining walls and other streetscape
improvements (collectively, “Streetscape Improvements™), with respect to the areas described as part
of the Developer Party Infrastructure, which shall be designed in accordance with the Storrs Center
Special Design District Guidelines; provided, however, it is acknowledged that the plans for the Public
Improvements are intended to include all of this work in connection with the areas to be included
within the Public Improvements.

All utilities constructed by a Developer Party shall enter the Intermodal/Parking Facility from a public
road, or via a private road that is either conveyed to the Town, or for which an easement approved by
the Town is provided. Laterals, curb box and service connections from Dog Lane or the “Village
Street” to the Intermodal/Parking Facility shall be the responsibility of the Town in connection with its
obligations relating to the development of the Intermodal/Parking Facility or the Transit Pathway
Improvements

(b) The obligation to construct the Developer Party Infrastructure shall be funded
by EDR, in an amount not to exceed $1,765,000 (the “Developer Party Infrastructure Contribution”).
If the aggregate costs and expenses to develop the Developer Party Infrastructure in accordance with
the plans and specifications developed therefor (including, without limitation, hard costs of
construction, design and soft costs, an allowance for contingency costs designated by SCA and EDR,
but not to exceed 10% of the hard costs of construction, general conditions costs, third party
construction management or general contractor fees, based on the bids for such work acceptable to
SCA and EDR) and applicable Legal Requirements exceed the Developer Party Infrastructure
Contribution, then SCA and EDR, subject to applicable Legal Requirements, will have the right to
reduce the costs of the Developer Party Infrastructure to eliminate any deficiency, through alternative
engineering and/or reductions in the scope of the Developer Party Infrastructure. The Developer
Parties will consult with the Town with respect to any material changes to the Developer Party
Infrastructure that result from such process, recognizing that the Developer Party Infrastructure and the
Public Improvements are mutually interdependent. The Developer Parties will act reasonably to
incorporate comments that are provided in a timely manner and which are not inconsistent with the
scope of the Project, the applicable Legal Requirements and EDR’s commitment for funding
hereunder.

Without limiting the generality of the foregoing, the Parties acknowledge that, with the Parties’
approval, portions of the Developer Party Infrastructure described herein could become part of the
Transit Pathway Improvements or part of other Public Improvements funded from federal or state grant
proceeds, and/or portions of the Public Improvements could become part of the Developer Party
Infrastructure, if the Parties agree that modifying each Party’s responsibility would use available funds
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more efficiently or otherwise be in the best interests of the Project. The Parties further agree that if any
portion of the Developer Party Infrastructure Contribution is not needed to pay the costs and expenses
of the Developer Party Infrastructure, any surplus shall be applied as follows: first, to the cost of the
other Public Improvements (if the grant funding available to pay for the other Public Improvements is
not sufficient); second, to the Relocation Costs referenced in Article 10; and, last to such other public
portions of the Project as may be agreed to by the Parties. It is understood that EDR’s total obligation
under this Section 8.02, under Section 8.05 (with respect to the Fire Prevention Services Fee), and
under Section 5.01 (with respect to the Transit Pathway Matching Funds) shall not exceed $3 million,
in the aggregate.

(c) Subject to the terms and provisions of this Agreement, the Developer Party
Infrastructure shall be completed a good and workmanlike manner in accordance with the approved
plans therefor, the Phase 1A/1B Schedule (or earlier if elected by SCA and EDR) and all applicable
Legal Requirements.

(d) The Parties acknowledge that in no event shall the Town acting hereunder be
required to waive any applicable Legal Requirements, or approve any modification to plans relating to
the Project that would adversely affect public health, safety or welfare.

Section 8.03 Responsibility for Excess Costs; Off-Site Improvements. The Parties

acknowledge and agree that they are mutually dependent upon one another for the success of Phases
1A and 1B. Further, once any Party hereto commences construction of any material portion of the
Improvements for which such Party is responsible, it is critical for such Party to be able to rely upon
the other Parties’ commitment to complete the improvements that are their responsibility under this
Agreement. It is further recognized that in spite of the Parties® best efforts, it is possible that the cost
of one or more of the components comprising the Public Improvements may exceed the grant funding
available therefor; or the cost of the Developer Party Infrastructure may exceed the amounts budgeted
or otherwise committed to be funded by EDR therefor. Notwithstanding any such shortfall, the Parties
agree that, subject to the provisions hereof applicable to a Force Majeure Event, the Parties shall use
all commercially reasonable efforts to complete the Public Improvements and the Developer Party
Infrastructure. In the event that the cost of the Public Improvements exceeds the grant funding
available therefor (and, in the case of the Transit Pathway Improvements, the Transit Pathway
Matching Funds), or the cost of the Developer Party Infrastructure exceeds the Developer Party
Infrastructure Contribution, and changes thereto cannot be made to eliminate such shortfall, the Town
may elect to fund all or a portion of such shortfall; to the extent such shortfall is not funded by the
Town, SCA shall fund such shortfall, provided that (a) the full shortfalt is funded by the Town and/or
SCA, (b) SCA receives in retwrn for its shortfall funding hereunder tax abatement benefits applicable
to later phases of the Project (other than Phases 1A or 1B), to be agreed upon by the Town and SCA,
which tax abatement benefits, in the aggregate, shall have a value equivalent to the amount of the
shortfall finding by SCA, plus an annual return on such amount equal to 8%, (¢) SCA determines that,
to a reasonable level of certainty, such tax abatement benefits will be received by SCA within a
timeframe and pursuant to a structure that is reasonably acceptable to SCA, and (d) all terms and
conditions related to such shortfall funding and tax abatement benefits are set forth in a funding and
tax abatement agreement that is, in form and substance, approved by both SCA and the Town. The
Developer Parties, as conditions of the various Governmental Approvals issued in connection with the
Project, may also have other construction obligations related to the Project that are geographically
located outside the Project Site. The Developer Parties shall complete any such construction
obligations at their sole cost and expense in accordance with the terms of such Governmental
Approvals, except to the extent such construction obligations are part of the Public Improvements.
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Section 8.04  Tax Incentive Agreement. In connection with the Town’s approval of this
Agreement and the investment being made by SCA and EDR in Phases 1A and 1B, and their provision
of jobs and investments in the revitalization of underutilized properties, the Town has approved tax
abatements for the Residential Components of Phases 1A and 1B in accordance with the tax
assessment fixing agreements attached hereto as Schedule 8.04 (each, a “Tax Incentive Agreement™),
which shall be entered into contemporaneously herewith.

Section 8.05  Permit Fees. The Town hereby confirms that the building permit fees for Phases
1A and 1B, as set forth in Chapter 107 of the Town Code, are $12.50 for each $1,000 or fraction
thereof estimated building costs for residential and accessory building permits and $14.50 for each
$1,000 or fraction thereof of estimated building cost for commercial building permits, and, provided
that the submission is all-inclusive (e.g., the applicant is submitting an application for all plans to be
reviewed) that the fire prevention services fees set forth in Article VI of Chapter 122 of the Town Code
(the “Fire Prevention Services Fee™) are 65% of the applicable building permit fee. Further, the Town
hereby confirms that it will examine its current fee schedule, and the reasonably estimated costs of
administering the required services of the building department and fire marshal, and shall consider
reducing such fees for large commercial or mixed-use construction projects similar to Storrs Center to
reflect more accurately the cost to the Town of providing the services related to such fees; provided,
however, that any such reduction resulting therefrom shall not apply to Phases 1A and 1B. SCA and
EDR also acknowledge that the Planning and Zoning Commission fees currently set forth in Section
122.2 of the Town Code shall apply to the Project. Notwithstanding the foregoing, for any building
permit application filed prior to the tenth anniversary of this Agreement for any phase of Storrs Center
other than Phases 1A and 1B, in the event that the total of all (i) building permit fees, (ii) the Fire
Prevention Services Fee, and (iif) any substitutes for or additions to such fees payable to the Town of
Mansfield, exceeds $12/$1,000 of estimated building cost (as increased as provided in the following
proviso), the Town shall provide (to the extent legally permissible under Section 12-65b of the
Connecticut General Statutes) a tax abatement agreement for the benefit of the party paying such fees,
so that the property taxes for such property shall be fully abated until such party has received benefits
with a value equivalent to the portion of fees paid in excess of $12/$1,000 (as increased as aforesaid);
provided, however, that the rate shall increase every three years from the date hereof by a percentage
equal to the increase during the preceding three (3) year period in the CPI, but not more than 10% in
any three (3) year period and in no event shall the rate be less than that payable in the preceding year.

Section 8.06  Developer Party Construction Contractors. The Parties hereby confirm that
SCA and EDR have given the Town notice of the identity of the firms it is considering to hire as
general contractor, and the Town has had a reasonable opportunity to comment thereon. The Town has
1o objection to such contractors. If SCA or EDR desires to engage any other {irm as general
contractor, it shall give the Town a reasonable opportunity to comment thereon.

ARTICLE

PARKING

Section 9.01 Parking Requirements. The Parties recognize the need for adequate parking to
service the Residential Component and the Commercial Component. It is anticipated that parking
utilized to satisfy applicable Legal Requirements with respect to Phases 1A and 1B will be provided (i)
on the internal public streets being improved as part of Phases 1A and 1B (the “Internal On-Street
Parking”); (ii) in the Dog Lane Lot; (iii) in the Public Garage, and (iv) on the portion of Storrs Road
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~ between Mansfield Road and South Eagleville Road (the “Storrs Road Parking™) and that such parking
may also be available for use in connection with future phases of the Storrs Center project.

Section 9.02 Residential Component and Commercial Component Parking Needs.

(a) The Parties agree that 425 parking spaces will be provided for the Residential
Component in the Public Garage and the Dog Lane Lot, as this number of spaces is required by EDR
to service the Residential Component. The Parties also agree that the Available Parking Spaces shall
be made available upon payment of the parking fees established therefore by the Town in accordance
with Section 9.04 to service the needs of the Commercial Component, as well as other uses within
Storrs Center. Unless otherwise agreed to by the EDR, SCA and the Town, approximately 350 to 375
of such 425 parking spaces in the Public Garage will be made available to EDR for use by residents of
the Residential Component on the terms and conditions set forth herein. The balance of such 425
parking spaces (approximately 50 to 75) will be reserved for use by residents of the Residential
Component in the Dog Lane Lot. Regardless of the exact allocation of the 425 parking spaces between
the Dog Lane Lot and the Public Garage, a total of 425 parking spaces shall be reserved to EDR for
use by residents of the Residential Companent. The exact division of the 425 parking spaces between
the two sites will be dependent upon operation and design factors and will be determined as soon as the
design for the Public Garage and the Dog Lane Lot are complete, with the Parties agreeing to act
reasonably in this regard; provided. however, that any such division and the arrangements for such
parking spaces must meet all applicable Legal Requirements. The parking spaces to be made available
in the Public Garage and the Dog Lane Lot for residents of the Residential Component following such
determination are referred to collectively in this Agreement as the “Residential Component Parking
Spaces”.

(b) The Residential Component Parking Spaces in the Public Garage and the Dog
Lane Lot for which EDR is paying monthly parking fees will be available for use by occupants of the
Residential Component and will be segregated from the remainder of the parking spaces in the Public
Garage and the Dog Lane Lot by a parking gate, arm or other customary physical barrier system. The
costs of purchasing and installing such barrier system for the Public Garage shall be included in the
development costs of the Intermodal/Parking Facility. Notwithstanding the foregoing, in the event that
the Town needs to temporarily relocate any reserved parking spaces to other areas within the Public
Garage (or if necessary, to any parking lot in the general vicinity of Storrs Center) for purposes of
construction or repair (including any construction of one or more additional levels to the Public Garage
after its initial completion), the Town shall be entitled to do so on terms and conditions as may be
approved by EDR.

(©) The initial parking rate for the Residential Component Parking Spaces shall be
equal to $60/month per parking space, but the rate shall increase once every three years, with the first
such increase to be made on the third anniversary following the earlier to occur of (i) the date Phase
1A is first occupied by residential tenants and the Public Garage is open for business (the “Parking
Availability Date™), and (ii) July 1, 2013, by a percentage equal to the increase during the preceding
three (3) year period in the Consumer Price Index, All Urban Consumers, Northeast Region All Items
(the “CPI™); provided, however, that the increase shall not be greater than 10% in any three (3) year
period; and provided, further, however, that in no event shall said monthly parking space rate be less
than that payable in the preceding year. The rate payable by EDR shall be deemed to be inclusive of
all sales and use taxes due to the State of Connecticut with respect to such parking fees.
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() On the Parking Availability Date and on the first day of each calendar month
thereafter during the Public Garage Term, EDR shall pay (i) the Town (or SCA as the manager under
the Parking Management Agreement, for so long as SCA is managing the Public Garage operations
thereunder), with respect to the Residential Component Parking Spaces in the Public Garage, and (ii)
the condominium association to be formed by SCA and EDR (or SCA, during the period SCA is
serving as manager under the Parking Management Agreement), with respect to Residential .
Component parking spaces in the Dog Lane Lot, monthly parking fees equal to the product of (x) the
applicable per parking space parking rate calculated pursuant to Section 9.02(c), multiplied by (y) the
number of Residential Component Parking Spaces in each such facility; provided, however, that until
a certificate of occupancy for all or any portion of the Residential Component in Phase 1B is issued, a
total of 212 of the 425 Residential Component Parking Spaces shall be made available to, and shall be
paid for by, EDR, with the understanding and agreement that, upon the issuance of a certificate of
occupancy for all or any portion of the Residential Component constructed in Phase 1B, all 425
Residential Component Parking Spaces shall be made available to, and shall be paid for by, EDR, at
the applicable parking rate set forth in Section 9.02(c). The number of Residential Component
Parking Spaces out of the 212 parking spaces to be made available in the Public Garage, and for
which EDR is obligated to make the foregoing payment to the Town, for the period from the Parking
Availability Date through the date immediately preceding the date on which EDR is obligated to
make payment for all Residential Component Parking Spaces in the Public Garage, shall be equal to
the product obtained by multiplying 212 by a fraction, the numerator of which is the number of
Residential Component Parking Spaces to be made available in the Public Garage as determined in
Section 5.02(a), and the denominator of which is 425. Notwithstanding anything to the contrary
contained herein, EDR and SCA acknowledge that, prior to the Parking Availability Date as to the
portion of the parking spaces to be utilized by the Residential Component constructed in Phase 1A,
and subsequent to that date and prior to the issuance of a certificate of occupancy for all or any
portion of the Residential Component constructed in Phase 1B, the parking spaces that would
otherwise be subject to the Residential Parking Component Agreement may be utilized by the Town
for other purposes (and at such rates and terms as may be determined by the Town). EDR and SCA
agree to such use, and EDR further agrees to give the Town prior written notice (which may be
waived by the Town) at least one full calendar month (and not more than 2 full calendar months) prior
to the anticipated date of the issuance of a certificate of occupancy for any portion of the Residential
Component constructed in Phase 1B so that the Town will be able to provide the parking spaces in the
Public Garage when required hereunder.

(e) During the Public Garage Term, the Town, as to the Public Garage, and EDR
and SCA, as to the Phase 1B Improvements that adjoin the Public Garage, shall carry the insurance
described in Article 22 and Schedule 22. In the event of any casualty covered by the Town’s
insurance (or, if the Town is not carrying the required coverage, a casualty that would have been
insured if the Town had carried such required coverage), the Town shall restore the Public Garage to
substantially the condition that existed immediately prior to such casualty. Notwithstanding anything
to the contrary contained in this Agreement, provided that the Town has obtained ali required
insurance pursuant to Article 22 and Schedule 22, in the event of a casualty to the Public Garage not
covered by the required insurance, the Town may elect to terminate the Parking Lease applicable to
the Public Garage by written notice to EDR and SCA within 120 days following such casualty (unless
otherwise extended by agreement of the Town, EDR and SCA), in which case the Parking Lease and
the Public Garage Term (hereinafter defined) and all obligations with respect to the Public Garage
described in this Section 9.02 and the Parking Lease shall terminate other than accrued liabilities as of
the date of termination. SCA and EDR shall have the right (to be exercised jointly, or singly if the
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other Party releases its rights in writing) to elect to acquire the Public Garage (or, if the Public Garage
is not physically separate from the Intermodal/Paﬂqng Facility, the Intermodal/Parking Facility, and
the land on which it is located) “AS IS WITH ALL FAULTS” for $1.00, free and clear of all liens
and encumbrances other than such matters affecting title to such real property when acquired by the
Town, and any other matters approved by the Party acquiring such title in its reasonable discretion.
The Town shall not be obligated to incur any liability with respect to such conveyance. Such election
shall be made within ninety (90) days following receipt of such termination notice from the Town,
and any closing shall oceur within thirty (30) days théreafter. If, in the Town’s reasonable
determination, it is necessary to take steps to shore up the property or to demolish and remove the
improvements in order to protect the health, safety and welfare of the public or to avoid personal
injury or property damage, the Town may take such steps and, at the Town’s election, the Town may
deduct the cost thereof from the Repair and Replacement Reserve; if the Town removes the
Improvements, only the land shall be conveyed as aforesaid. Upon consummation of such
acquisition, the Town shall transfer the balance of the Repair and Replacement Reserve to the Party
acquiring such real property.

(f) Subject to the terms and conditions of this Section 9.02, the term of such
parking arrangement regarding the Public Garage (the “Public Garage Term™), shall be for ninety-
eight (98) vears, commencing on the Parking Availability Date.

During each Town fiscal year of the Public Garage Term, the Town shall fund the Repair and
Replacement Reserve in an amount equal to the Annual Reserve Amount (which, to the extent there
are sufficient revenues therefor from parking operations as described in Section 9.05(a), shall be
funded from such revenues). The Repair and Replacement Reserve shall be deposited in one or more
segrepated interest-bearing accounts, and the Town shall provide EDR and SCA with reports, upon
request, but not more frequently than two times per year, showing all activity in the Repair and
Replacement Reserve and with such other information as may reasonably be requested.

During the first fifty years of the Public Garage Term (the “Initial Operations Period™), the
Town shall maintain the Public Garage in good order and condition by providing reasonably required
maintenance, and the Town shall make all Necessary Capital Improvements (hereinafter defined)
thereto. The Town may apply funds in the Repair and Replacement Reserve to pay the costs of
maintaining the structural integrity of the Public Garage (or, if the Public Garage is not physically
separate from the Intermodal/Parking Facility, the Intermodal/Parking Facility) and its building
systems and equipment, and of repairing, restoring, or replacing such Improvement’s building systems
and equipment or components thereof, excluding routine maintenance incurred as an operating expense
(all such reasonably required repairs, restorations, replacements and improvements, the “Necessary
Capital Improvements™).

Commencing with the 51% year of the Public Garage Term, the Town shall maintain the Public
Garage during the remainder of the Public Garage Term (the “Subsequent Operations Period”), in
good order and condition by providing reasonably required maintenance of the Public Garage and, to
the extent that there are sufficient funds in the Repair and Replacement Reserve Fund, the Town shall
make any Necessary Capital Improvements to the Public Garage (or, if it is not physically separate
from the Intermodal/Parking Facility, to the Intermodal/Parking Facility); provided, however, that the
Town shall have no obligation to expend funds beyond those available in the Repair and Replacement
Reserve. During the Subsequent Operations Period, if the funds on deposit in the Repair and
Replacement Reserve Fund are insufficient to cover the costs of any such Necessary Capital
Improvement(s), the Town shall so notify SCA and EDR as to such deficiency. SCA and/or EDR may
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- elect to fund such deficit, provided that they provide the Town with financial assurance thereof -
reasonably satisfactory to the Town within thirty (30) days after written notice of such deficiency from
the Town to EDR and SCA. The Party funding such deficit shall be entitled to recover the amount
thereof from future deposits to the Repair and Replacement Reserve Fund. If SCA and/or EDR fail to
malke said election and provide said financial assurance within said thirty (30) day time period, or,
during the Subsequent Operations Period, the Town, in its reasonable judgment, determines that the
Public Garage (or, if not physically separate from the Intermodal/Parking Facility, the
Intermodal/Parking Facility) needs to be rebuilt in order to continue the parking operations therein in a
safe manner, the Town may terminate its obligations under this Section 9.02 and the Parking Lease
relating to the Public Garage, in which case said Parking Lease and the Public Garage Term and all
obligations with respect to the Public Garage described in this Section 9.02 shall terminate other than
accrued liabilities as of the date of termination, subject to the following:

(1) the Town shall give EDR and SCA at least one year’s prior written
notice of such termination; provided, howeyver, that in no event shall the Town be obligated to keep the
Public Garage operating during such one (1) year period if the continued operation thereof without
making the Necessary Capital Improvement or without replacing the Public Garage (or, if not
physically separate from the Intermodal/Parking Facility, without replacing the Intermodal/Parling
Facility) would adversely affect the health, safety or welfare of anyone utilizing the Public Garage or
otherwise pose any unacceptable risk of personal injury or property damage, as determined by the
Town in its reasonable discretion, and the Town may cease such operations upon making such
determination; and

(i) SCA and EDR shall have the right (fo be exercised jointly, or singly if
the other Party releases its rights in writing) to acquire the Public Garage (or, if the Public Garage is
not physically separate from the Intermodal/Parking Facility, the Intermodal/Parking Facility, and the
land on which it is located) within such one (1) year period “AS IS WITH ALL FAULTS” for §1.00,
free and clear of all liens and encumbrances other than such matters affecting title to such real property
when acquired by the Town, and any other matters approved by the Party acquiring such title, in its
reasonable discretion. The Town shall not be obligated to incur any liability with respect to such
conveyance. Upon consummation of such acquisition, the Town shall transfer the Repair and
Replacement Reserve to the Party acquiring such real property.

Such termination shall occur on the earlier of (x) the expiration of such one (1) year period, and the (y)
the date of acquisition under clause (ii) above.

During the Public Garage Term, the Town shall not convey fee title to the Public Garage to any
Person other than to the State of Connecticut, the University of Connecticut (or its Board of Trustees),
a parking authority established by the Town of Mansfield, or an agency, council, commission, or
authority of any nature whatsoever of any governmental unit (federal, state, county, district, municipal,
city, or otherwise), whether now or hereafter in existence (a “Public Transferee™), which Public
Transferee must assume the obligation to operate the Public Garage as a public parking facility in
accordance with the terms of this Section 9.02, and which Public Transferee must be approved by EDR
and SCA, which approval shall not be unreasonably withheld, conditioned or delayed, so long as the
following conditions are satisfied prior to such conveyance:

(1) In the reasonable judgment of EDR and SCA as to any Public Transferee
other than a parking authority created by the Town, the Public Transferee has the experience,
financial capacity and ability to perform the obligations being assumed by it; and
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. ) (i)  the Public Transferee by valid instrument in writing, satisfactory to EDR
and SCA in their reasonable discretion, shall have expressly assumed the obligation to operate the
Public Garage as a public parking facility in accordance with the terms of this Section 9.02.

In no event shall the Town be relieved of its obligations under this Agreement or any Related
Agreement with respect to the Public Garage in connection with or as a result of any conveyance of

 the Public Garage without the express written consent of SCA and EDR, which shall not be
unreasonably withheld with respect to a Public Transferee other than a parking authority created by
the Town, after taking into account all obligations that remain to be performed by the Town with
respect fo the Public Garage and the reputation, experience, financial capability and ability to perform
of the Public Transferee assuming such obligations.

() The Town may enact and post reasonable rules and regulations as to the use of
and behavior on the Intermodal/Parking Facility; provided that such rules and regulations apply
uniformly to, and are enforced by the Town uniformly against, all users thereof. The rules and
regulations shall be effective upon the posting of such rules and regulations in the manner reasonably
prescribed by the Town.

(h) Prior to the Town entering into the construction contract for the Public Garage,
EDR, SCA and the Town shall execute a parking lease (the “Parking Lease™), which Parking Lease
shall be consistent with terms of this Section 9.02, and contain such other provisions as are reasonably
required by any of such parties related to the provision of such parking; the Parking Lease shall (1) be
structured as a lease, as contemplated by CGS 7-148(c)(3), and (ii) restate all obligations of the Town
that are set forth in this Development Agreement that relate to the Public Garage; and the maintenance
obligations of the Town under Sections 11.02 and 12.01 and the Parking Lease shall also include,
without limitation, indemnification provisions, requirements for liability and property insurance,
default provisions and remedies, and the dispute resolution procedure provided herein. When
executed, the Parking Lease shall supersede the agreements in this Section 9.02, as well as such other
agreements contained in this Development Agreement as are set forth in the Parking Lease. EDR and
SCA shall enter into an agreement with respect to the Residential Component Parking Spaces located
in the Dog Lane Lot, such agreement to be reasonably acceptable to EDR and SCA, and such
agreement and any amendments thereto to be subject to approval of the Town, to the extent any such
agreement or amendments thereto are inconsistent with the terms of this Agreement or could have a
material adverse effect on the Town.

6] Subject to such reasonable terms and conditions as may be contained in a
Parking Lease, EDR and SCA shall have the right to assign their respective rights under the Parking
Lease to a subsequent owner of the Residential Component or Commercial Component, respectively,
or to collaterally assign such Parking Lease to a mortgagee providing mortgage financing with respect
to the Residential Component and/or the Commercial Component. No assignment, even one expressly
approved by the Town, shall release EDR or SCA from its liability under the Parking Lease relating to
the Public Garage without the express written approval of the Town. In no event shall the Town be
obligated to recognize the Parking Lease as an agreement between the Town and any individual
parking space user.

@ Notwithstanding anything to the contrary contained herein, the Town shall have
no liability with respect to any dispute between EDR and SCA, ifs successors and assigns, with respect
to the Dog Lane Lot, whether regarding the failure to make available or the failure to separate the
parking spaces therein for use with the Residential Component, or otherwise, and any such dispute
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shall not (i) entitle EDR, its successors and assigns, to increase the number of parking spaces to be
provided in the Intermodal/Parking Facility without the consent of the Town, which may be withheld
in its sole discretion, or (i) affect the payment and performance obligations of EDR, its successors and
assigns, under this Agreement or the Parking Lease with respect to the Residential Component Parking
Spaces provided in the Public Garage.

Section 9.03 Alternative Parking. In the event that the parking structure portion of the
Intermodal/Parking Facility is not substantially completed in accordance with the Phase 1A/1B
Schedule and the Phase 1A portion of the Phase 1A/1B Private Improvements is substantially complete
and will be occupied by tenants prior to completion of the parking structure, then upon the written
request of EDR and SCA, the Town will use commercially reasonable efforts to provide (on an interim
basis until said parking structure is substantially completed) a sufficient number of substitute parking
spaces (but not in excess of the number included in the final design of said parking structure) in
reasonable proximity to the Project, so that the use and occupancy of said improvements can
commence. EDR shall be obligated to pay for such substitute parking spaces at a rate equal to the
lesser of (i) all costs incurred by the Town of obtaining, permitting and providing such substitute
parking, and (ii) the rate payable hereunder by EDR for parking spaces in the Public Garage.

Section 9.04  Other Parking Rates. Parking rates for the Available Parking Spaces in the
Public Garage, the Internal On-Street Parking and the Storrs Road Parking shall be set from time to
time by the Town, after consultation with its parking consultant, and shall be subject to the approval of
SCA, for the Public Garage Term. It is expressly acknowledged that the Parties are considering not
charging for some or all of such spaces, subject to limits on the amount of time cars are permitted to
park. SCA shall set the rate for the parking spaces in the Dog Lane Lot that are not allocated to the
Residential Component, but the Town shall have the right to approve such rates for the Public Garage
Term; similarly, the Parties acknowledge that they are considering not charging for some or all of such
spaces, subject to limits on the amount of time cars are permitted to park. Either of the Town or SCA
may request that the other Person re-visit the parking rates set by the other Person, but not more often
than twice in any calendar year. A breach by one Person of its obligations under this provision shall
entitle the other Person to suspend offering any approval rights to the defaulting Person during the
period of such breach; disputes as to whether a Person has acted reasonably with respect to its rights
under this Section 9.04 shall be resolved in accordance with Article 15. The Town and SCA apree that
in no event shall monthly (or other long term) overnight parking spaces be made available for use in
the Public Garage or the Dog Lane Lot at rates lower than the rates payable by EDR hereunder.

Section 9.05 Parking Management Responsibility.

(a) Subject to and in accordance with the terms and provisions hereof, the Parties
agree that SCA shall assume management responsibility for the Intermodal/Parking Facility, Internal
On-Street Parking and the Storrs Road Parking on the date reasonably approved by the Town and SCA
for commencement of operations. The term of such arrangement shall extend until the end of the 7
fiscal year following the October 1 immediately succeeding the issuance of the certificate of
occupancy for the Residential Component of Phase 1A. During the term of such arrangement, SCA
shall manage the Intermodal/Parking Facility (including any portions of a separate intermodal hub that
encompass facilities or equipment that is shared with the Public Garage, but excluding the hardware
and software of the data operations component of the intermodal hub), the Internal On-Street Parking
and the Storrs Road Parking operations pursuant to a management agreement to be executed by SCA
and the Town pursuant to which SCA accepts such engagement and agrees to manage and operate the
same in a commercially reasonable manner and to diligently perform and discharge the duties and
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responsibilities set forth in this Section 9.05 (the “Parking Management Agreement”). The payment
and performance of SCA’s obligations under the Parking Management Agreement shall be guaranteed
by Leyland pursuant to a guaranty in the form of the Guaranty. Pursuant to the terms of the Parking
Management Agreement, SCA shall collect all revenues from the operation of the parking spaces
located in the Intermodal/Parking Facility, Internal On-Street Parking, and Storrs Road Parking,
including all parking fines, and pay therefrom all customary and reasonable operating expenses of the
Intermodal/Parking Facility, Internal On-Street Parking and Storrs Road Parking, including without
limitation, the cost of routine maintenance, parking regulation enforcement, insurance, sales and use
taxes payable to the State of Connecticut on parking revenues, and a reasonable third party
subcontractor management fee; if there is any deficiency, SCA, at its sole cost and expense, shall
promptly pay such deficiency on a periodic basis to be provided for in the Parking Management
Agreement. In the event that the revenues from operations during any Town fiscal year exceed the
operating expenses for such time period, the excess shall be used to pay the following items in the
following order: (i) to reimburse SCA for previous unreimbursed operating expense deficiencies paid
by SCA and documented to the Town’s reasonable satisfaction, (i) (A) 50% to SCA, and (B) 50% to
the Town until the aggregate amount distributed to the Town under this clause (ii)(B) equals the
aggregate amount of Annual Reserve Amounts to be deposited in the Repair and Replacement Reserve
through the date of such distribution (to the extent not previously deposited with funds received from
parking operation revenues from any fiscal year), which amounts shall be deposited by the Town in the
Repair and Replacement Reserve (or, to the extent the Town has made up any prior deficiency, at the
Town’s election, to the Town for the benefit of Storrs Center), and (iii) 100% to SCA; amounts
payable to SCA under the foregoing arrangement shall be the sole compensation to SCA for its
services under the Parking Management Agreement. All amounts collected by or on behalf of SCA
from the parking operations shall be held in trust for the purposes set forth herein. It is agreed that the
Town’s real estate tax exemption shall apply regardless of the Parking Management Agreement, and
that if this proves not to be the case, the Town shall be responsible for paying any such real estate tax
that may be payable. '

(b) SCA and the Town shall agree upon the form of the Parking Management
Agreement, which agreement shall be consistent with terms of this Section 9.03, and contain such
other provisions as are reasonably required by either of such Parties related to the provision of such
parking management services, including, without limitation, indemnifications, insurance, default
provisions and remedies, dispute resolution procedure, provisions stating that parking personnel shall
be employees of SCA or the parking management company retained by SCA, and which agreement,
when executed, shall supersede the agreements in this Section 9.05; provided, however, that the Town
may (but shall not be obligated to) utilize Town employees for issuance of parking tickets. The
Parking Management Agreement shall be executed prior to the Town entering into the construction
contract for the Intermodal/Parking Facility, unless otherwise agreed to in writing between SCA and
the Town. SCA, at no cost to the Town, may subcontract with a qualified parking management
company for the provision of the parking management services pursuant to a written subcontract
(which management company and subcontract shall be subject to approval by the Town); provided,
however, that no such subcontract shall release SCA from its liability under the Parking Management
Agreement.
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ARTICLE 10

RELOCATION

Section 10.01  Relocation and Relocation Costs. Relocation cosis for which tenants within
Phase 1A/1B are eligible under applicable state and federal uniform relocation acts (collectively, the
“Relocation Costs™) shall be split 50-50 between the Town and SCA, and agreed to on a case-by-case
basis, with the advice of the relocation consultant and legal counsel for the Partnership, and subject to
the approval of any appropriation for such costs required of the Town. The Parties shall establish a
proposed schedule for completion of all relocation activities, and the completion of such schedule and
the implementation thereof shall be in accordance with the Phase 1A/1B Schedule. The Town shall
continue to seek State or other public funding for such costs, including the pending Urban Action grant
application for $500,000, with any grants received to reduce the Town’s and SCA’s obligations for
relocation costs hereunder (or if all such costs are paid, reimburse such parties for previously paid
costs) on a 50-50 basis. SCA will work with the Partnership to establish binding relocation agreements
to ensure that the occupants of the buildings slated for demolition vacate the applicable property in
accordance with the Phase 1A/1B Schedule. :

ARTICLE 11

TOWN SQUARE

Section 11.01  Conveyance of the Town Square. Upon completion of the Town Square by the
Developer Parties in accordance with the provisions of Section 8.02, the Town Square will be
conveyed to the Town by Connecticut full covenant warranty deed which conveys good and
marketable fee simple title to the Town for $0 consideration, free and clear of all liens and
encumbrances other than those approved by the Town in its reasonable discretion, and with evidence
reasonably satisfactory to the Town that all environmental remediation of such land reasonably
required by the Town based on the Environmental Reports has been completed to the Town s
reasonable satisfaction .

~Section 11.02  Maintenance of the Town Square. Following the conveyance of the Town
Square to the Town pursuant to Section 11.01, the Town will provide trash pickup, landscaping and
snow removal services to the Town Square in a first class manner.

Section 11.03  Use of the Town Square.

(2) Subject to any requisite modification to the Mansfield Zoning Regulations
applicable to the Town Square and so long as SCA owns the Commercial Component and any other
commercial space that may be developed hereafter on any side of the Town Square under any future
phase of Storrs Center, SCA shall have the exclusive right to license the Town Square for the operation
of free-standing, portable, retail kiosks, in full compliance with all applicable Legal Requirements, for
an initial term of ten (10) years, commencing upon the date that the Town Square is conveyed to the
Town with four consecutive ten (10) year renewal terms, for a total of up to fifty (50) years, with each
such renewal to be automatic, unless SCA notifies the Town that it desires to terminate the Town
Square License Agreement by so notifying the Town in writing not less than twelve (12) months prior
to the end of the then current term. SCA shall pay an annual license fee equal to 20% of any net
operating income received by SCA during the initial term and any renewal term. The annual license
fee, if any, shall be payable in equal monthly payments on or before the first day of each month during
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the term. It is understood that the areas on which such kiosks will be placed within the Town Square,
and the specific uses thereof, shall be proposed by SCA from time to time, and shall subject to the
Town’s approval as to number, location and use, taking into account the health, safety and welfare of
the public and the intended purpose of the Town Square for pedestrian travel and as a central public
gathering space for Storrs Center and the Town of Mansfield and subject to any applicable Legal
Requirements and the provisions of Section 7.02. No later than the completion of construction of the
Town Square, SCA and the Town shall execute a license agreement (the “Town Square License
Agreement™), which shall be consistent with terms of this Section 11.03, but contain such other
provisions as are reasonably required by either of such parties related to the subject matter of this
Section 11.03, including, without limitation, indemnifications by SCA, SCA insurance, payment by
SCA of any real estate taxes that may be assessed as a result of the uses permitted under the license,
default provisions and remedies, and which agreement, when executed, shall supersede the agreements
in this Section 11.03(a). SCA and EDR shall have the right to utilize the Town Square for events and
other marketing-oriented purposes that may be beneficial to the Project, subject to such reasonable
ordinances, rules and regulations as the Town may adopt.

(b) Unless SCA fails to enter into the Town Square License Agreement, as
described above, during the term of the Town Square License Agreement, as the same may be
extended from time to time, the Town shall not permit any other use of the Town Square for
commercial purposes (other than commercial purposes incidental to not-for-profit use, such as sales of
fundraising merchandise on behalf of a charitable organization holding an event in the Town Square or
other commercial purposes ancillary to a permitted use, such as the sale of t-shirts or compact discs
showcasing or advertising the works of a Person providing entertainment in the Town Square), and
shall enter into no other license agreement, lease agreement, or similar agreement for use of the Town
Square in contravention of SCA’s exclusive rights hereunder and under the Town Square License
Agreement. It is understood that the Town Square shall generally be available for use for non-
commercial community purposes similar in nature to other public parks, with the approval of the Town
and pursuant to such rules, regulations or ordinances as may be adopted by the Town. The Town
Square License Agreement shall further prohibit the Town from entering into any other license, lease
or other agreement with respect to use of the Town Square that is inconsistent with the intended
purpose of the Town Square for pedestrian travel and as a central public gathering space for Storrs
Center and the Town of Mansfield or permit any modification thereof that materially adversely
obstructs visibility of or access to retail portions of Phases 1A and 1B. No rights or obligations under
this Section 11.03 or the Town Square License Agreement are meant to, nor shall they be construed to
limit or abridge the First Amendment rights of the members of the public with respect to the Town
Square.

ARTICLE 12

PUBLIC STREETS; PRIVATE IMPROVEMENTS; EASEMENTS; CONSTRUCTION
COORDINATION

Section 12.01  Public Streets: Private Improvements.

(a) In the event that any local public roads not previously dedicated and accepted
by the Town are constructed by the Developer Parties as part of the Project, the Developer Parties shall
comply with all applicable Legal Requirements and such other reasonable requirements as may be
imposed by the Town with respeet to the construction of such roads and the dedication of rights-of-
way (or the conveyance of fee title if required by the Town) to the Town with respect thereto. The
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approved plans for the rezoning of the Project specify which streets within Storrs Center are planned to
be public streets. Subject to the terms and conditions of this Agreement and the Parking Management
Agreement entered into by the Town and SCA, streets dedicated to the Town within Storrs Center or
constructed by the Town as part of the Public Improvements shall be maintained by the Town in a first
class manner.

(b) EDR and SCA, their successors and assigns, shall mamtam the Phase 1A/1B
Private Improvements in a first class manner.

Section 12.02  Easements and Licenses. To the extent not attached to this Agreement as an
exhibit, the Parties shall negotiate and enter into in good faith and in a timely manner such easements
and/or licenses for construction, drainage, utilities, vaults, footings, construction signage and other
similar purposes, as may be reasonably necessary to permit or facilitate performance of the Parties’
respective obligations hereunder in accordance with the Phase 1A/1B Schedule (including, without
limitation, such easements, rights or way or other agreements with utility providers}), provided that
such easements, licenses, rights of way and other agreements are acceptable to the Town Council in
accordance with the Mansfield Municipal Code and applicable Legal Requirements, do not
unreasonably interfere with the use of the burdened property, and contain reasonable indemnification
and insurance provisions and such other terms as may be mutually agreed to by the parties thereto.
Such easements shall have priority over all liens encumbering the applicable properties (excluding the
Negative Pledge) and the owners thereof shall deliver recordable subordination agreements (or
joinders) from all holders of pre-existing liens (excluding the Negative Pledge) at the time of the
recording of any such easement, which subordinate such liens to the easement.

Section 12.03  Construction Coordination. The Parties shall provide for coordination of the
activities of their respective construction managers and/or general contractors in connection with the
construction of the Improvements. The Parties shall require their respective construction managers
and/or general contractors to participate with each other and with the Parties in reviewing the Phase
1A/1B Schedule when directed to do so by any of the Parties.

Section 12.04  Construction Staging. The Parties shall coordinate with each other with respect
to the storage of their materials and equipment. The Parties shall perform their respective construction
obligations in connection with a construction staging plan mutually agreeable to the Parties.

Section 12.05  Safety Precautions and Programs.

(a) The Party responsible for construction of a particular Improvement shall be
responsible for initiating, maintaining and supervising all safety precautions and programs in
connection with the construction of such Improvement.

(b) The Parties shall take reasonable precautions, and shall cause their respective
construction managers and/or general contractors, to take reasonable precautions for safety of, and
shall provide reasonable protection to prevent damage, injury or loss to other property adjacent to the
site on which the proposed Improvement is being constructed, subcontractors, employees, materials
and equipment.

Section 12.06  Due Diligence Inspections. The Developer Parties shall endeavor to procure
reasonable access by the Town, its contractors, consultants, representatives and employees to the Phase
1 Area and the remaining land on which the Transit Pathway Improvements will be constructed for
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purpose of performing such survey, appraisals, engineering, geotechnical, architectural and
environmental investigations and inspections and such other evaluations, inspections and tests as the
Town deems necessary, as and when required by the Town. The Developer Parties shall also make
available to the Town, its contractors, employees, representatives, counsel and consultants, and to
others to whom they may direct, access to documents reasonably relating to the physical condition of
the Phase 1 Area and the remaining land on which the Transit Pathway Improvements will be
constructed in the possession of any Developer Party or Developer Party Affiliate.

ARTICLE 13

CONVEYANCE OF OPEN SPACE

Section 13.01  Convevance of Open Space. The Town hereby agrees to accept a conveyance of
conservation areas within Storrs Center, subject to the usual and customary procedures governing such
open space acquisitions by the Town. If required by the Governmental Approvals, or required by the
Town, said land will be protected by appropriate conservation easements or dedications by the
applicable Developer Party at the time and in the manner as required by applicable Legal
Requirements, and shall be conveyed subject to such reasonable reservation of rights as the applicable
Developer Party shall require in connection with the development of Storrs Center. Nothing herein (or
in the conveyance of such title) shall affect SCA’s pbligations to design or construct any recreational
trails on such open space as may be required by applicable Legal Requirements or Governmental
Approvals relating to the Project.

ARTICLE 14

COOPERATION

Section 14.01  Cooperation. The Parties shall expeditiously cooperate in 2 reasonable manner
and in good faith for the duration of this Agreement in all matters relating to the development of the
Improvements, including, but not limited to, the following:

(2) The Parties agree to meet on a regular basis for the purpose of coordinating all
matters related to timely completion of the Improvements and resolution of all issues that arise in
connection therewith.

(b) To the extent that either Party is requested to review plans, applications or
other materials relating to the Project, the parties shall use all reasonable efforts to complete such
review in an expeditious manner with recognition of the Phase 1A/1B Schedule.

(c) The Parties shall, upon request, use all reasonable efforts to assist one another
in any discussions with any public or private entity related to the Improvements including, but not
limited to, the Partnership and the University, and in seeking public funding for the Improvements.

(d) The parties acknowledge that extensive public communications will be
necessary to ensure the success of the Project, so they hereby agree to cooperate in the regular
dissemination of information to the public in a timely manner. Upon the specific request of EDR, and
{o the extent permitted by law, the Parties shall act reasonably to accommodate EDR’s reporting and
confidentiality needs as a public company.
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ARTICLE 15

DISPUTE RESOLUTION

Section 15.01  Negotiation. The Parties shall attempt in good faith to resolve any claim or
controversy between the Parties arising out of, related to or otherwise in any extent involved with this
Agreement or the Parties’ obligations hereunder (a “dispute™), promptly by negotiation between
executives who have authority to settle the controversy. Any Party may give the other Party writien
notice of any dispute not resolved in the ordinary course of business. Within ten (10) Business Days
after delivery of the notice, the receiving Party shall submit to the initiating Party a written response.
The notice and response shall include (a) a statement of that Party’s position and a summary of
arguments supporting that position, and (b) the name and title of the executive who will represent that
Party and of any other person who will accompany the executive. Within ten (10) Business Days after
delivery of the initial notice, the executives of both Parties shall meet at a mutually acceptable time and
place, and thereafter as often as they reasonably deem necessary, to attempt to resolve the dispute. All
negotiations and materials provided pursuant to this Section 15.01 are confidential and shall be treated
as compromise and settlement negotiations for purposes of applicable rules of evidence and the
Freedom of Information Act, Sections 1-200 et. seq. of the Connecticut General Statutes (the
“Freedom of Information Act”) and statements made by any Party during negotiation may not be used
against it in later proceedings if the Parties fail to resolve the dispute during negotiation. -

Section 15.02  Mediation. Ifa dispute described in Section 15.01 has not been resolved by
negotiation as provided in Section 15.01 within fifteen (15) Business Days, or the Parties failed to meet
within ten (10) Business Days as provided in Section 15.01 after delivery of the initial notice of
negotiation, the Parties shall endeavor to resolve the dispute by mediation in Mansfield, Connecticut,
in accordance with the Commercial Mediation Rules of the American Arbitration Association currently
in effect or as otherwise agreed by the Parties. Request for mediation by a Party shall be filed in
writing with the other Party and with the American Arbitration Association. The request may be made
concurrently with the filing of a demand for arbitration, but in such event, the mediation shall proceed
in advance of such arbitration, which shall be stayed pending mediation for the period set forth above,
unless otherwise agreed to by the Parties. Both Parties shall each have a representative present at the
mediation who has authority to bind it to a written settlement agreement, subject to the requirements
and limitations of the charter and ordinances of the Town of Mansfield, and the approval of the Boards
of Directors of each private Party. All negotiations and materials provided pursuant to this Section
15.02 are confidential and shall be treated as compromise and settlement negotiations for purposes of
applicable rules of evidence and the Freedom of Information Act. Positions and statements made by
any Party during mediation may not be used against it in later proceedings if the Parties fail to reach a
seftlement agreement during mediation. Each Party shall bear its own expenses; the Town, on the one
hand, and SCA and EDR (and the Developer Entity after it is made a Party to this Agreement) on the
other hand, shall pay an equal share of the expenses of the mediator and the fees of AAA. The initial
mediation session shall be held promptly (but not more than thirty (30) days following appointment of
the mediator). Agreements reached in any mediation proceeding shall be enforceable as settlement
agreements in any cowrt having jurisdiction thereof.

Section 15.03  Arbitration

(a) In the event that the Parties involved in the dispute do not agree to or cannot
resolve such dispute through mediation as provided in Section 15.02 within thirty (30} days after the
initial mediation conference or if a Party has waived in writing its right to mediate the issues in
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dispute, such dispute shall be settled by arbitration in Hartford, Connecticut, which arbitration, unless
the applicable Parties mutually agree otherwise or except as expressly provided herein, shall be in
accordance with the Commercial Arbitration Rules of the American Arbitration Association (the

AAA”) currently in effect (the “Rules™) (including the Expedited Procedures thereunder). Any Party
may serve upon any other Party a written notice demanding that the dispute be resolved pursuant to
this Section 15.03 (an “Arbitration Notice™). In no event shall any mediator be permitted to serve as an
arbitrator for that or any other dispute that is not resolved pursuant to mediation pursuant fo Section
15.02, unless agreed to by the Parties involved in such dispute. Furthermore, each arbitrator must
comply with all disclosure and disqualification procedures applicable to neutral arbitrators under the
applicable AAA rules before being swomn to serve or act on the panel. The Parties involved in the
dispute shall use a single arbitrator appointed in accordance with the AAA rules for any claim or
counterclaim involving less than $1,000,000, and, unless they agree otherwise, three arbitrators for a
claim or counterclaim equal to or exceeding $1,000,000; the sole arbitrator (or if a panel of 3
arbitrators, at least one of the 3 arbitrators) shall be an attorney licensed to practice law in the State of
Connecticut who has at least fifteen (15) years of real estate development legal experience, including
advising developers and municipal parties on public-private real estate projects. Each arbitrator must
be within two (2) hours commuting distance from the hearing venue, and must be able to commit to
contemporaneous blocks of hearing days for completion of arbitration hearings and render an award
within no more than four (4) months of delivery of the Arbitration Notice. Any depositions must be
completed no later than one month prior to commencement of the arbitration hearing.

(b) The prevailing Party, as determined by the arbitrator(s), shall be entitled to an
award of reasonable attorneys’ fees only upon the determination of the arbitrator(s) that the claim was
frivolous or vexatious. Except as may be required by law, no Party to a proceeding nor any arbitrator
may disclose the existence, content, or results of any arbitration hereunder without the prior written
consent of such Parties. The agreement to arbitrate set forth herein shall be specifically enforceable
under applicable law in any court of competent jurisdiction and judgment on the award rendered by the
arbifrator(s) may be entered in any such court. Neither the arbitrators nor the AAA shall have any
jurisdiction, power, or right to vary from the terms of this Agreement without the express written
agreement of the Parties involved in such proceeding. Hearings on the merits shall be in accordance
with the Rules of Evidence as utilized in the Superior Courts for the State of Connecticut.

(c) Notwithstanding anything to the contrary set forth in this Agreement, in the
event that any claim or dispute involves an insurable loss, upon the request of the insurance company
providing such coverage, the insured Party shall have the option to litigate the matfter in a court of
competent jurisdiction instead of having the matter resolved by arbitration.

(d) In any arbitration proceeding, all parties necessary for a complete
determipation or settlement of any question involved (including any applicable Guarantor) shall be
joined and each and every necessary party agrees that it will not object to such joinder. In addition,
upon the request of the party and at the discretion of the arbitrator(s), a party demonstrating that it has
or claims an interest in the controversy, or any part thereof, may be joined. If more than one
arbitration is begun under this Agreement, any Related Agreement or Guaranty and any Party or
Guarantor contends that two or more arbitrations are substantially related and that the issues should be
heard in one proceeding, the arbitrator(s) selected in the first filed of such proceedings shall determine
whether, in the interests of justice and efficiency, the proceedings should be consolidated before such
arbitrator(s).

42145994,23 : -30-



Section 15.04  Overriding Principle Regarding Proceedings. Notwithstanding anything to the
contrary contained in this Agreement, in no event shall the Town be made a party to any arbitration or
mediation proceeding which involves a dispute solely among any of SCA, EDR or the Developer
Entity that does not involve any claim, controversy or dispute with the Town relating to the Town’s
obligations hereunder; provided, however, that the Town shall be entitled to participate in any such
proceeding at its election if the Town reasonably determines that the claim, dispute or resolution
thereof could affect the Town’s rights or obligations under this Agreement or any Related Agreement. -

ARTICLE 16

REPRESENTATIONS AND WARRANTIES

Section 16.01  Representations and Warranties of Developer Party and Developer Party
Affiliates.

(2) Due Authorization. Each Developer Party represents and warrants to the other
parties that this Agreement has been duly authorized, executed and delivered by such party, and
constitutes the legal, valid and binding agreement of such Developer Party, enforceable against such
Developer Party in accordance with its terms.

(b) No Conflict; Legal Compliance. Neither the execution, delivery, nor
performance of this Agreement by any Developer Party, nor any action or omission on the part of any
Developer Party required pursuant hereto, nor the consummation of the transactions contemplated by
this Agreement will (i) result in a breach or viclation of, or constitute a default under, any Legal
Requirement, (ii) result in a breach of any term or provision of the operating agreement, articles of
organization, by-laws or charter of such Developer Party, or (iii) constitute a default or result in the
cancellation, termination, acceleration of, any obligation, or other breach or violation of any loan or
other agreement, instrument, indenture, lease, or other material document to which such Developer
Party is a party or by which any of the properties of such Developer Party is bound, or give any person
or entity the right to declare any such default, cancellation, termination, acceleration, breach or
violation or to exercise any remedy or obtain any other relief under any such loan or other agreement,
instrument, indenture, lease, or other material document. No Developer Party is, or will be required to,
give any notice to or obtain any consent from any Person in connection with the execution and delivery
of this Agreement which has not already been given or obtained.

(c) Insolvency. None of the Developer Parties nor any Guarantor has (i) made a
general assignment for the benefit of creditors, (ii} filed any voluntary petition in bankruptey or
suffered the filing of an involuntary petition by its creditors, (iii) suffered the appointment of a receiver
to take possession of all, or substantially all, of its assets, (iv) suffered the attachment or other judicial
seizure of all, or substantially all, of its assets, (v) admitted in writing its inability to pay its debts as
they come due, or (vi) made an offer of settlement, extension or composition to its creditors generally.

(d) Litigation and Defaunlt. No Developer Party or Guarantor is involved in any
legal proceeding, which would prevent or materially impair the ability of any Developer Party or
Guarantor to perform its duties and obligations under this Agreement or any of the Related
Agreements and no event has occurred which, with due notice or lapse of time or both, could
constitute a material breach of any Legal Requirement which could prevent or materially impair the
ability of any Developer Party or Guarantor to perform its duties and obligations under this
Agreement or any of the Related Agreements. :
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(@ Financial Statements. Upon reasonable advance written notice from the Town,
SCA shall provide access to the financial statements of Leyland for inspection by appropriate Town
staff or representatives, provided that assurances of confidentiality are provided to SCA and Leyland.

H Good Standing. Each Developer Party represents and warrants that upon
execution of this Apreement and at all times until substantial completion of all improvements to be
constructed by the Developer Parties pursuant to the terms hereof, each of SCA and Leyland is and
shall be a limited liability company (and EDR is and shall be a corporation) validly organized and in
good standing under the laws of the state of its formation and, if organized in a state other than
Connecticut, authorized to do business in the State of Connecticut, to the extent required to be so
authorized.

(£ Control of Real Property. To the best of its knowledge, SCA, directly or
indirectly through one or more Developer Party Affiliates, owns or controls, or has valid, legally
binding agreements to acquire, the fee title (or the leasehold title with respect to the portion of the Dog
Iane Lot to be ground leased for up to 98 years) to all of the real property within Phases 1A and 1B,
within the Town Parcels, and within which the Developer Party Infrastructure is to be constructed and
any real property on, over, under or through which easements may be reasonably necessary for the
development or occupancy of the Developer Party Improvements or the Public Improvements (other
than Route 195). The Parties acknowledge, however, that an amendment to the Ground Lease
currently in place between the University and SCA is necessary in order to utilize the portion of the
Dog Lane Lot as contemplated hereby; the completion of such amendment is a condition of the Parties’
obligation to proceed with construction of the Developer Party Improvements and the Public
Improvements.

Section 16.02 Town Representations and Warranties.

(a) Due Authorization. This Agreement has been duly authorized, executed and
delivered by the Town, and the individuals signing this Agreement and all documents executed
pursuant to it, on behalf of the Town are duly authorized to sign such documents on the Town’s behalf
and to bind the Town to their respective terms, and this Agreement constitutes the legal, valid and
binding agreement of the Town, enforceable against the Town in accordance with its terms.

(b) No Conflict; Legal Compliance. Neither the execution, delivery, nor
performance of this Agreement by the Town, nor any action or omission on the part of the Town
required pursuant hereto, nor the consummation of the transactions contemplated by this Agreement
will (i) result in a breach or violation of, or constitute a default under, any Legal Requirement, (i1}
result in a breach of any term or provision of the charter documents of the Town, or (iii) constitute a
default or result in the cancellation, termination, acceleration of, any obligation, or other breach or
violation of any loan or other agreement, instrument, indenture, lease, or other material document to
which the Town is a party or by which any of the properties of the Town is bound, or give any person
or entity the right to declare any such default, cancellation, termination, acceleration, breach or
violation or to exercise any remedy or obtain any other relief under any such loan or other agreement,
instrument, indenture, lease, or other material document. The Town is not required to give any notice
to or obtain any consent from any Person in connection with the execution and delivery of this
Agreement which has not already been given or obtained.

(©) Litigation and Default. The Town is not involved in any legal proceeding,
which would prevent or materially impair the ability of the Town to perform its duties and obligations
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under this Agreement or any of the Related Agreements and no event has occurred which, with due
notice or lapse of time or both, could constitute a material breach of any Legal Requirement which
could prevent or materially impair the ability of the Town to perform its duties and obligations under
this Agreement or any of the Related Agreements.

ARTICLE 17
RESTRICTIONS ON TRANSFER AND ASSIGNMENT

Section 17.01  Transfers Prior to Substantial Completion.

(2) Except as provided in Section 17.01(b), Section 17.01(c) or Section 17.02, each
Developer Party agrees that prior to substantial completion of all of the Developer Party Improvements
to be constructed by the Developer Parties pursuant to the terms of this Agreement, (i) no Transfer
shall occur with respect to such Developer Party or any real property owned by it and located in Phases
1A and 1B unless approved by the Town in accordance with the provisions hereof.

(b) It is expressly acknowledged and agreed that SCA, EDR and any Developer
Entity or Developer Party Affiliate shall be entitled, to enter into individual space leases for any Phase
1A/1B Private Improvement at any time or to grant easements and rights-of-way (over any of such real
property other than that to be conveyed to the Town, unless otherwise agreed in writing by the Town)
reasonably related to the construction, development and/or operation of Phases 1A and 1B.

{c) SCA, EDR, Developer Entity and any Developer Party Affiliate shall be
entitled to consummate the following transactions prior to substantial completion of all of the
Developer Party Improvements, provided that the Party consummating such transaction gives the
Town written notice prior to or promptly following such transactions and delivers copies of all
documents reasonably required by the Town in connection therewith, including without limitation,
reaffirmations of the representations and obligations of the Party consummating such transaction and
such Party’s Guarantor, if any, under any Guaranty, and the assumption by any such transferee of the
obligations under any Related Agreement or Tax Incentive Agreement applicable to the portion of the
real property so transferred.

(i} Upon substantial completion of the Commercial Component of any
Phase in accordance with the terms of this Agreement and its creation as a separately taxable and
assessable condominium unit, such Commercial Component may be conveyed to SCA or any Person
controlled by, controlling or under common control with Leyland;

(i)  Upon substantial completion of the Residential Component of any Phase
in accordance with the terms of this Agreement and its creation as a separately taxable and assessable
condominium unit, such Residential Component may be conveyed to EDR or any Person controlled
by, controlling or under common control with EDR; and

(iii)  The real property comprising Phases 1A and [B may be transferred to
the Developer Entity for the purposes of constructing the Developer Party Improvements; provided,
however, that such Developer Entity shall assume the obligations under this Agreement that are joint
and several obligations of SCA and EDR and shall make the representations and warranties under
Section 16.01 for the benefit of the Town, but need not assume the several obligations of either of such
Parties nor the obligations under any Related Agreement which is not the joint and several obligation
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of both such Parties. Following such assumption, such joint and several obligations shall be the joint
and several obligations of SCA, EDR and the Developer Entity.

(d) Except as specifically permitted under Section 17.02, any other Transfer prior
to substantial completion of all of the Developer Party Improvements to be constructed by the
Developer Parties pursuant to the terms of this Agreement shall require the approval of the Town,
which approval shall not be unreasonably withheld, conditioned or delayed, so long as the following
conditions are satisfied prior to such Transfer: ‘ )

@) In the Town’s reasonable judgment, the transferee or transferees have the
reputation, experience, financial capacity and ability to perform the obligations being assumed by if;

(ii)  the transferee or transferees by valid instrument in writing, satisfactory
to the Town in its reasonable discretion, shall have expressly assumed, for themselves and their
successors and permitted assigns, all obligations of the Party whose interest is being transferred, to
commence and complete the construction of the Developer Party Improvements and otherwise comply
~ with all terms of this Agreement and any applicable Related Agreement and have reaffirmed the
representations and warranties of the transferring Party set forth in Section 16.01.

(e) Following substantial completion of all of the Developer Party Improvements
to be constructed by the Developer Parties pursuant hereto, any Transfer may occur as to any
Developer Party or the real property owned by it and located in Phases 1A and 1B, subject to the
transferee of any interest in the real property assuming the obligations of the applicable Developer
Party under this Agreement which have not been performed and under any Related Agreement
applicable to such real property and subject, in the case of the Residential Component, to the
provisions of Section 9.02 relating to the assignment of the Parking Lease.

) Tn no event shall the transferring Party or any Guarantor be relieved of its
obligations under this Agreement, any Related Agreement or any Guaranty in connection with or as the
result of any Transfer under Section 17.01(c). In no event shall the transferring Party or any Guarantor
be relieved of its obligations under this Agreement, any Related Agreement or any Guaranty in
connection with or as a result of any Transfer under Section 17.01(d) or Section 17.01(e) without the
express written consent of the Town, which shall not be unreasonably withheld after taking into
account all obligations that remain to be performed by such Party and its Guarantor and the reputation,
experience, financial capability and ability to perform of the transferee assuming such obligations.

Section 17.02  Mortgages.

(a) Notwithstanding any contrary provision contained in this Agreement, SCA and
EDR (and any Developer Entity or Developer Party Affiliate) shall have the absolute right, exercisable
at any time and from time to time, without the necessity of securing the Town’s permission or consent
but with prompt written notice to the Town, to grant any mortgage as security for a loan for purposes
of completing, developing, equipping, or operating the Project or any part thereof and/or completing
the obligations set forth in this Agreement or refinancing such a loan (a “Mortgage™) with respect to
such Party’s interest in the real property owned by it, to assign this Agreement and any Related
Agreement as collateral security for such Mortgage(s), and to enter into any and all extensions,
modifications, amendments, replacements and refinancings of such Mortgages as such Party may
desire. Each Mortgagee shall have the unrestricted right to assign, sell, participate, securitize and
otherwise deal with its interest in its Mortgage and its loan without restriction and without the Town’s
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permission or consent. No foreclosure of a Mortgage or deed-in-lieu of foreclosure of a Mortgage or
the exercise of any other remedy by a Mortgagee shall constitute a prohibited transfer under Section
17.01 or require the Town’s consent thereto. The Developer Party shall make available for inspection
by the Town copies of any Mortgage and related Loan Documents in effect from time to time.

(b) The Town’s tax levies for property taxes shall be superior in right to any
Mortgage encumbering such real property.

(c) The granting of a Mortgage or other security interest pursuant to the terms
hereof shall not be deemed to constitute an assignment or transfer of this Agreement or any Related
Agreement, nor shall the Mortgagee, as such, be deemed to be an assignee or transferee of this
Agreement or any Related Agreement so as to require the Mortgagee, as such, to assume the
performance of any of the terms, covenants or conditions on the part of the mortgagor to be performed
under this Agreement or any Related Agreement. However, the purchaser at any sale of the
encumbered real property in any proceedings for the foreclosure of the Mortgage, or the transferee of
the encumbered real property under any deed in lieu of the foreclosure of the Mortgage, or a
Mortgagee taking title by strict foreclosure shall be deemed to be an assignee or transferee permitted
hereunder, and shall be deemed to have agreed to perform (subject to the other provisions of this
Article 17 and this Agreement) all of the terms, covenants and conditions on the part of the mortgagor
to be performed under this Agreement, or under any Related Agreement with respect to such real
property, from and after the date of such purchase, foreclosure or transfer, but only for so long as such
purchaser or transferee is the owner of such real property and provided further that in any action
brought to enforce the obligation of any such transferee as the party under this Agreement or any
Related Agreement, the judgment or decree shall be enforceable against such transferee only to the
extent of its interest in said real property and any such judgment shall not be subject to execution on,
nor be a lien on, assets of such transferee other than its interest in said real property.

(d) The Mortgagee or other acquirer of said real property pursuant to foreclosure,
deed in lieu of foreclosure or other proceedings (an “Acquirer”) may, upon acquiring the real property,
sell, transfer or assign such real property, as well as its rights under this Agreement and any Related
Agreement, and its right, title and interest thereunder on such terms and to such persons and
organizations as are acceptable fo the Acquirer and thereafter be relieved of all obligations under this
Apgreement. It is expressly acknowledged by the Town that such Acquirer and any such sale,
assignment or transfer shall not be subject to the satisfaction of the terms and provisions of Section
17.01(d). Any subsequent sale, assignment or transfer of any portion of the real property or any
transfer of majority ownership or control of such Acquirer (other than of a Mortgagee) or of any
subsequent transferee, prior to completion of the Developer Party Improvements, shall be subject to the
terms of Section 17.01, including, without limitation, Section 17.01(d).

(e) The Town and each Developer Party and Developer Party Affiliate who is a
Party to this Agreement or any Related Agreement agree to amend this Agreement or any Related
Agreement in response to a reasonable request made by any Mortgagee or proposed Mortgagee
providing financing for any of the Developer Party Improvements, any Grant Party providing grant
funds for development of the Public Improvements or any rating agency who requests the same with
respect to the rating of the Town’s bonds, so long as such amendment does not materially adversely
affect any Party’s rights or obligations under this Agreement or any Related Agreement.
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ARTICLE 18

DEFAULTS AND REMEDIES

Section 18.01 Developer Party Default. The occurrence of any one or more of the following
shall constitute a “Developer Party Default™ as that term is used in this Agreement:

(a) Any Transfer in'violation of Article 17 of this Agreement;

(b) If any warranty or representation of any Developer Party contained in this
Agreement is untrue in any material respect as of the date made;

(c) Any Developer Party or any Guarantor shall cease doing business as a going
concern, , make an assignment for the benefit of its creditors, admit in writing its inability o pay its
debts as they become due, file a petition commencing a voluntary case under any chapter of the
Bankruptcy Code, 11 U.S.C. § 101 ef seq. (the “Bankruptcy Code™), file a petition seeking for itself
any reorganization, composition, readjustment, liquidation, dissolution or similar arrangement under
the Bankruptcy Code or any other present or future law or regulation; or files an answer admitting the
material allegations of a petition filed against it in any such proceeding, consents to the filing of sucha
petition or acquiesces in the appointment of a trustee, receiver, custodian or other similar official for
such Party or Guarantor or of all or substantially all of such Party’s or Guarantor’s assets or properties,
or institutes any proceeding for the dissolution or liquidation of such Party or Guarantor; a case,
proceeding or other action shall be instituted against such Party or Guarantor, seeking the entry of an
order for relief against such Party or Guarantor, to adjudicate the Party or Guarantor as a bankrupt or
insolvent, or seeking reorganization, arrangement, readjustment, liquidation, dissolution or similar
relief against the Party or Guarantor under the Bankruptcy Code or other present or future rule or
regulation, which case, proceeding or other action either results in the entry or issuance of any other
order or judgment having a similar effect or remains undismissed for sixty (60) days, or within sixty
(60} days after the appointment, without the Party’s or Guarantor’s consent or acquiescence, of any
trustee, receiver, custodian or other similar official for the Party or Guarantor or for all or any
substantial part of the Party’s or Guarantor’s assets and properties, such appointment shall not be
vacated; or

(d) The material default by any Developer Party of any provision of this
Apgreement not expressly referenced elsewhere in this Section 18.01 and the failure by. such Party to
cure such material default within thirty (30) days after notice thereof by the Town to the Party,
provided that if such default cannot reasonably be cured within such thirty (30) day time period but is
capable of cure, then the defaulting party shall have such additional time as may be reasonably
necessary to cure such failure and no Developer Party Default shall be deemed to exist hereunder so
long as such defaulting Party commences such cure within the initial thirty (30) day period and
diligently and in good faith pursues such cure to completion within a maximum period of one hundred
eighty (180) days.

Section 18.02  Town Default. The occurrence of any one or more of the following shall
constitute a “Town Default™ as that term is used in this Agreement:

(2) If any warranty or representation of the Town contained in this Agreement is
untrue in any material respect as of the date made;
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: (b) The material default by the Town of any provision of this Agreement not
expressly referenced elsewhere in this Section 18.02 and the failure by the Town to cure such material
default within thirty (30) days after notice thereof by the Developer Party to the Town, provided that if
such default cannot reasonably be cured within such thirty (30) day time period but is capable of cure,
then the Town shall have such additional time as may be reasonably necessary to cure such failure and
no Town Default shall be deemed to exist hereunder so long as the Town commences such cure within
the initial thirty (30) day period and diligently and in good faith pursues such cure to completion
within a maximum period of one hundred eighty (180) days.

Notwithstanding anything to the contrary contained in this Agreement or any Related Agreement, if
any default by any Developer Party or Developer Party Affiliate adversely affects the Town’s ability to
perform any of its obligations under this Agreement or any Related Agreement, the Town (i) shall not
be liable for any damages incurred by any non-defaulting Developer Party or Developer Party Affiliate
as a result thereof, (ii) shall not be required to specifically perform any such Town obligation to the
extent the Town’s ability to perform is adversely affected by such default, (iii) shall not have any
obligation to cure such default by the defaulting Developer Party or Developer Party Affiliate, as the
case may be, and (iv} if such default relates to a Party’s failure to make payment or contribute funds as
required under this Agreement, shall not have any obligation to obtain any substitute funding,

Section 18.03  Remedies for Developer Party Defaults. Upon the occurrence of any Developer
Party Default, the Town may pursue any of the following remedies:

(a) With respect to any Developer Party Default described in Section 18.01(b), the
Town shall be entitled to recover from the Party and/or Developer Party Affiliate any and all actual
damages, arising out of or resulting from such default.

(b) With respect to any Developer Party Default described in Section 18.01(a). (c)
or (d), the Town may pursue any one or more of the following remedies, it being the intent hereof that
none of such remedies shall be to the exclusion of any other:

(1) With respect to any Developer Party Default under Section 18.01(d)
relating to the Party’s construction obligations, exercise any rights the Town may have under any
applicable performance bond, in the Town’s sole option;

(i)  Pursue an action in a court of competent jurisdiction for specific
performance of the Party’s obligations under this Agreement;

(i)  Pursue a proceeding under Article 15 for any and all actual damages
incurred by or asserted against the Town as a result of the Developer Party Default, arising out of or
resulting from such Developer Party Default; and/or

(iv)  Exercise or pursue, through an arbitration proceeding under Article 15,
any other remedy or cause of action permitted under this Agreement or available at law or in equity.

Section 18.04  Remedies for Town Default. Upon the occurrence of any Town Default, SCA,
EDR, and, provided it has been made a party to this Agreement, Developer Entity may pursue the
following remedies:

(a) With respect to a Town Default described in Section 18.02 (a) relating to any

representation or warranty of the Town, such Party shall be entitled to recover from the applicable
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Town any and all actual damages, arising out of or resulting from the breach of such representation or
warranty. '

(b) With respect to a Town Default described in Section 18.02(D), such Party may
pursue any one or mare of the following remedies concurrently or successively, it being the intent
hereof that none of such remedies shall be to the exclusion of any other:

(1) Pursue an action ina court of competent jurisdiction for specific
performance of the Town’s obligations under this Agreement;

(it)  Pursue a proceeding under Article 15 for any and all actual damages
incurred by or asserted against the Party as a result of the Town Default, arising out of or resulting
from such Town Default; and

(iii)  Exercise or pursue, through an arbitration proceeding under Article 15,
any other remedy or cause of action permitted under this Agreement or available at law or in equity.

In no event shall SCA, EDR or any other Developer Party be unjustly enriched by any recovery
under this Agreement, at law or in equity resulting from a Town Default by virtue of having multiple
Developer Parties as parties to this Agreement.

Section 18.05 Payments. Notwithstanding anything to the contrary contained herein, if the
Town or the Developer Party fails to make any payment due under this Agreement in full when due,
that portion of the payment that remains unpaid shall bear interest at the interest rate per annum equal
to the greater of (a) the prime rate published by the Wall Street Journal plus four percent per annum,
and (b) nine percent per annum from the date due until paid in full.

Section 18.06 ~ Waiver of Consequential Damages. Notwithstanding anything to the contrary
contained herein, the Town and each Developer Party hereby waives consequential damages, punitive
damages, treble or other multiple damages, and damages for lost opportunity or lost profits for claims,
disputes, or other matters arising out of or relating to this Agreement or any Related Agreement. This
mutual waiver is applicable, without limitation, to all such damages due to the termination of this
Agreement pursuant to an arbitration proceeding conducted pursuant to Article 15.

Section 18.07 No Termination of Agreement for Default. The Parties acknowledge that
termination of this Agreement is not a remedy provided for herein, and that this Agreement may only
be terminated by agreement of all Parties, or pursuant to the decision in an arbitration conducted
pursuant to Article 15.

ARTICLE 19

SPECIAL CONDITIONS

Section 19.01  Special Conditions Precedent. The Town shall not be obligated to enter info a
construction contract for the Intermodal/Parking Facility unless the following conditions precedent are
satisfied to the reasonable satisfaction of the Town prior to the date, if any, on which the Town
receives notice that the funds under the DECD Grant Agreement are no longer available for the
construction of the Intermodal/Parking Facility:
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(2) all building permits necessary forthe construction of the Phase 1A
Improvements and the Intermodal/Parking Facility have been issued, or are ready for issuance pending
payment of the applicable fee therefor;

(b) SCA has acquired fee simple title to all of the real property within the Phase 1
Area, and has acquired fee simple title to, or arranged for conveyance to the Town of fee simple title
to, the remaining land on which the Transit Pathway Improvements are to be constructed, and the
remaining land on which the Developer Party Infrastructure is to be constructed, and has entered into
the amendment to its existing Ground Lease with the University for the portion of the Dog Lane Lot
not owned in fee by SCA (as contemplated by Section 16.01(g)), and SCA has conveyed to the Town
fee title to the land for the Intermodal/Parking Facility in accordance with Section 3.01 (or caused the
University or other party to so convey), together with such construction, utility and access easemerits
as are reasonably requested by the Town in connection with the construction and occupancy of the
Intermodal/Parking Facility;

(c) SCA and EDR (or the Developer Entity) has obtained one or more binding
construction loan commitments, the aggregate amount of which is at least equal to the projected
portion of the costs of development of the Developer Party Improvements to be funded with debt (the
“Financing Commitments™), and SCA and EDR have confirmed that they are prepared to fund the
balance of the costs of development of the Developer Party Improvements which are in excess of such
Financing Commitments, and SCA. and EDR have provided evidence reasonably satisfactory to the
Town that they are in a position to satisfy on a reasonable basis all conditions precedent to the
disbursement of the proceeds of any construction loan, and fund their respective equity contributions
(including the fee for the building permits referenced in clause (a), above);

(d) the University Infrastructure Agreements have not been amended in a way that
would materially affect the development (including the cost thereof) of the Public Improvements in
accordance with the terms of this Agreement or the operation and occupancy of the Public
Improvements, or increase the charges for water or sewer service above that which is set forth in the
original University Agreements, without the prior approval of the Town (which approval shall not be
unreasonably withheld);

(e) no Developer Party Default has occurred and is existing under this Agreement,
nor has any fact or circumstance occurred which, with notice or passage of time, would constitute a
Developer Party Default;

(H The approval or modification of the DECD Grant Agreement described in
Section 3.02 has been obtained; :

(g) Commencement of construction of Phase 1A has occurred and any other
conditions to the initial disbursement of funds under the DECD Grant Agreement that may be
satisfied solely by one or more of the Developer Parties shall have been satisfied, or such conditions
shall have been waived by the Grant Party thereunder; and-

(h) SCA and EDR have confirmed that they are prepared to enter into contracts for
all of the Developer Party Improvements, and have provided evidence reasonably satisfactory to the
Town that they will be able to complete the Developer Party Improvements in accordance with the
Phase 1A/1B Schedule, or on an alternate schedule approved by the Town.
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The conditions precedent set forth in this Section 19.01 are included solely for the benefit of
the Town and the Town Manager may, notwithstanding anything to the contrary contained in this
Section 19.01, in his sole discretion, elect to waive or extend the time of performance of any of the
conditions precedent set forth in this Section 19.01 by giving written notice to SCA and EDR of such
election.

Section 19.02  Special Conditions Precedent to Developer Party’s Ob-li;zaﬁons The Developer
Parties shall not be required to commence construction in Phase 1A or of the Developer Party
Tnfrastructure unless the following conditions precedent are satisfied to their reasonable satisfaction:

(a) all bujlding permits necessary for the construction of the Phase 1A
Improvements and the Developer Party Infrastructure have been issued, or are ready for issuance
pending payment of the fees therefor;

(b) the Town has confirmed that it is prepared to enter into contracts for all of the
Public Improvements, and the Town shall have provided evidence reasonably satisfactory to SCA and
EDR that the Town will be able to complete the Public Improvements in accordance with the Phase
1A/1B Schedule, or on an alternate schedule approved by SCA and EDR; and

(c) No Town Default has occurred and is existing under this Agreement, nor has
any fact or circumstance occurred which, with notice or passage of time, would constitute a Town
Defanlt.

The conditions precedent set forth in this Section 19.02 are included solely for the benefit of the
Developer Parties and the Developer Parties may, notwithstanding anything to the conirary contained
in this Section 19.02, elect to waive or extend the time of performance of any of the conditions
precedent set forth in this Section 19.02 by giving joint written nofice to the Town of such election.

Section 19.03  Financing Commitments.

The Developer Parties covenant to use commercially reasonable efforts to obtain and maintain
the Financing Commitments during construction of the Developer Party Improvements.

Section 19.04 Land Conveyances. SCA’s obligations to acquire and convey (or to cause the
conveyance to the Town of) real property to the Town under Sections 3.01(d), 4.02(c}, and 5.02(d)
shall be limited to real property located within Parcels A-1, A-2, B-1, B-2, B-3, Cand F, and 10 Dog
Lane and 13 Dog Lane, as described in that certain ALTA Commitment for Title Insurance Number
CT3291913C-HT bearing effective date 10/08/2010 (revised through transmittal dated November 10,
2010 at 2:58 p.m.). If reasonably required in order to accommodate the Phase 1A/1B Schedule (as the
same may be modified with the Parties’ approval), or to satisfy the requirements of the Public Funds
Agreements, so long as the Developer Parties are proceeding in accordance with the Phase 1A/1B
Schedule (as the same may be modified with the Parties’ approval), the Town shall use commercially
reasonable efforts to (i) obtain easements directly from the existing property owners for some or all of
the Town Dog Lane Improvements or the Transit Pathways Improvements, and (ii} acquire fee title to
the portions of Phases 1A and 1B required for the Intermodal/Parking Facility directly from the fee
owners thereof, prior to the contemplated acquisition by SCA of such property, but all amounts
expended therefor shall be included in the development costs thereof. If the Town obtains any such
easements, SCA (or, the University, at the direction of SCA, as to the University real property) shall
still be obligated to convey fee title to the Town as required under this Agreement for any area in
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which an easement was previously granted directly to the Town.- If the Town incurs any costs in
obtaining any such easements or fee title, such costs shall be included in the development costs of such
Public Improvements. Notwithstanding anything to the contrary contained herein, in the event that any
Developer Party or Developer Party Affiliate now or hereafter obtains fee title to any portion of the
real property within Storrs Center that is needed for the Storrs Road Improvements, the Developer
Parties, for themselves and the Developer Party Affiliates agree to convey fee title to the portions that
are necessary for such Storrs Road Improvements for $0 consideration.

Section 19.05  Early Termination or Reformation. Notwithstanding anything to the contrary
contained herein, but subject to extension for any Force Majeure Event in accordance with Section
2.03, in the event that the Developer Parties have not commenced construction of the Phase 1A
Private Improvements and the Developer Party Infrastructure, or the Town has not commenced
construction of the Public Garage, within twenty-four (24) months after the execution of this
Apgreement (or, if such Party(ies) has so commenced construction within such time period, but, unless
and to the extent delayed by a Force Majeure Event, such Party(ies) is not diligently continuing such
construction within such time period), which 24 month period shall be subject to extension for up to 24
additional months by approval of the Parties, then the Town (as to the non-performance of any of the
Developer Party construction obligations) and the Developer Parties (acting jointly) as to the non-
performance of the Town’s construction obligations, shall be entitled to submit a request to arbitration
for termination of this Agreement; provided, however, that if a performing Party has already
undertaken (and is performing) its construction obligations as to any component of its Improvements,
the arbitrator shall instead reform the Agreement so that the rights and cbligations of the Parties with
respect to such component shall continue. -

ARTICLE 20

NOTICES

Section 20.01  Notices. Any notice which may be or is required to be given hereunder must be
in writing and must be: (i) personally delivered, (ii) transmitted by United States mail, as registered or
certified matter, return receipt requested, and postage prepaid, or (iii) transmitted by nationally
recognized overnight courier service to the applicable party at its address listed below. Except as
otherwise specified herein, all notices and other communications shall be deemed to have been duly
given and received, whether or not actually received, on (a) the date of receipt if delivered personally,
(b) two (2) Business Days after the date of posting if transmitted by registered or certified mail, return
receipt requested, postage prepaid, or (¢) one (1) Business Day after pick-up if transmitted by a
nationally recognized overnight courier service, whichever shall first oceur. A notice or other
communication not given as herein provided shall be deemed given if and when such notice or
communication and any specified copies are actually received in writing by the party and all other
persons to whom they are required or permitted to be given. Any Party hereto may change its address
for purposes hereof by notice given to the other Parties in accordance with the provisions of this
Article, but such notice shall not be deemed to have been duly given unless and until it is actually
received by the other Parties. Telephone numbers, facsimile numbers and e-mail addresses are for
informational purposes only. Notice to a Party’s counsel shall not constitute notice to the Party unless
notice is also given to the Party as hereinafter set forth.
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Notices hereunder shall be directed as follows:

To the Town:
The Town of Mansfield
Audrey P. Beck Building
Four South Eagleville Road
Mansfield, CT 06268
Attn: Matthew Hart, Town Manager
Telephone: (860) 429-3337
Facsimile: (860) 429-6863
E-mail: townmgr@mansiieldct.org

With copies at the same time to:

Dennis O’Brien, Esq.

Attorneys O’Brien & Johnson
120 Bolivia Street

Willimantic, CT 06226
Telephone: (860) 423-2860
Facsimile: (860) 208-2345
E-mail: dennis.o.brien@snet.net
Day Pitney LLP

242 Trumbull Street

Hartford, Connecticut 06103
Attention: Rosemary G. Ayers, Esq.
Telephone: (860) 275-0185
Facsimile: (860) 881-2525
E-mail: rpayers@daypitney.com

To EDR:

c/o Education Realty Trust, Inc.

530 Oak Court Drive, Suite 300

Memphis, Tennessee 38117

Attn: Thomas Trubiana

Executive VP and Chief Investment Officer
Telephone: (901) 259-2540

Facsimile: (512) 413-2356

E-mail: trubiana@edrtrust.com

With a copy at the same time to:

Martin Tate Morrow & Marston, P.C.
6410 Poplar Avenue, Suite 1000
Memphis, TN 38119

Atin: Lee Welch, Esq.

Telephone: (901) 259-2524
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Facsimile: (901) 259-2594
E-mail: lwelch@edrtrust.com

To SCA:

Storrs Center Alliance LLC

c/o LeylandAlliance LLC

PO Box 878 — 233 Route 17

Tuxedo Park, New York 10987

Attn: Howard Kaufman, General Counsel
Telephone: (845) 351-2500

Facsimile: (845) 351-2922

E-mail: hkaufman@leylandalliance.com

With copies at the same time to:

Robinson & Cole LLP

280 Trumbull Street
Hartford, Connecticut 06103
Attn: Thomas P. Cody, Esq.
Telephone: (860)275-8264
Facsimile: (860) 275-8299
E-mail: tcody@rc.com

ARTICLE 21

RESTRICTED USES AND TRANSFERS

Section 21.01  Prohibited Uses. SCA, EDR and their respective successors and assigns,
including any Person acquiring any interest in any portion of the Phase 1 Area, shall not use any
portion of the Phase 1 Area for any of the following uses, nor shall SCA, EDR or their respective
successors or assigns, permit any tenant or any other person or entity occupying such property to use
same for any such use: Any facility that would constitute an “adult-oriented establishment” as such
term is defined on Schedule 21.

Section 21.02  Restrictions on Transfers to Tax Exempt Entities. For a period of twenty (20)
years from the date hereof, each Developer Party agrees, for itself, any Developer Party Affiliate, their
respective successors and assigns not to transfer any real property located within the boundaries of the
Phase 1 Area to any Person (other than the Town), if upon such transfer the transferred real property
would be exempt from real property taxes, without the consent of the Town, which shall not be
unreasonably withheld or delayed if, to the extent permitted by law, such party agrees to enter into a
Payment in Lieu of Taxes Agreement approved by the Town, which approval shall not be
unreasonably withheld or delayed.

Section 21.03  Restrictions Run with the Land. The restrictions contained in this Article 21
shall be set forth in a declaration of restrictive covenants to be recorded against the land included in the
Phase 1 Area prior to the conveyance of any portion of the Phase 1 Area by any Developer Party and
shall bind the Phase 1 Area and run with the land until the twentieth (20™) anniversary of the date
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hereof with respect to the restrictions set forth in Section 21.02, and until the fiftieth (50th) anniversary
of the date hereof with respect to the restrictions set forth in Section 21.01, shall be appurtenant to the
real property on which the Intermodal/Parking Facility is located, the remaining Phase 1 Area and, to
the extent permitted by law, the land on the north side of 8. Eagleville Road on which the Town
municipal buildings are located, unless otherwise waived or released in writing by the Town. The
acceptance of a mortgage or deed or the exercise of any incident of ownership or the entering into of a
lease or the entering into occupancy of any portion of the Phase 1 Area constitutes agreement that the
provisions of the this Article 21 are accepted and ratified by such owner, tenant, mortgagee or
occupant, and all such provisions recorded on the Land Records of the Town of Mansfield are
covenants running with the land and shall bind any Person having at any time any interest or estate in
such real property. Termination or expiration of such restrictions shall not constitute any approval for
such use that may atherwise be prohibited or limited under any Legal Requirement. SCA. shall provide
evidence reasonably satisfactory to the Town that such recorded covenant has priority over any liens
encuunibering the Phase 1 Area. :

ARTICLE 22
INSURANCE AND INDEMNIFICATION

Sectiont 22.01°  Insurance Obligations.

(a) During the construction of any of the Developer Party Improvements, SCA and
EDR (or the Developer Entity), at their sole cost and expense, shall maintain insurance, and during the
construction of any of the Public Improvements, the Town, at its sole cost and expense, shall maintain
insurance, as provided in Schedule 22 attached hereto. Each Party shall be listed as an additional
insured on all liability and property insurance policies.

) The Parties shall deliver to one another prior to the commencement of work,
certificates signed by a person authorized by the insurer to bind coverage on its behalf, showing the
required insurance to be in full force and effect. The certificates shall show or be accompanied by
evidence of payment of such premiums, which may include proof of payment of the first installment if
payable pursuant to an installment plan. Renewal of expiring certificates shall be delivered no later
than thirty (30) days prior to expiration. The Parties reserve the right to require complete, certified
copies of all required policies, as well as proof of payment of the then current installment of any
premium payable in installments, at any time.

Section 22.02  General Requirements. The insurance required under this Article 22 shall be
written for not less than limits of liability specified in Schedule 22 or as required by applicable Legal
Requirements, whichever coverage is greater. It is agreed that the scope and limits of insurance
coverage specified are minimum requirements and shall in no way limit or exclude the Parties from
additional limits and coverage provided under the policies obtained by the Parties. If any Party fails to
purchase or maintain the required insurance, such Party shall bear all reasonable costs (excluding
attorneys’ fees) properly incurred by the non-defaulting Party with respect to such failure. Each Party
hereby waives all rights of recovery against the other Parties on account of loss or damage to their
respective property to the extent of available insurance proceeds, and all policies obtained by such
Party for such loss or damage shall be endorsed to waive the insurer’s rights of subrogation against the
other Parties.
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Section 22.03 - Acceptability of Insurers. All of the policies of insurance required to be carried - -
hereunder by the Developer Parties shall be with reputable companies licensed and authorized to issue
such policies in such amounts in the State of Connecticut and having a Best’s rating of at least A minus
VIIL. The Town carries its insurance coverage through the Connecticut Interlocal Risk Management
Agency, which is an insurance pool regulated by the State of Connecticut and owned by its members,
including the Town of Mansfield. If, in the future, the Town carries its coverage through an insurance
company, such company satisfy the criteria specified in the first sentence of this Section 22.04.

Section 22.04  Deductibles and/or Retentions. Each Party shall be responsible to pay all
deductibles and/or retentions with respect to its insurance carried under Section 22.01.

Section 22.05  Notice of Cancellation or Non-Renewal. For other than non-payment of
premium, each insurance policy required herein shall be endorsed to state that coverage shall not be
suspended, voided, canceled, or reduced in coverage or in limits except after thirty (30) days prior
written notice has been given to each insured. Ten (10) days prior written notice shall be given for
non-payment of premium. k

Section 22.06  Indemnification of the Town. Each Developer Party shall defend, indemnify
and hold harmless the Town from and against any and all demands, losses, judgments, damages, suits,
claims, actions and liabilities, at law or in equity, of every kind and nature whatsoever and the
reasonable costs and expenses thereof, (excluding attorney’s fees) which the Town may suffer or
sustain or which may be asserted or instituted against the Town in connection with the construction of
the Developer Party Improvements or this Agreement and resulting from, arising out of or in
connection with injury or death of any individual person or property damage due to the negligence of
such Party, or any of its contractors, construction managers, subcontractors, officers, directors,
members or employees. The indemnity set forth in this Section 22.06 shall survive the expiration or
earlier termination of this Agreement. The indemnities provided for herein are several as to each
Developer Party, except with respect to joint and several obligations of the Developer Parties.

Section 22.07  Indemnification of SCA and EDR. The Town shall defend, indemnify and hold
harmless the Developer Parties from and against any and all demands, losses, judgments, darnages,
suits, claims, actions and liabilities, at law or in equity, of every kind and nature whatsoever and the
reasonable costs and expenses thereof (excluding attorney’s fees) which the Developer Parties may
suffer or sustain or which may be asserted or instituted against any of them in connection with the
construction of the Public Improvements or this Agreement and resulting from, arising out of or in
connection with injury or death of any individual person or property damage due to the negligence of
the Town, or any of its contractors, construction managers, subcontractors, managers or employees.
The indemnity set forth in this Section 22.07 shall survive the expiration or earlier termination of this
Agreement. '

ARTICLE 23
BUSINESS IMPROVEMENT DISTRICT; SCA ASSISTANCE WITH PUBLIC IMPROVEMENTS
Section 23.01  Business Improvement District. The Parties will cooperate in investigating the

possibility of forming a special services district or business improvement district within Storrs Center
that could provide funds for marketing, enhanced landscaping, and similar functions.
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Section 23.02 = SCA Assistance with Public Improvements. Upon request from the Town, SCA
agrees to provide services to assist the Town in managing the construction of the Public Improvemients,
as an “Owner’s Rep” or as otherwise reasonably requested by the Town. SCA shall provide such
assistance, if requested, for reasonable fees and reimbursement of costs incurred, provided that the
termns and conditions therefor are set forth in a separate agreement executed by SCA and the Town
relating to such subject matter.

ARTICLE 24

MISCELLANEOUS

Section 24.01  Interpretation. Unless otherwise specified herein: (a) the singular includes the
plural and the plural the singular; (b) words importing any gender include the other genders; (c)
references to persons include their permitted successors and assigns; and (d) the headings of articles
and sections contained in this Agreement are inserted as a matter of convenience and shall not affect
the construction of this Agreement. The parties have jointly, with the advice and assistance of their
respective legal counsel, participated in the negotiation and drafting of all of the terms and provisions
of this Agreement, and, accordingly, it is agreed that no term or provision of this Agreement shall be
construed in favor of or against any party by virtue of the auﬂlorshlp or purported authorshlp thereof

by any party.

Section 24.02  Applicable Law. This Agreement shall in all respects be governed by, and
construed in accordance with, the substantive federal laws of the United States and the laws of the
State of Connecticut. Venue for purposes of any actions brought under this Agreement, or under any
agreement or other document executed in conjunction herewith, shall be the state or federal courts
located within and having jurisdiction over the State of Connecticut.

Section 24.03  Amendment and Waiver: Approvals. This Agreement may be amended or
changed only by written instrument duly executed by all Parties and any alleged amendment or change
which is not so documented shall not be effective as to any Party. Provisions of this Agreement may
be waived by the Party hereto which is entitled to the benefit thereof by written waiver executed by
such Party. The failure of any Party to insist in any one or more instances upon the strict performance
of any one or more of the obligations of this Agreement, or to exercise any election herein contained,
shall not be construed as a waiver or relinquishment for the future of the performance of such one or
more obligations of this Agreement or of the right to exercise such election, but the same shall
continue and remain in full force and effect with respect to any subsequent breach, act or omission.
Whenever an approval or consent is to be provided under this Agreement by any Party, such approval
shall not be unreasonably withheld, conditioned or delayed. After all Developer Party Improvements
and Public Improvements have been completed, and the relevant Parties have entered into the Parking
Management Agreement, the Parking Lease, the Tax Incentive Agreements and the Town Square
License Agreement, the Parties shall act reasonably to review the status of this Agreement and
determine what rights and obligations remain hereunder that are not covered in a Related Agreement
(e.g., under Article 6, and Sections 8.05, 11.02, 12.01, and 21), and shall enter into the supplemental
agreement (or the amendment and restatement) contemplated by the last sentence of Section 24.13(b).

Section 24.04  Severability. If any provision of this Agreement or the application thereof to
any person, entity or circumstance shall, for any reason and to any extent, be invalid or unenforceable
but the extent of the invalidity or unenforceability does not destroy the basis of the bargain between the
Parties hereto as contained herein, the remainder of this Agreement and the application of such
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provision to other Persons or circumstances shall not be affected thereby, but rather shall be enforced
to the greatest extent permitted by applicable law.

Section 24.05  Confidentiality of Information. To the extent permitted by law (including,
without limitation, the Freedom of Information Act), all information obtained by any Party from any
other Party pursuant to this Agreement shall be and remain confidential; provided, however, that the
foregoing restrictions shall not apply to the extent such information (a) is now, or hereafter becomes,
through no act or failure to act on the part of the Party disclosing such information, generally known or
available to the public, (b) was acquired by the disclosing Party before receiving such information
from the Party in interest and without restriction as to use or disclosure, (c) is hereafter rightfully
furnished to the disclosing Party by a third party, without restriction as to use or disclosure, or (d) is
information the disclosing Party can document was independently developed by such Party; provided,
however, that the foregoing restrictions shall not prevent any Party from disclosing such information, if
any, (i) as may reasonably be required to carry out its obligations hereunder (including without
limitation disclosure to its lenders, attorneys, accountants or consultants retained for the purposes of
this transaction) or as reasonably requested by potential or current investors or as reasonably requested
by a prospective construction lender or permanent lender or rating agency or as may be required in
connection with any litigation or alternative dispute resolution proceedings between the parties to this
Agreement, or (ii) as required by applicable law, court order or any rule, regulation or order of any
governmental authority or agency having jurisdiction over the Parties or the Project; prior to disclosing
any such information pursuant to clause (iii), the disclosing Party shall notify the other Parties, so that
the other Parties may seek a protective order or other appropriate remedy.

Section 24.06  Entire Apgreement. This Agreement and the Related Agreements set forth all the
covenants, promises, agreements, conditions, and understandings between the Town, Developer Parties
and any Developer Party Affiliate and there are no covenants promises, agreements, conditions, or
understandings, either oral or written between them other than as are set forth herein or in the Related
Agreements. The Schedules and Exhibits attached hereto or referred to herein are hereby made a part
hereof.

Section 24.07  Estoppels. Each Party shall, without charge, at any time and from time to time
but no often than quarterly, within ten (10) days after written request by another Party or by any
mortgagee, execute and deliver a certificate or certificates evidencing: (a) whether this Agreement is
in force and effect; (b) whether this Agreement has been modified, amended or waived in any respect
and, if so, submitting copies of or otherwise specifically identifying such modifications or
amendments; (c) whether, to the best knowledge of such Party, the other Parties have complied with all
of its covenants contained herein and, if another Party has not so complied, identifying with reasonable
specificity the nature of such non-compliance; and (d) stating whether or not any notice of defanlt has
been given to another Party which has not been cured and, if so, including a copy of such notice.

Section 24.08  Duty to Sign Supplemental Effectuating Documents. At any time or times after
the date hereof, each Party hereto shall execute, have acknowledged, and delivered to the others any
and all instruments, and take any and all other actions, as the other Parties may reasonably request to
effectuate the transactions described herein. ‘

Section 24.09  Multiple Counterparts. This Agreement may be executed in one or more
counterparts, each of which shall be an original, but all of which shall constitute but one instrument.
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Section 24.10  No Joint Venture. This Agreement shall not be deemed or construed to create or
establish any partnership or joint venture or similar relationship or arrangement ‘between the Parties.

Section 24.11  Mutual Representation. Each of the Parties hereto represents to the other that it
has had no dealings, negotiations, or consultations with any broker, representative, employee, agent or
other intermediary in connection with this Agreement or the transfers contemplated herein. The
Parties agree that each will indemnify, defend and hold the other free and harmless from the claims of
any broker(s), representative(s), employee(s), agent(s) or other intermediary(ies) claiming to have ~
represented such Party, or otherwise to be entitled to compensation in connection with this Agreement
or the transfers comtemplated herein. This provision shall survive any conveyance of real property to
the Town.

Section 24.12  Guarantees.

(2) All payment and performance obligations of any Developer Party Affiliate
affiliated with EDR under this Agreement, the Parking Lease or any other Related Agreement affecting
the Residential Component or any part thereof (if any such party is not EDR) shall be guaranteed by
EDR for the benefit of the Town, its successors and assigns, pursuant to a guaranty in the form
attached hereto as Schedule 24.12 (the “Guaranty™).

(b) All payment and performance obligations of SCA under this Agreement, under
the Parking Management Agreement and under any other Related Agreement affecting the
Commercial Component or any part thereof (including, without limitation, the Parking Lease) shall be
guaranteed by Leyland for the benefit of the Town, its successors and assigns, pursuant to a guaranty
in the form of the Guaranty.

(c) Each Guaranty shall be executed and delivered to the Town no later than the
date of execution of this Agreement and shall be reaffirmed in writing by the guarantor thereunder at
the request of the Town from time to time by such reaffirmation agreement reasonably acceptable to
the Town.

Section 24.13  Successors and Assigns:; Recording; Amendment Pertaining to Developer
Entity: Termination.

(a) This Agreement shall be binding on, and shall inure to the benefit of, the
Parties hereto and, subject to the terms of Article 17, the Parties’ respective permitted successors and
assigns; provided, however, that if, title to the Residential Component (or to the Commercial
Component) is acquired by more than one Person, unless otherwise approved by the Town in writing,
all such Persons acquiring any interest in the Residential Component shall appoint one Person as their
authorized representative to exercise all of EDR’s approval rights hereunder (or EDR may elect to
retain such approval rights) and all such Persons acquiring any interest in the Commercial Component
shall appoint one Person as their authorized representative to exercise all of SCA’s approval rights
hereunder {or SCA may elect to retain such approval rights), and shall provide written notice and
evidence of such authority (or EDR and SCA shall provide written notice and evidence of an election
to retain such rights) to the Town; provided, however, that this provision shall not be deemed as the
Town’s agreement to any transfer not permitted under Article 17. The Parking Lease shall include a
similar provision.
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(b) If required by the Town or any other Party, this Agreement shall be recorded on
the Mansfield Land Records against the real property included in the Phase 1 Area, the remaining land
on which the Transit Pathway Improvements are to be constructed, and the remaining land on which
the Developer Party Infrastructure is to be constructed, immediately following the recording of the
deed(s) of such real property to SCA or any Developer Entity. If required by the Party recording the
Agpgreement, SCA shall provide legal descriptions of such real property to be attached to this Agreement
prior to recording same. Following substantial completion of the Developer Party Improvements and
the Public Improvements, the Parties shall execute in recordable form a supplemental agreement (or an
amendment and restatement of this Agreement, mutually approved by the Parties, deleting or
terminating those provisions hereof relating to obligations that have been fully paid or performed by
the Parties (or waived in writing by the Party(ies) benefiting therefrom) or superseded by any Related
Agreement, and the Parties shall record such supplemental agreement (or amendment and restatement)
in the Mansfield Land Records.

(c) As stated elsewhere in this Agreement, SCA and EDR plan to form the
Developer Entity, which shall be a limited liability company directly or indirectly owned and
controlled by SCA (or Leyland) and EDR. Upon formation of the Developer Entity, the Parties shall
enter into an amendment to this Agreement whereby the Developer Entity shall become a Party to this
Agreement and shall assume the joint and several obligations of SCA and EDR hereunder; by way of
example, the obligation to construct the Phase 1A/1B Private Improvements pursuant to Section 8.01 is
a joint and several obligation of SCA and EDR which shall be assumed by the Developer Entity.
However, the Town acknowledges that EDR and SCA have numerous several obligations hereunder,
such as EDR’s obligations under the following provisions: Section 5.01(b), with respect to Transit
Pathway Matching Funds; Section 8.02(b), with respect to the Developer Party Infrastructure
Contribution; and Section 8.05, with respect to the Fire Prevention Services Fee. Similarly, SCA has
certain several obligations hereunder, such as SCA’s obligations under the following provisions:
Article 6, with respect to environmental matters; Section 9.05, with respect to the Parking Management
Agreement; Article 10, with respect to Relocation Costs; Section 11.03, with respect to the Town
Square License Agreement; and various sections pertaining to conveyance of land to the Town with
respect to the Public Improvements. Therefore, the Developer Entity shall assume only those
obligations of SCA and EDR hereunder that are joint and several obligations of SCA and EDR, and the
Parties agree to act reasonably with respect to preparation of and entering into such contemplated
amendment to this Agreement.

Section 24.14  Additional Information. SCA and EDR recognize that, in view of (a) the
importance of the development of Storrs Center to the general welfare of the Mansfield community;
and (b) the substantial efforts being made by the Town for the purposes of making such development
possible, including the appropriation of certain public funds, the qualifications and identity of the
Project developers are of particular concern to the Town. SCA and EDR further recognize that it is in
reliance on such qualifications and identity that the Town is entering into this Agreement with it and,
in so doing, 1s further willing to accept and rely on the obligations of the Developer Parties {(and
Leyland, as Guarantor of SCA’s obligations) for the faithful performance of all undertakings and
covenants by 1t to be performed hereunder. SCA has made available to the Town or its representative
for inspection such information, in such form, as the Town has reasonably requested, in order to enable
the Town to determine the ownership and control of SCA and the financial condition of SCA and
Leyland; Similarly, EDR has provided such information about EDR as has been requested by the
Town. SCA and EDR agree to update such information (and to provide reasonable financial
information regarding Developer Entity and Leyland) upon request no more often than quarterly for

inspection by the Town or its representative. The Parties acknowledge that the provision of such
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information, to the extent not public, shall be kept in confidence by the Town pursuant to Section
24.05. o

Section 24.15  Authorized Representatives.

(2) The Parties hereby appoint the following as their respective Authorized
Representatives: (i) for SCA, Howard Kaufiman, and for EDR, Thomas Trubiana, each of whom may
act individually, and such other persons as may be appointed in writing by them from time to time and
with prior written notice of such appointment provided to the Town, (ii) for the Town, the Town
Manager, and such other individual as may be appointed by him from time to time. The Parties may
substitute individuals to replace such Authorized Representatives, from time to time. If the Town
receives conflicting direction or information from SCA and EDR, or is otherwise unclear as to a how
to proceed, whether due to a perceived or actual conflict between SCA and EDR, or otherwise, the
Town shall so inform SCA and EDR and they shall resolve the matter promptly and so inform the
Town.

(b) The Authorized Representatives of the Parties are those individuals having
responsibility for the administration and implementation of this Agreement by the Party for whom they
act as Authorized Representative. Such Authorized Representative is hereby authorized and directed,
on behalf of the Party for whom it acts as Authorized Representative, to administer, implement and
waive such Party's rights and obligations under this Agreement and the Related Agreements (including,
without limitation, exercising the rights and implementing and/or overseeing performance of the
obligations of such Party).

(©) Each Authorized Representative shall be entitled to execute such amendments
and supplements to this Agreement on behalf of the Party whom it represents as may be necessary or
appropriate: (a) to comply with any Legal Requirement, to correct any inconsistency or scrivener’s
error or to clarify any ambiguity, or (b) to implement the Project as contemplated herein, provided that
no such amendments or supplements (either individually or in the aggregate) shall materially increase
the obligations or materially diminish the rights of the Party whose Authorized Representative
approves it :

Section 24.16 WAIVER OF TRIAL BY JURY. EACH PARTY HEREBY KNOWINGLY,
VOLUNTARILY AND INTENTIONALLY WAIVES ANY RIGHT THAT PARTY MAY HAVE TO
TRIAL BY JURY, IN ANY LITIGATION ARISING IN ANY WAY OUT OF THIS AGREEMENT.
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IN WITNESS WHEREOQOF, the Parties have executed this Agreement as of the date first above -

written.
TOWN:
THE TOWN OF MANSFIELD
Witnesses:
By:
Matthew W. Hart
Town Manager
STATE OF CONNECTICUT )
) ss:
COUNTY OF )
The foregoing instrument was acknowledged before me this__ day of

. by Matthew W. Hart, Town Manager of THE TOWN OF MAN SFIELD, & body pohtm
and corporate constituting a political subdivision of the State of Connecticut, on behalf of said political
subdivision.

Commissioner of Superior Court
Notary Public
My Commission expires:

42149994 23 -60-



EDR: o
EDUCATION REALTY TRUST, INC.

Witnesses:
By:

Thomas Trubiana
Executive Vice President and Chief Investment

Officer
STATE OF CONNECTICUT )
) 88t
COUNTY OF )
The foregoing instrument was acknowledged before me this ____ day of

, by Thomas Trubiana, Executive e Vice President and Chief
Investment Officer of EDUCATION REALTY TRUST, INC., a Maryland corporation, on behalf of
said corporation.

Commissioner of Superior Court
Notary Public
My Commission expires:
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SCA:
STORRS CENTER ALLIANCE, LLC

Witnesses:
By:
Howard Kaufman
Manager
STATE OF CONNECTICUT )
) s8:
COUNTY OF )
The foregoing instrument was acknowledged before me this_ day of

, by Howard Kaufman, Manager of r of STORRS CENTER
ALLIANCE,LLC, a Connectlcut limited liability company, on behalf of said limited liability
company.

Commissioner of Superior Court
Notary Public
My Commission expires:
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JOINDER

The undersigned Developer Party Affiliate hereby joins in this Agreement for the sole purpose
of affirming its obligations under the Agreement with respect to the matters described in Section 24.12

thereof.

LEYLAND:
LEYLANDALLIANCE LLC
Witnesses:
By:
Howard Kaufman
Manager
STATE OF CONNECTICUT )
) ss:
COUNTY OF )
The foregoing instrument was acknowledged before me this day of

, , by Howard Kaufman, Manager of LEYLANDALLIANCE LLC,
a Delaware limited liability company, on behalf of said limited liability company.

Commissioner of Superior Court
Notary Public
My Comimission expires:
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Schedule 4.01{a)

Description of Storrs Road Improvements

Includes all roadway, infrastructure, and sireetscape components as depicted in Plans for
CTDOT Project 77-223 by BL Companies entitled: "Storrs Road (SR 195) Improvements”
submitted to CTDOT for Review on May 14, 2010, including but not limited to all applicable
curbing, asphalt, striping, sidewalks, street lighting, storm water management, sewer and water
infrastructure, retaining walls, associated earthwork, and landscaping within the designated area.



Schedule 4.02(a}
Description of Town Dog Lane Improvements

Includes ali roadway, infrastructure, and streetscape components as depicted in Plans for
CTDOT Project 77-227 by BL Companies entitled: "Dog Lane Realignment” submitted to CTDOT .
for Raview on October 18, 2010 but excluding items to be bid as an "Add-Alternate” including
water and sewer relocation, street lighting, and CL&P relocation costs over and above the
standard provided by CL&P for a Town roadway realignment unless the Town’s final pricing is low
enough to accommodate some or all of the Add-Alternate items within the available grant budget,
in which case such items that can be so accommodated shall be added fo the Town Dog Lane
Improvements,



Schedule 5.01(a)

Description of Transit Pathway Improvements

Includes alt roadway, infrastructure, and streetscape components in the highlighted area on the
attached "Proposed Intermedal Hub and Transit Pathway" Sheet TP-1, by BL. Companies, dated
1/28/10, and as reflected in the budget attached to the Grant Application to the Greater Hartford
Transit District, Page 20, dated February 8, 2010, the intent of which was to include all of the
iftems mentioned above within the Transit Pathway, including but not limited to all applicable
curbing, asphait, striping, sidewalks, street lighting, storm water management, sewer and water
infrastructure, retaining walls, associated earthwork, and landscaping within the designated area.
{See Attached Plan)
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Schedule 8.02{a)(1)

Bescription of Developer Party Infrastructure re Dog Lane

Includes items excluded under Schedule 4.02(a) to be bid as an "Add-Alternate" on Plans

for CTDOT Project 77-227 by BL Companies entitled: "Dog Lane Realignment” submitted to
CTDOT for Review on October 18, 2010, including water and sewer relocation, street lighting,
and CL&P relocation costs over and above the standard provided by CL&P for a Town roadway
realignment unless the Town's final pricing is low enough to accommodate some or all of the
Add-Alternate items within the available grant budget, in which case such items that can be so
accommodated shall be added to the Town Dog Lane Improvements and deleted from the
Developer Party Infrastructure re Dog Lane.



Schedule 8.02{a)(2)

Description of Developer Party Infrastructure re Road between Dog Lane and Village Street
{passing behind the GR-1 parking structure}

Includes all roadway, infrastructure, and sireetscape componenis in the highlighted area on the
attached "Preliminary Master Plan" Sheet ZC.05, by BL Companies, dated 3/11/07, including but
not limited to all applicable curbing, asphalt, striping, sidewalks, street lighting, storm water
management, sewer and water infrastructure, retaining walls, associated earthwork, and
landscaping within the designated area. {See Attached Plan)



v

trn u.- IR { st
s

Nyid HELSVIA
AHVNIWE ST

LIRENRY IUE VRN

e ravamarE W TAN o d

ORI
- NOSHITOH:
. . BN W}M :

{EROL 7 LU,
LS ] MO

2 L @

Z;&Pmrmﬂ

L BRpRapy) | RerEIRALT) -

277 SMAAE AN (AR

o UUSE_W({&—M:—#FU..H

&&L(
44:5{ E.\—aﬂ.uw& il & .'._.._Jm.nw)n_‘m..ha_ g
n-“ﬁﬂﬂwﬁ_- Ehrdiplen WNEEND §IDSN
5Tk i) E. HUIE LAY i

i nuuubﬂa un TG :umu.»smﬁu A

d : A 33 R THL RS
4 LTHISY THLITEI w0 N
B3 LSO TEEe

.S ehrahed e Jovls Jar nsd

HILNID

JIAVES HIVH NHvGEOR

SYAOLS

43 LAty 13 QyiS DU HESSARDD JLLVEE
Ai¥iS T AS .4>=-uh< FW:E._ N

E.u_wa.a:ixan-ﬂx mb.r-,.
T Ve 04 NG bOTLy

whiseiyyd s EE:E:_h $
EThtEaig e

s
. SETE .
© LA "WMAT WELAL 235 ASAE NVIECEISht
Teor SrRIFD SLUTHL €34 1Y TUHCTRLAS
- JHYHOOR AN VA ST, 39uY]
SLVCBARIISY OF MINSIED Bive AR 'E

THRT LIC el WO TIf TWATILGY
FRRYAUMGSHTHL L0 JHAKIHYGIQ-ER2UD3LN0D:
nh._u.ksm .ﬂlﬂ.u.u_- .._h-_h.._ -e v.u..-m..:..ﬂu

v."hun...

Sy g s e sea gy

mesoerpip erem vy ey imas Ay,

. ...1

L A

FHJ-M quﬂﬁﬁuluwl
AL T Rt TTH pleh == Bt

O e S
ST, s gh-ames e T

arn: fing %

~5¥T Sug | Sl e

—uﬁlwlﬁJm ._.:Enx
W WEIINSIE TN .?:_.daunu

G-ty IRk
n..ln‘nwrzlh.rEm it g R

P L8 L]

BT

ST TR

- b 1y -

DLG- SN ULy,

ERERIERLCLE Duuon_om_n_

|
#




Schedule 8.02(a}{3)
Description of Post Office Site Improvements

Includes all improvements to the existing conditions as depicted in the highlighted area on
attached sheets P0.00, Post Office Existing Conditions Plan, P0.02A, Post Office Site Truck
Turning Movement Plan, P0.03A Post Office Site & Drop Off Plan, and P0.04, Post Office
Grading & Drainage Plan by BL Companies, dated 05/13/08. Final details of Post Office site work,
including number and location of parking spaces, location of on site storm drainage, and
configuration of front drive and drop-off mail box shall be subject to the requirementis of the Post
Office. (See Attached Plans)
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Schedule 8.02({a}(5)

Description of Developer Party Infrastructure re Road on Eastern Side of Town Square

Includes all roadway, infrastructure, and streetscape components in the highlighted area on the
attached "Preliminary Master Plan”, Sheet ZC.05, by BL Companies, dated 3/11/07, including but
net limited to all applicable curbing, asphalt, striping, sidewalks, street lighting, storm water
management, sewer and water infrastructure, retaining walls, associated earthwork, and
landscaping within the designated area. (See Attached Plan)
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Schedule B.04

Form of Tax Incentive Agreements




After recording, return to:
Education Realty Trust, Inc.

530 Qak Court Drive, Suite 300
Memphis, TN 38117 '
Atin: Thomas Trubiana

TAX ASSESSMENT FIXING AGREEMENT
PHASE 1A

THIS TAX ASSESSMENT FIXING AGREEMENT (this “Agreement™) is entered into
as of December __, 2010, by and between the Town of Mansfield, a municipal corporation
organized under the laws of the State of Connecticut, acting herein by Matthew W. Hart, its duly
authorized Town Manager (the “Town™) and Education Realty Trust, Inc., a Maryland
corporation (“EDR").

WITNESSETH:

WHEREAS, EDR and the Town, infer alia, have entered into a Development Agreement
dated of even date herewith (the “Development Agreement”) pursuant to which EDR or its
affiliate and Storrs Center Alliance, LLC or its affiliate plan to construct certain mixed-use
improvements within Phase 1A of Storrs Center (as described in the Development Agreement),
and following completion of which EDR or its affiliate intends to acquire fee title to the
Residential Component of the Phase 1A Private Improvements, together with an undivided
interest in the land appurtenant thereto (the “Phase 1A Residential Property”), which is more
particularly described on Exhibit A attached hereto and made a part hereof;

WHEREAS, §12-65b of the Connecticut General Statutes provides a method for the
Town to supply financial incentives to EDR to construct the Residential Component of Phase
1A, providing it has a value of at least $3,000,000, by agreeing to fix the assessment of the Phase
1A Residential Property for a period of seven years, at a value below the value at which such real
property would be assessed in the normal course pursuant to State and local laws and ordinances;

WHEREAS, EDR has confirmed that the Residential Component of Phase 1A shall have
a value in excess of $3,000,000 and the Town is willing to fix such assessment in accordance
with the terms hereof in exchange for the performance of the obligations of EDR or its affiliate
with respect to the construction of the Residential Component of Phase 1A and the Developer
Party Infrastructure and the payment of the Developer Party Infrastructure Contribution and
EDR’s portion of the Transit Pathway Matching Funds, all as described in the Development
Agreement.

NOW THEREFORE, in consideration of the mutual promises contained
herein, the parties hereto agree as follows:

l. The Recitals are incorporated herein. Terms not defined herein shall have the
meanings ascribed thereto in the Development Agreement.

42157684.5



The Phase 1A Private Improvements shall be constructed substantially as
provided in the Development Agreement. The Developer Party Infrastructure
shall be constructed substantially as provided in the Development Agreement, or
otherwise as may be approved by the Town, such approval not to be unreasonably
withheld or delayed.

For the purposes of this Agreement, the fixed assessment period for the Phase 1A
Residential Property shall be for a period of seven (7) consecutive fiscal years
commencing with the fiscal year of the Town for which a tax list is prepared on
the October 1 immediately following the issuance of a certificate of occupancy for
such property and the creation of the Phase 1A Residential Property as a
separately assessable parcel of real property (such period is referred to herein as
the “Fixed Assessment Period™); provided, however, that notwithstanding
anything to the contrary contained herein, the Fixed Assessment Period shall not
commence prior to the date on which the Developer Party Infrastructure has been
substantially completed, the Developer Party Infrastructure Contribution has been
patd and EDR’s portion of the Transit Pathway Matching Funds has been paid, or
security for the completion and payment thereof has been provided to the Town in
form and substance approved by the Town, such approval not to be unreasonably
withheld or delayed. The assessment of all of the Phase 1A Residential Property
for the periods prior to and subsequent to the Fixed Assessment Period shall be
determined in the normal course pursuant to state and local laws and ordinances.

Subject to the limitations of Sections 3 and 5 hereof, the assessment of the Phase
1A Residential Property shall be fixed during each fiscal year of the Fixed
Assessment Period for such property in such an amount and manner as to yield
real property taxes for the fiscal year controlled by such assessment equal to the
positive balance, if any, of (a) an amount equal to the real property taxes that
would be due and payable on the Phase 1A Residential Property for such fiscal
year if this Tax Incentive Agreement did not apply, less (b) the amount specified
for such fiscal year in the following table:

FISCAL
YEAR 1

FISCAL
YEAR 2

FISCAL
YEAR3

FISCAL
YIEAR 4

FISCAL
YEARS

FISCAL
YEAR 6

FISCAL
YEART7

$321,000

$339,000

$331,000

$284,000

$273,000

$261,000

$248,000
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The total benefit provided under this Agreement is $2,057,000. Each assessment
of the Phase 1A Residential Property during the Fixed Assessment Period shall be
made by the Town in the normal course, subject to the maximum assessment set
forth in this Agreement, and EDR shall make payments of real property taxes
assessed under this Agreement on a semi-annual basis in accordance with
applicable law.
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Nothing in this Agreement shall be construed as waiving or limiting any rights of
EDR to contest or appeal in any manner provided by law any assessment made or
imposed by the Town with respect to the Phase 1A Residential Property.

EDR agrees that the Phase 1A Residential Property will be used for residential
purposes for the Fixed Assessment Period. Should EDR cease to use the Phase
1A Residential Property for residential purposes during the Fixed Assessment
Period (other than due to casualty that is repaired within a reasonable time
period), the Fixed Assessment Period shall terminate.

EDR agrees to pay all real property taxes due the Town with respect to the Phase
1A Real Property prior to their delinquency (subject to such appeal rights as are
afforded by statute). Nothing in this Agreement affects the rights of the Town to
enforce the payment and collection of real property taxes.

The covenants and agreements herein contained shall be assignable and inure to
the benefit of and be binding upon the parties hereto and any subsequent holder of
the fee title to all of the Phase 1A Residential Property; provided, however, that
any person or entity succeeding to the interest of a party hereunder shall succeed
to all of such party's rights, interest and obligations hereunder, subject to all the
terms of this Agreement. References herein to “EDR” shall include its successors
and assigns who acquire fee title to all of the Phase 1A Residential Property.

This Agreement shall be construed in accordance with the laws of the State of
Connecticut.

This Agreement shall be recorded in the Mansfield Land Records upon
acquisition of the Phase 1A Residential Property by EDR or its affiliate. Prior to
such recording, the parties shall attach the legal description of the Phase 1A
Residential Property to Exhibit A, such legal description to be approved by each
party, such approvals not to be unreasonably withheld or delayed. If title thereto
is taken in the name of EDR’s affiliate, this Agreement shall be assigned to and
assumed by such affiliate and a copy of this Agreement shall be recorded with
such assignment and assumption agreement.

This Agreement may be executed in one or more counterparts, each of which shall
be an original, but all of which shall constitute but one instrument.
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IN WITNESS WHEREQF, the parties hereto have executed this Tax Assessment Fixing
Agreement as of the date first above written.

WITNESSED BY: - TOWN OF MANSFIELD

By:

Name: Matthew W. Hart
Title: Town Manager

EDUCATION REALTY TRUST, INC.

By:

Name: Thomas Trubiana-
Title: Executive Vice President and

Chief Investment Officer
STATE OF CONNECTICUT )
) Ss: Mansfield
COUNTY OF TOLLAND )
The foregoing instrument was acknowledged before me, this day of

, by Matthew W. Hart, Town Manager of the Town of Mansfield,
Connecticut, a municipal corporation existing under the laws of the State of Connecticut, on
behalf of said municipal corporation.

Notary Public
My Commission Expires:
Affix Seal
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STATE OF

)
) Ss:
COUNTY OF )

The foregoing instrument was acknowledged before me, this day of
s by Thomas Trubiana, Executive Vice President and Chief Investment

Officer of Education Realty Trust, Inc., a Maryland corporation, on behalf of said corporation.

Notary Public
My Commission Expires:
Affix Seal
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EXHIBIT A
LEGAL DESCRIPTION OF PHASE 1A RESIDENTIAL PROPERTY

[To be attached prior to recording pursuant to Paragraph 11 of the Agreement]
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After recording. return to:
Education Realty Trust, Inc.
530 Oak Court Drive, Suite 300
Memphis, TN 38117

Atin: Thomas Trubiana

TAX ASSESSMENT FIXING AGREEMENT
PHASE 1B

THIS TAX ASSESSMENT FIXING AGREEMENT (this “Agreement”} is entered into
as of December ___, 2010, by and between the Town of Mansfield, a municipal corporation
organized under the laws of the State of Connecticut, acting herein by Matthew W. Hart, its duly
authorized Town Manager (the “Town™) and Education Realty Trust, Inc., a Maryland
corporation (“EDR").

WITNESSETH:

WHEREAS, EDR and the Town, inter alia, have entered into a Development Agreement
dated of even date herewith (the “Development Agreement™) pursuant to which EDR or its
affiliate and Storrs Center Alliance, LLC or its affiliate plan to construct certain mixed-use
improvements within Phase 1B of Storrs Center (as described in the Development Agreement),
and following completion of which EDR or its affiliate intends to acquire fee title to the
Residential Component of the Phase 1B Private Improvements, together with an undivided
interest in the land appurtenant thereto (the “Phase 1B Residential Property™), which is more
particularly described on Exhibit A attached hereto and made a part hereof;

WHEREAS, §12-65b of the Connecticut General Statutes provides a method for the
Town to supply financial incentives to EDR to construct the Residential Component of Phase
1B, providing it has a value of at least $3,000,000, by agreeing to fix the assessment of the Phase
1B Residential Property for a period of seven years, at a value below the value at which such real
property would be assessed in the normal course pursuant to State and local laws and ordinances;

WHEREAS, EDR has confirmed that the Residential Component of Phase 1B shall have
a value in excess of $3,000,000 and the Town is willing to fix such assessment in accordance
with the terms hereof in exchange for the performance of the obligations of EDR or its affiliate
with respect to the construction of the Residential Component of Phase 1B and the Developer
Party Infrastructure and the payment of the Developer Party Infrastructure Contribution and
EDR’s portion of the Transit Pathway Malching Funds, all as described in the Development
Apgreement.

NOW THEREFORE, in consideration of the mutual promises contained
herein, the parties hereto agree as follows:

1. The Recitals are incorporated herein. Terms not defined herein shall have the
meanings ascribed thereto in the Development Agreement.
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The Phase 1B Private Improvements shall be constructed substantially as
provided in the Development Agreement. The Developer Party Infrastructure
shall be constructed substantially as provided in the Development Agreement, or
otherwise as may be approved by the Town, such approval not to be unreasonably
withheld or delayed.

For the purposes of this Agreement, the fixed assessment period for the Phase 1B
Residential Property shall be for a period of seven (7) consecutive fiscal years
commencing with the fiscal year of the Town for which a tax list is prepared on
the October 1 immediately following the issuance of a certificate of occupancy for
such property and the creation of the Phase 1B Residential Property as a
separately assessable parcel of real property (such period is referred to herein as
the “Fixed Assessment Period™); provided, however, that notwithstanding
anything to the contrary contained herein, the Fixed Assessment Period shall not
commence prior to the date on which the Developer Party Infrastructure has been
substantially completed, the Developer Party Infrastructure Contribution has been
paid and EDR’s portion of the Transit Pathway Matching Funds has been paid, or
security for the completion and payment thereof has been provided to the Town in
form and substance approved by the Town, such approval not fo be unreasonably
withheld or delayed. The assessment of all of the Phase 1B Residential Property
for the periods prior to and subsequent to the Fixed Assessment Period shall be
determined in the normal course pursuant to state and local laws and ordinances.

Subject to the limitations of Sections 3 and 5 hereof, the assessment of the Phase
1B Residential Property shall be fixed during each fiscal year of the Fixed
Assessment Period for such property in such an amount and manner as to yield
real property taxes for the fiscal year controlled by such assessment equal to the
positive balance, if any, of (a) an amount equal to the real property taxes that
would be due and payable on the Phase 1B Residential Property for such fiscal
year if this Tax Incentive Agreement did not apply, less (b) the amount specified
for such fiscal year in the following table:

FISCAL
YEAR1

FISCAL
YEAR 2

FISCAL
YEAR3

FISCAL
YEAR 4

FISCAL
YEAR S

FISCAL
YEAR 6

FISCAL
YEAR 7

$376,000

$397,000

$387,000

$333,000

$320,000

$306,000

$291,000
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The total benefit provided under this Agreement is $2,410,000. Each assessment
of the Phase 1B Residential Property during the Fixed Assessment Period shall be
made by the Town in the normal course, subject to the maximum assessment set
forth in this Agreement, and EDR shall make payments of real property taxes
assessed under this Agreement on a semi-annual basis in accordance with
applicable law.



6. Nothing in this Agreement shall be construed as waiving or limiting any rights of
EDR to contest or appeal in any manner provided by law any assessment made or
imposed by the Town with respect to the Phase 1B Residential Property.

7. EDR agrees that the Phase 1B Residential Property will be used for residential
purposes for the Fixed Assessment Period. Should EDR cease to use the Phase
1B Residential Property for residential purposes during the Fixed Assessment
Period (other than due to casualty that is repaired within a reasonable time
period), the Fixed Assessment Period shall terminate.

8. EDR agrees to pay all real property taxes due to the Town with respect to the
Phase 1B Real Property prior to their delinquency (subject to such appeal rights as
are afforded by statute). Nothing in this Agreement affects the rights of the Town
to enforce the payment and collection of real property taxes.

9. The covenants and agreements herein contained shall be assignable and inure to
the benefit of and be binding upon the parties hereto and any subsequent holder of
the fee title to all of the Phase 1B Residential Property; provided, however, that
any person or entity succeeding to the interest of a party hereunder shall succeed
to all of such party's rights, interest and obligations hereunder, subject to all the
terms of this Agreement. References herein to “EDR™ shall include its successors
and assigns who acquire fee title to all of the Phase 1B Residential Property.

10. This Agreement shall be construed in accordance with the laws of the State of
Connecticut.

11.  This Agreement shall be recorded in the Mansfield Land Records upon
acquisition of the Phase 1B Residential Property by EDR or its affiliate. Priorto
such recording, the parties shall attach the legal description of the Phase 1B
Residential Property to Exhibit A, such legal description to be approved by each
party, such approvals not to be unreasonably withheld or delayed. If title thereto
is taken in the name of EDR’s affiliate, this Agreement shall be assigned to and
assumed by such affiliate and a copy of this Agreement shall be recorded with
such assignment and assumption agreement.

12.  This Agreement may be executed in one or more counterparts, each of which shall
be an original, but all of which shall constitute but one instrument.

IN WITNESS WHEREOQF, the parties hereto have executed this Tax Assessment Fixing
Agreement as of the date first above written.

WITNESSED BY: ' TOWN OF MANSFIELD

By:
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Name: Matthew W. Hart
Title: Town Manager

EDUCATION REALTY TRUST, INC.

By:

Name: Thomas Trubiana
Title: Executive Vice President and

Chief Investment Officer
STATE OF CONNECTICUT )
) Ss: Mansfield
COUNTY OF TOLLAND )
The foregoing instrument was acknowledged before me, this day of

, by Matthew W. Hart, Town Manager of the Town of Mansfield,
Connecticut, a municipal corporation existing under the laws of the State of Connecticut, on
behalf of said municipal corporation.

Notary Public
My Commission Expires:
Affix Seal
STATE OF ‘ )
) Ss:
COUNTY OF ) :
The foregoing instrument was acknowledged before me, this day of

s by Thomas Trubiana, Executive Vice President and Chief Investment
Officer of Education Realty Trust, Inc., a Maryland corporation, on behalf of said corporation.
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Notary Public
My Commission Expires:
Affix Seal
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EXHIBIT A
LEGAL DESCRIPTION OF PHASE 1B RESIDENTIAL PROPERTY

[To be attached prior to recording pursuant to Paragraph 11 of the Agreement]
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Schedule 21

Adult-Oriented Establishment

As used in Section 21.01 of this Agreement, “Adult-Oriented Establishment™ includes,
without limitation, Adult Bookstores, Adult Motion-Picture Theaters, adult video galleries,
Adult Mini-Motion Picture Theaters and further means any premises to which the public,
patrons or members are invited or admitted and wherein an entertainer provides Adult
Entertainment to a member of the public, a patron or a member, when such Adult
Entertainment is held, conducted, operated or maintained for a profit, direct or indirect, or
which premises are so physically arranged as to provide booths, cubicles, rooms, studios,
compartments or stalls separate from the common areas of the premises for the purpose of
viewing adult-oriented motion pictures. An “Adult-Oriented Establishment” further
includes, without limitation, any Adult Entertainment studio or any premises that are
physically arranged and used as such, whether advertised or represented as an Adult
Entertainment studio, rap studio, exotic dance studio, encounter studio, sensitivity studio,
modeling studio or any other term of like import. Initial capitalized terms used in this
definition of “Adult Oriented Establishment™ shall have the meanings ascribed to such terms
below. :

«Adult Amusement Machine” includes any Amusement Machine that is regularly used for
presenting material distinguished or characterized by an emphasis on depicting, describing or
relating to specified sexual activities or specified anatomical areas, as defined below, for
observation by patrons therein.

« A dult Bookstore” includes an establishment having a substantial or significant portion of its
stock-in-trade in books, films, video cassettes or magazines and other periodicals which are
distinguished or characterized by their emphasis on matter depicting, describing or relating
to specified sexual activities or specified anatomical areas, as defined below, and in
conjunction therewith has facilities for the presentation of Adult Entertainment, as defined
below, and including adult-oriented films, movies or live entertainment, for observation by
patrons therein.

« Adult Entertainment” includes any exhibition of any adult-oriented motion pictures, videos,
Adult Amusement Machines, live performance, display or dance of any type, which hasas a
significant or substantial portion of such performance any actual or simulated performance of
specified sexual activities or exhibition and viewing of specified anatomical areas, removal
of articles of clothing or appearing unclothed, pantomime, modeling or any other personal
services offered customers.

“Adult Mini-Motion Picture Theater” means an enclosed building or space with a capacity of
less than 50 persons regularly used for presenting material distinguished or characterized by
an emphasis on matter depicting, describing or relating to specified sexual activities or
specified anatomical areas, as defined below, for observation by patrons therein.

«Adult Motion-Picture Theater” means an enclosed building or space with a capacity of 50
or more persons regularly used for presenting material distinguished or characterized by an

1
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emphasis on matter depicting, describing or relating to specified sexual activities or specified
anatomical areas, as defined below, for observation by patrons therein.

“Amusement Machine” includes any machine which, upon the payment of a charge or upon
the insertion of a coin, slug, token, plate or disk, may be operated by the public for the use as
a game, entertainment or amusement, whether or not registering a score and whether or not
electronically operated, and shall include, but not be limited to, such devices as pinball
machines, skillball, mechanical grab machines, electronic baseball, football, hockey or
basketball machines, any and all air propelled machines or games, pool tables, shooting
games, any and all video games and all other games, operations similar thereto under
whatever name they may be indicated, including video monitoring machines. This definition
shall not apply to those items generally described as jukeboxes or billiard tables or pool
tables in billiard or pool parlors solely designated as such and permitted under all applicable
laws, ordinances and regulations.

“Sexual Activities” is not intended to include any medical publications or films or bona fide
educational publication or films, nor does it include any art or photography publications
which devote 25% of the lineage of each issue to articles and advertisements dealing with
subjects of art or photography; nor does this definition apply to any news periodical which
reports or describes current events and which, from time to time, publishes photographs of
nude or seminude persons in connection with the dissemination of the news; nor does this
definition apply to publications or films which describe and report different cultures and
which, from time to time, publish or show photographs or depictions of nude or seminude
persons when describing cultures in which nudity or semi-nudity is indigenous to the
population.

“Specified Anatomical Areas™ means less than completely and opaguely covered: human
genitals; pubic regions; buttocks; female breasts below a point immediately above the top of
the areola; and human male genitals in a discernibly turgid state, even if completely
opaquely covered.

“Specified Sexual Activities” means human genitals in a state of sexual stimulation or
arousal; acts of human masturbation, sexual intercourse or sodomy; fondling or erotic
touching of human genitals, pubic region, buttock or female breasts.



Schedule 22
INSURANCE REQUIREMENTS

Developer Party Insurance:
Commercial General Liability: $1,000,000 per occurrence; $2,000,000 general aggregate

Automobile Liability and Physical Damage Coverage: $ 1,000,000 combined single limit per
occurrence

Umbrella Liability: $10,000,000 per occurrence.
Workers' Compensation: Workers’ conﬂpensatioﬁ Connecticut statutory limits.

Property Insurance: Builder’s Risk and/or multi-peril hazard insurance for loss or damage by fire,
lightning, explosion, earthquake, collapse, theft, terrorism, sprinkler leakage, wind, flood, vandalism
and malicious mischief, and such other perils as are included in so-called "all-risks" or "extended
coverage" and against such other insurable perils as, under good insurance practices, from time to time
are insured against for properties of similar character and location at commercially reasonable rates,
such insurance shall be not less than one hundred (100%) percent of the full replacement costs of the
Phase 1A/1B Improvements without deduction for depreciation, said policy to contain replacement
cost and stipulated value endorsements. An additional limit for demolition and increased cost of
construction and debris removal shall be endorsed for all coverage. Notwithstanding the foregoing,
earthquake and terrorism coverage shall be required only if available at commercially reasonable rates.

Town Insurance:
Commercial General Liability: $1,000,000 per occurrence; $2,000,000 general aggregate

Automobile Liability and Physical Damage Coverage: $ 1,000,000 combined single limit per
occurrence

Umbrella Liability: $10,000,000 per occurrence.
Worlkers' Compensation: Workers’ compensation Connecticut statutory limits.

Property Insurance: Builder’s Risk and/or muliti-peril hazard insurance for loss or damage by fire,
lightning, explosion, earthquake, collapse, theft, terrorism, sprinkler leakage, wind, flood, vandalism
and malicious mischief, and such other perils as are included in so-called "all-risks" or "extended
coverage" and against such other insurable perils as, under good insurance practices, from time to time
are insured against for properties of similar character and location at commercially reasonable rates,
such insurance shall be not less than one hundred (100%) percent of the full replacement costs of the
Intermodal/Parking Facility (or, if the Public Garage is separate from the intermodal hub, the Parking
Garage) without deduction for depreciation, said policy to contain replacement cost and stipulated

42249994.3\ (1)



value endorsements. An additional limit for demolition and increased cost of construction and debris
removal shall be endorsed for all coverage. Notwithstanding the foregoing, earthquake and terrorism
coverage shall be required only if available at commercially reasonable rates.
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Schedule 24.12

Form of Guaranty




GUARANTY

This Guaranty (“Guaranty™) is dated as of , 1s made by

,a , having an address at
(“*Guarantor™), in favor of the TOWN OF MANSFIELD, a
municipal corporation organized under the laws of the State of Connecticut, having an address at
4 South Eagleville Road, Mansfield, Connecticut 06268 (the “Town™), with reference to the
following facts:

A. The Town, Education Realty Trust, Inc. and Storrs Center Alliance, LLC are
parties to that certain Development Agreement dated as of (the
“Development Agreement™) Capitalized terms used herein and not otherwise specifically
defined herein shall have the same meaning herein as in the Development Agreement.

B. [Reference all Related Agreements to which the Town and any affiliate of
Guarantor is or may become a party (i.e., for the SCA Guarantor, the Parking Management
Agreement, Parking L.ease and any other Affiliate Related Agreement affecting the Commercial
Component; for EDR, the Parking Lease and any other Related Agreement affecting the
Residential Component (other than the Tax Incentive Agreements) (collectively, the “Affiliate
Related Agreements™).

C. Guarantor [DESCRIBE GUARANTOR’S RELATIONSHIP TO ENTITY OR
ENTITIES WHOSE OBLIGATIONS ARE BEING GUARANTEED AND DEFINE THAT
ENTITY(IES) AS THE “GUARANTOR AFFILIATE"] and will derive a material financial
benefit from the consummation of the transaction contemplated by the Development Agreement
and the Affiliate Related Agreements described above.

Now, therefore, for good and valuable consideration, the receipt and adequacy of which
are hereby acknowledged, Guarantor hereby unconditionally agrees as follows:

1. Guaranty. Guarantor absolutely and unconditionally guarantees to the Town the
prompt payment and performance by Guarantor Affiliate of all of its obligations under the
Development Agreement and all Affiliate Related Agreements now or hereafter entered into by
the Guarantor Affiliate (collectively, the “Guaranteed Obligations™).

2. Unconditional and Continuing Nature of Guaranty. This Guaranty is an
absolute, irrevocable and unconditional guaranty of payment and performance. Guarantor shall
be liable for the payment and performance of the Guaranteed Obligations as a primary obligor.
This Guaranty shall be effective as a waiver of, and Guarantor hereby expressly waives, any and
all rights to which Guarantor may otherwise have been entitled under any suretyship laws in
effect from time to time, including any right or privilege, whether existing under statute, at law
or in equity, to require the Town to take prior recourse or proceedings against any collateral,
security or Person whatsoever. '

3. Certain Agreements and Waivers by Guaranfor. Guarantor hereby agrees that
neither the Town’s rights or remedies nor Guarantor's obligations under the terms of this
(Guaranty shall be released, diminished, impaired, reduced or affected by any one or more of the
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following events, actions, facts, or circumstances, and the liability of Guarantor under this
Guaranty shall be absolute and unconditional irrespective of:

a. whether (i) one or more other guaranties are now or hereafter obtained by
the Town cavering all or any part of the Guaranteed Obligations, (ii) any complete or partial
release is granted to any one or more of such guarantors under any such other guaranty, (iii) any
complete or partial release is granted to any party (other than any express complete or partial
release of the Guarantor Affiliate by the Town (or its successors or assigns), in which case the
Guarantor shall be released to the same extent as the Guarantor Affiliate) liable, directly or
indirectly, for the payment or performance of any or all of the Guaranteed QObligations, or (iv)
any transfer of any interest in the Guarantor Affiliate or any sale, transfer, or other disposition
(voluntary or involuntary) of any interest of the Guarantor Affiliate in the Project or any part
thereof or in the Development Agreement or any Affiliate Related Agreement is made, except
that if the Guarantor Affiliate is expressly released by the Town (or its successors or assigns) 4s a
result of such a transfer, then Guarantor shall be released to the same extent as the Guarantor
Affiliate.

b. the insolvency, bankruptey, dissolution, liquidation, termination,
receivership, reorganization, merger, consolidation, change of form, structure or ownership, sale
of all assets, or lack of corporate, partnership or other power of Guarantor Affiliate and/or any
other Person at any time liable for the payment or performance of any or all of the Guaranteed
Obligations;

C. either with or without notice to or consent of Guarantor: any renewal,
extension, modification, supplement, subordination or rearrangement of the terms of any or all of
the Guaranteed Obligations, or any waiver, termination, or release of, or consent to departure
from, any of the terms of the Guaranteed Obligations, or any adjustment, indulgence,
forbearance, or compromise that may be granted from time to time by the Town to Guarantor
Affiliate and/or any other Person at any time liable for the payment or performance of any or all
of the Guaranteed Obligations, except that Guarantor’s liability hereunder shall be adjusted, as
appropriate, to reflect any of the actions or events set forth herein; e.g., if the Guaranteed
Obligations are amended to eliminate a specific obligation of the Guarantor Affiliate, the
Guarantor shall similarly be relieved of such specific obligation; or

d. any neglect, lack of diligence, delay, omission, failure, or refusal of the
Town to take or prosecute (or in taking or prosecuting) any action for the collection or
enforcement of any of the Guaranteed Obligations;

e. the unenforceability of all or any part of the Guaranteed Obligations
against the Guarantor Affiliate, because the act of creating the Guaranteed Obligations, or any
part thereof, i ultra vires, or because the officers or persons creating the Guaranteed Obligations
acted in excess of their authority; or

f. In the event any payment by Guarantor Affiliate or any other Person to the
Town is held to constitute a preference, fraudulent transfer or other voidable payment under any
bankruptey, insolvency or similar law, such payment by Guarantor Affiliate or any other Person
to the Town shall not constitute a release of Guarantor from any liability hereunder, and this

Q]
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Guaranty shall continue to be effective or shall be reinstated (notwithstanding any prior release,
surrender or discharge by the Town of this Guaranty or of Guarantor as a result of said payment
being held to be a preference, fraudulent transfer or voidable payment under any bankruptcy,
insolvency or similar law), as the case may be, with respect to, and this Guaranty shall apply to,
any and all amounts so refunded by the Town (which amounts shall constitute part of the
Guaranteed Obligations).

g. Until such time as the Town shall have been indefeasibly paid in full all of
the Guaranteed Obligations, Guarantor waives any rights to be subrogated to the rights of the
Town with respect to the Guaranteed Obligations and Guarantor waives any right to and agrees
that it will not institute or take any action against SCA, EDR, Developer Entity, or any
Developer Party Affiliate seeking contribution, reimbursement or indemnification by any of
them with respect to any payments made by Guarantor to the Town hereunder.

4. Representations and Warranties. Guarantor represents and warrants to the Town

that:

a. Due Authorization. Guarantor represents and warrants that this Guaranty
has been duly authorized, executed and delivered by Guarantor, and constitutes the legal, valid
and binding agreement of Guarantor, enforceable against Guarantor in accordance with its terms.

b. No Conflict: Legal Compliance. Neither the execution, delivery, nor
performance of this Guaranty by the Guarantor, nor any action or omission on the part of
Guarantor required pursuant hereto, nor the consummation of the transactions contemplated by
this Guaranty will (i) result in a breach or violation of, or constitute a default under, any Legal
Requirement, (i1) result in a breach of any term or provision of the operating agreement, articles
of organization, by-laws or charter of Guarantor, or (iii) constitute a default or result in the
cancellation, termination, acceleration of, any obligation, or other breach or violation of any loan
or other agreement, instrument, indenture, lease, or other material document to which Guarantor
is a party or by which any of the properties of Guarantor is bound, or give any person or entity
the right to declare any such default, cancellation, termination, acceleration, breach or violation
or to exercise any remedy or obtain any other relief under any such loan or other agreement,
instrument, indenture, lease, or other material document. Guarantor is not, nor will be required
to, give any notice to or obtain any consent from any Person in connection with the execution
and delivery of this Guaranty which has not already been given or obtained.

c. Insolvency. Guarantor has not (1} made a general assignment for the
benefit of creditors, (ii) filed any voluntary petition in bankruptcy or suffered the filing of an
involuntary petition by its creditors, (iii} suffered the appointment of a receiver to take
possession of all, or substantially all, of its assets, (iv) suffered the attachment or other judicial
seizure of all, or substantially all, of its assets, (v) admitted in writing its inability to pay its debts
as they come due, or (vi) made an offer of settlement, extension or composition to its creditors
generally.

d. Litigation and Default. Guarantor is not involved in any legal proceeding,
which would prevent or materially impair the ability of Guarantor to perform its duties and
obligations under this Guaranty and no event has occurred which, with due notice or lapse of
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time or boﬂl, could constitute a material breach of any Legal Requirément which could prevent
or materially impair the ability of Guarantor to perform its duties and obligations under this
Guaranty.

€. Financial Statements. Upon reasonable advance written notice from the
Town, Guarantor shall provide access to its financial statements for inspection by appropriate
Town staff or representatives, provided that assurances of confidentiality are provided to
Guarantor. '

f. Good Standing. Guarantor represents and warrants that upon execution of
this Guaranty and until the Guarantor’s obligations hereunder are paid and performed in full,
each Guarantor is and shall be an entity validly organized and in good standing under the laws of
the state of its formation.

5. Miscellaneous.

a4 Successors and Assiens. This Guaranty shall bind the undersigned, its
successors and assigns and shall inure to the benefit of the Town and its successors and assigns.

b. Governing Law. This Guaranty and the rights and obligations of the
parties hereunder shall be governed by, and construed and interpreted in accordance with, the
internal laws of the State of Connecticut, without regard to principles of conflict of laws.

c. Headings Descriptive. Section headings have been inserted in this
Guaranty for convenience only and shall not be construed to be a part thereof.

d. Severability: Remedies Cumulative; Construction. Every provision of this
Guaranty is intended to be severable, and if any term or provision hereof shall be invalid, illegal
or unenforceable for any reason, the validity, legality and enforceability of the remaining
provisions hereof shall not be affected or impaired thereby, and any invalidity, illegality or
unenforceability in any jurisdiction shall not affect the validity, legality or enforceability of any
such term or provision in any other jurisdiction. Each and every right, remedy and power
oranted to the Town or allowed it by law or other agreement shall be cumulative and not
exclusive of any other, and may be exercised by the Town at any time and from time to time.

e. Consent to Jurisdiction. Guarantor hereby irrevocably submits to the
jurisdiction of any Connecticut State or Federal court sitting in the County of Hartford,
Connecticut over any suit, action or proceeding arising out of or relating to this Guaranty.
Guarantor hereby irrevocably waives, to the fullest extent permitted or not prohibited by law, any
objection which it may now or hereafter have to the laying of the venue of any such suit, action
or proceeding brought in such a court and any claim that any such suit, action or proceeding
brought in such a court has been brought in an inconvenient forum. Guarantor hereby agrees that
a final judgment in any such suit, action or proceeding brought in such a court, after all
appropriate appeals, shall be conclusive and binding upon it. Nothing in this paragraph shall
preclude the Town from enforcing a judgment or bringing an action seeking to attach property in
any state in which Guarantor or its assets are located.
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f. Waiver of Trial by Jury. GUARANTOR HEREBY KNOWINGLY,
VOLUNTARILY AND INTENTIONALLY WAIVES ANY RIGHT IT MAY HAVETO A
TRIAL BY JURY IN RESPECT OF ANY LITIGATION ARISING OUT OF, UNDER OR IN
CONNECTION WITH THIS GUARANTY.

g Entire Agreement: Amendments. This Guaranty contains the entire
agreement and understanding between the Town and Guarantor with respect to the subject matter
hereof and supersedes all prior agreements and understandings relating to the subject matter
hereof. This Guaranty may not be amended except by a writing signed by both Guarantor and
the Town. Compliance with terms of this Guaranty may not be waived, orally or by course of
dealing, but only by a writing signed by an authorized officer of the Town.

h. Notices. All notices, requests and demands to or upon Guarantor or the
Town shall be in writing and shall be deemed to have been duly given or made when delivered
by hand, or, in the case of notice by mail, three (3) days after having been deposited in the
registered or certified mail, postage prepaid, or one (1)} business day after having been sent by
internationally-recognized overnight courier service, addressed as set forth below, or to such
other addresses as to which either party may be hereafter notified by the other:

If to Guarantor:

With a copy at the same time to:

If to the Town:
The Town of Mansfield
Audrey P. Beck Building
Four South Eagleville Road
Mansfield, CT 06268
Atin: Matthew Hart, Town Manager
Telephone: 860-42%-3337
Facsimile: (860) 429-6863
E-mail: townmgr@mansfieldct.org
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With copies at the same time to:

Dennis O’Brien, Esq.

Attorneys O’Brien & Johnson
120 Bolivia Street

Willimantic, CT 06226
Telephone: (860)423-2860
Facsimile: (860)208-2345
E-mail: dennis.o.brien@snet.net

Day Pitney LLP

242 Trumbull Street

Hartford, Connecticut 06103
Attention: Rosemary G. Ayers, Esq.
Telephone: (860)275-0185
Facsimile: (860) 881-2525

E-mail: rgayers(@daypitney.com

Telephone numbers, Facsimile numbers and e-mail addresses are included herein for
informational purposes only.

i Recitals. The Recitals set forth above are hereby incorporated herein and
made a part of this Guaranty.

- Specific Performance; Arbitration. Claims and disputes with respect to
this Guaranty may be pursued in a court of competent jurisdiction for specific performance of the
Guarantor’s obligations under this Guaranty; all other rights of the Town under this Guaranty
shall be exercised or pursued through an arbitration proceeding under the provisions of Article
15 of the Development Agreement, which provisions are incorporated herein by reference. The
Guarantor agrees that it may be joined as an additional party to an arbitration proceeding under
the Development Agreement or any Affiliate Related Agreement. If more than one arbitration is
begun under this Guaranty and/or any such agreement and either the Guarantor, the Town or any
other party thereto contends that two or more arbitrations are substantially related and that the
issues should be heard in one proceeding, the arbitrator(s) selected in the first filed of such
proceedings shall determine whether, in the interests of justice and efficiency, the proceedings
should be consolidated before such arbitrator(s).

[BALANCE OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, this Guaranty has been executed by Guarantor as of the date
first written above.

[ 1
By:
Name:
Title:
STATE OF )
) ss:
COUNTY OF )
The foregoing instrument was acknowledged before me, this day of .
L] by 2 of
, & , on behalf of said [limited

liability company] [corporation].

Commissioner of Superior Court
Notary Public
My Commission Expires:

Affix Seal
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APPLICATION TO AMEND THE ZONING REGULATIONS
(See Article X1l of the Zoning Regulations)

File# | 294
Date jZ2- 2-C

1. APPLICANT C.SvinsrDom Ms . o8, S S&\

(Please PRINT) (Signaturo)
Street Address__ 4R Plains @d Telephone _(R.0) #H42 - 5842
Town CJD\J&m"{W‘t_.l ZipCode _O(n7 28

2. AGENT who may be contacted directly regarding this application:

oende C Srned Do, M e, Plains Rd Covepty, CT (0238
Name!(please PRINT) Address i

(B3 T2 SRH2.
~ Telephone number
3. Laist article(s)/section(s) of Zoning Regulations to be amended:

(Consideration should be given to interrelated sections that must also be modified to ensure
consistency within the Regulations)

Arihele Sevewn — Secedon P2 { odditon ol a
'P—e_,rml'\’-\—&A La e, O = o

4. Exact wording of proposed amendment(s) — use separate sheet if necessary:

See. atrtocbhed '\-E_).c:\— 5 c\ampo&acﬂ . &memcimam’\‘

3. Statement of Justification addressing approval considerations of Article XIII, Section C and
(1) substantiating the proposal’s compatibility with Mansfield’s Plan of Development;
(2) the reasons for the proposed amendment (including any circumstances or changed conditions that
justify the proposal and how the amendment would clarify or improve the Zoning Regulations);
(3) the effect the change would have on the health, safety, welfare and property values of Mansfield
residents

(use separate sheet if necessary)

Nee Q‘\"\‘O\.Q’(/yé_d Yrote et o8 ju%"ﬁ‘@icq'lﬁon.

(over)




Proposed Zoning Text Amendment Language

Article Seven

Permitted Uses

Fodk ok ok ok ok ok ok

P. Uses Permitted in the Planned Business 5 Zone (Routé 32/Route 31 Area)

¥ % ok ok ok ok ok

2, Categories of Permitted Uses in the Planned Business 5 zone Requiring
Special Permit Approval as per the Provisions of Article V, Section B

# %k ok okok ok ok ook

r. Category R

Veterinary Hospitals provided potential noise impacts are addressed in association with
the required Special Permit application;




APPLICATION BY:
WENDY C. ERNST, DVM, MS
PERMITTED USE AMENDMENT TO THE MANSFIELD ZONING REGULATIONS

STATEMENT OF JUSTIFICATION

About the Applicant

Wendy C. Emnst, DVM, MS has been a local resident for approximately 25 years. Dr.
Ernst graduated from Eastern Connecticut State University and then completed a
graduate degree at the University of Connecticut prior to attending veterinary school.
Upon finishing veterinary school and completing a Small Animal Medicine and Surgical
Internship, Dr. Ernst returned to the community as a practicing veterinarian. For the past
10 years Dr. Ernst has worked as an associate veterinarian at veterinary hospitals within
the greater Windham community.

Current Application for Zoning Amendment

Currently the Planned Business 5 zone is an eclectic mix of commercial and residential
properties. Auto sales and repair facilities, a package store, bowling alley, drive-in movie
theater, restaurant, mixed office space, optometry office and physical therapy office are
among the existing businesses. There are currently 17 categories of permitted uses within
PB-5 zone. The inclusion of a veterinary hospital would add an additional professional
medical office to the area.

Many of the current businesses and existing permitted uses in PB-5 zone would not
necessarily be appropriate on all properties within this zone. However, there are
properties within PB-5 zone which are appropriate for the various permitted uses. The
special permit process is in place to determine if an individual property is appropriate for
a specific permitted use.

Furthermore, there is no expectation that allowing veterinary hospitals as a permiited use
in PB-5 zone would lead to multiple veterinary hospitals. By nature veterinary hospitals
are not based on competition but rather on community need, as determined by
demographic information. Demographic studies (compiled with data from ESRI)
indicate that the area of PB-5 zone is underserved with respect to veterinarians. The
residents currently have fewer options and must drive further to obtain veterinary care for
their family pets.

In the current zoning regulations veterinary hospitals are listed along with commercial
boarding kennels and are only permitted uses in the Pleasant Valley _
Commercial/Agricultural Zone. The intent of this application is to amend the zoning



regulations to allow veterinary hospitals as a permitted use within Planned Business 5
Zone. The proposed additional permitted use in PB-5 zone is specifically listed as
*Veterinary Hospital’ as there is a distinet and significant difference between veterinary
hospitals and commercial boarding kennels. Veterinary Hospitals are professional
medical offices which provide medical treatment, diagnostics, hospitalization and general
care to animals; thereby improving the health and welfare of the community’s pets.

This zoning change would benefit the residents of Mansfield by allowing them additional
choices for veterinary medical care of their pets. Approximately fifty percent of
households own pets. It would give these residents the option of a nearby and locally-
owned veterinary facility for their animals. Veterinary hospitals are professional medical
offices and having such a business in PB-5 zone would add to the commercial tax base.
Additionally, a professional medical office would upgrade and improve upon the existing
property and would increase the property value as well as values in the surrounding area.



Wendy C. Ernst, DVM, MS
148 Plains Road
Coventry, CT 06238
(860)268-1240
wenernst@aol.com

November 26, 2010

Mr. Rudy Favretti, Chairman

Mansfield Planning and Zoning Commission
Audrey P. Beck Municipal Building

4 South Eagleville Road

Mansfield, CT 06268

Re: Application to Amend the Zoning Regulations for PB-3

Dear Mr, Chairman and Members of the Commission:

Enclosed please find an application to amend the text of the Mansfield Zoning
Regulation. Enclosed with this letter are the following:

Application form

Proposed Zoning Text Amendment Language
Statement of Justification

Application fee in the amount of $560.00

sl ol e

Once the commission receives this application at its December 6, 2010 meeting, I hope
that the Commission will schedule a public hearing for January 3, 2011. If you have any
questions, please do not hesitate to contact me.

Thank you for your consideration,

e

Wendy C. Emst, DVM, MS

Enclosures






RECEIPT OF APPLICATION FOR AMMENDMENT TO THE ZONING REGULATIONS:

, MOVE and seconds to receive the application
“submitted by Wendy C. Ernst
to amend Article VII, Section P.2 of the Mansfield Zoning Regulations,

File #1294

regarding the addition of Veterinary Hospitals as a permitied use in the PB-5 zone

as submitted to the Commission, to refer said application to the staff and Town Attorney for review and
comment and to set a Public Hearing for January 3, 2011.







