GLOBE DEVELOPERS, INC.

Real Estate Development* Construction Management
200 East Erie Street, Suite 2 S
Blauvelt, New York 10913

917-434-3350
email: pawel@globe-developers.com
email: mark@globe-developers.com

February 12, 2018

TOWN OF GROTON

45 Fort Hill Road

Groton, Ct. 06340

% Eileen Cardillo, Purchasing Agent
Attention: RFP 18-25 Mystic Education Center

Dear Mr. Cardillo:

On behalf of the rospective purchaser Globe Developers, inc. (title will be
transferred to a new company formed in State of Connecticut if our proposal herein is
accepted), please find the following:

A. EXECUTIVE SUMMARY:

B. PRO FORMA INCOME AND EXPENSES;
C. ATTACHMENTS:

ANTI KICKBACK ACKNOWLEDGMENT:
NON-COLLUSION AFFIDAVIT
TRANSMITTAL LIST

GLOBE DEVELOPERS, INC. RESUME
CONTACT INFORMATION

Any other documents you require piease don't hesitate to contact the
urr?ie igned.
}

Very r ly yours,
Mir old



CONTACT INFORMATION

GLOBE DEVELOPERS, INC.

200 E. ERIE STREET, SUITE2 S
BLAUVELT, NEW YORK 10913
ATTN: MARK GOLD

email: mark@globe-developers.com
tel: 201-638-9476




Attachment D
NON-COLLUSION AFFIDAVIT
(Prime Respondent) P&we( Hon o

State of I\JQ)UUS/ML
County of iz

, being first duly sworn, deposes and says:

he/she is L\JL IS G :f{'—c{éé(/ (partner or officer) of the firm of
the party making the foregoing proposal, that such
%m; gmum:ﬁzﬁico%usiveorsham that said respondent has not colluded, conspired

connived or agreed, directly or indirectly with any respondent or person, to put in a sham
proposal or to refrain from submitting, and hes not in any manner, directly or indirectly,
sought by agreement or collusion, or communication or conference, with any person, to fix the
proposa! or affidavit of any other respondent, or to fix any overhead, profit or cost element of

said proposal, or of that of any other respondent, or to secure any advantage against the Town
of Groton or State of Connecticut or any person interested in the proposed award; and that all
statements in said proposat are true.
Signatures:
Respondent, if the respondent is an individual;

Partner, if the respondent is a partnership;
Officer, xfﬂxerespondentuacorporanon,% W

Subscribed and sworn to before me

This__ |2 day of Faa e ) , 202
Notary: ( gﬁus’b}A/Q

Printed Name: [0 be vl Seavnaw o7

My Commission expires: S>3 ,2007

REAT E SEAMAN, 1B
Nm::? =T I: State of New Vi
4'«.9777 5
f{ew York County, Qualrhed In Rockiand County

~OmMMission E!P““ 5 l}{lc’\
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Attachment E

ANTI-KICKBACK ACKNOWLEDGMENT

ALL RESPONDENT/OFFERORS MUST ATTEST TO THE FOLLOWING:

The vendor acknowledges, under the pains and penalties of perjury, that he/she has not been
offered, paid, or solicited for any contribution or compensation, nor has he/she been granted a
gift, gratuity, or other consideration, either directly or indirectly by any officer, employee or
member of the governing body of the Town of Groton who exercises any functions or
responsibilities in connection with either the award or execution of the project to which this
contract pertains,

Further, the vendor acknowledges, under the pains and penalties of perjury, that he/she has
not offered, paid, or solicited by way of any contribution or compensation, nor has he/she
granted a gift, gratuity or other consideration either directly or indirectly to any officer,
employee, or member of the governing body of the Town of Groton who exercises any

functions or respongibilities in connection with either the award or execution of the project to
which this project or contract pertains.

% Feh 13, 2008
DA

SIGNATURE OF RESPONDENT/OFFEROR TE

thes
TITLE

(5 fobe Dey elopors, T

COMPANY

Title of RFP:




Attachment F
PROPOSAL TRANSMITTAL SHEET -
240 & 0 Oral School Road

Dute: - /2, 20/%
/uée )C’V\?/O%’I -Z;/C the undersigned do hercby submit a

roposaltoﬂleTownof ‘Coznnecticut, for the sale or lease of 240 & 0 Oral School
Rmd,mamﬁaneemt}xaﬂtamb&ndspwﬁeatomconwaﬂxmwdRFthm The
undersigned acknowledges that the submittal does not rely on the Town of Groton regarding
theoondmonofthepropertyandwdlmakemetrownmvesngaﬁononﬂlecondlmaofthe
property and its suitability for development.

Cloke Develypers, Inc.
NAME OF FIRM
| 7
SIGNATURE TITLE
SIGNATURE TITLE
SIGNATURE I TITLE

0 £, Ene SY, Sute 25, Blau Ver, /U\/ /09/ 3

ADDRESS, CITY, STATE, ZIP CODE ?
201 - 63¢- 947

TELEPHONE NUMBER FAX NUMBER

mark ® 9/0be - aé»ﬂﬁzm,c (o)

E-MAIL/ADDRESS
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Attachment G
LISTING OF OFFICERS SHEET

List the Officers of your Corporation or Principals of your LLC. Evaluation cannot be
completed without the attachment.

&lobe D@Vr’f//}/ﬂd Tue.

" Complete Company Name
Fawe! Ehramos Free.
Name Tille/Officer/Position
Name Tifle/Officer/Position
Name Tite/Officer/Position
Name Titte/Officer/Position
Name Tide/Officer/Position
Name Title/Officer/Position

Name Title/Officer/Position

25



EXECUTIVE SUMMARY
NEW ENGLAND INTERNATIONAL PREP SCHOOL
GROTON, CONNECTICUT
by: GLOBE DEVELOPERS, INC.

FEB. 12, 2018
1. THE COMPANY:

GLOBE DEVELOPERS, INC. A New York Corporation offers the following Executive
Summary and proposal.

Globe Developers, Inc. shall organize a new corporation in the State of Connecticut to
be known as The NEW ENGLAND INTERNATIONAL PREP SCHOOL, if the within
proposal accepted.

The new school is intended 1o be organized as a private boarding high school
specializing in educating international students entering the United States on student
visas for grades 9-12. The new school is intended to prepare foreign students seeking
U.S. high schoot diplomas and preparing them for college. Specialized teachers fluent
in Chinese, Korean and other languages spoken by the majority of students going to
the school shall be retained for the school. Intense training for college admission
testing (SAT) will be a major part of the curriculum for students, together with all high
school classes needed for college admission.

2. TARGET MARKET.

A high school boarding school for grades 9-12 for international students seeking to
prepare f for entrance into U.S. Colleges.

3. THE COMPETITION:

New England has many existing preparatory boarding schools with limited numbers of
foreign students. Most of these schools do not specialize in preparing foreign students
with limited English ability to gain entry to U.S. colleges. Intense training in English
language and college entrance exams will be taught to students attending the school.

4. MARKETING AND SALES STRATEGY:

THE NEW ENGLAND INTERNATIONAL PREP SCHOOL will seek students primarily
from Asian countries such as China and Korea, but there shall be no exclusion of
students from any country.

5. MANAGEMENT:

The school will hire a management team experienced in operating high school such as
a principal, vice principal, etc.



The owners will manage all financial aspects of operating the school. The School may
apply for Tax Exempt status as a 501 (c)(3) entity.

6. JOB CREATION:

It is intended that over 120 jobs shall be created through the hiring of approximately 75
teachers; administrators; grounds keepers; cleaning services; food service workers;
transportation workers; infirmary employeses; bookstore and coffee shop employees;
recreation employees; etc.

7. FINANCIALS:

The school anticipates having 400 students and charging $50,000.00 per student for
tuition, for a total annual income of $20 million dollars. Additional income from sales of
books, food, clothing etc. will be earned by the school.

A pro forma financial statement is attached to this Executive Summary.

8. USE OF EXISTING BUILDINGS:

The NEW ENGLAND INTERNATIONAL PREP SCHOOL shall utilize the existing 175,000
sq. ft. buiidings for the school. The existing buildings shall be renovated for dormitory
use; food services; classrooms; residence for teachers; administrative offices; library;
recreation areas; coffee shop; auditorium; etc. The timeline for the construction is 1
year after commencement of construction.

9. CONSTRUCTION BUDGET:
The cost of renovation to the existing buildings and grounds is estimated to be $15

million doliars. The New England International Prep School shall raise all funds
necessary for the construction through a combination of private and banking sources.

10. CONSTRUCTION EXPERIENCE:

GLOBE DEVELOPERS, INC. shall be owners of the new corporation. Globe Developers
extensive construction resume for over 30 years is attached hereto.

11. PHASE TWO USE OF LAND:

It is anticipated that the existing 33 acres of land not used directly by the school can be

utilized as housing for chal residents. As such, construction of a mix of residential
apartment types shall be proposed after the school is operational.



12. FUNDING FOR SCHOOL: Funding for the school acquisition, construction and
operations will come from private funding sources which will be available after the
within proposal is accepted by Groton, Ct.

13. DOMESTIC CORPORATION TO BE FORMED IN CONNECTICUT:

The NEW ENGLAND INTERNATIONAL PREP SCHOOL shall incorporate in the State of
Connecticut.

14. CONDITIONS FOR CLOSING;

a. Environmental Report showing ali areas of property being sold in need of
remediation and cost of same.

b. Availability of Brownfield Remediation Loan Program funding from State of
Connecticut.

c. Purchase Price: $1 plus any transfer fees.

15. FINANCIAL OFFER:

The NEW ENGLAND INTERNATIONAL PREP SCHOOL offers to acquire the land and
buildings as follows: $1 plus transfer fees if any. Buyer shali compiete environmental
remediation of property.

16. SCHOOL LICENSING/ACCREDITATION STATE OF CONNECTICUT:

School Accreditation is optional in the State of Connecticut. The NEW ENGLAND
INTERNATIONAL PREP SCHOOL shall seek accreditation through a state approved
crediting agency.

Teacher Certification is not required for nonpublic school teachers. Optional
accreditation is available through state approved crediting agency; THE NEW
ENGLAND INTERNATIONAL PREP SCHOOL shall seek such accreditation for its
teachers.

17. ATTACHMENTS:
The following documents are attached hereto:

GLOBE DEVELOPERS, INC. RESUME;
PRO FORMA INCOME AND EXPENSES;
AFFIDAVIT OF NON COLLUSION

ANTI KICKBACK ACKNOWLEDGMENT
CONTACT INFORMAT!(?N



RESUME FOR GLOBE DEVELOPERS, INC.

Pawel Efraimov- Principal for loan; Founding Member of White Lake
Mansion, LLC. And Pres. Of Globe Developers, Inc.; has been in real
estate development and construction since 1984 and has developed or
been involved in the development of many properties throughout the
worid, namely:

1.

Mill River Plaza, 184,000 sq. ft. Commercial center in N.J.;

The Palmer Square, 200,000 sq. ft. Commercial center in N.J.;

Schooner Cove, 100 Unit condominium complex in N.J.;

Palmer Landing, 84 condominium development in N.J. ;

Harbor House, 66 unit condominium in Florida:

Wyndham Close, 45 townhouse community in Florida;

Atrium Palace, Ft. Lee, N.J. 270 unit condominium:

Hotel Grand Europe, a renovated luxury hotel in St. Petersburg,
Russia;

Ocean Plaza, Long Branch, N.J. 66 luxury condominium units on
the ocean;



10.

11.

12.

13.

14.

15.

Park Manor Caondominiums, Brooklyn, New York 22 unit
condominium;

Vista International Hotel, Boston, Mass.

Hilltop International Hotel Suites, Seoul, South Korea, with over
750,000 sq. ft.;

Warsaw Mariott Hotel, Poland;

Radisson SAS Mijas Golf Resort and Spa, Marbella, Spain;

Kirsten Building, Rochester, New York mixed use building rebuilt
by Globe Developers.
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OVERVIEW

We invest in communities.

The Mystic Education Center has had a long and colorful
history. From its early founding as a school for the deaf
with a novel training approach to its later years as an
epicenter for community and civic activities, this property
has a rich history with the people of Mystic and deserves
to be honored and preserved.

Our team specializes in salvaging and repurposing
beautiful historic spaces so they become valuable
contributors to their communities once again, instead of
forgotten and abandoned relics of the past.

The MEC is a gorgeous property, and we would be
honored to have the opportunity to lovingly restore and
reinvigorate it to its former glory.



EXECUTIVE SUMMARY

— Restore and repurpose all existing buildings on the property.

— Create 72-100 residential units from existing buildings.

— Facilitate the startup of 10+ small businesses on the campus.

— All planned land development toward parks, farming, and outdoor activities.
— Potential future 4 acres of land development toward condos and office space.
— Pursue green building certifications for all existing buildings.

— Pursue historic registry designation for existing buildings.

— Immediately reopen recreation center to community and public services.

— Develop public parks and outdoor activities available to community.

We love this property and the potential it has for becoming an
amazing destination for living, working, visiting, and playing.



CONCEPT

Create Experiences.

Provide a roster of activities and amenities
for residents, locals, and tourists to enjoy on
the property all year round.

Empower Entrepreneurs.

A collection of small businesses will provide
the economic viability this property needs,
from organic farmers to telecommuters.

Deliver Accessible Luxury.

We believe that you can provide high style
without high prices. Bring the sophistication
and style of big city living to rural Mystic.

From Brown to Green.

Emphasize the beauty and access to nature
that this property provide. Implement green
building and sustainable living practices.

Preserve History.

Apply for historic registry status, and create
museum spaces to honor the rich legacy of
those that came before.

Grow Organically.

Start small, iterate quickly. We want the
locals and the town involved at every step to
shape the destiny of this project together.



CONCEPT

CREATE EXPERIENCES

Organic Farm-to-Table Public Dog
Farming Restaurant Swimming Park
Coworking Paddle Local Community

Space Boarding Museum Theater



CONCEPT

EMPOWER ENTREPRENEURS

Our vision for the MEC property is to create a collection
of services and amenities that are independently owned
and operated businesses under a general stewardship.
Each of the experiences we’ve just described will operate
as its own business. Our role will be to recruit, support,
and foster the individuals required to plan and run these
micro-functions within the greater campus community.

The planned residential spaces on the property will be
made available to participating entrepreneurs at
discounted rates, allowing them to live and work on the
same campus. We believe this will be an attractive
proposition to young professionals and families who have
always wanted to start a business but were unable to do so
without the support of a larger organization, and will
attract new talent to relocate to the town of Groton.



CONCEPT

DELIVER ACCESSIBLE LUXURY

Leverage our experience sourcing high-end products at
economy prices to provide affordable luxury lifestyles to
young professionals and families living and working in
Connecticut.

Create a country club atmosphere for residents and
visitors with a wealth of activities and amenities to take
advantage of, from delicious cuisine to outdoor activities.

Provide on site services like housekeeping, dog walking,
laundry and dry cleaning, business centers, etc.

Implement high tech smart home and smart community
features, embracing the best digital innovations and
providing a connected lifestyle for residents and visitors.



SITE PLAN - EXISTING BUILDINGS

RESIDENTIAL CONVERSION

30-40 RENTAL UNITS

RESTAURANT RECREATION

CENTER

ADMINISTRATIVE

RESIDENTIAL CONVERSION OFFICE

12-20 RENTAL UNITS

(RAINBOW HOUSE)

COWORKING SPACE
SHORT-TERM RENTALS
30-40 UNITS



SITE PLAN - PLANNED DEVELOPMENT

DOG PARK
REC CENTER

PARKING

ADDITIONAL PUBLIC PARK

PARKING

TEMPORARY
CONSTRUCTION
OFFICES

RESIDENT

PICNIC AND
PARK AREA




SITE PLAN - FUTURE DEVELOPMENT

FUTURE DEVELOPMENT OPPORTUNITIES TO BE
EVALUATED AND CONSIDERED UPON COMPLETION OF
THE EXISTING BUILDINGS AND PLANNED DEVELOPMENT
PROJECTS. FUTURE DEVELOPMENT IS NOT INCLUDED IN
THE PROVIDED CONSTRUCTION BUDGET ESTIMATES.

OFFICES
ADDITIONAL PARKING

CONDOS
ADDITIONAL PARKING




DEVELOPMENT TEAM

THE STACKSTONE GROUP

Smart, passionate, ambitious young real estate professionals with careers in talent development, construction,

technology, media, marketing, and law.

RANDY SARA KEVIN VICTORIA MARC
PERSAUD ROBERTSON ROMERO ROMERO MARIANI
Executive Operations Revenue Marketing Legal

PARTNERS



CONTACT

PRIMARY CONTACT
Sara Robertson Phone: 714-600-1101
. . _ Email: sara@stackstonegroup.com
Chief Operating Officer Address: 212 Betts Ave
Stackstone Group Bronx. NY 10473
TEAM CONTACTS team@stackstonegroup.com
Randy Persaud Marc Mariani
646-498-1681 646-389-1869
randy@stackstonegroup.com marc@stackstonegroup.com
Kevin Romero Victoria Romero
646-389-1869 646-389-1869

kevin@stackstonegroup.com victoria@stackstonegroup.com



mailto:sara@stackstonegroup.com
mailto:team@stackstonegroup.com
mailto:randy@stackstonegroup.com
mailto:marc@stackstonegroup.com
mailto:kevin@stackstonegroup.com
mailto:victoria@stackstonegroup.com

QUALIFICATIONS

STACKSTONE GROUP PROJECT: NORWICH PORTFOLIO

Restoration and repurposing of 3 historic properties in downtown Norwich, with a combined appraised value
of over $5 million. Work began in July 2017 with an estimated completion of June 2018. The first property
will open in March, the second in May, and the third in July 2018.

All 3 properties are LEED Certified Gold, Energy Star Certified, and 2 of them are registered historic
properties. A combined 23 residential units and 3 commercial units, this project is part of the downtown
Norwich revitalization program, and the town is already feeling the benefits of fresh energy in the area.

The Town of Groton and the State of Connecticut are welcome to come and visit the properties and meet the
construction team during the evaluation process, to get a better sense of our quality of work and the energy
and commitment of our crews.



JOB CREATION

Business Est. Employees Est. Annual Revenue

Organic Farming 5 $400,000
Restaurant 25 $1,368,750
Rec Center 10 $460,000
Dog Park 2 $72,000
Coworking Space 30 $3,088,500
Water Sports 2 $75,000
Museum 2 $90,000
Theatre 10 $390,000
Housekeeping 4 $136,500
Boutique Hotel 40 $1,861,500
Residential 5 $1,433,002
Total 135 permanent jobs $9,375,252




SAMPLE UNIT



REQUESTED ASSISTANCE

— Technical assistance with expedited local and state permitting

— Local project liaison to assist with project completion

— Tax abatement programming for development and businesses

— State of Connecticut abatement and remediation funding

— Infrastructure assistance with planning and funding

— Local marketing and co-branding efforts to support adoption

— Incentives to help attract entrepreneurs to start small businesses on the
property and encourage economic growth

— Help integrating community services into the property

— Contribution of any historic artifacts or documentation to support application
for historic registry of the property

— Facilitate direct property access to the river for residents, community, and
water sports business.

Ongoing support from the Town of Groton and the State of Connecticut is
critical to the success of this project.



PROJECT TIMELINE

Year One

Completion of all
environmental cleanup needs.

Restoration and reopening of
the Recreation Center and
Rainbow House.

Creation of the organic farming
solution, including land
cultivation and any new
structures required.

All demolition, cleanup,
preparatory and structural work
completed on the main

buildings.

Year Two

Completion of East Wing and
Center Wing: 30-40 residential
units, restaurant, and coworking
| short term rental portions of
the building.

All infrastructure improvement
requirements completed,
including roads, utilities,
parking, etc.

Year Three

Completion of West Wing:
12-20 residential units. All
existing buildings have now
been completed restored and
repurposed.

Completion of all outdoor
projects, including parks,
landscaping, hiking, water
sports, etc.

Planning and funding for any
additional development deemed
feasible, including condos or
offices.



CONSTRUCTION BUDGET

Use Size Price/Per Total

Residential Buildings 78,171 sqft $200.00 $15,634,200
Recreation Center 40,000 sqgft $75.00 $3,000,000
Land (Cleanup and Development) 880,000 sqft $8.00 $7,040,000
Purchase (Developable Land) 23.5 acres $5,000 $117,500
Purchase (Buildings) 118,171 sqft $4.00 $651,310
Operating Costs 3 years $400,000 $1,200,000
Contingency 20% $5,528,600
Administrative Expenses 5% $1,658,580
Total Cost $34,830,190




FINANCING

Estimated Project Cost $35,000,000
Traditional Debt Financing $20,000,000
Private Investor Equity $5,000,000
Brownfield Grant $4,000,000
Secured Financing Estimated $29,000,000
Additional Financing Needed $6,000,000

We have commitments from our banking partners and private investors in the amount of $25m to start
work on the MEC. An additional $4m is available through the State of Connecticut Brownfield
cleanup grant program. We would need to secure an additional $6m in funding through grants, loans,
or private investors to complete the project at our $35m estimated cost. Our hope is that the town of
Groton and the state of Connecticut would work with us to secure the Brownfield Grant and any
additional grant money that may be available to help us close the remaining $6m gap in funding.

Finance contact information, referrals, and commitment letters available upon request and expressed interest in our proposal.




FINANCIAL OFFER

There is significant work to be done to bring the buildings up to a usable/habitable state. Additionally,
only a fraction of the land included in the parcel is actually developable.

Since our estimates for cleanup and development of the land and buildings is approximately $34
million, we need to keep our purchase offer at under $1m. We feel that is fair, especially since the
town will start to feel the benefits of community services and increased tax rolls almost immediately.

Our offer is this:

$5,000 / acre for all developable land in the parcel
$4.00 / square foot for the existing buildings

This would bring the total purchase price for the property to $768,808.00. If the town and the state
agree to move forward with Stackstone Group as the developers of this project, we would put together
a formal purchase offer with all necessary contingencies and qualifications.

We are, of course, open to negotiation.



PRO FORMA

Income Source Est. Income Notes

Residential Income $1,433,002 Residential income goes directly into the campus management corp.
Business Income $2,065,900 Varying percentages and leases to the businesses on campus.
Total $3,498,902

Operating Expense Est. Expense Notes

Percent of Residential $214,950 15% of residential income toward make-ready and management.
Facilities and Utilities $200,000 Estimated reduction in annual utilities due to green building practices.
Debt Repayment $2,244,647 15-year fixed rate commercial mortgage.
Total $2,659,597

Estimated Annual Operating Income: $839,304



CONFIDENTIALITY

Specific details about our financing sources (names of banks or private investors) should remain
strictly confidential. If financing sources need to be discussed publicly they can be referred to as
“local Connecticut banks” and “New York and Connecticut private investors”.

All of the photos included in this document are provided as visual aids and have not been
scrubbed for copyright or publication rights. If a version of the Concept or other content is
required with legally publishable imagery, we would be happy to provide an updated version.

The renderings of the property and residential interiors are custom made, but may include some
copyright protected elements such as furniture or environmental objects. If for any reason the
town or the state would like to publish renderings, we recommend reaching out to us first to
verify the copyright status of all included 3D modeling objects.



CLOSING THOUGHTS

— There are many more details, calculations, and plans that exist to support our proposal that we were not able
to package and format in time for the RFP deadline. Our hope is that if there is a positive response to the
overall concept, we can provide additional detail where its needed and start work on a more comprehensive
execution plan.

— If we are chosen to move forward with this proposal we will create a new CT corporation, as well as a fitting
brand for the project. We believe that names, designs, and logos are important toward winning the hearts
and minds of a community, and we did not want to rush that step for the RFP.

— Due to time constraints and personal commitments we were not able to complete the notarized forms and
affidavits requested. Ms. Robertson is currently away on business in London and Mr. Persaud is
unfortunately attending a family funeral. If the concept resonates, please reach out and we will complete
and send any additional documentation as soon as possible.

— ltis important for us to let you know how much we love this property. | don’t think you will receive any other
responses from teams as passionate about the history and the story behind this location, or anyone who
would pour as much love and soul into its restoration. Working on the reinvigoration of the Mystic Oral
School would truly be an honor and a privilege.

Thank you for your consideration. Please feel free to reach out with any questions or requests for additional
information. We are eagerly awaiting a response and look forward to getting started on this project ASAP.

Yours Truly,
The Stackstone Group





http://stackstonegroup.com/

Attachment D

NON-COLLUSION AFFIDAVIT

(Prime Respondent) 5{'“ k S}‘n AO 6i"0u'|g LLC
State of [g J\/y(’(‘A e

County of Ales A sadon

Randy Percaud , being first duly sworn, deposes and says:
f

That he/she is (EO (partner or officer) of the firm of

Stac ke jnﬂe bro, !'2 LL¢ , the party making the foregoing proposal, that such
proposal is genuine and not collusive or sham, that said respondent has not colluded, conspired
connived or agreed, directly or indirectly with any respondent or person, to put in a sham
proposal or to refrain from submitting, and has not in any manner, directly or indirectly,
sought by agreement or collusion, or communication or conference, with any person, to fix the
proposal or affidavit of any other respondent, or to fix any overhead, profit or cost element of
said proposal, or of that of any other respondent, or to secure any advantage against the Town
of Groton or State of Connecticut or any person interested in the proposed award; and that all
statements in said proposal are true.

Signatures:

Respondent, if the respondent is an individual,

Partner, if the respondent is a partnership;

Officer, if the respondent is a corporation; W

Subscribed and sworn to before me

This o day of Ledrvar £ , 2008
No 1 MA
Printed Name: %}4’/@&) A. Strew oo j)é '

My Commission expires: , 20

My Commission £,
. dy 31, 2019
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Attachment E

ANTI-KICKBACK ACKNOWLEDGMENT

ALL RESPONDENT/OFFERORS MUST ATTEST TO THE FOLLOWING:

The vendor acknowledges, under the pains and penalties of perjury, that he/she has not been
offered, paid, or solicited for any contribution or compensation, nor has he/she been granted a
gift, gramity, or other consideration, either directly or indirectly by any officer, employee or
member of the governing body of the Town of Groton who exercises any functions or
responsibilities in connection with either the award or execution of the project to which this
contract pertains.

Further, the vendor acknowledges, under the pains and penalties of perjury, that he/she has
not offered, paid, or solicited by way of any contribution or compensation, nor has he/she
granted a gift, gratuity or other consideration either directly or indirectly to any officer,
employee, or member of the governing body of the Town of Groton who exercises any
functions or responsibilities in connection with either the award or execution of the project to
which this project or contract pertains.

QMZ %" A"’/;u/ /8

SIGNATURE OF RESPONDENT/OFFEROR DATE

CEO
TITLE

s*'ﬂ\Ck‘j‘['One Grow, LLC
COMPANY

Tide of RFP: Myetic Education (enter RFP Respnce
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Attachment F

PROPOSAL TRANSMITTAL SHEET -

240 & 0 Oral School Road

Date: 2/2 / //f

I/'We fq ndv /Pcr saad the undersigned do hereby submit a
proposal to the Town of Groton, Connecticut, for the sale or lease of 240 & 0 Oral School
Road, in accordance with all terms and specifications contained within said RFP herein. The
undersigned acknowledges that the submittal does not rely on the Town of Groton regarding
the condition of the property and will make their own investigation on the condition of the
property and its suitability for development.

Sk 0 Gro L

NAME OF FIR

GNATURE TITLE
SIGNATURE TITLE
SIGNATURE TITLE

21 Bells Ave Bronr, NY 10473
ADDRESS, CITY, STATE, ZIP CODE

£Yd- Yap-Js gt
TELEPHONE NUMBER FAX NUMBER

&ni{? @ Stact sTone Sroup. (011
-MAIL ADDRES
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Attachment G

LISTING OF OFFICERS SHEET

List the Officers of your Corporation or Principals of your LLC. Evaluation cannot be
completed without the attachment.

Stacketone  Grougp UL

Complete Company Name

_ Randy Versaud CED

Narhe Title/Officer/Position

Sara_Kehertion Co0

Name Title/Officer/Position
Mame Title/Officer/Position
MName Title/Officer/Position
MName Title/Officer/Position
MName Title/Officer/Position
Name Title/Officer/Position
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770 Poguonnock Rd.

e Groton Groton, CT 06340

. = . . o PH: 860-445-1596
%){ Housing Authority

www.grotonhousingauthority.org

February 15,2018

Town of Groton

45 Fort Hill Road

Groton, CT 06340

C/o Eileen Cardillo, Purchasing Agent

Attention: RFP 18-25 Mystic Education Center

Dear Ms. Cardilio,

The Housing Authority of the Town of Groton (GHA} hereby submits its response to the Request
for Proposals for 18-25 Mystic Education Center issued by the Town of Graoton, CT and due
February 15, 2018. GHA fully understands the scope of work as putlined in this RFP, and is
committed to performing the work expeditiously, should it be selected. GHA has assembled a
team that has unparalleled experience in all dspects of the plan being presented, having
pariicipated in the development, planning, financing and property management of similar
developments for over 50 years. Qur team led by, Greater Groton Realty Corporation and The
Carpionato Group proposes to revitalize the former Mystic Education Center and redevelop the
site to benefit the Town of Groton, the State of Connecticut and the Groton Housing Authority.
The teams experience and capacity make it uniguely gualified to work with the Town of Groton
and State of Connecticut on this redevelopment effort. We present our innovative vision and
concept to redevelop the former Mystic Education Center and provide a vibrant neighborhood
for the community. Qur plan will be implemented through detailed planning, phasing,
construction, renovation and management plans, and as highlighted below:

& Project Approach
Our redevelopment pian complies with locat plans and provides quality market housing
to create a “Village Community” with modern amenities utilizing the best use of space,
while preserving open space as required by the Town of Groton and the State of

Connecticut {reference Section 7-Proposed Develapment).




o Team Qualifications and Experience
We have mobilized a team of “best-in-industry” development, design, construction,
financing and property management professionals {reference Section 4-Statement of
Qualifications) who have produced an appreach that will deliver a new community that
will sustain an exceptional quality of life throughout each phase of the redevelopment

and for future years to coms.

¢ Project Viabhifity and Ability to Execute Prgject in 2 Timely Manner
Our proposal provides a financially sound, low risk approach that ensures the fong-term
_ viability of the development. Along with our partner, The Carpionato Group, we provide
the Town of Groton/State of Connecticut with the financial strength of a premier
company. We have developed a financial plan that will ensure all commitments and
reinvestients are properly funded and that uses sound strategies to mitigate short and
long term risks to the development’s viability (reference Section 13-Project Pro formal).

e Benefits to Town and State
Our proposal potentially yields a tax revenue of over $710,000 annually and has the

potential for additional energy savings to the Town of Groton annually (reference Section
2-Narrative),

The proposal has renamed the development and refers to the Mystic Education Center as The
Village at Mystic Ridge. The Village at Mystic Ridge LLC was formed to respond to this RFP. Its
principals have agreed to be involved in the complete redevelopment project including design,
financing, construction and ongoing operations of this project. The LLC is compromised of The
. Carpionato Group, Greater Groton Reaity Corporation and the Groton Housing Authority in a
public private partnership that develops these properties in a manner that is consistent with the
needs of the Town of Groton. It preserves the character and history of the site while ensuring it
meets the future needs of the residents and Groton community. Additionally, it provides a
significant financial contribution to the Town of Groton. '

The Village at Mystic Ridge, LLC development team is fully qualified to work together with the
Town of Groton to create and implement this plan to redevelop this highly sbught after property.
lts principals have been personally involved in every aspect of mixed development and most
importantly have the financial backing to ensure the completion of the redevelopment. its
combined members have spent more than 50 years creating similar developments and their
successful experiences in working with other public private partnerships will reflect on their
ehgagement in this important venture, The team has the resources to ensure the project is
completed in a timely and efficient manner, on budget and with the community and other
stakeholders input. Once completed this publi¢ private partnership wil raise the bar for
redevelopment in the area while providing over 525 million of assets, as well as, an extraordinary

benefit to the community.,
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RFP 18-25 MYSTIC EDUCATION CENTER TOWN OF GROTON, CT GREATER GROTON REALTY CORP

1. EXECUTIVE SUMMARY

The Carpionato Group has entered into a public private partnership with the Groton Housing
Authority, Greater Groton Realty Corporation and Maynard Road Corp for the purposes of
redeveloping the property known as the Mystic Education Center. This partnership will enable
the redevelopment of this site, to give back to the community many of the former assets while
repurposing existing buildings and adding new luxury homes. This transformation plan to
redevelop the Mystic Education Center realizes its highest and best use as well as adding
significantly to the tax base for the Town of Groton. Additionally, energy savings realized from
the energy production system can add additional annual energy savings to the Town of Groton.

This proposal takes into consideration the analysis and reuse alternatives as outlined in the
feasibility study contracted by the town and current market conditions. This response isinclusive
of the best options identified in the feasibility study. In addition to a variety of residential housing
options, it includes; a mix of recreational uses both passive and organized, portions can be used
by the town’s recreation department and other programs.

The Groton Housing Authority with its development team are eager to partner with the Town of
Groton to create a Village Community. It will repurpose and revitalize a large vacant property,
guided by sustainability and for the beneficial use by members of the community.

This plan provides an initial design concept that will accomplish the following goals;

Major goals of the proposed development:

» Reopen a major indoor health, sports and community facility, including a swimming
pool, previously used by Groton residents.

Provide space for multi-purpose sports fields.

Provide net meter power source to the Village and surrounding area.

Create homeownership for median income families.

Create luxury townhome ownership for high income buyers.

Provide energy efficient rental units.

Add taxable properties to the Town’s grand list.

Further the mission of the Groton Housing Authority as outlined in State Statutes,
specifically the project will provide a needed source of funds to sustain existing
properties.

» Preserve extensive natural habitat.

VVVVYVVY
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RFP 18-25 MYSTIC EDUCATION CENTER TOWN OF GROTON, CT GREATER GROTON REALTY CORP

Finally, recognizing that this proposal provides a great new amenity to the Town, we have
identified the most significant components of the redevelopment as outlined below:

1. The Recreation Sports Center and Greenhouse provides recreation, theatre arts, health
and wellbeing activities as well as educational opportunities.

2. Green Energy Model provides zero emissions renewable energy to the development and
Town via net metering, lowering utility costs by more than 10%.

3. The Village with five distinct residential developments mixing home ownership and rental
units.

4. Benefits the Town by increasing the tax base, revitalizing the natatorium, creating an
asset that would reduce the tax burden to Groton residents via energy savings. Privately
owned amenities to be enjoyed by Groton residents and programmed by the Town Parks
and Recreation and department of education. This reduces the burden on the Town to
maintain these facilities.

5. The preservation of open space beside Mystic River Road would allow access to forest,
walking trails, and waterfront along the Mystic River.

Summary

The partnership has designed a remarkable transformation plan that creates an unprecedented
benefit to the Town and State. This redevelopment effort provides more than $25 million dollars
in assets, and amenities. Itincreases the Town’s tax base, as well as, providing additional financial
benefits to the Town. This $65 to $80 million dollar redevelopment effort also provides
educational experiences and opportunities for the families of Groton via health, sports,
recreation, and theatre arts all in a village setting. Additionally, the proposal preserves the
historic nature of the existing buildings and maintains more than half of the real estate as public
recreational space. The development team looks forward to meeting with the town to discuss
further planning and other options not presented in this proposal.
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2. NARRATIVE DESCRIPTION

Greater Groton Realty Corporation and its’ partner, The Carpionato Group, propose to exceed
the expectations of the Town of Groton (“Town) and the State of Connecticut (“State”) by
providing an innovative vision and concept to revitalize the property commonly known as the
Mystic Oral School. The property contains 4 remaining buildings; many of which this proposal
intends to preserve and repurpose for housing and recreational use, maximizing the use of the
land for both public and private use. The plan takes into consideration the Town’s request to
create a timely, and planned development that maximizes the financial benefit to the Town and
State while providing an extensive array of community benefits. The new development could
potentially yield a tax revenue of approximately $710,000 annually, as well as energy savings.

“Redevelopment Partnership”

Recognizing that the repurposing of the Mystic Education Center is a redevelopment
“partnership” and not a straight real estate transaction it is the intention of this proposal to
create a public-private partnership with the Town and possibly the State. This partnership
considers sharing public space as described in the feasibility study to further benefit the town.
The development proposal includes a vast amount of public use space including multi-purpose
sports fields, open space, and a recreation sport center. These spaces will be dedicated for use
by the Town, local schools, local sports associations, and for other activities open to the public.
The 37 lower level acres can be a partnership with the State and may also be necessary to
maintain and preserve the area for passive recreation use.

“The Village at Mystic Ridge”

Our Team purposes to rename the site “The Village at Mystic Ridge” (“VMR”). The VMR creates
a Village Community, incorporating village-style zoning techniques and a community planning
process. This redevelopment effort takes into consideration the best uses and most benefits to
the Town as outlined in the Redevelopment Feasibility Analysis study conducted by VHB, Inc.,
and the best uses as outlined in the Town’s RFP. The new design has a rich development plan
that restores existing building facades while repurposing antiquated and distressed interiors
converting them into high quality residential units. The plan is designed as a “Net-Zero”
community, utilizing a renewable energy model that creates more energy than it consumes and
provides additional energy to the Town.
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" REP 18-25 MYSTIC EDUCATION CENTER TOWN OF GROTON, CT

“Transformation Plan”

We have created a remarkable transformation plan as detailed in Figure 2-1 outlined below.

Figure 2-1-Transformation Plan

GREATER GROTON REALTY CORP

1 - Recreation Sports Center °

Fully renovate and repurpose the natatorium
for a recreational sports center and warming
and cooling community center

Provide healthy living life-style programs

Use of pool and space for other Groton Parks
and Recreation programs

2 - Energy Model °

Geothermal HVAC to reduce energy use by
over 60%

Using LEED buildings standards and Energy-
Star products

Solar PV

Greenhouse

3 - Residential (Five Subdivisions) °

Luxury Townhouses
Luxury Rental Units
Single-Family Homes

4 - Benefits to the Town of Groton °

Potential yield tax revenue of approximately
$710,000 annually

Potential savings of over $3.5 Million in
energy savings over the next 15 years

5 - Open Space °

Preserve natural habitat
Passive public recreational space
Town and State preserved area

The redevelopment includes five separate subdivisions, each with a different purpose
accentuating a Village Community. Together the subdivisions incorporate energy-smart homes,
apartments, and townhouses creating a residential environment that emphasizes low-cost
energy usage in a luxury lifestyle setting. The plan includes a significant amount of open space
for passive and organized recreational use. Other amenities to complete the Village Community
include full-service recreation and fitness center, daycare, multi-purpose sports fields,
neighborhood market, coffee shop, eatery, health spa facility as well as community shared

meeting rooms, and small library.
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Cross Programming and Other Involvement with Groton Parks and Recreation

In addition to an exchange of space to offset the value of the land, Groton Parks and Recreation,
and management team can establish working relationships based on the items below, as well as
future ideas that may evolve:

e Management team provides the town and Groton Parks and Recreation use of pool and
space for other programs.

e The Town and Groton Parks and Recreation can use, rent, program and profit from the
recreation sport center as well as the multi-purpose play fields.

e Provide health and wellness programs, educational activities and other related services.

ENERGY MODEL
Renewable Energy District (RED) and Micro-Grid

Zero emissions energy model created by the development team will provide a net meter power
source. It creates a geothermal energy grid that utilizes natural resources to provide heating and
cooling for the development. Partnering with its contracted Private Energy Partners (PEP) service
provider and financing partner as well as Advanced Energy Group (AEG) to provide an array of
unique energy services, and ‘green’ amenities, including:

e A 3.3 Megawatt green fuel source with the solar photovoltaic will provide all of the
developments daily electrical needs.

o It may also provide hot water to supply the pool needs, and much more.

e Geothermal HVAC, which will reduce energy use of HVAC and Hot Water for the entire
development by over 60%.

e Using LEED passive building standards, and Energy Star rated windows, doors, insulation
and appliances.

e Greenhouse and rooftop garden; a people friendly amenity for tenants and residents with
a panoramic view of Mystic River, Watch Hill and Long Island. It can also be used for
student education experience in the local schools and may produce locally grown foods
for the benefit of the schools nutritional programs.

e 200kW of rooftop Solar PV risen above the ‘green roof’ providing shade as well as rain
protection for rooftop users, and also shading the building, which further reduces energy
use.

e The green fuel source/solar/geothermal program will allow the development to act as a
micro-grid, able to supply electrical power in emergency (blackout) situations, and the
recreation sport center could act as a warming and cooling center for the town in times
of need.

o A further plan is to partner and work with town to add it to the emergency micro-
grid.
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BENEFIT TO THE TOWN

The construction of 84 residential homes and 108 rental units available as part of the Village at
Mystic Ridge, the town could potentially yield a tax revenue of approximately $710K plus
annually.

Phase one construction consisting of repurposing of the existing school buildings converting them
to residential apartments is estimated to be a $33 million historic tax credit redevelopment
generating $264 million in kind contributions to the Town of Groton. Additionally the
revitalization of the natatorium will create a $25 million amenity to the town. This project is
expected to cost in excess of $8.5 million in improvements.

There are also approximately 45 acres that will be set aside to create a variety of recreation trails,
walking, hiking, scenic overlooks and organized multi-purpose recreational fields.

Our Team will create a net meter power source; Mystic Community Power that will produce up
to 3.8 Megawatts of electricity to be used by the Village and the Town. This could produce a
savings of at least 10% utility reduction in rates for town buildings, streets and parking lot lights,
municipal buildings and schools. Initial estimates based on the town of Groton utility budget
indicates that it can realize a savings of 10% off current rates which maybe in excess of $223K
annually. Over the next fifteen years this could save the town $3.5M in energy savings.

In closing, we believe that our transformation plan benefits all stakeholders and brings vibrant
life to anunpopulated area. We look forward to being selected to work with the Town of Groton
and State of Connecticut on this very important endeavor — working together for the common
goal of benefiting the Town and providing quality housing for the residents of Groton for many
years.

OPEN SPACE

The proposal realizes the importance of maintaining the 37 acres of undisturbed land facing the
Mystic River in its natural state. Recognizing the Mystic River is a vital natural resource that is
cherished for kayaking and fishing, as well as, being appreciated by joggers, bicyclers, dog
walkers and others along River Road, a designated scenic road in Groton. With that, our
proposal will leave the 37 acres undisturbed and further we intend to partner with local
conservation groups to maintain this passive public space in the future.
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NON-PROFIT CO-SPONSOR/DEVELOPER/PROPERTY MANAGER:

GREATER GROTON REALTY CORP

“GROTON HOUSING AUTHORITY / GREATER GROTON REALTY CORPORATION”

Reason for Inclusion: ]

% Locally-Based Agencies
% Successful Securing Funding

Principal: Robert Cappelletti, Executive Director
Contact Information: 770 Poquonnock Rd

Groton, CT 06340

Tel: (860) 445-1576
Representative % Pequot Village | & Il - 104 Units
Projects: % Grasso Gardens | & Il - 70 Units

7

¢+ Branford Manor

% Established in 1957 by the Town of Groton
% Direct knowledge of local styles and traditions

The Town of Groton Housing Authority recognizing the ne