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In 2011, the City of Norwich selected Becker + Beck er to provide an assessment of
redevelopment opportunities for the historic Reid & Hughes building. The
assignment is the first step toward the successful redevelopment of this property.
Working with the Reid & Hughes Committee, Norwich C ommunity Development
Corporation, the Connecticut Trust for Historic Pre servation, and the Norwich
Historic Society, the team analyzed the existing co nditions, documenting the
positive and negative attributes, in collaboration with engineering and hazardous
materials assessments recently performed. The team held meetings with the Reid
& Hughes Committee and various local stakeholders t 0 assess the community’s
objectives for the adaptive re-use of the site. Wi th this information, Becker +
Becker developed feasible adaptive re-use scenarios , discussed in the body of this
report, along with potential funding sources, a pro forma, and floor plans.
&
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Built in 1869 with an addition in 1898, historicall y a renowned local department
store, the Reid & Hughes Building is listed on the National Register of Historic
Places as a contributing building to the Downtown N orwich Historical District.

The Reid & Hughes Building, well-regarded for its h istoric cast iron fagade, is
prominently located on the south side of historic M ain Street abutting the scenic
Shetucket River. Rated a “very walkable” site with a Walk Score® of 89 , the Reid

21%3&'(&4'/5167&8&
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Some of the greatest challenges for redevelopment o f the Reid & Hughes building
also present some of the greatest opportunities, na mely the historic nature of the
building, and its state of disrepair. The building, built in 1869 in the Italianate style
with an 1898 addition in the Sullivanesque style, i s listed on the National Register
of Historic Places as a contributing building to the Downtown Norwich Historical
District. As such, redevelopment costs of the buil ding (hard and soft costs) are
eligible for federal Historic Tax Credits, and Stat e Historic Tax Credits. Together
these two tax credits can pay for approximately 30% of the rehabilitation costs
related to the existing building. Restoring the exi sting cast iron facade with its
soaring windows will also enhance the marketability of the building to an end user.
Because the cast iron fagade is rare in Norwich, it is important to restore and
preserve it as a significant chapter in Norwich’s a rchitectural history.
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The building is prominently located at the core of Norwich’s downtown, facing
Franklin Square, along with a grouping of other int act 18 ™ century buildings that
historically formed the center of big business in N orwich. Its immediate neighbors
include the historic Strand Building and the Shannon Building, both occupied and
operating as mixed-use retail and office space. Across Main Street, the building
faces the recently restored Wauregan Hotel, a mixed -use, fully-occupied 70-unit
multifamily housing and retail development.
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The structural system of the Reid & Hughes building is intact and does not require
complete replacement. However, as noted in CLA Eng ineer’s Inc. recent structural
report, numerous areas will require structural upgr ades due to the bio-deterioration

of the wood framing. The roof, interior finishes an d building mechanical, electrical,
and plumbing systems require replacement. This is due largely to roof failure and
resulting water infiltration. The lead and asbestos remediation required is typ ical
for a building of its age. It should not be of sig nificant concern to an experienced
developer, and remediation costs can be partially o ffset with the basis they create

for additional tax credit equity.
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The Reid & Hughes Building features an architectura lly significant cast iron fagade
facing Main Street, rare to the City of Norwich and in need of extensive repair to
return to its once historic grandeur. The remainin g facades consist of coated brick
masonry with punch windows in need of stripping, re -pointing, and selective
replacement of brickwork. The window support syste m consists of shallow arches
without lintels, many of which have failed or are i n danger of failure and will need
replacement with steel lintels. The brick masonry parapet requires full

reconstruction.

The geometry of the western portion of the building , formerly known as the
Williams and Chester Building, is terraced, with th ree levels of historic facade facing
Main Street, stepping down in the rear to allow lig ht and air to enter the western
facade of the building. This unique geometry allow s for more flexibility in space
planning on upper floors, and also presents an oppo rtunity for outdoor terraces
overlooking the Shetucket River accessible from the 2™ 3" and 4 " levels. The
existing fire escape along the terraced rooftops re quires removal.
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American architecture, and a town striving to moder nize itself through sustainable
design, environmental and cultural stewardship.
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Retail or Medical Office/Residential Re-Use Scenari 0

While a retail/office building is not by itself fin ancially feasible, these uses should be
incorporated into the 1 * floor and basement. Having a retail presence is i mportant
to the vitality and continuity of the streetscape. Further, bringing a health service
use to the downtown would bring more diversity, inc rease pedestrian traffic
downtown, and help support neighboring retailers.

Re-using the upper floors for a residential use tar geted to middle-income working
people could qualify the project for grants from th e CT Department of Economic and
Community Development (the “DECD”).

To the project’s advantage, DECD grant income limit s are based on the Area Median
Income (the “AMI”) for the New London-Norwich Metro politan Statistical Area. The
AMI standards for this larger geographical area are significantly higher than the
average income of Norwich residents. Therefore, developers building housing for

people making over twice the per-capita rate are el igible to receive DECD housing
grants. The per capita income in Norwich is under $21,000; and the median

household income is under $40,000.

Under DECD’s Housing Trust Fund program, tenants ca n make up to 120% of the
AMI ($69,000 for a single person; and $79,000 for a two-person household).

Under DECD’s FLEX program, tenants can make up to 1 00% of the AMI ($58,000
for a single person; and $66,000 for a two-person h ousehold). Under the HOME
program, people can make up to 80% of the AMI ($44, 000 for a single person and

$51,000 for a two-person household). Utilizing these programs would enhance the
housing choices available downtown.

Forgoing Low Income Housing Tax Credits and using D ECD’s other housing
programs could help bring people making 61% to 120% of the area median income
into the downtown. Local apartment property manage rs believe there is a strong
housing need downtown for workers in the aforementi oned income brackets
including veterans and military personnel from the nearby New London base, casino
workers, and health service workers. Once a tenant is “income-qualified”, their
incomes can grow and they can continue to live in t heir apartment. DECD staff
members have confirmed that bringing middle-income housing to Norwich makes
sense as it will broaden the continuum of housing ¢ hoices to meet the needs of

middle-income people.

DECD’s housing programs are competitive and DECD i kes to see that their
resources are helping to leverage other resources. Maximizing sources committed
from federal, city and private funds (as opposed to DECD funds) will help an
applicant’s score. Further, the smaller the reques t on a per unit basis, the higher
the score an applicant will receive. The attached budgets assume $182,000 to
$190,000 in grants per unit from DECD. With this | evel of subsidy, this re-use
scenario is financially feasible. Please see the s tatic proforma and floor plans for
details.
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Adaptive Re-Use Scenarios

Office and Retail:
Static Pro Forma

Commercial/Residential:
Residential Unit Mix and Rental Income
Static Pro Forma
Workforce Housing Income Chart

Floor Plans

Site Plan
Basement Level
Ground Level

2M_3™ | evel

4™ Level



Officeand Retall

StaticProforma

Office

AverageRent/SF/Yr 8.0
SF 13,050
AnnualRent 104,400
Lessvacancy 15% (15,660)
GrossEffectivelncome 88,740
1stFloorCommerciaBF 5,670
NNNRent/SF/Yr 9
AnnualPotentialCommerciaRent 51,030
Lessvacancy 20% (10,206)
GrossEffectiveCommercialncome 40,824
BasemeniSF 5,670
NNRRent/SF/Yr 4
AnnualPotentialBasemenRent 22,680
Lessvacancy 35% (7,938)
GrossEffectiveCommercialncome 14,742
Management~ee (20,000)
Net Incomebeforetaxesandreserves 124,306
Reserves (10,000)
Net Incomeafter reserves 114,306
Taxed 10%of Net Operatingincome 10% (11,431)
AnnualCashFlowbeforeDS 102,875
DebtService 3,345,1400an (267,064) 7% interestioan 30 yeaiterm
Net CashFlow (164,188)
EstimatedTotal DevelopmentCost 6,128,035
Loanthat couldbe supportedat a 1.2 DSGatio 1,072,160
DebtService (85,597) 7% interestioan 30 yeatterm
Cashflow after DS 17,278
Gap (2,272,980)

DSC 1.20
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AverageRent/unit/month
Monthly Rent
AnnualRent
Lessvacancy
GrossEffectivelncome

Expense/unit/month
units

months
annualexpenses

1stFloorCommerciaBF
NNNRent/SF/Y

Gap
DSC

18
756 seeUnit Mix worksheetfor details
13,611
163,332
7% (11,433)
151,899

(550)

18

12
(118,800)

2,860

(1,237,326)
1.20
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AverageRent/unit/month
Monthly Rent
AnnualRent
Lessvacancy
GrossEffectivelncome

Expense/unit/month
units

months
annualexpenses

1stFloorCommerciaSF
NNNRent/SF/Yr
AnnualCommerciaRent
Lessvacancy

GrossEffectiveCommercialncome

Net Incomebeforetaxesandreserves

Reserves
Net Incomeafter reserves

Taxed 10%of Net Operatingincome
AnnualCashFlowbefore DS

DebtService
Net CashFlow

EstimatedTotal DevelopmentCos

Gap
DSC

7%

21

719 seeUnit Mix worksheetfor details
15,089

181,068

(12,675)

168,393

(550)
21
12

(138,600)

2,860
9

25,740

20%

(5,148)

20,592

50,385

(9,450) 450 perunit

10%

40,935
(4,094)

36,842

1,234,776

(99,506) 7% interestioan

(62,664)

(853,800)
1.20

30 yearterm
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