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1. Overview & Summary

1.1 Purpose

The purpose of thisreport is to present the findings of afeasibility study of
improvements to the Webster “ Superblock” and its immediate surround-
ings (see Map 1.1). Improvements examined include expanding the exist-
ing parking supply, the creation of supporting housing and retail develop-
ment, improvements to the “image” of the block and its connection to its
historic surroundings, and public environment improvements to the block
asawhole.

1.2 History

South Norwalk iswell known as one of the major success storiesin
American downtown revitalization. What was once a deteriorating com-
mercial center has become an award-winning waterfront district called
SoNo. With its unique blend of historic buildings, cultural attractions and
restaurants, SoNo draws visitors from across Connecticut and the New

Y ork Metropolitan Region.

K egping the momentum going is vitally important to the continued success
of this vibrant neighborhood. Because Norwalk is keenly aware of this
fact, it ismoving ahead on a series of different fronts including developing
anew master plan for the Wall Street Area, planning for the Mid-Harbor
District, and planning the redevelopment of the Webster Street Block. All
of these diverse efforts form interlinked parts of alarger, comprehensive
plan for the City of Norwalk that is being spearheaded by the Mayor’ s Of-
fice, The Norwak Redevelopment Agency and the Norwalk Planning
Commission.

The Webster Street Block Study Area

The Webster Street Block Study Area (see Map 1.1) isacritically impor-
tant part of SoNo. Created through a 1960’ s urban renewal plan, the
blocks within the Study Area provide a major source of parking for the
district. As SoNo has experienced increasing success, vacancies in the area
have declined, and new projects have been built. The result isthat parking
in the areais now experiencing strain.

In addition to being crucial to parking supply, the Study Areaisaso a
heavy contributor South Norwalk’ simage. The office tower at 50 Wash-
ington Street, on the south side of the Webster Block, isahighly visible
landmark in the community. This building, together with the smaller retail
structures that line the North Main Street portion of the block, are among

Final Report
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N o 200 400 Map 1.1 Air Photo of Study Area
O Lri Webster Street Block Planning & Urban Design Study
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Figure 1.1 View of Webster Lot from Martin Luther King Drive

the first things a visitor sees when traveling down West Avenue from 1-95
or Route 7.

Entering the district from Fairfield Avenue or Martin Luther King Drive,
the visitor is greeted by the Webster Block’ s 612-space surface parking
lot. While being greeted by parking can be helpful, thislarge parking lot
and the 1960’ s era appearance of Study Area buildings create a somewhat
suburban intervention in an otherwise harmonious historic urban area. Y et
the reservoir of parking that the Study Area provides, together with its de-
velopment potential, are essential to the success of businessin SoNo. Fur-
thermore, the office, retail and cinema uses that the block contains are al'so
vital to the well being of the district.

Opportunities

Given these conditions, the City of Norwalk decided to undertake a feasi-
bility study of the potential to revitalize the Study Areawith acombina-
tion of parking and residential development combined with reinvestment
in existing buildings in the Webster Block. Adding housing to the Study
Areaalong Martin Luther King Drive will improve the use mix, particu-
larly in this heavily commercial area. New housing will bring an around-
the clock population, enhancing security and creating community. Thisis
adistrict where people could walk to work, shopping and entertainment.

Final Report 3
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The opportunities for walking to work will be dramatically increased when
the Reed/Putnam office project comes on line in the future. Residents of
the Webster Block would also be within walking distance of metropolitan
train service. Including affordable housing in the program expands hous-
ing opportunitiesin an increasingly expensive housing region. At the
same time, additional parking in the Study Areawill clearly help to sup-
port the continuing revitalization of the SoNo district and leverage poten-
tial improvements to existing properties.

Residential development along Martin Luther King Drive can aso help to
create anew image for the visually critical Webster Street “ superblock” —
one that is more in harmony with surrounding historic buildings. This new
development could act to screen the parking use of the site while present-
ing afresh new image to this gateway area. Additionally, structured park-
ing on this block offers the potential to free up space for landscaping, pe-
destrian plazas and other amenities — improving the public environment
surrounding existing uses on the site, and upgrading the pedestrian experi-
ence from parking to neighboring destination areas within the SoNo dis-
trict.

New residential development on the Webster Street Block, together with
leveraged development of other existing propertiesin the Study Area may
also help to address the financial requirements of providing a new parking
structure in this location. New parking facilities generally charge higher
rates than those currently prevailing on the Webster Lot. Rates charged at
some other lotsin the district are closer to what may be needed to finance
anew parking garage. If a new garage on the Webster Lot is unable to
charge the rates required to support its construction and operation, it is
possible that there will be agap in the revenues needed to finance a new
parking structure. New residential development may help to fill this gap
by realizing the value of the City-owned land in the Webster Lot.

If properly planned, the redevelopment of the Webster Street Block will
help SoNo to continue to compete successfully with the suburbs that sur-
round it by reinforcing the ongoing development of a vibrant, walkable,
transit-friendly, mixed-use urban center with an attractive scale and his-
toric character. South Norwalk offers a clear and compelling alternative to
the traditional suburban model, potentialy helping to cope with the ongo-
ing regional problems of suburban sprawl, including traffic congestion, air
pollution and disappearing countryside.

Planning Process

The planning process initiated by the City of Norwalk has been designed
to maximize public participation in building a consensus-view master plan
for the Webster Block areathat will be founded on sound planning and

Final Report 4
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financial principles. The planning process has consisted of three phases as
described in Figure 1.2: Existing Conditions, Preliminary Concepts and
Proposed Plan. This report completes Phase |11 of the process. Throughout
the process the consulting team has worked with the Webster Street Block
Development Committee — a project specific task force established by the
City of Norwalk. The consulting team has held four workshops with the
committee and three public gatherings to discuss the findings of the study
and to get input from the Norwalk community about the direction of the

study.
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Figure 1.2 Planning Process

Existing Conditions

Project Context:

Location: The Study Areaislocated at the gateway to South Norwalk,
forming a critical juncture between the SoNo historic district and major
urban revitalization zones to the north and south. The study areais made
up of three blocks created by the 1960’ s South Norwalk Urban Renewal
Plan. These include the Webster Street Superblock, the Madison Block

1.3 Summary of Findings

Phase | of the planning process has resulted in the following preliminary
findings:
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immediately to the south, and the Clay Block, across Martin Luther King
Drive from the Madison Block. Together the three blocks form a pre-
dominantly commercial seam between the mixed-use waterfront district
containing SoNo to the east, and a series of residential neighborhoods to
the west.

Constraints: The Webster Block is crossed by a major sanitary sewer and
an active telephone duct bank. These utilities will have to be accommo-
dated or relocated. Property ownership patterns together with obligations
created by the South Norwalk Urban Renewal Plan and subsequent
agreements will also affect plans for the site.

Other Issues: No unified parking or pedestrian signage system was ob-
served either in the Study Areaor in surrounding districts. The user ex-
perience of the existing Webster Lot is confusing, feels “unsafe” in places,
presents pedestrian and auto conflicts, has a generally poor image and
provides uneven access to the surrounding district.

Historic Context: Future development in the Study Area should seek to
extend the pattern of the nearby waterfront historic district, gradually
working to ease the discontinuity presented by the Webster Superblock
and it’simmediate neighbors to the south and west.

Parking

Existing Conditions & Previous Studies: Aninventory of existing park-
ing performed by SEA on July 29, 2003 counted 612 parking spaces in the
Webster Lot. The South Norwalk Parking Sudy identified a need for at
least an additional 200 spaces to be added to the Webster Street Lot.

Existing Parking Supply & Demand: Using previous studies as a base-
line, together with additional data collection, the SEA team developed a
computer model to analyze present parking supply and demand. Results of
this analysis show that an additional 162 spaces are needed on the Webster
Street Lot, or abaseline of 774 spaces that must be provided on or near the
lot prior to meeting the demands of any additional development

Market Conditions

Economic Context: Given Norwalk’ s strategic location for business and
transportation, new development propertiesin the City and the Study Area
offer opportunities to capture significant shares of the region’s employ-
ment and potentially exceed projected demographic growth.

Market-Rate Housing: In general, the Study Area offers viable opportunities
for the development of new high-end apartments as well as condominiums
in mid-rise, multi-family configurations. Overall, the local apartment and
condominium market benefits from the Study Area’s strategic location, the

Final Report
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South Norwalk environment, and a market characterized by price apprecia-
tion and a growing number of affluent empty nester households.

Affordable Housing: In Norwalk, median income levels for a two-person
household is currently $88,600. Given thisrelatively high level, provision
of affordable housing is critical in order for the community to accommo-
date large segments of the local labor force. Such projects have proven
beneficial to virtually all parties, including: low- and moderate-income
residents, market-rate residents, developers and communities.

Commercial Market: Well-situated spaces with high visibility, convenient
access to parking and attractive floor plates should be able to support a
variety of different retail tenancies. However, given the volume of likely
competition (50 Washington Street and Reed/Putnam), large-scale office
development does not offer alikely development opportunity for the Study
Area

Development Concept

Map 1.2 shows the proposed Devel opment Concept for the Webster
Block. The concept plan proposes several major actions. These include
the following:

e A new through “street” from Washington Street to MLK Drive for
both vehicles and pedestrians

e Two parking garage sites east and west of the new “ street.”

e Continuing the existing pedestrian way next to the Crown Regent
Cinemathrough to Martin Luther King Drive

e A new public plaza at the juncture of the new “street” and the pe-
destrian way.

e New housing development along Martin Luther King Drive and
new housing and retail development masking the new garages
along the new “street.”

This plan essentially breaks the Webster Block into three smaller blocks
separated by the new “ street” and the pedestrian way. The concept plan

shown in the accompanying map is essentially a framework for possible
long-term development of the Webster Block and the surrounding Study
Area. The proposed plan will be carried out in a series of smaller phases.

Proposed Plan

Phase | Plan & Program

Map 1.3 shows the proposed Phase | plan for the Webster Block. Phase |
isall that the City of Norwalk is considering at thistime. Table 1.1 pre-
sents the total development proposed for Phase | and Table 1.2 shows

Final Report 7
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the relationship of parking supply and demand for Phasel. Figure 1.3is
an aerial view of the Webster Block today, while Figure 1.4 shows how
the block might appear at the conclusion of Phase .

Table 1.1 — Phase | — Proposed New Development

Land Use Units | Existing [Proposed New| Total IEE:ZZQL
Office SF/GSF | 231,000 0 231,000 0%
Retail SF/GSF | 178,209 1,000 179,209 1%
Restaurant SF/GSF | 58,292 6,000 64,292 10%
Residential DU's 46 162 208 352%
Cinema/Theater Seats 2,200 0 2,200 0%
Gov't Institutional SF/GSF | 21,972 0 21,972 0%
Museum SF/GSF | 11,768 0 11,768 0%

Note: existing conditions and parking demand figures in the above table are for the Webster Block Service
Area. Please see Chapter 2, Section 2, Parking, for a definition of the service area.

Table 1.2 Phase | Parking Demand & Supply

New Land Use Unit Type Net Units |Demand Factor Parking Demand
Office SF/GLA 0 2.85 0
Retalil SF/GLA 3,550 2.2 8
Restaurant SF/GLA 5,100 1.42 7
Residential Units 162 15 243
Cinema/Theater Seats 0 0.16 0
Gov't Institutional SF/IGLA 0 2.85 0
Museum SFIGLA 0 0.8 0
Total New Demand - - 258
Existing Baseline Demand 774
Total Combined Demand 1,032
Garage 1 5 levels plus basement 750
Garage 2 0
Surface 309
On Street - West Washington/Madison 78
Total 1,137
Surplus/Deficit 105

Note: existing conditions and parking demand figures in the above table are for the Webster Block Service
Area. Please see Chapter 2, Section 2, Parking, for a definition of the service area.

Final Report
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Figure 1.3 Aerial View of the Existing Webster Block
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Phase | consists of Garage No. 1 (labeled G-1 on Map 1.3) and hous-
ing/retail developments A, B and D aso shown on Map 1.3. Garage No.1
is planned to house 750 parking spaces of which 162 will be dedicated for
use by supporting housing developments. Developments A and E are resi-
dential condominium buildings with ground floor retail/restaurant use.
Development A is proposed to be 6-7 stories with approximately 80 units
of housing and ground floor retail or restaurant use. Development E is
four-stories with 10 dwelling units and ground floor retail. Development B
isafour-story 72-unit rental-housing complex. Over al, the project would
contain about 162 dwelling units, about 10 percent of which would be af-
fordable.

As can be seen from the maps, tables and figures, completion of the Phase
| plan would leave a significant portion of the site remaining as surface
parking (over 300 spaces). The plan is designed so that this condition
could persist indefinitely if no further action was to be desired. Almost all
of these spaces could be dedicated to short-term transient parking for peo-
ple visiting shops, restaurants and entertainment destinationsin the area.
Permit, long-term and dedicated residential spaces could be in the new ga-

rage.

As can be seen from Table 1.1, with the exception of housing, Phase |
adds only incremental development to the service area of the Webster
Block. Table 1.2 showsreveas a possible parking surplus of about 100
spaces when Phase | is complete. However, this surplus depends on the
success of all proposed parking expansion projects (including diagonal
parking on Madison Street). It ispossible that some of these actions may
not take place. In any case, any surplus should be regarded as temporary.
In order to allow for future development on the Webster Block.

Financial Summary

Table 1.3 summarizes the anticipated residual value of proposed Phase |
developments that can be applied to the capital cost of Garage No.1 and
associated public improvements. Table 1.4 summarizes projected capital
and operations costs for Garage No.1. The Estimated Total Public Cost
shown in the table includes the projected capital cost of the garage at
$13.4 million plus associated roadway, site and utilities costs. The applica-
tion of the $8.1 million residual development values shown should allow
for asignificant reduction in capital cost per space as compared with an
unsupported stand-alone garage. In order to fully test this hypothesis, an
analytic comparison was made between Garage No.1 and a comparable
stand-alone facility. The results of this analysis are displayed in Tables
1.5and 1.6.

Without the need to supply supporting devel opment, a stand-alone garage
would be smaller than the 750-car facility proposed for Phase I. To meet
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the parking requirements described in Table 1.2 while replacing spaces
lost to construction would require a stand-alone garage of 400 spaces.
However, as with the proposed Phase | facility, a series of other associated
public improvements would still be required. These would include park-
ing reconfiguration, circulation improvements, utility relocations, and

other actions.

As can be seen from Tables 1.4 and 1.5, both the capital and operations
costs per space of the stand-alone facility would be significantly higher
than proposed Garage No.1, even though it would be a smaller structure.
Thisis because the residual value of proposed Phase | developments con-
siderably reduces the capital cost of Garage No.1, while spreading both
capital and operating costs over alarger number of users.

Table 1.3 — Estimated Residual Value of Phase | Development

Properties A, B&D
Ownership: Public
Primary Use Residential
Type Condo & Rental
Floors 4t07
Total Units 162
Affordable Units 16
Other Use 1st-FIr Retail
Retail Sg. Ft. 9,000
Bldg Size (approx. - may vary) 205,000
Project Value $43,967,619
Less Development Cost ($35,817,969)
Less Private Land Acquisition $0
Residual Value (Avail. for Public Costs) $8,151,181
Potential Contribution/Dwelling Unit $50,316

Table 1.4 — Garage No.1 Projected Development Cost

Development Cost Amount
Total Public Cost $18,323,670
Contribution of A,B & D ($8,149,650)
Other Non-Municipal Public ($2,500,000)
Net Amount to be Financed $7,674,020
Annual Debt Service $538,344
Annual Operating Cost (Year 3) $388,492
Total Annual Cost $926,836
Final Report 13
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Table 1.5 — Capital Cost Comparison: Phase | vs. Stand-Alone Facility

Capital Cost
[tem Cost

Phase | 400 Car Garage % Difference
Garage $13,440,000 $6,400,000
Site Improvements $4,883,670 $3,186,504 65%
Total Capital Cost $18,323,670 $9,586,504 52%
Contribution of Private Development ($8,149,650) $0
Non-Municipal Public Funds ($2,500,000) ($2,500,000)
Net Cost $7,674,020 $7,086,504 92%
Total Number of Spaces 750 400
Dedicated Residential Spaces (162) 0
Net Total Spaces 588 400 68%
Capital Cost/Net Space $13,051 $17,716 136%

Table 1.6 — Operations Cost Comparison: Phase | vs. Stand-Alone Facility

Operations Cost

Item Cost

Phase | 400 Car Garage % Difference
Annual Estimated Operations Cost (year 3) $388,492 $372,897 96%
Contribution of Dedicated Residential Spaces ($38,880) $0
Net Estimated Annual Operations Cost $349,612 $372,897 107%
Total Spaces 750 400
Dedicated Residential Spaces (162) 0
Net Spaces 588 400 68%
Operations Cost/Net Space $595 $932 157%

Future Development

Map 1.4 illustrates what a possible Phase || might look like. This phase
would include a second parking garage, two more housing and retail de-
velopments on City-owned land and one or more developments on pri-
vately owned land. Phasell isviewed as primarily private sector driven,
and will require development of one or more of the privately owned prop-
erties shown, or acommitment in the form of along term lease (ten years
or more) for asignificant portion of the spaces in the second garage. Fig-
ure 1.5 isan illustration of how the Webster block might appear at the end
of Phase Il. Other possible private developments are also illustrated in the
figure.
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Figure 1.5 lllustrative Aerial View of Possible Phase Il

Conclusion

The conclusion of this study isthat, at a planning level, the proposed plan
represents a feasible approach for expanding parking and improving the
image, function and scale of the of the Webster Superblock. The scale of
the superblock is broken down, and circulation improved by the introduc-
tion of the new “street” and pedestrian way. Garage No. 1 rationally ex-
pands parking supply, while supportive housing and retail development
reduces parking revenue requirements while masking the garage from
view and providing avital residential population to the heavily commer-
cial SoNo district. The plan can be phased such that surface parking can
remain permanently on the site, or further mixed-use development can be
pursued at alater date.

In short, the plan invokes the best principles of “smart growth,” paving the
way for the creation of awalkable mixed-use district that is amenable to
transit and rail ridership. It will be a valuable contribution to other efforts
aimed at helping to reduce the local and regional problems of traffic con-
gestion, air pollution, energy consumption and vanishing open space.
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2. Existing Conditions

2.1 Project Context
Project Location

Map 2.1 shows the location of the Webster Street Block Study Areain
South Norwalk. As can be seen from the figure, the Study Areais sited at
the juncture of West Avenue, Martin Luther King (MLK) Drive and North
Main Street. Thisisthe northern gateway to the SoNo District from [-95
westbound and Route 7. Similarly, SoNo visitors using 1-95 eastbound
may travel via Fairfield Avenue to the intersection of Washington Street
and MLK Drive, the eastern gateway to the district. Finally, many SoNo
visitors park in the Webster Street Lot, making it the functional, as well as
visua entrance to South Norwalk.

The Washington Street Historic District, the traditional heart of SoNo, is
situated immediately to the east of the study area, on the opposite side of
the Northeast Corridor rail right-of-way (ROW). To the north and east are
the Maritime Aquarium, the waterfront Norwalk Heritage Park and the
Reed/Putnam Urban Renewal Area. The Reed/Putnam Urban Renewal
Areaincludes the 766-car Maritime Garage (currently nearing compl etion)
and the recently renovated Norwalk Lock Company Building, which con-
tains 100,000 square feet of new office space. Reed/Putnam also incorpo-
rates four parcels to the north of the Maritime Aquarium that are ear-
marked for up to 1.1 million square feet of new office space and 250 units
of housing. Thislandmark development next to I-95 and the Norwalk
River isintended to support the continuing revitalization of SoNo and the
City of Norwalk asawhole.

South and west of the Study Area lies the South Main Corridor Urban Re-
newal Area. Thisareaincludes the recently reconstructed South Norwalk
train station together with its 725-space parking garage. Nearby, a new
58,000 sguare foot police station is starting construction at the corner of
South Main and Monroe Streets.

In summary, the Study Areais sited at the gateway to South Norwalk,
forming a critical juncture between the SoNo historic district and major
urban revitalization zones to the north and south.

Project Site
Map 2.2 isaclose up of the Study Area. The Study Area, or Project Site,

is comprised of three blocks that are interdependent in terms of parking
supply and demand. The three blocks include:

Final Report 17



/%/"W WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

Map 2.1 - Project Context

Webster Street Block Planning & Urban Design Study

400

(=3
(=1
™~

R

[Morvrtl,

S E A Consultants Inc.

Desman Associates
Bonz & Company Inc.

18

Final Report



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

N ¢ 100 200 Map 2.2 - Project Site
4 e (N | Webster Street Block Planning & Urban Design Study

v ; 3 - S EA Consultants Inc.
\ | 4 Desman Associates ,W%
e}, il * Bonz & Company Inc. Sl did b dd o g

Final Report 19



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

e TheWebster Street Superblock (or Webster Block).

e The Madison Block to the south, bounded by Washington Street, MLK
Drive and Madison Street.

e A portion of the Clay Block directly across MLK Drive from the

Madison Block and bounded by MLK Drive, Fairfield Avenue, Clay
Street and Flax Hill Road.

Webster Street Superblock

The Webster Street Superblock was formed by the consolidation of several
smaller blocks into one as part of the South Norwalk Urban Renewal Plan
carried out in the late 1960’ s (see the section on Urban Renewal below).
The resulting “superblock” is named for a street that was vacated in the
process.

ETAR o e SRS
Figure 2.1 - Aerial View of the Webster Superblock

The majority of the buildings in the superblock post-date the urban re-
newal plan. The superblock is comprised of a combination of restaurant,
retail, office and entertainment (cinema) uses. The most prominent struc-
ture on the block is the twelve story, 170,000 sguare foot 50 Washington
Street, the district’s tallest building. Constructed in 1970 as part of the ur-
ban renewal plan, 50 Washington Street fronts on an expansive landscaped
public plazathat is city-owned.
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Other buildings on the block vary from one story to four storiesin height.
The Crown Regent Cinemais arelatively recent arrival, having expanded
the footprint of aformer supermarket into an eight-screen, 1,700-seat cin-
ema complex that provides a needed complement to the district’s other
uses.

The preponderance of the superblock is devoted to surface parking, con-
taining atotal of 612 spaces divided between metered, permit, reserved
and privately-owned spaces (see the Parking section below). These spaces
are accessed principally from MLK Drive and serve mainly the buildings
in the superblock together with other destinations on North Main Street
and Washington Street, and the Madison Block to the south.

Madison Block

The Madison Block contains primarily utility, institutional, and commer-
cial uses. From west to east the buildings contained on the block are: an
SNET switching and maintenance facility, the South Norwalk Branch Li-
brary, the U.S. Postal Service (USPS) facility and Klaff’s, amajor re-
giona home design store. Only the Library and the USPS building predate
urban renewal. To varying degrees, each of the uses on the Madison Block
draws upon the parking supply on the Webster Block. Thisis particularly
true of Klaff's, which leases 94 spaces in the Webster Lot.

Klaff’s may be considering expanding, although they are also consolidat-
ing employee parking on aremote site. There have been discussions about
combining parking supply on the Madison Block to better serve the uses
on that block while also addressing the expansion of the branch library and
Klaff's. Idedly, such a scenario could even result in reduced parking de-
mand on the Webster Lot, but it would require the cooperation of the
USPS in relocating of part of the postal facility to another site in Norwalk.
Currently the USPS has no such plans.

Clay Block

Thisis apredominantly residential block with a series of older Victorian
houses along Flax Hill Road and Clay Street, and a surface parking lot
along MLK Drive. Only the property containing the parking lot is actually
within the Study Area. This property isaformer urban renewal parcel that
is now owned by 50 Washington Street. It is currently leased to the City
to add to the supply of permit spaces in the Study Area. Thereis asignifi-
cant and steep grade change of about 30 feet between Flax Hill Road and
the surface parking lot on this site.
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Land Use and Zoning

Map 2.3 describes predominant land use patterns surrounding the Study
Areatogether with current zoning. As can be seen from the map, most of
the land west of the Study Areaisresidential, while the land to the east
contains the mix of commercial, residential, institutional and industrial
properties that make up SoNo. The Study Areaitself is predominantly
commercia with utility and institutional uses mixed in. Residential, trans-
portation and industrial usestend to prevail south of the Study Area.

All of the land within the Study Areais currently zoned South Norwalk
Business District (SNBD). According to the Norwalk zoning regulations
the SNBD designation permits “retail stores, service shops, offices, multi-
family dwellings, mixed-use development and other compatible uses at a
scale consistent with the urban location of this district.” Off-street parking
facilities are alowed by special permit. Multifamily dwellings require
1,650 square feet (SF) of lot area per unit, which may pose a constraint
upon housing development on this block, depending on the scenario envi-
sioned and how the land areais defined. Off street parking structures re-
quire a setback of 50 feet from any property line. This regulation may
also impose certain constraints on the location and configuration of any
parking garage on the Webster Street Block, and on any proposals for
subdividing the lot for development.

According to the zoning regulations the parking requirements for the prin-
cipal usesinthe Study Areaare asfollows:

Multifamily Housing: 1.5-2 parking spaces per dwelling unit
Office: 1 space per 334 SF (or 3spaces/1,000 SF)
Retail: 1 space per 200 SF of active floor area
Retail Furniture: 1 space per 400 SF of active floor area.
Restaurant: 1 space per 45 SF of active floor area
Cinema 1 space per 5 seats

These regulations will have to be taken into account in the permitting of
final plans for the Study Area. Under current zoning regulations, the total
number of parking spaces actually provided in the Webster Street Lot is
less than half the number required to serve the combined total of office,
retail, restaurant and cinema uses that presently exist on the block.
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It isimportant to note, however, that current zoning regulations do not re-
flect shared use of parking spaces (i.e., weekday versus evening and
weekend use), the surrounding urban environment, parking “capture,”
and/or other factors that may reduce the total number of spaces actually
needed to serve the existing uses on the block. The analysis presented in
Section 2.2 of this chapter takes these factors into account.

The South Norwalk Urban Renewal Plan

Map 2.4 shows the street and block pattern that existed prior to the 1960’'s
together with the present-day configuration that resulted from the South
Norwalk Urban Renewal Plan. As can be seen from the map, the Webster
Superblock was formed by joining three smaller blocks while vacating
Webster Street and Franklin Street. The Madison Block was similarly
formed from two smaller blocks through the elimination of Franklin
Street. The Clay Block was formed by the realignment of Flax Hill Road
and Spring Streets. Spring Street was later renamed Martin Luther King
Drive.

Uses proposed for the blocks in The South Norwalk Renewal Plan were
parking, commercial and open space for the Webster Block, commercial
and parking for the Madison Block and moderate income housing and
open space for the Clay Block. The footprint of the buildings presently
existing on the Webster Block generally follows the original urban re-
newal land use plan. Map 2.4 also shows the properties that were not ac-
quired in the Urban renewal program, and that, for the most part, remainin
the Study Areatoday. These are:

e 17 Washington Street (the former SNET building)

e 16 North Main Street (now Avrick Furniture)

e Thelot behind 16 North Main Street (now part of 50 Washington

Street)

e 38 and 50 North Main Street

e Part of the building now housing Klaff’s
e The South Norwalk Branch Library
e TheU.S. Postal Service Facility
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Site Considerations

The South Norwalk Urban Renewal Plan, remaining utilities and ease-
ments and subsequent lease and use agreements and easements place a
number of constraints on any proposed redevel opment in the Study Area.
Map 2.5 shows some of the key considerations that will have to be taken
into account by any development plan for the site.

Utilities

Some of the magjor utilities remaining on the Webster Block have ease-
ments that generally follow the paths of former Webster and Franklin
Streets with some branching. Major utilitiesinclude a45” city-owned
sewer line and a several SNET owned tel ephone duct banks. According to
SNET only the duct banks on the westerly part of the site are active. There
is aso an 8-inch high-pressure gas main in this area that, according to

Y ankee Gas, is abandoned. An 8-inch intermediate pressure gaslineislo-
cated in the sidewalk along the MLK Drive edge of the site. Portions of
the sewer, the intermediate pressure gas line and the active telephone duct
bank will have to be relocated and/or rebuilt as part of the proposed pro-
ject. SNET also has certain rights with regard to its easements on the
Webster Block, and negotiations may be needed to vacate easements

where ducts are currently abandoned. The same may be true for Y ankee
Gas.

Remaining Properties

Like the utilities that were left behind, some of the propertiesin the Study
Areathat were not taken in the urban renewal process may also pose con-
straints. In particular:

e Therear lot of 17 Washington Street place will have to be taken into
account in plans for the location and design of any parking garage on
the Webster Block.

e Theexisting rear and side lots of 17 Washington Street limit future
plans for expanding pedestrian and vehicular access to the Webster Lot
from Washington Street. Portions of this land will be required to pro-
vide atwo-way access route with adequate sidewalks.

e The USPS sorting and distribution facility represents an incompatible
use that is a potential obstacle to any strategy aimed at consolidating
parking on the Madison Block.

Private Parking and Lease/Use Agreements on the Webster Block

Thelot directly behind the retail condominiums at 64-84 North Main
Street is privately owned. The condominium has allowed the City to re-
configure the lot and maintain it. Thereisno barrier dividing their portion
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from the rest of the lot, but the spaces are marked for their use only. Park-
ing isfor customers, not employees.

A disposition agreement between the City of Norwalk and the William R.
Finger Company deems that 280 parking spaces in the Webster Lot shall
be available for cinema use after 6:00 PM, but does not grant any exclu-
sive rights to any specific spacesin the Lot.

Avrick Furniture is understood to have the use rights to four spaces near
the loading dock of their building, which they are reported to have gained
in exchange for a public access easement in their alleyway. They lease a
fifth space in the same area. This agreement may need to be reviewed
when the master plan is compl eted.

As part of alease agreement in which Bedin Realty Associates |eased ap-
proximately 10,000 square feet of the back lot area of 17 Washington
Street to the City of Norwalk, Bedin Realty has the rights to the free use of
39 parking passes in the Webster Lot. This agreement may require review
when the master plan is compl eted.

Klaff’s currently paysfor 94 “first-come/first serve” permit spacesin the
Webster Lot, and 50 Washington Street reports that it’ s tenants pay for a
combination of 406 “first come/first serve” permit and 38 fully reserved
parking spaces in the Study Area. According to the City of Norwalk, the
permit spaces are oversold by 25 percent. It is partly for this reason that
the City maintains the overflow permit parking lot on the Clay Block.

The South Norwalk Urban Renewal Plan and related land disposition
agreements may have created other obligations relative to parking for
some of the properties on the Webster Block as well as those immediately
surrounding it. Subsequent agreements negotiated between the City and
property ownersin the district may have further modified some of these
obligations. These agreements and obligations will have to be thoroughly
researched following plan completion.

Vehicular Access

Map 2.6 shows vehicular access patterns on the streets within and imme-
diately adjoining the Study Area. The main access to the Webster Street
Lot isprovided from MLK Drive at a signalized mid-block entrance with a
left-hand turn phase on MLK Drive southbound. MLK Driveisafour-lane
bi-directional arterial road connecting West Avenue to points south. There
isasecondary entrance-only access between 50 Washington Street and 17
Washington Street.
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Vehicular access to parking lots on the Madison Block is principally via
Madison Street to individual parking access points to parking lots behind
and along side of Klaff’s, the Post Office and SNET. The one exception
to thisis the parking lot behind the library, which is reached via Washing-
ton Street. People stopping at the post office use the short-term on-street
parking spaces in front of the Post Office on Washington Street. The por-
tion of the Clay Block in the Study Areais currently accessed viaMLK
Drive.

Figure 2.2 - PM Peak Traffic Queue on MLK Drive at the Webster Lot En-
trance

According to the 2001 Reed Putnam Development Traffic Report by Allan
Davis Associates, peak hour traffic volumes tend to be relatively heavy on
North Main Street, Washington Street and MLK Drive —typically 1,000 to
1,500 cars an hour in both directions on these streets. Madison Street typi-
cally has lower volumes. North Main Street carries the highest PM peak
hour volumes, at nearly 1,700 cars per hour in the vicinity of West Ave-
nue. MLK Drive carries between 1,300 and 1,500 cars per hour in the PM
Peak, while Washington Street carries about 900 carsin the PM Peak
hour. On North Main Street, West Avenue and Washington Street, on
street parking and loading contribute side-friction to the traffic flow, add-
ing to the congestion.

The Reed Putnam Devel opment Traffic Report indicates that intersections
in the Study Area present relatively low peak-hour levels of service. West
Avenue/MLK Drive/North Main operates at Level of Service (LOS) “C”
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(25 seconds average delay, 48 seconds maximum). North Main also has
two intersections at Ann and Marshall Streets, with Marshall Street show-
ing LOS*C” (23 seconds average delay, 36 seconds maximum) and Ann
Street reaching LOS “F” (failure — 84 seconds of average delay, 133 sec-
onds maximum). Allan Davis Associates recommend installing a left-hand
turn lane at Ann Street to improve conditions there. The intersection at
North Main and Washington Street was observed to operate at LOS “ C/D”
(30-37 seconds average delay). Vision is partially obscured by alow rail-
road bridge at Washington and Main Streets, and traffic queues can be-
come extreme along Washington Street when the Stroffolino Drawbridge
IS open to passing boats.

As amodern four-lane arteria road with no parking, MLK drive should
present generally more free flowing conditions. However, significant
gueues have been observed to develop in the PM Peak at both the Wash-
ington Street and West Avenue intersections. Left-hand turn lanes and
separate signal phases have been provided in an attempt to alleviate con-
gestion at the Washington Street intersection of MLK Drive. Southbound
traffic on West Avenue can become backed up at the left hand turn to
North Main Street, while northbound traffic on MLK Drive can develop
gueues back into and through the parking intersection. No data was found
to exist for the intersection of MLK Drive and Washington Street. How-
ever, thisis a complex intersection with considerable reported delay and
long observed PM Peak queues back into and beyond the Webster Lot in-
tersection (see Figure 2.2). Significant PM Peak queues were observed on
North Main and Washington Streets as well.

In summary, the Study Areais marked by heavy peak hour traffic volumes
and average to low levels of service at major intersections. No datais
presently available for several key intersectionsin the Study Area (see
Map 2.6). A detailed traffic analysis of streets and intersectionsin the
Study Areawill be required at some point. The City will need to carry out
thiswork if it is decided to proceed with the plan presented in this report
(see Chapter 5 - Implementation).

Pedestrian and Transit Access

Map 2.7 shows pedestrian and transit access patternsin the Study Area.
All three blocks within the Study Area are surrounded by sidewalks, pro-
viding pedestrian access along each side of each block. Pedestrian access
is provided across all major intersectionsin the Study Area. At West
Avenue, a generous island eases the crossing. At Washington and North
Main, street widths are relatively narrow. By contrast, pedestrian access
across the intersection at MLK Drive and Washington Street is hindered
by very long wait times, wide streets and heavy vehicular traffic. This fact
poses an obstacle to pedestrians crossing to reach the parking lot on the
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Clay Block, and those walking to and from the train station along MLK
Drive.

Pedestrian access to and from the Webster Street Lot is of variable quality.
The pedestrian way between the lot and North Main Street viathe old
Webster Street alignment has been recently improved and presents an in-
viting public environment. The alleyway next to Avrick Furniture has also
been partially improved, but it is narrow, dark and encumbered by fire es-
capes. Itisalso difficult to see from the Webster Lot or from Main Street.
Signs have been posted to help counter this problem.

Figure 2.3 - Improved Webster Street Pedestrian Way

Thereis also a pedestrian way to Washington Street in the alley between
50 and 17 Washington Street. Thisis anarrow walkway with arailing
elevated several feet above grade. Most people ignore this walkway and
use the road surface of the alley, resulting in serious pedestrian and ve-
hicular conflicts. This problem is exacerbated by the narrowness of the
City-owned right-of-way (17 Washington Street owns nearly half of the
alley and usesit for parking), and by an above-grade electrical transformer
in the middle of the alleyway.

Map 2.7 also shows transit access in the Study Area. The Study Areais
served by Wheels, Norwalk’ s bus transit system. Thisis ahub and spoke
system with the main hub or “pulse point” of the system situated uptown
inthe Wall Street area of Norwalk. The Study Areais served principally
by Routes 9 and 10 of the Wheels System. Route 10 southbound has a
shelter on MLK Drive, and northbound on North Main Street. Route 9
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travels north and southbound along North Main Street. Routes 11 and 12
also pass through or near the Study Area. Route 11 travels along Fairfield
Avenue and turns south on MLK Drive at the Washington/MLK intersec-
tion. Route 12 travels along Washington Street, turning onto South Main
Street. All routes provide connections to the entire Wheels network via
the hub near Wall Street.

Bus shelters are provided on North Main Street and at MLK Drive. The
bus shelter on North Main Street is easily accessed by a crosswalk at Ann
Street. The bus shelter at MLK Driveislocated at mid-block, with no mid-
block pedestrian crossing. Bus patrons coming from the Webster Block
area have to walk up to West Avenue or down to Washington Street to
cross. Relocation of this bus stop may be examined in this study.

The South Norwalk train station, providing direct Metro North rail service
connections is about afive to ten-minute walk from the center of the Study
Area, traveling viaMLK Drive, Madison Street or South Main Street.
Connections to Amtrak service are available via Metro North at Bridge-
port and Stamford.

Wayfinding

Map 2.8 shows signage in the Study Area, both for people in cars looking
for parking, and for people on foot accessing the Webster Lot.

Driver Directional Signs

A sign at the end of the ramp at Exit 14 of 1-95 eastbound directs visitors
bound for SoNo down Fairfield Avenue to Washington Street and MLK
Drive. There are no signs along this route pertaining to parking. Thereisa
small sign for the “ SoNo District Municipal Lot” on Washington Street in
front of Klaff’'s, which directs visitors to enter viathe alleyway adjacent to
17 Washington Street. There is another small directional sign for parking
and banking services at the entrance to the alleyway. There are no signs
for other parking lotsin the area along this route.

Visitors coming from 1-95 westbound or from Route 7 use West Avenue.
No signs were observed along West Avenue directing visitors to parking
except for asmall sign at the MLK Drive intersection, which directs driv-
ersto “Theater Parking.” Signage at the entrance to the Webster Lot on
MLK Drive welcomes visitorsto “SoNo Plaza.” Underneath the welcome
signisasmall band reading “Municipal Parking: Permits and Meters’ and
alarger directory identifying the cinema and some of the retail outlets and
restaurants on the block. A sign directing drivers to the “ SoNo District
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Municipal Lot” islocated at the intersection of Washington and North
Main Streets. Thissign directsvisitorsto the alleyway at 17 Washington

Street.
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Figure 2.4 - Webster Lot Parking and Pedestrian Signs

No unified parking signage system was observed either in the SoNo dis-
trict or its approaches that directs visitors to the Webster Lot or to any of
the other municipal parking facilitiesin the area. However, there is a thor-
oughly developed sign system directing visitors to the Maritime Aquar-
ium.

Pedestrian Signs

Two different sign types direct pedestrians from the Webster Lot to the
surrounding district. One is a green trailblazer sign marking “Historic
South Norwalk” and showing a running pedestrian (see Figure 2.4). This
sign isused at the Webster Street walkway and at the plazain front of 50
Washington Street. The second type of sign directs pedestrians to use the
alleyway at Avrick Furniture. These signs read “Walkway to SoNo Dis-
trict” or “Walkway to SoNo District Parking Lot” depending on the direc-
tion of travel (see Figure 2.4). No other signs were observed in the Study
Areadirecting pedestrians either to SONo or to other parking destinations
in the area. Good signage is provided for the Maritime Aquarium through-
out the Study Area.

Aswith driver directional signage, there is no unified pedestrian sign sys-
tem directing visitors between parking and SoNo destinations.
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User Experience

Map 2.9 isadiagram of the user experience of the Webster Street Lot. De-
spite tree planting and landscaping, the MLK Drive edge of the Webster
Block greets the eye with sea of parking and the backs of commercial
buildings. Thisisthe introduction that most visitors receive when coming
to park in the Webster Lot. Furthermore, the division of the ot into per-
mit, metered and reserved spaces is extremely confusing to the visitor.
Once parked, the visitor is confronted with views of dumpsters, air condi-
tioning equipment, loading areas, litter and large expanses of asphalt.
Views from the parking lot to MLK Drive, on the other hand, encompass
an expanse of landscaping and a mix of older Victorian houses and newer
multifamily residential structures.

Figure 2.5 — Views of the Webster Lot

Lack of residential uses around the parking lot make it feel somewhat “de-
serted” at night, evenif itisfull of cars. Both day and night, the main con-
necting driveway between Washington Street and MLK Drive can pose
safety issues for crossing pedestrians.

Walkways

Traveling out from the lot on foot, the pedestrian way next to the Crown
Regent Cinemais generally the most visible and most inviting walkway
out of the lot (see Figure 2.3). A restaurant opening on one side makes the
walkway fedl “safe.” However, this route |eads mostly to destinations
along North Main Street. To get to Washington Street, the most direct

Final Report

37



/%/’W WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

- : - A D— -
EE Building Edge <
Landscaping o
. Greenscape II
By Residendal Edge
Aa Negative Image
¥k Exposed Refuse Areas )
®@ Walkway Problems
& Poor Views
€  Nice Views s
£y
"
Inviting .
Landscaped |
Walkway \
N =
V-
s
4\{ s
L =
« R L3 b *
e B
» "
-
'R
L Narrow Walkway
: - Low Visibility/
Poor Image
€~ Nice Views Of  Poor Views 7| Ml
Residential ~ Of Buildings -, .
Edge & Refuse I '
)
& Ik 7
-y ik 7
.; A
i
23 N s 50 Washington St.
" G Highly Visable
% I Landmark
J | | T
I Confusing Accessway - i | Underutilized 1 |
Pedestrian Safety Issues | = Landscaped Plaza =
TTT | [ = | B
r LA
& T < f
| =
I
-
=1
o
w
N 0 100 200 Map 2.9 - User Experience
d LI b 1 Webster Street Block Planning & Urban Design Study
e | 1 S EA Consultants Inc.
: s | Em Desman Associates W
|~ = & 8~| Bonz & Company Inc. SO EIVFEE Ver

Final Report

38



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

routes are either the alleyway next to Avrick Furniture, or the parking en-
trance aley next to 17 Washington Street. The alleyway next to Avrick
Furniture has very low visibility from the lot. It also feels dark and “un-
safe.” The driveway next to 17 Washington Street is visible from the lot,
but presents safety issues as pedestrians dodge el ectrical transformers and
entering cars. Another pedestrian way to the west end of Washington
Street is provided adjacent to the retail building at 9 Washington Street.
This path can be used by Post Office customers, people destined for the
branch library or the stores at this end of the block. This otherwise pleas-
ant walkway is marred by a frequently overflowing dumpster at the park-
ing lot end.

Figure 2.6 — Webster Lot Pedestrian Ways (clockwise from left: the alley-
way at Avrick Furniture, the alleyway at 17 Washington Street and the pathway
next to 9 Washington Street).

The Washington Street Public Plaza

The large publicly owned plaza at the corner of Washington and North
Main Streets is an important resource for South Norwalk. Stretching from
the corner of North Main Street and Washington Streets to the aleyway at
17 Washington Street, this generous, landscaped plaza could be regarded
as a pleasant urban amenity, but it lacks the activity necessary to makeit a
part of the vibrant street life of the neighboring historic district. Asa
largely vacant space, it acts in concert with the railroad bridge to sever the
western part of Washington Street from the eastern part — making the
western end of the street seem dead by comparison. The blank wall pre-
sented by Avrick Furniture on this side adds to the sense of lifelessness, as
does the reflective glazing of the passport office at 50 Washington Street.
Revitalizing this key public space, possibly with new restaurant or retail
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uses and/or programmed activities, will be an important focus of the Web-
ster Sreet Block Planning and Urban Design Study.

In summary, the user experience of the existing Webster Lot is confusing,
feels“unsafe” in places, presents pedestrian and auto conflicts, has a gen-
erally poor image and provides uneven access to the surrounding district.

The underutilized public plaza at the corner of North Main and Washing-

ton Streets represents an important opportunity for improving the user ex-
perience of the Study Area.

Figure 2.7a

The public plaza in front of
50 Washington Street is
landscaped but underuti-
lized.

Figure 2.7b

The public plaza faces a
blank wall at the corner of
Washington and North Main
Streets.

Historic Context

Map 2.10 is a diagram presenting the historic architectural context of the
Webster Street Block Study Area. As can be seen from the diagram, the
Study Area occupies a critical seam between alargely residential fabric to
the west comprised of amix of older and newer buildings and the historic
SoNo mixed-use waterfront district to the east along the Norwalk River.
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The SoNo District

The waterfront area that surrounds and includes SoNo is comprised mostly
of pre-1950 industrial, commercial and residential buildings. Industrial
and commercial buildings are predominantly masonry with pronounced
cornices and punched window openings marked by decorative sills and
lintels. The Italianate style is widespread throughout SoNo in both Renais-
sance and High Victorian variants. Many of the buildings, especially those
in the Washington Street Historic District, feature cast iron trim and cor-
belled brick work. One structure (the former Rogers and Stevens Building)
has a complete cast-iron fagade, which is rare in Connecticut. Some com-
mercia buildings now contain upper floor residential uses.

Figure 2.8 Historic Structures in the SoNo District

Detached housing in the SoNo areais mostly comprised of 19" century
wooden frame buildings with clapboard siding. Like the commercial
structures, many of the houses are also Italianate in style. Others are typi-
cal examples of Victorian and Second Empire Mansard styles. The district
is also dominated by early twentieth century railroad structures including
large steel truss bridges and catenary towers.
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Residential District

Theresidentia district to the east of the Study Areaincludes single and
multifamily housing in amix of styles dating from before and after 1950.
Older residential structures tend to be Victorian wood-frame buildings
originally constructed to house one to three families. Some now contain a
greater number of units. These buildings are primarily located along the
major older thoroughfares such as Fairfield Avenue, Flax Hill Road, West
Avenue and Couch Street. Roads like West Avenue were once the routes
of streetcar lines, which helped to determine the pattern of development in
that era.

Housing from the 1920’ sto 1950 creates part of the infill between some of
the major older streets, exhibiting the beginnings of modern suburban
residential patterns including winding streets and cul-de-sacs designed for
automobile traffic. The areajust north of Garner Street istypical of this
pattern. Post-1950 multifamily housing has been constructed in ad hoc
pattern along some of the major older streets, and has also filled-in asig-
nificant portion of the block directly across MLK Drive from the Webster
Block.

Figure 2.9

Residential Buildings Across
MLK Drive from the Webster
Block

Urban Renewal District — Present and Future

With the few exceptions noted previoudly, the buildingsin the Study Area
and the housing projects to the south all postdate The South Norwalk Ur-
ban Renewal Plan. Many of these buildings do not seem compatible with
the waterfront and residential districts to either side. Building styles tend
to be “modernist,” and the late 19" and early 20" century pattern of
densely developed blocks with strong building edgesis severely disrupted
in parts of the Study Area, particularly aong the edge of MLK Drive. Fur-
thermore, the fairly uniform height of buildingsin the SoNo district is
clearly broken by the 12-story 50 Washington Street with its sheer white
facade.
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Sincethelate 1970’s, the principal thrust of revitalization effortsin South
Norwalk has been to capitalize on the district’ s historic architecture.
Newer and reconstructed buildings such as the Maritime Aquarium, the
new building behind the Norwalk Museum, Klaff’s, the Crown Regent
Cinema, the new loft residence complex being built at the corner of Ann
and North Main Streets and the new building at the corner of South Main
and Haviland Streets have all attempted to compliment the surrounding
historic context — often with successful results. Those which do not fully
succeed generally do not severely detract from the district.

Figure 2.10

Urban Renewal Era
Buildings in the Study
Area can seem incom-
patible with the waterfront
and residential districts to
either side.

Future development in the Study Area should seek to continue this pattern,
gradually working to ease the discontinuity between the Webster Super-
block and the SoNo Historic District. In keeping with this guideline, new
buildings in the Study Area as well as remodeling and reconstruction ef-
forts should aim to extend the building massing pattern and pal ette of ma-
terials used in the historic waterfront district, possibly incorporating refer-
ences to the steel and wire latticework of surrounding transportation struc-
tures.

2.2 Parking

This chapter examines existing parking conditionsin the Study Area, dis-
cusses previous studies and presents an analysis of parking demand and
supply in the Webster Lot service area.

Existing Conditions

Number and Type of Parking Spaces in the Study Area

An inventory of existing parking was performed by SEA on July 29, 2003.
Thisinventory enumerated both on-street and off-street parking resources
contained within the Study Area boundary. The results of thisinventory
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are presented in Map 2.11 and Table 2.1. As can be seen from the Map
and the tables, there are 867 total spacesin the Study Area, with 612 of
those located on the Webster Street lot. The majority of parking spacesin
the Study Area are either private, reserved or permit spaces. Only about 25
percent of the parking spaces in the Study Area are free or metered spaces
available to the general public.

According to the Norwalk DPW, permit spaces are “first come/first serve’
or “non-reserved” that are typically oversold by about 25 percent, a stan-
dard practice in the parking industry. Reserved spaces cannot be oversold,
since they are not available to users other than the holder of the reserved
permit. Tenantsin 50 Washington Street hold passes for 38 of the 81 re-
served spacesin the lot. Other tenants in the same building hold passes for
406 permit spaces. Eighty-Eight spaces on the Clay Block are leased by
the City to serve as overflow permit spaces for the Webster Block.

Table 2.1 Existing Parking in the Study Area

Type of Space Webster Lot Othesr;)afé-esstreet ngiir:st Totilrigudy
Private 35 89 0 124
Reserved 81 0 0 81
Permit 357 88 0 445
10 Hour Meter 45 0 0 45
2 Hour Meter 94 44 138
15 Minute Unmetered 0 9 9
Unstriped/Unmetered 0 0 25 25
Total 612 177 78 867

The numbers of permit and reserved spaces held by 50 Washington Street
(444 total), together with the total square footage of the building (ap-
proximately 170,000 SF) make this property by far the largest current fac-
tor in weekday parking demand in the Webster Lot service area. Future
development on the Webster Block may change this pattern to some de-
greein the future.

Existing Parking Rates

Metered parking spaces in the Webster Lot and in the surrounding SoNo
district are charged at arate of $0.25 per hour. Meters operate from 8:00
AM to 6:00 PM Monday through Saturday. Permit spaces are charged
$240 per year, and reserved spaces cost $480 per year. The rates on meters
are unchanged since 1999. Rates for permit and reserved spaces have
doubled in cost.
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Enforcement

According to business owners in the district, enforcement of parking regu-
lations can be uneven. The two-hour time limit is not alwaysrigidly en-
forced whileillegal parking in permit and reserved spaces has caused
some concern.

Previous Studies — The South Norwalk Parking Study

In 1999, Allan Davis Associates conducted The South Norwalk Parking
Sudy, a comprehensive study of off-street parking resources in the SoNo
district including the present Study Area. That analysis did not address on-
street parking resources. Based principally on vacancies thought to exist at
that time in the Webster Block, Allan Davis Associates recommended
adding 100 parking spaces in the Webster Lot through construction of a
300-car garage. The same study also recommended that the 88-space lot
on the Clay Block be converted from postal employee spaces to permit
spaces related to the Webster Lot. That conversion was achieved follow-
ing the conclusion of the study.

An update of The South Norwalk Parking Study was conducted in 2002 by
VHB, Inc. and published in their Proposed Maritime Aquarium Parking
Garage Financial Feasibility Evaluation. According to VHB, Inc. the
overall parking occupancies observed in The South Norwalk Parking
Sudy “were similar to those observed [by VHB, Inc.] in 2002.” Asare-
sult, The South Norwalk Parking Sudy has been used as the primary mod-
eling input for the parking component of the current Webster Street Plan-
ning and Urban Design Sudy.

Parking Supply and Demand Analysis

In order to correctly analyze the current demand for parking in the Web-
ster Street Lot, the consulting team developed a map of the service area of
the facility using a 300-foot walking radius from the principal pedestrian
access pointsto and from the lot (see Map 2.12). Although employees
may walk up to 1,200 feet from parking to an employment destination, the
main employment center in the Webster Areais 50 Washington Street —
within the 300-foot radius. Other centerslike the Lock Building and the
future Reed/Putnam Devel opments have their own parking supplies. Thus
300-feet, the measure commonly used for retail and restaurant patrons,
was selected for the parking supply and demand analysis.

The consulting team then used Norwalk Assessor’s data combined with
field observations and the inventory presented in The South Norwalk Park-
ing Study to establish the gross |easable area of all the uses within the ser-

Final Report 47



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

vice area and the total supply of existing on and off street parking. This
data was then compared to known vacancy rates for the Webster Lot ser-
vice area as they existed in 1999 and currently.

A computer spreadsheet model was then devel oped and calibrated against
the observed parking occupancy and vacancy rate data in The South Nor-
walk Parking Study. A series of land-use parking factors were derived
from areview of various sources including the Institute of Transportation
Engineers, the Urban Land Institute, the American Planning Association
and a substantial proprietary data base of parking factors from awide ar-
ray of previous downtown parking studies conducted by Desman Associ-
ates throughout the United States. Various factor combinations were itera-
tively run through the modeling process until the predictive results
matched the observations of The South Norwalk Parking Sudy with rea-
sonable accuracy. Observations by VHB, Inc. were also utilized in the
process. Theresults are shownin Tables2.2 and 2.3, and Figures 2.11
and 2.12.

Both weekday and weekend evening peak periods were analyzed at pro-
jected full occupancy rates to choose the target peak for the study. These
peaks were averaged over a spread of about three hours near noon on a
typical summer weekday, and a similar spread for atypical Saturday Eve-
ning. In the end the weekday peak was found to govern with a maximum
demand for parking in the Webster Street Lot of about 774 spaces, or
about 162 spaces more than currently exist in the lot. This number was
somewhat lower than the 200-space figure predicted in The South Norwalk
Parking Study. One possible reason for thisis that the 88-space Clay
Block ot was made available for public parking after the completion of
The South Norwalk Parking Sudy. Without this added reservoir, the ex-
cess demand for spaces in the Webster Lot would be higher —in the vicin-
ity of 250 spaces.

It isimportant to note that, in the foregoing analyses, the total number of
parking spaces in the service area (1,031) exceed the number in the Study
Area (867). Thisis because the service areaislarger than the Study Area,
including within it the eastern side of North Main Street (see Map 2.12).

Asaresult of the parking supply and demand analysis, 774 parking spaces
were assigned as the baseline number to be accommodated in the Webster
Lot in al future development scenarios. In other words, all parking and
development solutions must supply the 774-space number needed to serve
existing usesin the service area at full occupancy, before spaces are added
to accommodate any other planned development. The 774-space number
also assumes that the 88 spaces on the Clay Block will remain available to
serve as public parking.
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Table 2.2 Webster Street Lot — Existing Peak Weekday Parking Demand
Existing Parking Demand by Land Use

Land Use Unit Type Net Units Demand Factor®|Parking Demand
Office SF/GLA 196,435 2.85 560
Retail SF/GLA 151,478 2.2 333
Restaurant SF/GLA 49,548 1.42 70
Residential Units 46 0.89 41
Cinema/Theater Seats 850 0.15 128
Gov't Institutional SF/GLA 18,676 2.85 53
Museum SF/GLA 10,003 0.8 8

Total Demand -- -- -- 1,193

Existing Parking Supply

Block Off Street On Street Other Total Supply
Webster Block 612 19 0 631
Madison Block 89 40 0 129
Clay Block 88 0 0 88

N. Main (East Side) 164 19 0 183
Total Supply 953 78 0 1,031
Existing Unmet Demand 162
Additional Spaces Needed on Webster Lot to Meet Demand 162
Existing Webster Lot Supply 612
Total Baseline Weekday for Webster Lot 774

®* Demand Factor = Parking Space /000GSF
Table 2.3 Webster Street Lot — Existing Peak Weekend Parking Demand

Existing Parking Demand by Land Use

Land Use Unit Type Net Units Demand Factor * Parking Demand
Office SFIGLA 196,435 0.3 59
Retall SF/GLA 151,478 3.3 500
Restaurant SF/GLA 49,548 45 223
Residential Units 46 0.9 41
Cinema/Theater Seats 1,139 0.25 285
Gov't Institutional SF/GLA 18,676 2 37
Museum SFIGLA 10,003 0.85 9
Total Demand -- -- -- 1,154

Existing Parking Supply

Block Off Street On Street Other Total Supply
Webster Block 612 19 0 631
Madison Block 89 40 0 129
Clay Block 88 0 0 88

N. Main (East Side) 164 19 0 183
Total Supply 1,031
Existing Unmet Demand 123
Additional Spaces Needed on Webster Lot to Meet Demand 123
Existing Webster Lot Supply 612
Total Baseline Weekend for Webster Lot 735
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Figure 2.11 Webster Street Lot — Existing Peak Weekday Parking Demand
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2.3 Real Estate Market Summary

The following section summarizes key findings regarding Study Area
market conditions, potential development programs, and the area’ s general
prospects for revitalization. The full market analysis report appearsin
Appendix A to thisreport.

Market Context: The Study Area occupies a central location in an affluent
market. While the area does not anticipate rapid overall demographic
growth, its affluence, accessibility to key business locations, and the gen-
erally positive outlooks for Fairfield County’ s economy provide strong
assets for new development potential .

Demographic Growth: Demographic projections show moderate overall
population and household gains over the next five years. Such forecasts
also show that households in higher-income brackets are expected to grow
at relatively rapid rates, offset by declines among households with in-
comes below $100,000. This growth among affluent households offers
support for upscale new development.

Residential Market Opportunities. Rental apartment and condominium
housing offer strong opportunities for new development in the Study Area.
Such residential developments will derive support from ongoing growth in
the region’ s high-income groups. In addition, there are opportunities to
provide housing for low- and moderate-income families who face limited
choicesin the region’s housing market.

e The market has demonstrated its acceptance of such housing in the
Study Area and throughout coastal Fairfield County. Market de-
mand for market-rate rental units continues to grow, and notwith-
standing weak economic conditions, the market has successfully
absorbed new inventory of approximately 1,600 new high-end
unitsin the last three years. Given projected demographic growth,
the Study Area should be able to support more than 300 new mar-
ket-rate rental units over the next five years.

e Condominium development activity has been limited in recent
years, but strong growth among upper-income empty nesters, along
with rapid price appreciation in the local market, indicate that this
market niche also offers potential.

e Mixed-income projects should prove viable and suitable for new
residential developmentsin the area. Affordable housing units
play avaluablerole in redevel opment as they provide housing for a
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diverse labor force essential to Norwalk’ s continued growth and
meet aregional housing need.

Commercial development opportunities in the Study Areawill reflect the
vitality of South Norwalk and provide opportunities for restaurants, spe-
cialty retailers, and businesses in niches such as home furnishings. Space
for such businesses will be situated in strategically located ground-floor
spaces in the Study Area.

Potential Development Programs: Over the next five years, the Study
Area can offer potentially feasible development opportunities. 1n a short-
term time frame, the strongest opportunities would involve residential pro-
jectsincluding:

e Luxury rental apartments are proposed in low- to midrise (3- to 4-
story) buildings. Such buildings are expected to feature extensive
amenities -- including ground-floor retail space in appropriate loca-
tions -- and would charge high-end rents approximating an average
of roughly $2.00 to $2.30 per square foot (2003 dollars). Most
projects would offer mostly one- and two-bedroom configurations
(including units with den or loft areas). Buildings are expected to
provide covered parking in public garages. Typical development
densities would approximate 60 units per acre.

e Luxury condominiums would also be located in low- to midrise (3-
to 8-story) buildings. Most condominium projects would seek wa-
terfront settings or other locations adjacent to desirable amenities.
Projects would emphasize two- and three-bedroom units; prices
would approximate roughly $250 to $300 per square foot initialy.
Buildings would also offer covered parking, typically situated be-
low the building footprint.

e Retail components would be located in ground-floor spaces facing
strategic points of access linking the Study Areawith other desti-
nations in the South Norwalk area.
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3. Development Concept

3.1 Development Concept

Map 3.1 shows the proposed development concept for the Webster Street
Block. Major goals of the development concept are to:

Address parking supply issues

Improve circulation

Create a plan that can be carried out in phases

Improve the image of the study area

Strategically locate new housing and retail uses to support other
goals

e Break down the scale of the superblock and reconnect it to the fab-
ric of historic SoNo.

To achieve these goals, the concept plan proposes several major actions
including the following:

e A new through “street” from Washington Street to MLK Drive for
both vehicles and pedestrians

e Two parking garage sites east and west of the new “ street.”

e Continuing the existing pedestrian way next to the Crown Regent
Cinemathrough to MLK Drive

e A new public plaza at the juncture of the new street and the new
pedestrian way.

e New housing development along MLK Drive and new housing and
retail development masking the new garages along the new
“street.”

Also shown on Map 3.1 are the possibility of creating diagonal parking on
Madison Street, the possible long-term consolidation of parking on the
Madison Block through utilization of the USPS facility, and the possibility
of eventual future development along the facades of the SNET Building.

However, the main focus of the plan is on the Webster Block, where it
recommends breaking the superblock into three smaller blocks separated
by the new “street” (which it has been suggested be called Franklin Place
in honor of the former street which ran near this alignment prior to urban
renewal) and the pedestrian way (which it has been suggested be called
Webster Way in honor of the former street that existed along the align-
ment of the proposed pedestrian way).
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Franklin Place isintended to serve as the main vehicular access to the ga-
rages and to building service areas around the block. Webster Way will
connect garage pedestrian access points to surrounding SoNo.

3.2 Circulation

Underlying the plan is significant proposed change in Webster Block ac-
cess patterns. Figures 3.1 and 3.2 compare typical access patterns for a

Figure 3.1 Downtown Street

Buildings front on a main street with
the service area (often an alley) lo-
cated behind. Parking is usually on
street and access is oriented toward
pedestrian traffic.

EE

Figure 3.2 Suburban Strip Mall

Buildings are oriented toward the
parking lot and the automobile.
Pedestrians are not a main con-
sideration. Service areas are be-
hind the strip, and are rarely seen
by the customer.

Retail

traditional downtown shopping area and atypical suburban strip shopping
mall. As can be seen from Figure 3.1, the traditional downtown relied on
the street to provide access to local stores, businesses and residences.
Parking was typically on street, and the back area of the buildings fronting
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on the street was relegated to service and some additional parking (often
employee).

Things changed significantly after World War |1 with the rise of the auto-
mobile as the dominant transportation mode, and the typical strip shopping
mall became the retail and business paradigm. Figure 3.2 shows the circu-
lation pattern for atypical suburban strip shopping mall. Businesses now
front on a generous parking lot that connects the street to the building
strip.

Access to businesses is from the parking space, across the lot to the desti-
nation. The street as a pedestrian access way to stores and businesses has
disappeared. The back of the strip isrelegated to service and israrely seen
by the customer, except for the occasional pick up of purchased goods.

During the urban renewal years of the 1960’s and 1970’ s many citiestried
to transplant this successful suburban model into struggling downtown
areas that had been vacated by suburbanization. The Webster superblock
is one such attempt. The result appearsin Figure 3.3. While the buildings
on the block still face traditional streets, their main accessis from the
parking lot. This creates a confused situation in which it is difficult for
businesses to decide which side to address — the front or the back. Fur-
thermore, building services must still be accommodated, in this case along
the parking lot edge of the site. This means customers accessing busi-
nesses from the parking lot must pass through the service zone, encounter-
ing dumpsters and loading activities. Thisis aless than ideal compromise
and it is the source of many of the Webster Block’ s problems.

The proposed development concept would dramatically ater this situation
by returning the street to the preeminent position it still holdsin historic
SoNo. By structuring parking, customers can be directed to streets and
dedicated pedestrian ways that are all fronted by retail and building ad-
dresses. The back areas of the buildings on the Webster Block can be
turned over to their service function through well-landscaped service ways
Figure 3.4 is adiagram that shows how this would work. Figure 3.5isan
example of awell-landscaped service way that is also a pedestrian way.

Map 3.1 shows the principal pedestrian and vehicular circulation patterns
of the plan.

3.3 Land Use

Map 3.2 shows the land use component of the concept plan. Here, the pro-
posed uses are shown as specific parcels and labeled accordingly. The
two garage parcels are shown in blue and labeled G-1 and G-2 for Ga-
ragel and Garage 2 respectively. Proposed housing sites are shown in yel-
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low. Mixed-use housing/retail sites are shown in orange and are arranged
predominantly along MLK Drive and Franklin Place. The sites are differ-
entiated by letter — ranging from A to H. The majority of proposed sites

[ ot -/
Pelrirg Lot

Figure 3.3 — Existing Webster Block Circulation

The Webster Block mixes urban and suburban patterns creating confusion between front and back,
while directing many customers through the service zone. Some front doors on Washington Street are

used as back doors.

In this example, customers approaching This store has chosen to fully address the park-

stores on North Main Street from Webster Lot ing lot, and a former front door on Washington

are confronted with service uses. Street has been converted to an emergency
exit.
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Garage AcCcess

Parking Garage

Pedestrian Way

Garage AGGESS

Figure 3.4 — Webster Block - Proposed Circulation

In the proposed circulation pattern for the Webster Block, visitors will be directed principally to streets
and pedestrian ways lined with building front doors, improving the walk experience and creating points of
interest along the way.

Figure 3.5 — Newburyport, Massachusetts

Combined service and pedestrian way in historic Newburyport, MA. High-quality landscaping improves
the walk experience and downplays the service function that is also provided by this walkway.
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(A-E) are on City-owned land. Others (sites F-H) illustrate the potential
for future leveraged development over what are presently privately owned
single-story retail buildings. Existing buildings with no change proposed
are shown in gray. Note that both garages are generally concealed by ex-
isting buildings and proposed new devel opment.

3.4 Public/Private

Map 3.3 differentiates the proposed actions of the plan that are on public
land versus those on private land. As can be seen from the Map, both ga-
rages and parcels A through E are all on City-owned land on the Webster
Lot. Parcels F-H are potential future developments on privately owned
sites. Site G isa key visual gateway site from 1-95 and Route 7 and will
deserve specia consideration in terms of massing and design if this site
should become developed at afuture date.

3.5 Phasing

The concept plan shown in the accompanying maps is essentialy a
framework for possible long-term development of the Webster Block and
the surrounding Study Area. Map 3.4 shows how the plan might be
phased. Phase | could consist of Garage No. 1 plus SitesA, B and D —all
on City-owned land. Initial financial analysis shows that this could be a
viable package (See Chapter 4 — Proposed Plan). This approach would
leave a considerable portion of the site as surface parking, which could
remain in this condition indefinitely, provided that parking supply prob-
lems are fully satisfied by Garage No. 1 (which more detailed study indi-
cates that they are — see Chapter 4). Phase |1 could then be a primarily pri-
vate sector effort involving the participation of private property owners on
the block with the potential to include City-owned sites C and E in the to-
tal package.

3.6 Urban Scale

One key goal of redevelopment of the Webster Block isto try to bring the
areainto greater harmony with its neighbors. The superblock that was cre-
ated in the 1960’ sis clearly out of scale with the finer grain its surround-
ings, especially the SoNo Historic District. At the time the plan was done,
that was an accepted and widely applied planning approach. Since that
time, thinking has changed. Inthe 1970’ sradical redevelopments like
Newburyport and Lowell, Massachusetts were undertaken that featured
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N g 200 400 Map 3.5 - Urban Scale
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existing historic buildings rather than tearing them down. That same ap-
proach was subsequently used to great effect in successfully revitalizing
the SoNo district.

When fully complete, the development concept presented here would es-
sentialy break the superblock down once again into three blocks with
more or less continuous street fronts that are more in scale with thelir sur-
roundings (see Map 3.5).

3.7 Financing Concept

A magjor consideration in devel oping housing and retail on the Webster
Block in conjunction with providing more parking has to do with finances.
Building a stand-alone garage in today’ s market would require recouping
the development cost by garage revenues alone. The required revenues
would be significantly higher than the monthly and/or daily feesthat are
paid for parking on the Webster Block today. Folding parking and other
public infrastructure improvements into a devel opment package with other
viable uses presents the possibility of unlocking the value of City-owned
land to contribute toward the development cost of new parking. This
means that required parking revenues may be significantly reduced from
what might otherwise be necessary. Thus, expanded parking can be pro-
vided while minimizing the potential impact of higher pricing on sur-
rounding business uses. Chapter 4 provides further detail on how this may
be accomplished.
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4. Proposed Plan

4.1 Overview

This chapter illustrates how the Development Concept described in Chap-
ter 3 might trandlate into a feasibility plan. In this phase of the work effort,
the development concept was refined into a series of viable schematic
building and site improvement plans that could then be costed and ana-
lyzed financially. While the concept was worked out as a compl ete infill
of the block, only the first phase of the development is being considered
by the City. The plan was organized around a phasing scheme that would
allow thefirst phase of the development to stand completely on its own
indefinitely, with the possibility that a further Phase |1 development might
or might not be approved in the future.

Because of thisfact this Chapter concentrates on Phase I, with an illustra-
tive Phase |1 that is presented at the end of the Chapter.

4.2 Phase | Plan & Program
Phase | Plan

Map 4.1 shows a site plan of the proposed Phase | Plan. As can be seen
from the map, the plan includes the following elements:

Garage No. 1

The new Franklin Place vehicular and pedestrian way

The new Webster Way pedestrian way

Webster Plaza

Development of SitesA, B and D

Reconfigured surface parking lots

Redevelopment of the Washington Street Public Plaza
Addition of new surface parking spaces along the North Side of
Washington Street

e Conversion of Madison Street to a one-way street with diagonal
parking.

Table 4.1 provides a breakdown of the Phase | program of development by
site and program element. Table 4.2 summarizes the total devel opment
proposed for Phase | compared with development in the overall Webster
Lot service area (i.e., the area served by the lot as opposed to the Study
Area; the service areaincludes the east side of North Main Street). As can
be seen from the table, with the exception of new residential devel opment,
the new uses proposed constitute only a slight percentage increase over
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Map 4.1-Phase 1 - Roof Plan
Webster Street Block Planning & Urban Design Study
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Table 4.1 — Phase | Development Program by Element

Dwelling Units Retail | Restaurant
Building No. Stories Market Rate | Affordable|Total| GSF GSF
Building A 7.5 80 0 80 0 6,000
Building B 4 57 15 72 0 0
Building D 4 10 0 10 | 3,000 0
Garage 1 5/bsmt 0 0 0 1,000 0
Subtotal 147 15 162 | 4,000 6,000
Less Existing 0 0 0 0 0
Total 147 15 162 | 4,000 6,000

Table 4.2 — Phase | Development Summary

Land Use Units Existing ProNpeijed Total Iﬁi:gzzg
Office SFIGSF 231,000 0 231,000 0%
Retail SFIGSF 178,209 4,000 182,209 2%
Restaurant SF/GSF 58,292 6,000 64,292 10%
Residential DU's 46 162 208 352%
Cinemal/Theater Seats 2,200 0 2,200 0%
Gov't Institutional SFIGSF 21,972 0 21,972 0%
Museum SFIGSF 11,768 0 11,768 0%

Table 4.3 — Phase | Parking Demand & Supply

New Land Use Unit Type Net Units |Demand Factor Parking Demand
Office SF/GLA 0 2.85 0
Retail SF/GLA 3,550 2.2 8
Restaurant SF/GLA 5,100 1.42 7
Residential Units 162 1.5 243
Cinema/Theater Seats 0 0.16 0
Gov't Institutional SF/GLA 0 2.85 0
Museum SF/IGLA 0 0.8 0
Total New Demand -- - 258
Existing Baseline Demand 774
Total Combined Demand 1,032
Garage 1 5 levels plus basement 750
Garage 2 0 0
Surface 309
On Street - West Washington/Madison 78
Total 1,137
Surplus/Deficit 105
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what exists in the service areatoday. Table 4.3 analyzes parking demand
and supply for Phasel. As can be seen the Phase | plan resultsin an over-
al surplus of about 100 spacesin the service area. However, this surplus
depends on making a permanent change to Madison Street, and any sur-
plus that exists at the end of Phase | may not be permanent. |f subsequent
phases of the plan are developed demand may eventually match or slightly
exceed supply (see Section 4.5).

Phase | Program

This section provides a summary description of each of the program ele-
ments contained in the plan. Maps 4.2 and 4.3 show illustrative grade level
and typical floor plans of Phase|. Figure 4.2 presents proposed cross-
sections through the plan. Figure 4.3 shows the Webster Block from the
air asit appearsto day, and figure 4.4 is a perspective sketch showing the
same agerial view at the completion of Phasel.

Garage No. 1

Garage No. 1isab5 level facility with a partial basement containing ap-
proximately 750 proposed spaces. The 10-foot grade change across the
site allows for an expanded ground floor footprint that is partialy below
grade — hence the partial basement (see Map 4.2). Thislevel is below
grade at Washington Street and at basically grade at Franklin Place. A nar-
rower 120-foot wide ramped floor plan composes the above grade levels.
Figure 4.1 isadiagram illustrating the conceptual layout of the garage.
Buildings A, B and D buffer views of the garage from surrounding streets.

Figure 4.1 — Diagram
Garage No. 1 of Garage No.1
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Franklin Place

Franklin Place is essentially a new two-way street connecting MLK Drive
to Washington Street. It curvesin agentle arc downhill from Washington
Street and is composed of two moving traffic lanes with sidewalks on both
sides. Accessto Garage No. 1 is provided from Franklin Place at two loca-
tions north and south of Webster Way. Traffic signals would control traf-
fic at the intersections of MLK Drive and Washington Street. Traffic
calming devices would be used along the length of the new way, to reduce
traffic speed and discourage use of the way as a cut-through. For example,
a“raised table” would be provided at the intersection of Franklin Place
with Webster Way. The raised table elevates the roadway to sidewalk
level with ramped curbs, acting similarly to a very broad speed bump.
Other measures might include the use of different paving materials at
crosswalks and intermittent bands of granite block.

Franklin Place is envisioned as well-landscaped street with sidewalks of
brick or concrete pavers, special lighting, bollards, benches and regularly
spaced street trees.

Webster Way & Webster Plaza

Webster Way would continue the treatment of the walkway adjacent to the
Crown Regent Cinema down to Webster Plaza— alarge, circular plaza at
the juncture of Webster Way and Franklin Place. Figure 4.5 isaview of
the pedestrian way today from North Main Street and Figure 4.6 is a per-
spective sketch of how it might appear at the completion of Phasel.

The main pedestrian entrance and elevator core for Garage No. 1 is shown
located directly on the plaza. The elevator tower would be clearly visible
from North Main Street, Washington Street and MLK Drive. Webster
Way would be open only to pedestrian traffic, deliveries and emergency
vehicles. Vehicular traffic on Franklin Place would bisect the plaza, sepa-
rated from the pedestrian area by rows of bollards and differential paving
treatment. Pedestrian right-of-way would also be clearly stated and
marked by special signage at the intersection.

On the westerly side of the plaza, Webster Way would climb approxi-
mately five to eight feet via steps and aramp, rising above the expanded
first floor of Garage No. 1. From this point to MLK Drive, Webster Way
would be a predominantly residential walkway running through the court-
yard of Building B. It would also be used by service and emergency vehi-
cles accessing Building B. The Way then connects at grade to MLK Drive
near the intersection of Washington Street.
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Figure 4.3 Aerial View of the Existing Webster Block
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Figure 4.5 - View of Webster Way Today
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Buildings A, B and D

Buildings A, B and D are housing and retail sites that would be developed
as part of Phase . Building A is shown as a condominium complex of up
to 7.5 stories and 80 dwelling units with ground floor restaurant or retail
use located on the prominent gateway corner of MLK drive and Washing-
ton Street. Visitors to SoNo coming from 1-95 via Fairfield Avenue have a
clear view of this corner. Additional height is recommended here, to re-
spond to this special location. Figures 4.7 and 4.8 are views of the corner
of Washington Street and MLK Drive as it appears today, and how it
might appear at the conclusion of Phasel.

In Figure 4.8, Building B appears immediately to the left of Building A.
Building B is shown as afour-story rental complex of 72 dwelling units
with bow-front bays and street front entrances. This building is U-shaped
in plan, forming a courtyard with Garage No. 1. Both Buildings A and B
are located on top of the expanded first floor of Garage No. 1. Asaresullt,
Building B will have arusticated, landscaped base that will emerge gradu-
ally asMLK Drive slopes down to Franklin Place. Building B will have a
public lobby at garage level on the corner of MLK Drive and Franklin
Place (see Map 4.2). Building D islocated across the front of Garage No.
1 along Franklin Place. Thisis shown as afour-story condominium build-
ing with ground floor retail containing up to 10 condominium units. Part
of the building would be joined to the elevator tower and lobby for Garage
No. 1. A view of how this building might look appearsimmediately to the
left of Webster Way in Figure 4.6. Maps 4.2 and 4.3 show how the first
floor and atypical floor of Building D might look.

Reconfigured Surface Lots

Two major surface lots would remain following the completion of Phase .
These lots would be reconfigured to reflect changes brought about by
Franklin Place, Webster Way and Webster Plaza. The layout of the two
lotsis shown on Map 4.1. The southerly lot would contain approximately
176 spaces, while the northerly lot would contain about 115 spaces. If de-
sired, al spacesin the surface lots could be hourly spaces. Permit spaces
could be confined to Garage No. 1 and the Clay Block lot.

The final actual configuration of these two lots will depend upon many
factors including the management practices currently being put into effect
by the City of Norwalk’s parking management contractor.

Washington Street Public Plaza

Figure 4.9 shows the proposed plan for improvements to the public plaza
at the corner of North Main and Washington Streets (the Washington
Street Public Plaza). In this plan, much of the existing landscaping is pre
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Figure 4.7 - View of MLK Drive & Washington Street Today

AL

Figure 4.8 — MLK Drive & Washington Street — Possible Future
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served in tact and repaired where needed. The mgor changes include the
following:

e A new restaurant opening on to the plaza from the ground floor of
Avrick Furniture

e A cylindrical information, news or light food service kiosk at the
corner of North Main and Washington Streets

e A larger (approximately 1,200 square feet) light food-service
greenhouse café structure to the west of the kiosk.

e A restaurant-size (2,000-3,000 square feet) glass winter garden
structure at the corner of Franklin Place and Washington Street.

The restaurant opening from Avrick Furniture, the kiosk and the two glass
winter garden structures are envisioned as privately built and operated fa-
cilities that would provide and maintain moveable tables and seating on
the plaza, and which would aso be partially responsible for maintenance
of the plaza. Existing fixed benches would be removed.

Figure 4.10 shows aview of the plaza asit existstoday, and Figure 4.11 is
a perspective sketch showing what the plaza might be like after improve-
ments are put in place. Figures 4.12 and 4.13 show similar structuresin the
Boston area, and illustrate the effect of moveable tables and chairsin
“populating” an otherwise empty-looking space.

Seasonal programming of the plaza should also be considered, including
possible relocation of the Farmer’s Market that is currently held near the
waterfront, as well as other special events programming.

The main concept is to create an active and inviting place beyond the
bridge on Washington Street that beckons the visitor over to discover what
is happening on the other side of the tracks. The City’s current plans for
lighting the railroad bridge will help considerably in this aim. Because the
space was originally build under certain commitments to the U.S. Park
Service and the State of Connecticut, any land used by the proposed struc-
tures will have to be replaced as public plaza space elsewhere. New Web-
ster Way and Webster Plaza should be able to fulfill this commitment.

Washington Street and Madison Street

In order to maximize parking opportunities and enliven the north side of
Washington Street, the plan proposes adding on-street parking to the north
side of Washington Street. Up to 21 new spaces might be created in this
location (see Map 4.1).

Phase 1 of the plan also proposes the reorganization of Madison Street to
maximize parking. Madison is shown redesignated as a one-way street
westbound with diagonal parking provided along the left-hand side.
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Figure 4.10 — View of Washington Street Public Plaza Today

Figure 4.12 — Similar Structures
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No structural changes are believed to be required at this scale, only sign-
ing and striping should be required. A detailed design at alarger scale will
be needed to confirm this, however.

Construction

Table 4.4 presents the parking situation during construction of Phasel.
During this period, thereis estimated to be a shortfall of approximately
243 spaces that will have to be accommodated elsewhere. It is assumed
that the facilities put in place prior to construction will include the north
and south surface lots and the expanded parking on Washington and
Madison Streets.

Table 4.4 — Construction Phase Parking

Parking Area No. of Spaces
North Lot 115
South Lot 176
Washington Street 21
Madison Street 57
Total 369
Existing Webster Lot 612
Total to be Replaced Off-Site 243

Possibilities for accommodating the shortfall include the following:

Washington & Madison Streets

Implement on-street parking on the north side of Washington Street, re-
designate Madison Street as one-way, and restripe to accommodate diago-
nal parking

Webster Surface Lots.

Valet parking or using “autolifts’ or “stackers’ (hydraulic devices that al-
low double stacking of cars) could provide additional spaces during week-
day, evening and weekend peaks.

Clay Block

Valet parking and/or the use of stackers on the Clay block lot for permit
spaces could might add up to 20 permit spaces during weekday peaks. Use
of thislot could aso be considered for transient parking on weekends and
evenings.

Final Report

81



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

South Norwalk Railroad Station Parking Garage and Overflow Lot

On weekday evenings and weekends, the parking garage at the South
Norwalk Train Station could be used as an alternate parking location, pro-
vided adequate signage and an a good informational program are put into
place prior to construction. A shuttle might also be considered.

Maritime Center Garage

Depending on how this garage is observed to operate after it has opened, it
may or may not be a possibility for accommodating some of the parking
shortfall from the Webster Lot during construction.

Haviland Deck

Consider adding permit spaces to upper level. Valet parking could be con-
sidered for the lower level during the day for additional permit spaces. The
South Norwalk Parking Study showed that the upper level of thisdeck is
underutilized on the surveyed weekday in 1999 (40-60% occupied). The
lower level was observed to be 70-80% occupied during surveyed week-
day. The upper level might accommodate up to 50 permit spaces. Valet
parking on the lower level might achieve up to 24 spaces

Other Off-Site Lots

A survey could be made of potential off site lots that might be made avail-
ablefor use by Webster Lot usersin connection with aregular shuttle ser-
vice.

4.3 Phase | Parking & Development Financials

This section provides an overview of the financial analysis supporting the
Proposed Phase | plan, including the following:

e Parking Proforma
e Development Analysis
e Financial Summary

Parking Garage Proforma

In order to provide a baseline for determining the impact of supportive de-
velopment, a preliminary proformawas run for Garage No. 1 as a 750-
gpace stand-alone facility. This proformais summarized in Tables 4.5
through 4.7. Only an abstract of the full proformais contained in this sec-
tion. The complete proforma can be found in Appendix B of this report.

The tables show projected operating expenses, financing costs and reve-
nues for Garage No. 1 asif it were built as a stand-alone facility without
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Table 4.5 — Garage No. 1 — Stand Alone Cost Assumptions

Parking Type No. Spaces | Cost per Space Total

Below Grade Structure 240 $22,000 $5,280,000
Above Grade Structure 510 $16,000 $8,160,000
Total 750 $13,440,000

Note: Includes both hard and soft costs

Table 4.6 — Garage No. 1 Stand Alone Estimate of Annual Operating Expenses

Expense Category Year 1 Year 2 Year 3 Year 4 Year 5
Salaries $225,000 $231,750 $238,703 $245,864 $253,239
Repair & Maintenance $78,200 $79,496 $80,831 $82,206 $83,622
Other Operational Expenses $65,000 $66,950 $68,959 $71,027 $73,158
Grand Total Operating Expenses $368,200 $378,196 $388,492 $399,097 $410,020
Costper space (750) per year $491 $504 $518 $532 $547

Table 4.7 — Garage No. 1 Stand Alone Financial Summary

Year of Estimated Estimated Debt Service Profit or
Operation Income Expense Payment (Shortfall)

1 $1,245,000 368,200 942,827 (66,027)

2 $1,245,000 378,196 942,827 (76,023)

3 $1,245,000 388,492 942,827 (86,319)

4 $1,245,000 399,097 942,827 (96,924)

5 $1,571,625 410,020 942,827 218,778
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any supporting development. The effect of the supporting development is
summarized in the following sections. The proforma analysis assumes a
750-car garage with 240 below-grade spaces. Table 4.5 shows the as-
sumed development cost per spaces including both hard and soft costs.

Note that in the financial analyses contained in this section, debt service
has been shown as a level annual payment over a twenty-five-year period
assuming a5 percent interest rate. 1n actuality, final bond financing may
result in a stream of uneven payments. Any fluctuations in actual annual
payment levels will depend on the final strategy adopted for financing the
parking facilities analyzed in this section.

The fact of the matter isthat debt service payments related to the devel-
opment of parking garages can be structured many different ways. Inthe
end, structuring debt service paymentsis usually driven by the financial
needs and restrictions of the respective entity responsible for the debt ser-
vice.

For example, some municipalities or authorities may not have

the initial revenues required to make an annual interest and principal pay-
ment. In cases such asthis you can structure the debt service so that over
the first few years only interest payments on the money borrowed are
made. Asaresult, when interest and principal payments are made they
will be relatively larger since the period of time payment is applied to
principal isless. Thismethod isreferred to as back-end loading the debt
service.

Conversely, if amunicipality, authority or other owner/operator is capable
of making principal and interest payments from year one, they may want
to front-end load the debt service so that more money is paid during the
first years of the debt service resulting in lesser payments as the loan
comes to an end, thus freeing up revenues to build additional facilities as
time requires.

Since the precise strategy for the Webster Block parking facilitiesis as yet
undecided, for purposes of illustration in this preliminary phase of this
project, the debt service has been laid out as consistent annual principal
and interest payments to show what the financing looks like generally. It
is also important to remember that the longer payment is deferred, the
more interest will be paid.

The stand-alone analysis for Garage No. 1 shows that annual revenues of
between $1.2 million and $1.5 million would be required to support the
construction and operation of such agarage if no supporting development
were to be provided. Because of this expense, it is necessary to examine
the potential ameliorating effect of using supportive development to re-
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duce the required public charges needed to build and operate Garage No.
1.

Development Analysis

The following section describes the analyses used to derive the residual
value of housing and retail development associated with Phase | that can
be applied to the capital cost of Garage No.1 and associated improve-
ments. The analyses below demonstrate the programs’ financial viability,
aswell asthe level of potentially supportable contributions that they can
make toward public improvements in the Study Area.

Market Support Issues

The devel opment programs contained in this section seek to capitalize on
the development opportunities that have been found likely to prove viable
from the perspective of the private development community.

Given the Study Area’s characteristics and size, residential projects offer
the strongest opportunities for new development. Where appropriately
located, the ground-floor levels of residential buildings can also contain
retail space.

Such projects will derive support from ongoing growth among high-
income households in the Stamford/Norwalk PMSA, demonstrated suc-
cess among recently built market-rate projects in the area, and the Study
Area s highly competitive location convenient to highway and rail trans-
portation, employment centers, and the urban amenities offered by the
South Norwalk historic district.

Among different residential development niches, the apartment market has
maintained high occupancy levels despite weak economic conditions and
the introduction of approximately 1,500 new market-rate units over the
last three years. Given the Study Area s strategic location and the area’ s
favorable demographic growth patterns, this niche should offer afeasible
development alternative.

The condominium market has been characterized by rapid price apprecia-
tion and the successful absorption of alimited number of recent projects.
Given the strong growth among upper-income empty-nester households,
the Study Area’ s strong location, and the scarcity of urban condominium
options throughout Fairfield County, the Study Area should offer an at-
tractive location for condominium devel opment.

Affordable housing units will also prove viable while serving a city-wide
need to provide housing affordable to residents and local workers engaged
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in avariety of occupations. Such units would be incorporated as portions
of market-rate projects.

Summary of Financial Analyses

Table 4.8 summarizes the prospective development programs for Phase |
and the financial contributions that they can make toward the various pub-
lic improvement costs (e.g., structured parking, landscaping, other infra-
structure) that would be necessary to support this overall redevelopment
effort.

In generating these figures, our methodol ogy rests on the following proc-
esses and assumptions:

e | easeratesand operating expenses reflect findings regarding gen-
eral prevailing market conditions, as well as adjustmentsto ac-
count for the character and quality of the envisioned buildings.

o Cost estimates are based on R. S. Means cost estimating models,
adjusted to account for the character and features to be included in
the envisioned buildings. “Soft” development cost estimates re-
flect reasonable assumptions based on our knowledge of generally
applicable development costs and processes.

e Inaccounting for land costs, the assumption for buildings located
on parcels owned by the City is that, while the developer bears no
initial cost burden, the developer’ s redevelopment on such parcels
will generate increased “residual values’ that the developer will
make available to the City for reinvestment in public improve-
ments. Where devel opment programs are envisioned on privately
owned properties, the value of the existing property has been de-
ducted” from the generated project value, with the remaining value
potentially available to offset public improvement costs.

e Public parking will be located in structured garages.

Basic Process:

In gauging residual values that can be applied to public improvements, for
rental apartment buildings, the method adopted proceeds in three basic
steps (see Figure 4.14):

! Private property costs are estimated at the City’ s assessed values multiplied by 1.6 to
account for likely sale values. Where no assessed building value is provided, as for
Property E, our analysis assumes a reasonable retail space value of $200/square foot.
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e Step Oneinvolves the construction of amodel reflecting achiev-
able lease revenues and expenses, which are applied to calculate
each project’s projected net operating income (NOI).

e Step Two capitalizes thisincome stream, applying capitalization
rates that would be acceptable to most investors. Based on inter-
views, a knowledge of market transactions and survey findings
prepared by PricewaterhouseCoopers Korpacz and Real Estate
Research Corporation, investors will generally seek returnsin the
range of 6.0 to 10.0 percent for institutional investment grade
rental apartment properties, with an average return of approxi-
mately 8.0 percent. Allowing for thislevel of return to the devel-
oper, application of this rate to the projected net operating income
provides an estimate of the project’s value to the devel oper.

e Step Three deducts projected devel opment costs (and acquisition
costs, where the devel opment parcel must be acquired from a pri-
vate entity) from the estimated project value; the difference, or “re-
sidual,” represents the amount available to pay for the costs of
parking and other public improvements.

For condominium buildings, the method follows a somewhat simpler deri-
vation of value (see Figure 4.15):

e Step Oneinvolves the construction of amodel reflecting achiev-
able sales prices and net proceeds from sales.

e Step Two deducts the projected development costs — including ac-
ceptable developer profits of 15 to 18 percent of net sales (depend-
ing on the project size) — from the net sales; the difference repre-
sents the estimated residual project value.

Affordable housing comprises approximately 10 percent of the dwelling
unitsincluded in Phase |. For rental properties, such units are allocated
among the various unit types (one-bedroom, two-bedroom, etc.) in propor-
tion with the market-rate unit mix; rents are calculated as 30 percent of the
gross income of afamily making 80 percent of the statewide median in-
come (adjusted for family size). Condominium properties built on pub-
licly owned properties do not include affordable units; the 10 percent allo-
cations are added to the affordable components required in the rental
properties. Condominium properties built on privately owned properties
include 10 percent affordable components. Unlike with rental properties,
affordable units are al one-bedroom units; maximum prices are calculated
as those affordable to households earning 80 percent of the statewide me-
dian income (adjusted for family size).
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Figure 4.14 — Rental Project Flow Chart
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Figure 4.15 — Condominium Project Flow Chart
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Findings:

As shown below, al of the envisioned development projects would gener-
ate positive values that can be available to fund public improvements.

Table 4.8 - Summary of Phase | Developments and Residual Values

Properties A,B&D
Ownership: Public
Primary Use Residential
Type Condo & Rental
Floors 4t07
Total Units 162
Affordable Units 16
Other Use 1st-FIr Retall
Retail Sqg. Ft. 9,000
Bldg Size (approx. - may vary) 205,000
Project Value® $43,967,619
Less Development Cost? ($35,817,969)
Less Private Land Acquisition $0
Residual Value (Avail. for Public Costs) $8,151,181
Potential Contribution/Dwelling Unit $50,316

! based on annual developer return of 8 percent for rental apartment buildings, based on acceptable rates as of 3"

quarter 2003.

% includes developer profit for condominium sales.

As shown, after allowing for acceptable devel oper returns, the proposed
buildings would support potential financial contributions averaging
roughly $50,000 per residential dwelling unit. Differences among these
supportable contributions are attributable to a broad range of factors, in-
cluding the following:

e Property D isarelatively small condominium building that would
generate per-unit contributions of roughly $45,000 per unit. Given
therelatively low heights of these buildings, they would feature
relatively lower-cost wood-frame construction.

e Property B would also feature wood-frame construction, but this
rental apartment property would feature affordable components
that would dlightly reduce the projects’ residual values.

e Property A would generate the highest per-unit contributions. The
relatively high contribution generated by this project is the result of
anumber of factors, including its retail component and the lack of
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value reductions attributable to private land costs, affordable units,
etc.

e Retail Contributions: In addition to the residual values generated
by proposed residential buildings, the retail space in the garage and
on the Washington Street Public Plaza would generate additional
funds toward public improvements.

Table 4.9 - Residual Value of Washington Plaza Retail Structures

Retail Space Public Plaza
Space 4,500
Lease/sq. ft. $20.60
Gross Possible Revenue $92,700
Less Vacancy @ 10% ($9,270)
Reserve

Mgt.

Less Operating Expenses (%$1,622)
NOI $81,808
Acceptable Capitalization Rate 11%
Value (rounded) $744,000
Less TI $524,000
soft costs $108,170
Less Development Costs (rounded) ($632,000)
Residual Value $112,000
TOTAL $112,000

Theresidua value of the glass structures on the plaza would be used to off
set the cost of public environment improvements on the plaza— an esti-
mated total cost of approximately $178,000.

At thistime, it should be noted that all programs and calculations are ulti-
mately subject to each developer’s preferred programs, and will be refined
and adjusted accordingly. Nonetheless, in deriving these values, the pro-
totypical proformas below (Tables 4.10 and 4.11) show in greater detall
the general methodology used to generate the values, costs and residual
values summarized above. Note that these proformas do not refer to any
specific project contained in the plan, but are included for illustrative pur-
poses only.
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Table 4.10 - lllustrative Rental project Proforma

Number of Units 50

Unit Types 1 & 2 Bedroom
Average Size 950 Sq. Ft.
Average Monthly Rent $1,985
Potential Gross Rental Income $1,191,000
Other Revenue $15,000
Potential Total Gross Income $1,206,000
Vacancy & Collection Loss ($75,375)
Operating Expenses ($365,000)
Net Operating Income $765,625
Project Value (based on 8% Capitalization Rate) $9,570,313
Development Cost ($7,468,750)
Residual Value $2,101,563
Per Unit $42,031

Table 4.11 - lllustrative Condominium Project Proforma

Unit Type No. Units | Sq. Ft. | Price/Sq. Ft. [Unit Price Total

1 Bedroom 10 875 $270 $236,250 $2,362,500
1 Bedroom Plus Den 10 1,050 $300 $315,000 $3,150,000
2 Bedroom 30 1,250 $300 $375,000 | $11,250,000
Total/Avg. 50 $335,250 $16,762,500
Marketing Costs (5%) ($838,150)
Net Sales Proceeds $15,924,350
Development Costs (including developer profits) ($13,500,000)
Residual Value $2,424,350
Per Unit $48,487

Development Summary

This section summarizes the impact of the residential and retail projects
described above on the public infrastructure aspects of Phase | —in other
words Garage No. 1 and associated public improvements.

Public Cost

Table 4.12 presents a cost summary of the public infrastructure improve-
ments associated with Phase |. These costs include:

Final Report 91




/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

e GarageNo. 1

e Franklin Place

o Webster Way, Webster Plaza and Other pedestrian plaza and ser-
vice area improvements

e Surface parking and service ways

Major utility relocations (45" sanitary sewer, 24-duct telephone

bank and 8" intermediate pressure gas line, electrical transformer)

Traffic Signals

Signage

Construction phase parking

Other miscellaneous elements

As can be seen from the table, the total cost for these elementsis more
than $18 million. Thus, not only the cost of the garage must be recouped,
but also the cost of these other outlays. The Washington Street Public
Plaza has been treated separately and the calculations for it appear in the
immediately preceding section.

Table 4.12 - Phase | Public Cost Summary

Item Cost
Parking Garage No. 1 $13,440,000
New Roadway $962,644
Pedestrian Way & Plaza Areas $1,177,801
Surface Parking Reconfiguration $560,000
Service Roads $367,688
Utility Relocations $928,038
Traffic Signals $187,500
Signage $250,000
Construction Phase Parking $250,000
Miscellaneous $200,000
Total $18,323,670

It is proposed that the above costs be covered by a combination of the fol-
lowing methods:

¢ Bond financing backed by garage revenues
e Non-municipal public funding sources
e Theresidua value of Phase | developments
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Supportive Development

Theresidua value of supportive development may be realized by selecting
adeveloper for the entire Phase | package through a competitive process.
The developer could then build the project through a devel oper agreement
with the City and the Norwalk Parking Authority. Under the agreement,
the developer may be able to make use of Parking Authority issued bond
financing for part of the project, and will receive one dedicated parking
space per dwelling unit of constructed housing when the project is fin-
ished. At completion the garage will be conveyed to the Norwalk Parking
Authority while al or most of the public improvements on City-owned
land (such as Webster Way, Webster Plaza, Franklin Place, etc.) will re-
main under City ownership. The Washington Street Public Plaza can be
developed separately under an agreement with a separate devel oper se-
lected in a separate process.

Table 4.13 summarizes the effect of supportive development on the pro-
jected total capital and operating costs associated with the Phase | parking
structure and related public improvements. As can be seen from the table,
applying the residual value of proposed developments A, B and D substan-
tially reduces the total capital cost of parking and other public infrastruc-
ture improvements that will have to be recouped through parking fees.
Note that the City of Norwalk is also pursuing other sources of public
funds that might be applied toward the construction of Phase|. Reflecting
this possibility, a projected figure of $2.5 million in “other non-municipal
public funding” has been applied against the total public cost of Phasell.

Table 4.13 - Phase | Development Summary

Development Cost Amount
Total Public Cost $18,323,670
Contribution of A,B & D ($8,149,650)
Other Non-Municipal Public ($2,500,000)
Net Amount to be Financed $7,674,020
Annual Debt Service $538,344
Annual Operating Cost (Year 3) $388,492
Total Annual Cost $926,836

The projected total annual cost of $926,836 that would have to be recap-
tured through parking fees compares favorably with the nearly $1.3 mil-
lion projected annual cost of a 750-car stand-alone facility displayed in
Table4.7.

Final Report 93



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

Alternative Scenario Testing

During the public process several questions were raised concerning the
validity of comparing the proposed development-supported Phase | garage
with a 750-car stand-alone facility. Without the proposed additional de-
velopment, a smaller, less expensive garage would be capable of satisfying
the projected shortfall of parking on the Webster Lot. In theory, such a
garage might be inexpensive enough to obviate the need for supportive
development altogether.

To address this question, an alternative scenario with a smaller 400-space
stand-alone parking garage was developed and tested. The 400-space fig-
ure meets the 774-space Webster Lot baseline and achieves the 100-car
surplus provided by Phase | while replacing approximately 150 spaces that

Table 4.14 — Capital Cost Comparison: Phase | vs. Stand-Alone Facility

Capital Cost
ltem Cost

Phase | 400 Car Garage % Difference
Garage $13,440,000 $6,400,000
Site Improvements $4,883,670 $3,186,504 65%
Total Capital Cost $18,323,670 $9,586,504 52%
Contribution of Private Development ($8,149,650) $0
Non-Municipal Public Funds ($2,500,000) ($2,500,000)
Net Cost $7,674,020 $7,086,504 92%
Total Number of Spaces 750 400
Dedicated Residential Spaces (162) 0
Net Total Spaces 588 400 68%
Capital Cost/Net Space $13,051 $17,716 136%

Table 4.15 — Operations Cost Comparison: Phase | vs. Stand-Alone Facility

Operations Cost
Item Cost

Phase | 400 Car Garage % Difference
Annual Estimated Operations Cost (year 3) $388,492 $372,897 96%
Contribution of Dedicated Residential Spaces ($38,880) $0
Net Estimated Annual Operations Cost $349,612 $372,897 107%
Total Spaces 750 400
Dedicated Residential Spaces (162) 0
Net Spaces 588 400 68%
Operations Cost/Net Space $595 $932 157%

Final Report

94



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

would be lost to the footprint of the new garage. It was assumed that the
same $2.5 million in non-municipal public funds would also be available
to the smaller garage. Additionally, asignificant portion of the site costs
associated with Phase | would also be applicable to the 400-car garage
scenario. These would include: utility relocation/reconstruction, traffic
signals, signage, surface parking reconfiguration, roadway improvements,
landscaping, etc.

The results of thisanalysis are displayed in tables 4.14 and 4.15. Surpris-
ingly, as the tables demonstrate, both the capital and operations cost per
space are significantly higher for the smaller, unsupported garage. There
are several reasons for this outcome. First, the smaller garage still hasto
carry the burden of amost two-thirds of the site improvement costs asso-
ciated with Phase . When those costs are taken into account, the contri-
bution of supportive development to Phase | nearly equalizes the total
capital cost of the two scenarios. Second, even after subtracting the dedi-
cated residential spacesin Phase |, the total capital cost is spread over a
larger number of spacesin Phase | than in the 400-car scenario — reducing
the total capital cost to be borne by each space, and, hence the revenues
required per space. Essentially, the added development creates alarger
pool of spaces and alarger pool of paying users for those spaces, reducing
the cost of an individual space.

Lastly, the operations costs of a400-car garage are not significantly less
than for a 750-car facility. Again, those costs are spread over alarger
number of spaces, with the costs defrayed by alarger number of users. In
this case, the dedicated residential spaces are also paying a part of the op-
erations cost, thereby reducing the expense for other spacesin the garage.

Conclusion

The above analyses have been conducted at a planning level only, and fi-
nal results may vary. Because of this, the analysis contained in this report
must be confirmed by more detailed engineering and cost estimating, lead-
ing to aformal financial study of the project as the plan moves forward.

However, it can be concluded that, at a planning level, and within the con-
fines of the assumptions indicated, the proposed mixed-use Phase | plan
presents a parking solution for the Webster Block that will be significantly
less expensive for the user than any stand-alone facility. Furthermore, any
proposed expansion of the parking supply in the Webster Lot will entail
significant cost, and hence higher parking rates. However, the combined
development approach recommended in this report will result in lower
fees than any stand-alone approach that meets the same programmatic re-
guirements.
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Moreover, the introduction of new housing and retail elementsinto the
Webster Block will have afar more beneficial effect on SoNo than the ad-
dition of parking alone. An expanded residential population in the district
will make SoNo a safer and livelier neighborhood with an “around-the-
clock” population. It will make SoNo more than just aretail or restaurant
destination, it will make it avital, living part of the City with a new com-
munity of people who will have a major stake in the future of this part of
Norwalk.

4.4 Phase Il — Possible Future Development

While Phase | might be an end-state in itself, the plan alows for the possi-
bility of further infill development in the future. Maps 4.4 —4.6 present
illustrative plans of what a possible Phase |1 development of the Webster
Block might look like, if Norwalk were to decide to proceed with further
development. Figure 4.18 presents two hypothetical cross-sections through
the project. Figure 4.19 shows the Webster Block as viewed from the air
today, and Figure 4.20 shows how it might appear in the future after com-
pletion of a possible full-build Phase 11 development.

Phase Il — lllustrative Plan

Map 4.4 and the accompanying figures show the following possible pro-
gram elements that might be included in a Phase |1 package:

Garage No. 2 (G-2)

BuildingsC and E

One or possibly more than one of Buildings F, G or H
Service ways and courtyards as required to support the above

Phase |1 isenvisioned as primarily driven by private sector investment.
The package will include Garage No. 2 and Buildings C and E on City-
owned land, but private investment in the form of the devel opment and
involvement of one or more of the privately owned sites described above,
or along term (10-year minimum) lease commitment for a significant por-
tion of the spaces in the garage from the private sector will be required to
complete the project.

Table 4.15 provides a breakdown of theillustrative Phase Il program of
development by site and program element. Table 4.16 summarizes the
total development proposed for Phase || compared with development in
the overall Webster Lot service area. Table 4.17 analyzes parking demand
and supply for Phase 1. As can be seen the Phase Il plan that isillustrated
here resultsin a dlight overall surplus of about 18 spaces. This amount
may be adjusted upward or downward by changes to the final devel op-
ment program and the size of the proposed parking garage.
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Table 4.16 — Possible Phase Il Development Program by Element

Building No. Stories | Dwelling Units Retail | Restaurant
Market Rate | Affordable| Total| GSF GSF
Building A 7.5 80 0 80 0 6,000
Building B 4 59 13 72 0 0
Building C 4 59 12 71 | 3,600 0
Building D 4 10 0 10 | 3,000 0
Building E 4 15 0 15 | 4,800 0
Building F 6 63 7 70 120,000 0
Building G 7.5 45 5 50 15,000 0
Building H 4 19 2 21 | 8,000 0
Garage 1 5/bsmt 0 0 0 1,000 0
Garage 2 4/bsmt 0 0 0 0 3,900
Subtotal 350 39 389 [55,400 9,900
Less Existing 0 0 0 142,000 0
Total 350 39 389 {13,400 9,900
Table 4.17 — Possible Phase Il Development Summary
Land Use Units Existing Proposed Total Percent
New Increase

Office GSF 231,000 0 231,000 0%

Retail GSF 178,209 13,400 191,609 8%

Restaurant GSF 58,292 9,900 68,192 17%

Residential DU's 46 389 435 846%

Cinema/Theater Seats 2,200 2,200 0%

Gov't Institutional GSF 21,972 21,972 0%

Museum GSF 11,768 11,768 0%

Table 4.18 — Possible Phase Il Parking Demand & Supply

New Land Use Unit Type Net Units |Demand Factor Parking Demand
Office SF/IGLA 0 2.85 0
Retail SF/GLA 11,540 2.2 25
Restaurant SF/GLA 8,415 1.42 12
Residential Units 389 1.25 486
Cinemal/Theater Seats 0 0.16 0
Gov't Institutional SF/GLA 0 2.85 0
Museum SF/GLA 0 0.8 0
Total New Demand -- -- 523
Existing Baseline Demand 774
Total Combined Demand 1,297
Garage 1 5 levels plus basement 750
Garage 2 4 levels plus basement 425
Surface 35
On Street - West Washington/Madison 78
Total 1,288
Surplus/Deficit -9
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Phase Il lllustrative Program Description

Because the plan is designed is such away asto permit Phase | to stand-
aoneindefinitely, it is possible that Phase |1 may never be built, or that
only some portions of what is described below will actually be completed.
It is also possible that a substantially different plan for the subsequent
phase of development may emerge in the future. Nonetheless it is useful to
illustrate what might be possible in the future on the Webster Block.

Garage No. 2

Thisis shown as an approximately four-level structure containing ap-
proximately 425 parking spaces with the first level partialy below grade,
taking advantage of the 10-foot grade change across the site. Figure 4.16
is a schematic diagram of how the garage might work. The Garage would
also include about 3,900 square feet of retail/restaurant spaces along Web-
ster Way, creating alively edge to this side of the way with awnings, exte-
rior seating and umbrellas. Figure 4.17 shows what this environment
might look like. Main vehicular access to the garage would be via Franklin
Place and a new service drive beside 50 Washington Street (see Map 4.4).
The elevator tower and main pedestrian access point would be located on
Webster Plaza across from the entrance to Garage No. 1.

Figure 4.16
Garage No. 2 Diagram of Garage No. 2

Figure 4.17
Ground Floor Garage
Restaurant
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Buildings C and E.

Buildings C and E are on City-owned land. Building C is shown as afour-
story rental apartment building similar to Building B containing approxi-
mately 71 dwelling units and about 3,600 square feet of retail space lo-
cated on Webster Plaza. The building would front on MLK Drive, Frank-
lin Street and Webster Way creating a well-landscaped service courtyard
between the building and the Crown regent Cinema. Provision would be
made for cinema service access and patron egress.

Building E would wrap the face of Garage No. 2 along Franklin Street. It
would be afour-story masonry-clad residential condominium building
with ground floor retail and 15 dwelling units.

Buildings F, G and H

Buildings F, G and H are illustrative private developments that could oc-
cur above what are currently single story privately owned retail buildings.
All are assumed to be condominium buildings with affordable components
asrequired by prevailing regulations.

Building F is shown as a 6-story 70 unit building constructed on the site of
9-11 Washington Street that would replace the approximately 20,000
sgquare feet of retail that is presently on the site. Due to the high floor-to-
floor heights of 17 Washington Street, the new building should approxi-
mately match the height of 17 Washington even though 17 Washington is
predominantly a 4-story building.

Building G is shown located on the site of the retail condominium building
at 64-84 North Main Street. Thisis avery prominent gateway location and
will be thefirst building visitors will see when entering SoNo from 1-95,
Route 7 and points North. Thusit is shown as a higher building stepping
up to between 7 and 8-stories. It is shown as a condominium building that
would replace the approximately 15,000-16,000 square feet of retail that
presently exist in the building.

Building H could be a four-story building on the site of the building hous-
ing the Milano restaurant. It would contain approximately 21 condomin-
ium units and would replace the approximately 8-9,000 square feet of re-
tail/restaurant use that presently exist on the site.

Service Ways and Courtyards

As shown on Maps 4.4 — 4.6, anew service-drive and turn-around would
be created beside 50 Washington Street. Thiswould serve also asthe
main vehicular access to the new garage. The ample turn-around space
would be capable of handling service by semi-trailer.
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Figure 4.18 — Possible Phase 2 Illustrative Cross Sections
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Figure 4.19 Aerial View of the Existing Webster Block
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A new, well-landscaped service way with unit pavers would be created
between the new garage and the buildings on North Main Street. The a-
leyway at Avrick Furniture would be abandoned as a pedestrian way with
pedestrians encouraged to use Webster Way and Franklin Place as access
ways to the surrounding district.

A well-landscaped courtyard that would also double as a service yard and
short term parking area would be created between Building C and the
Crown Regent Cinema. A tall passageway would be driven through Build-
ing C adjacent to the cinema allowing service and emergency access
through the courtyard to MLK Drive as well as cinema patron access and
egress.

Figures 4.21 and 4.22 are diagrams of vehicular and pedestrian access for
Phase .

Figure 4.21 — Phase |l Traffic Figure 4.22 — Phase Il Pedestrian
Circulation Circulation
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4.5 Conclusion

The proposed plan described in this chapter achieves all of the major goals
set forth for it in each of its devel opment phases.

e The plan expands parking to meet current demand plus the demand
imposed by additional supportive development.

e The plan improves the image of the Webster Lot, adding a new
housing edge along MLK Drive and creating new, high-quality
traffic and pedestrian ways through the block.

e The plan breaks down the scale of the “superblock” bringing it
back into harmony with the surrounding district.

e New housing uses will bring added vitality to the district while
also adding a new community with a stake in SoNo’s future.

e Housing and retail development of City-owned land helpsto re-
duce the revenue required to support expanded parking, maintain-
ing parking fees within acceptable levels.

e Both traffic and pedestrian circulation are dramatically improved.

e The phasing of the plan is designed to allow a significant portion
of the lot to remain as surface parking for as long as may be de-
sired — creating the possibility of avery gradual transition to higher
density over areasonable time frame.

Finally, redevelopment of the Webster Lot along the lines described above
makes eminent good sense in today’ s planning environment. In current
planning terms, it is essentially an infill development of what might be
caled a“grayfield” site— often an outmoded suburban mall or alarge tract
of uncontaminated surplus government or institutional land. Asawalk-
able, mixed-use district that will be friendly to mass-transit, the proposed
project meets smart growth goals aimed at counteracting the ever-
increasing problems of traffic congestion and vanishing open space
brought about by continuing suburbanization.
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5. Implementation

5.1 Planning Level Study

The proposed plan presented in this report is intended to be a planning
level feasibility study of improvements to the Webster Block. The conclu-
sion of thisreport isthat, at a planning level, the proposed project appears
feasible. On that basis a reasonable decision could be made to move for-
ward with the plan. Ultimately, that decision is up to the City of Norwalk.
If apositive decision is taken, there is additional work that will have to be
done before the project can be advertised for development. Some of the
steps that may have to be taken are outlined below.

5.2 Next Steps

Board Approvals and Plan Acceptance

If apositive decision is taken, the plan will have to be approved by various
boards within the City of Norwalk. Among these are: The Norwalk Re-
development Authority, Parking Authority, The Norwalk Planning and
Zoning Commissions and the Norwalk Common Council.

Funding Sources

| dentification and pursuit of any non-municipal public funding sources
that might be applied to the plan, including any state or federal funding
sources that might be likely candidates for funding some portion of the
project.

Additional Technical Studies

Additional technical studieswill be needed to fully complete the plan.
Some of these may have to be performed even before board approvals can
be sought. Among the studies that may be required are:

Traffic

A traffic study is needed to gather information where no datais currently
available (e.g., a the intersection of MLK Drive and Washington Street).
Additionally, the traffic study should fully examine the impact of the pro-
posed plan on local traffic patterns by phase and recommend any mitigat-
ing measures that may have to be taken.
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Permitting Survey

A survey of al likely regulatory and environmental permits should be
made and compiled into alist together with atime schedul e that names
responsible parties to carry out each filing. All major planning & zoning
and environmental filings should be made and permits should be in hand
prior to soliciting developer interest.

Zoning Survey

A zoning survey of the project should be made to determine if any zoning
permits or variances are required, or whether actual zoning changes may
be needed to implement the plan. This should be carried out as part of the
permitting survey above.

Legal Research

A complete legal research effort (including afull title search of all proper-
ties on the Webster Block) should be conducted to insure that al agree-
ments and commitments pertinent to the Urban Renewal Plan are clearly
identified together with any previous and/or subsequent lease or other
commitments, easements, liens or agreements of any kind that might affect
the plan.

Site Survey

A detailed topographic, property, structure and utility survey should be
conducted of the entire site at a suitable to scale, identifying all above
ground and underground structures, property lines, easements, etc. that
may affect the plan.

Geotechnical Investigation

A geotechnical investigation should be carried out based on existing soils
data combined with new information gathered through a series of new
soils borings to determine existing subsurface conditions. Thisinvestiga
tion should also cover the existence of any subsurface foundation and/or
other structures that may have remained underground after the Urban Re-
newal Plan was completed.

Hazardous Materials

The geotechnical investigation should include a hazardous material com-
ponent to determine the possible presence of any hazardous materials on
the site.

Architectural & Engineering

10 percent-level drawings, specifications and cost estimate for Phase |
public infrastructure including Parking Garage No. 1 and all site and util-
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ity work. Thiswill be needed for formal financial studies, property nego-
tiations and devel oper kits.

Formal Financial Study

A final formal financial study of the project will have to be performed
suitable to support bonding. This may occur after the developer is on
board and a preliminary design has been devel oped.

Property Negotiations

Negotiations related to the acquisition of any privately owned parcels,
easements, leases, liens, etc. necessary to prepare the site for development.

Developer Kits

Phase | should be repackaged into a devel oper kit or kits that can be issued
to potential developers as part of the solicitation and selection process.
Developer kits should clearly state whatever design guidelines are to be
imposed upon the project, and should also present the findings of the other
technical studies (survey, permitting, geotechnical, hazardous materials,
engineering, etc.). If key permits are not already in hand, the permitsre-
quired will have to be identified in the devel oper kits. Selected economic
and financial data should be made available together with the technical
studies. Required submittals from the developer should be clearly identi-
fied.
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Appendix A - Webster Block Development Potential

The following market analysis presents basic findings regarding poten-
tially feasible development forms in the Study Area.

A.l - Summary Findings

The following summarize key findings regarding Study Area market con-
ditions, potential development programs, and the area’ s general prospects
for revitalization:

Market Context

The Study Area occupies a central location in an affluent market. While
the area does not anticipate rapid overall demographic growth, its afflu-
ence, accessibility to key business locations, and the generally positive
outlooks for Fairfield County’ s economy provide strong assets for new
development potential.

Demographic Growth

Demographic projections show moderate overall population and house-
hold gains over the next five years. Such forecasts also show that house-
holds in higher-income brackets are expected to grow at relatively rapid
rates, offset by declines among households with incomes bel ow $100,000.
This growth among affluent househol ds offers support for upscale new
devel opment.

Residential Market Opportunities

Rental apartment and condominium housing offer strong opportunities for
new development in the Study Area. Such residential developments will
derive support from ongoing growth in the region’ s high-income groups.
In addition, there are opportunities to provide housing for low- and mod-
erate-income families who face limited choices in the region’s housing
market.

e The market has demonstrated its acceptance of such housing in the
Study Area and throughout coastal Fairfield County. Market de-
mand for market-rate rental units continues to grow, and notwith-
standing weak economic conditions, the market has successfully
absorbed new inventory of approximately 1,600 new high-end
unitsin the last three years. Given projected demographic growth,
the Study Area should be able to support more than 300 new mar-
ket-rate rental units over the next five years.

Final Report 111



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

e Condominium development activity has been limited in recent
years, but strong growth among upper-income empty nesters, along
with rapid price appreciation in the local market, indicate that this
market niche also offers potential.

e Mixed-income projects should prove viable and suitable for new
residential developments the area. Affordable housing units play a
valuable role in redevelopment as they provide housing for a di-
verse labor force essential to Norwalk’ s continued growth and
meet aregional housing need.

Commercial Development Opportunities

Commercia Development Opportunitiesin the Study Areawill reflect the
vitality of South Norwalk and provide opportunities for restaurants, spe-
ciaty retailers, and businesses in niches such as home furnishings. Space
for such businesses will be situated in strategically located ground-floor
spacesin the Study Area.

Potential Development Programs

Over the next five years, the Study Area can offer potentially feasible de-
velopment opportunities. 1n a short-term time frame, the strongest oppor-
tunities would involve residential projectsincluding:

e Luxury rental apartments are proposed in low- to midrise (3- to 4-
story) buildings. Such buildings are expected to feature extensive
amenities -- including ground-floor retail space in appropriate loca-
tions -- and would charge high-end rents approximating an average
of roughly $2.00 to $2.30 per square foot (2003 dollars). Most
projects would offer mostly one- and two-bedroom configurations
(including units with den or loft areas). Buildings are expected to
provide covered parking in public garages. Typical development
densities would approximate 60 units per acre.

e Luxury condominiumswould also be located in low- to midrise (3-
to 8-story) buildings. Most condominium projects would seek wa-
terfront settings or other locations adjacent to desirable amenities.
Projects would emphasize two- and three-bedroom units; prices
would approximate roughly $250 to $300 per square foot initially.
Buildings would also offer covered parking, typically situated be-
low the building footprint.
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e Retail components would be located in ground-floor spaces facing

strategic points of access linking the Study Area with other desti-
nations in the South Norwalk area.

A.2 -Market Context

The Study Area occupies a central location in an affluent market, and of -
fers convenient commuter access to employment concentrations through-
out Fairfield County, parts of Westchester County (NY) and New Y ork
City. While the area does not anticipate rapid overall demographic
growth, this masks underlying assets for potential growth. These assets
include the community’ s growth among affluent households, its antici-
pated employment growth, and its strategic location.

The discussions in this section present a general overview of community
profiles, demographic trends and economic conditionsin Norwalk and the
broader context of Fairfield County; this regional context frames the gen-
eral outlook for prospective developments in the Study Area.

Demographic Trends And Projections

Population and Households

Norwalk and its surroundings are for the most part built-out. Asaresult,
demographic forecasts do not project rapid growth. As shown in the ex-
hibit below, both Norwalk and Fairfield are expected to continue their re-
cent demographic growth rates of roughly 0.6 to 0.7 percent per year.
Even at annual growth rates below 1 percent, the City of Norwalk is ex-
pected to grow by more than 1,000 households over the next five years.
To the extent that the City can overcome its land limitations and create
attractive new development properties, the City’ s actual growth may ex-
ceed forecasted growth.

Exhibit 1 — Demographic Growth Trends and Projections Norwalk and Fairfield County: 1990-2007

1990-2000 2002-2007
Avg. Ann. Avg. Ann.
1990 2000 Growth 2002 2007 Growth
Population
Norwalk 78,331 82,951 0.6% 83,807 85,978 0.5%
Fairfield County 827,645 882,567 0.6% 894,032 922,213 0.6%
Households:
Norwalk 30,560 32,711 0.7% 33,127 34,135 0.6%
Fairfield County 305,011 324,232 0.6% 328,434 338,747 0.6%
Source: Claritas, Inc.; U.S. Census Bureau.
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Household Income Characteristics

Within the overall forecast for gradual household growth, growth rates
differ sharply among the various household income cohorts. Substantial
growth is forecasted among affluent households, offset by declines among
more moderate-income households. As shown in Exhibit 2, all income
groups with incomes below $100,000 are expected to decline; households
with incomes above $100,000 are expected to increase, with the highest
growth rates projected for households with incomes in excess of $250,000.
In general, this growth among affluent households offers evidence of
likely support for additional upscale housing in the community.

Exhibit 2 — Household Income Cohorts, Norwalk and Stamford-Norwalk PMSA: 2002-2007

Less than $25,000
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $249,999
$250,000 - $499,999
$500,000 +

Total

Source: Claritas, Inc.

Norwalk Stamford/Norwalk PM SA

2002 2007 Change Ann. % 2002 2007 Change Ann. %
3,848 2,801 -1,047 -6.2% 12,621 9,697 -2,924 -5.1%
1,876 1,839 -37 -0.4% 6,017 5,481 -536 -1.8%
3,414 2,470 -944 -6.3% 10,442 8,267 -2,175 -4.6%
6,044 5,394 -650 -2.2% 15,926 13,878 -2,048 -2.7%
5,556 4,722 -834 -3.2% 13,881 12,398 -1,483 -2.2%
6,159 7,136 977 3.0% 18,044 18,588 544 0.6%
4,800 5,936 1,136 4.3% 20,271 20,852 581 0.6%
1,090 3,065 1,975 23.0% 11,744 17,788 6,044 8.7%

340 772 432 17.8% 8,300 13,320 5,020 9.9%
33,127 34,135 1,008 0.6% 117,246 120,269 3,023 0.5%

Economic Base

Fairfield County’s economy rests on employment (compiled by place of
work) in services, retail trade and manufacturing. Services represents the
largest component of the economy, accounting for more than one-third of
al jobsin 2002. Notwithstanding the current regional and national eco-
nomic downturn, over the next five years, these sectors are expected to
continue recent growth patterns. Over the next five years, the overall ser-
vices sector is expected to grow by more than 17,000 jobs (3,520 per year,
as shown in Exhibit 3).

Within the broadly defined services sector, employment is concentrated
most heavily in professional sectors -- business services, health services,
socia services and engineering/management services — featuring highly
skilled, highly compensated workers. These sectors are expected to
achieve relatively high growth rates, with employment projected to grow
at rates of 2.0 to 3.5 percent per year. Among other sectors, only the fi-
nance/real estate/insurance category -- which also emphasi zes professional
employment -- is projected to grow at comparable rates. Employment in
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this category is projected at more than 6,000 jobs over the next five years
(1,240 per year), achieving an annual increase of 2.7 percent per year.

During this same five-year time frame, other significant sectors such as
retail trade and government are expected to maintain more modest growth
trends, with retail trade increasing at arate of 1.2 percent annually. The
county’ s manufacturing sector is expected to continue its recent pattern of
decline, losing more than 3,000 jobs as manufacturing employment con-
tinues its decline from 98,000 in 1990 to roughly 59,000 in 2007.

Exhibit 3 — Employment Trends and Projections (000s) for Fairfield County, 1990-2007

1990-2000 2002-2007

Avg. Ann. Growth Est. Proj. Avg. Ann. Growth

Industry Group 1990 2000 # % 2002 2007 # %
Mining 0.26 0.14 -0.01 -5.8% 0.09 0.14 0.01 10.1%
Construction 1417 15.21 0.10 0.7% 14.82 14.26 -0.11 -0.8%
Manufacturing 97.71 69.47 -2.82 -3.4% 62.04 58.93 -0.62 -1.0%
Transport., Comm. & Public Utilities 18.67 18.85 0.02 0.1% 18.88 20.06 0.24 1.2%
Wholesale Trade 24.44 22.36 -0.21 -0.9% 21.04 22.17 0.23 1.1%
Retail Trade 70.47 73.23 0.28 0.4% 70.16 74.48 0.86 1.2%
Finance, Insurance & Real Estate 33.67 42.78 0.91 2.4% 43.19 49.41 1.24 2.7%
Services 112.40 145.62 3.32 2.6% 146.32 163.89 3.52 2.3%
Business services 22.66 38.75 161 5.5% 36.78 43.71 1.39 3.5%
Health services 30.97 37.26 0.63 1.9% 38.70 43.85 1.03 2.5%
Social services 7.03 11.32 0.43 4.9% 11.67 12.90 0.24 2.0%
Engineering & management services 14.14 15.76 0.16 1.1% 16.63 18.75 0.42 2.4%
Government 41.38 46.97 0.56 1.3% 47.07 46.78 -0.06 -0.1%
TOTAL NON-FARM 413.16 434.63 2.15 0.5% 423.60 450.12 5.30 1.2%

Source: economy.com

A.3 - Development Opportunities Analysis

Household growth drives residential development. In the prospective
market for residential development in South Norwalk, anticipated house-
hold growth (see Exhibits 1 & 2 above) reflects recent trends as well as the
amount of land available for new development. To alarge extent, these
indicators reflect the limitations of Norwalk’ s status as a mature, primarily
built-out community. Where new land can be made available for new de-
velopment, such development may surpass current projections for future
household growth. Thisis particularly likely in light of the fact that Fair-
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field County’ s forecasted employment growth of 1.2 percent per year —
with considerably higher growth rates among high-compensation, profes-
sional service sectors -- far exceeds the currently forecasted demographic
growth rates of 0.5 to 0.6 percent.

In general, market-rate residential devel opment offers opportunities for the
Study Area; this section presents discussions of the key factors and trends
that will support and shape such opportunities.

Rental Apartment Market

Regional Lifestyle Rental Market

High-end apartment properties in the region extending from Stamford on
the west to Wilton on the northeast will compete for householders com-
muting to employment destinationsin New Y ork, Stamford, Norwalk, and
other coastal locations in Fairfield County. In Stamford, Norwalk, and
other locations, luxury apartments serving this “lifestyle” renter niche
(high-income households opting for the convenience of upscale rental liv-
ing arrangements despite possessing the means for purchasing desirable
homes) have been successfully absorbed with monthly rents approximat-
ing $2/square foot/month. These successes, occurring during a period of
economic weakness, indicate the local market’ s acceptance of such prod-
ucts.

Competitive Market

The following exhibit identifies the luxury rental developments that may
compete with new luxury apartmentsin the Study Area.

Over the last three years, seven new projects containing nearly approxi-
mately 1,600 units have opened in the area. In genera these high-end
apartment properties have been able to maintain an overall stabilized oc-
cupancy rate of 95.7 percent. When propertiesin their initial lease-up
stages are included, at mid-year 2003 the overall occupancy rate stood at
94.5 percent.

In general, monthly rents at most of these apartment complexes range from
roughly $1,450 to $2,000 for one-bedroom units and from $1,700 to $2,300
for two-bedroom units. On a per-square foot basis, monthly rents range
from $1.50 to $2.25.
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Exhibit 4 — Competitive Luxury Apartment Complexes

Total Occupancy

Property City Built Units Rate
Merritt River Apartments Norwalk 2002 227 80%
Clocktower Close Norwalk 1985 129 96%
Riverview Norwalk 1991 92 100%
Corset Factory Norwalk 1980s 81 90%
Trolley Barn Norwalk 1988 24 92%
18 Ann Street Norwalk 1999 12 100%
Avaon New Canaan New Canaan 2002 104 92%
Avalon Springs Wilton 1996 102 99%
Archstone Stamford Stamford 2002 160 97%
The Fairfield Stamford 1995 263 96%
Southwood Square Stamford 2001 315 100%
Avalon Corners Stamford 1999 195 96%
Avalon Glen Stamford 1991 238 96%
Avalon Grove Stamford 1996 402 91%
Avalon on Stamford Harbor Stamford 2002 323 97%
Park Square West Stamford 2001 143 98%
Avalon at Greyrock Place Stamford 2001 306 97%
Avalon Bedford Stamford 1960 388 92%
Total 3,504 94.5%

Occupancy Among Stablized Projects™:  95.7%

! Excludes units at Merritt River, Avalon New Canaan projects, which wereininitial
|ease-up phases.

Source: Bonz and Company, Inc.

Exhibit 5 -- Competitive Market-Rate Rent Ranges

UntSz Moty Rat Rat/Sy ft.
lov. Hdr Lov Hdh Lov  Hd
QreBadroomUrits 4 £533) §.609 $8P R17 80
Two-BaraomUnits 1,061 1301 RIB 55 R $L97
Suroee Bozand Gonpary, Inc.
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Amid the national economic recession, absorption of these new properties
has continued at healthy rates. While some properties have offered rent
concessions and absorption has slowed somewhat, most stabilized proper-
ties have maintained high occupancy rates, and the Avalon/Stamford Har-
bor and Merritt River properties have continued to lease apartments at ap-
proximately 8 units and 18 units per month, respectively, over the last six
months.

Market Demand

In order to afford market-rate rental housing at a state-of-the-art apartment
property, renters would need to maintain an annual household income of at
least $60,000; the largest portion of the market for a Norwalk market-rate
apartment development would include one- and two-person households with
annual household incomes of $75,000 or more. Thisthreshold reflects the
accepted standards whereby housing expenditures account for no more than
30 percent of household incomes.

As shown previously in Exhibit 2, while lower and middle-income house-
holds are likely to decline in Norwalk and Fairfield County, householdsin
the upper income tiers are expected to show substantial growth. This same
pattern is projected for the Stamford-Norwalk PMSA (which incorporates
the communities of Stamford, Norwalk, Greenwich, Darien, New Canaan,
Fairfield, Wilton, Westport and Weston). Exhibit 6 shows that while the
income groups below $100,000 are expected to decline over the next five
years, such declines will be offset by increases in the $100,000+ income
brackets for most age groups (excepting only the 35 to 44 age group).

In estimating demand for luxury rental apartments, this analysis builds on
these demographic projections, refined to take into account household
sizes and propensitiesto rent (based on 2000 Census data for Fairfield
County). Thefirst step isto estimate the number of income-qualified
(minimum $75,000) households in each age group. The next step applies
renter/owner ratios (based on 2000 census data) specific to the various age
groups. Thethird and final step applies additional factors (derived from
census data) to adjust renter/owner ratios to account for the $75,000+ in-
come group.

As seen in the following exhibit, the target market of lifestyle rentersin
the Stamford/Norwalk PM SA is projected to increase from roughly 9,300
in 2002 to 10,400 in 2007. Thisrepresents again of 1,100 households, or
220 new income-qualified renter households per year.
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Exhibit 6 -- Household Growth Projections by Selected Income Groups — Stam-
ford-Norwalk PMSA: 2002-2007

Household Annual Change
Age Income 2002 2007 2002-2007
25-34 $50,000-$74,999 3,075 2,377 (698)
$75,000-$99,999 2,777 2,285 (492)
$100,000 and Over 6,835 8,666 1,831
Subtotal 12,687 13,328 641
35-44 $50,000-$74,999 3,439 2,507 (932)
$75,000-$99,999 3,084 2,390 (694)
$100,000 and Over 15,984 16,556 572
Subtotal 22,507 21,453 (1,054)
45-54 $50,000-$74,999 2,702 2,353 (349)
$75,000-$99,999 2,712 2,311 (401)
$100,000 and Over 16,131 19,249 3,118
Subtotal 21,545 23,913 2,368
55-64 $50,000-$74,999 2,098 1,991 (207)
$75,000-$99,999 2,078 1,980 (98)
$100,000 and Over 10,796 14,676 3,880
Subtotal 14,972 18,647 3,675
65-75 $50,000-$74,999 1,855 1,799 (56)
$75,000-$99,999 1,535 1,427 (108)
$100,000 and Over 4,887 6,243 1,356
Subtotal 8,277 9,469 1,192
Totas $50,000-$74,999 13,169 11,027 (2,242)
$75,000-$99,999 12,186 10,393 (1,793)
$100,000 and Over 54,633 65,390 10,757
Tota 79,988 86,810 6,822

Source: Claritas, Inc.

Exhibit 7 — Potential Demand for Market-Rate Multi-Family Housing in Stamford-

Norwalk PMSA, 2002-2007

Estimated 2002 Demand

Estimated 2007 Demand

2002 to 2007 Change

Income Number Income Number Income Number
Qualified*  of Renters® | Qualified? of Renters? | Qualified ' of Renters?
Primary M arket Area’
25 - 34 9,612 3,018 10,951 3,438 1,339 420
35 - 44 19,068 2,799 18,946 2,781 (122) (18)
45 - 54 18,843 1,906 21,560 2,181 2,717 275
55 - 64 12,874 1,105 16,656 1,430 3,782 325
65 -74 6,422 517 7,670 617 1,248 100
Total 66,819 9,345 75,783 10,447 8,964 1,102
Notes:

1. Households with annual incomes in excess of $75,000 based on Claritas data.
2. Percentage of renter households by household age based upon 2000 Census data for Fairfield County,
adjusted to apply to households with incomes over $75,000

Source: U.S. Census; Claritas, Inc.; Bonz and Company, Inc.
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These projections are conservative in that they do not anticipate additional
housing demand induced as aresult of new improvements and/or the
availability of new developable land in the area. For perspective, it should
be noted once again that, over the last three years, the market has absorbed
roughly 1,600 luxury apartment units — or about 533 per year; thisindi-
cates that the creation of desirable housing alternatives induces additional
households to moveto the area. While such absorption may or may not
continue, the concept of lifestyle rental unitsis based on an increasing
propensity for higher-income householders to choose rental living ar-
rangements in favor of home ownership.

In any event, within the overall envelope of market demand, the Study
Areawill offer one of the strongest locationsin the region. The Study
Area offers a central location with superior access to major highways, rail
transit, future employment areas, and the urban amenities of South Nor-
walk. Few if any locationsin the PMSA will be able to match this combi-
nation of advantages. Overall, over afive- to ten-year period of time, the
Study Area should be able to capture substantial portions of the market-
rate rental market and support approximately 300 or more new market-rate
apartment units.

Condominium Market

Condominiums in townhouse and apartment configurations provide devel-
opment opportunitiesin the Study Area. While the South Norwalk con-
dominium market has experienced substantial price increasesin recent
years, new development has been limited by the scarcity of property avail-
able for development or conversion. Given the anticipated local growth
among affluent one- and two-person households, along with the Study
Area s competitive advantages, new condominium units should offer a
viable devel opment opportunity.

General Market Conditions

Condominium projects in the City of Norwalk have included six projects
since 1995. Most of these have offered two-bedroom units containing
1,000 to 1,300 square feet, ranging in price from roughly $200,000 to
$300,000.

In general, Norwalk’ s condominium market has shown consistently posi-
tive trends over the past ten years. As shown in Exhibit 8, the volume of
condominium sales in the City increased to a peak of 674 in 2000; while
this volume has declined dlightly, it has continued to exceed sales volumes
achieved prior to 1999. In addition, during this ten-year period, median
sale prices have consistently increased — even since 2000 — at an average
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annual rate of 6.1 percent. These data reflect a generally heathy condo-
minium market in the City.

Exhibit 8 — Condominium Sales, City of Norwalk, 1993-2003

Median Sale

Year Number Price

1993 338 $123,000
1994 434 $118,375
1995 464 $112,000
1996 422 $123,750
1997 463 $130,000
1998 582 $138,000
1999 672 $148,000
2000 674 $164,700
2001 607 $185,000
2002 610 $215,000
2003 (partial) -- $235,000
Avg. Annual Increasein Med. Price 6.1%

Source: The Warren Group.

Condominium Sales

In and around the Study Area, existing condominiums include upper-story
spaces on Washington Street as well as buildings on Haviland and Water
Streets. For the most part, these units were built during the 1980s; in con-
trast to the recently built projects featuring two-bedroom units, most of
these are one-bedroom units containing 600 to 800 square feet.

While recent sales prices for such units range widely -- from $120,000 to
$220,000 — interviews indicate that South Norwalk condominium prices
have increased substantially; one broker estimates that values for compa-
rable units in the area have increased by 30 percent over the last 18
months. Exhibit 9 compares average sales/square feet figures for a sample
of nearby unit salesin 2002 and 2003. While these represent a somewhat
limited sample, these figures indicate one-year price increases of roughly
20 percent for units at Washington Street and 32 Haviland Street. While
price increases appear to be lower for units at 149 Water Street, it should
be noted that these comparisons really represent a four-month (rather than
one-year) increase; the building’ s three salesin 2002 occurred in late Oc-
tober, while the single sale in 2003 occurred less than four months later, in
mid-February.
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Exhibit 9 -- One-Year Change in South Norwalk Condominium Sales Prices

Average Price/sg. ft.

Property 2002 2003 Change
Washington Street condos $227 $279 22.9%
32 Haviland $235 $279 18.7%
149 Water $214 $225 5.3%

Source: William Pitt Real Estate; Bonz and Company, Inc.

Norwalk’s most recent condominium development is located close to the
Study Areaat 4 Lowe Street. The Harbour Heights project offers two-
bedroom units with 1,100 to 1,350 square feet. Despite the project’s loca-
tion in atransitional neighborhood, and despite opening immediately after
September 11, 2001, these units sold out within approximately eight
months. Initia prices ranged from $240,000 to $290,000, or $180 to $220
per square foot.

One other market-rate complex in the vicinity isthe Atrium, located at 115
Flax Hill Road. This complex offers 16 relatively small (850 to 900
sguare feet) two-bedroom units. Three recent sales (in 2002) have ranged
from $210,000 to $225,000, or roughly $250 per square foot.

Despite the lack of recent supply, the entire Fairfield County market con-
tains virtually no other condominiums set amid urban amenities compara-
ble to South Norwalk’s. Given the recent price increases, combined with
favorable demographic trends, the development community has shown an
emerging interest in condominium projects in and around the Study Area.
Prospective projects planned for development along Smith Street target
upscale young professional as well as empty nester households, with
prices generally targeting a $250,000 to $300,000 price range.

Demand Growth

While market-rate apartments face substantial competition from an ample
supply of recently built projectsin the Stamford-Norwalk PMSA, the pri-
mary market for market-rate condominiums will compete with alimited
inventory of new projects in an area extending throughout Fairfield
County. Thisbroader market areais shaped by the lack of local competi-
tion among high-quality urban condominiums as well as the Study Area's
central location and accessibility to al parts of the County.

Given prevailing price points for new condominiums, most buyers of mar-
ket-rate condominiums will need to maintain incomes of $75,000 or more.
As shown previously in Exhibits 2 and 6, household growth in the Stam-

ford-Norwalk PMSA will occur mostly among higher-end income groups.
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For the overall County, Exhibit 10 shows five-year projected growth
among Fairfield County one- and two-person homeowner households with
incomes of $75,000 and higher.

In calculating these estimates and projections, this analysis follows a proc-
ess similar to the renter demand analysis, starting with household age- and
income estimates provided by Claritas, Inc., and then applying ratios de-
rived from the 2000 U.S. Census for (1) household home ownership and
(2) household sizes (the latter ratio is applied because, unlike upper-
income renter households, upper-income homeowners include large com-
ponents of families with children and other larger househol ds).

Within the likely market the highest growth is expected in the 55 to 64-
year old age group. This group comprises the largest component of the
“empty nester” niche, which typically furnishes the strongest source of
demand for upscale, urban condominium units. It should also be noted
that in 2007, the 45 to 54-year-old age group will remain the largest cohort
(28,300 households) in this prospective market, indicating that the growth
in the 55-64 age group is likely to continue beyond the next five years.

Exhibit 10 — Potential Condominium Demand: Fairfield County, 2002-07

Estimated 2002 Demand Estimated 2007 Demand 2002 to 2007 Change

Income Number 1-& 2-3 Income Number 1-& 2-2 Income Number 1-& 2-2
Qualified*  of Owners®>  Person/hhold | Qualified?  of Owners?  Person/hhold | Qualified®  of Owners?  Person/hhold
Age Group

25-34 26,368 18,090 9,513 30,608 20,999 11,042 4,240 2,909 1,530
35-44 50,758 43,307 22,773 52,139 44,485 23,393 1,381 1,178 620

45-54 51,094 45,925 24,150 59,879 53,822 28,302 8,785 7,896 4,152
55- 64 32,374 29,594 15,562 43,642 39,895 20,979 11,268 10,301 5,417
65-74 13,807 12,696 6,676 17,526 16,116 8,475 3,719 3,420 1,798
Total 174,401 149,613 78,674 203,794 175,316 92,191 29,393 25,704 13,516

Notes:

1. Households with annual incomes in excess of $75,000 based on Claritas data.

2. Percentage of owner households by household age based upon 2000 Census data for Fairfield County,
adjusted to apply to households with incomes over $75,000

3. Percentage of 1- and 2-person households based upon 2000 Census data for Fairfield County.

Source: U.S. Census; Claritas, Inc.; Bonz and Company, Inc.

Given the amenities of a South Norwalk location, along with the recent
trend toward increasing prices, the rapid growth in this age- and income-
defined cohort signals a likely development opportunity for condominium
unitsin the Study Area.

Affordable Housing Issues and Opportunities
Regional economic growth relies on an ample and diverse supply of labor.

In addition to highly skilled and highly compensated professionals, labor
must be available for service, administrative, educational, and entry-level
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jobs which may not offer high-end compensation levels. Norwalk’srising
costs for rental and condominium housing may limit the availability of
such labor. In order to sustain its growth, the community must address
thisissue by ensuring a supply of housing that can be affordable to the
various components of its labor force.

Need for Affordable Housing in Norwalk

In quantifying the need for affordable housing in Norwalk, the following
evaluates Norwalk’s unmet demand for affordable housing by calculating
the number of households whose housing costs exceed 35 percent of their
gross incomes.

As shown below, housing data from the US Census indicate that, in 2000
there were 7,252 households in Norwalk paying more than 35 percent of
their gross household incomes for housing and thus enduring hardships
due to housing cost burdens. It should be noted that these estimates are
conservative, as they do not include additional demand resulting from
households paying less than 35 percent of their household income for
housing payments, but who are occupying sub-standard housing and
would be attracted to units at the subject property. Additional demand
would also increase due to mobility, and due to increases in the number of
householdsin the area.

Exhibit 11 — Households by Housing Cost Burdens: City of Norwalk, 2000

Paying 20%to 25%to 30% to 35% or Not

<20% 24.9% 29.9% 34.9% More Computed Total
Less than $10,000 44 75 87 70 1,224 257 1,757
$10,000 - $19,999 248 110 116 161 1,657 46 2,338
$20,000 - $34,999 491 433 550 557 2,046 129 4,206
$35,000 - $49,999 783 652 712 462 1,008 52 3,669
$50,000 - $74,999 2,282 853 679 703 934 32 5,483
$75,000 - $99,999 2,310 565 538 276 224 7 3,920
$100,000+ 5,023 983 404 189 159 39 6,797
Total 11,181 3,671 3,086 2,418 7,252 562 28,170

Source: U.S Census.

Development Opportunities and Programs

While most devel opers seek to maximize financial returns, developers
throughout the nation have found it profitable to build mixed-income
housing combining market-rate with affordable components. Such pro-
jects have proven beneficial to virtually all parties, including:

e Low- and moderate-income residents, who gain affordable hous-
ing;

Final Report 124



/%/" WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

e Market-rate residents, to whom mixed-income communities have
proven acceptable;

e Developers, who derive funding assistance that is often required to
facilitate their projects market-rate residential components; and

e Communities, who derive greater residential diversity and capacity
to accommodate potential |abor force growth.

In general, the product model for mixed-income projects would be dic-
tated by the requirements and conditions of specific federal, state or local
assistance programs. An anticipated Norwalk affordable housing program
would require that developers allocate 10 percent of a project’s dwelling
units as affordable for households earning either 80 percent of the state-
wide median household income (adjusted for family size). Under this
program, devel opers could charge maximum monthly rents of $1,450 for
one-bedroom and $1,670 for two-bedroom units.

Other federal, state or local programs similarly require various affordable
housing products as conditions for tax credits, rent subsidies, assistancein
land assembly (or cost), low-interest loans, grants, tax-exempt bond fi-
nancing, and other incentives and forms of government assistance.

Overall, affordable housing components developed under the anticipated
Norwalk program, as well as other programs, will prove appropriate and
compatible within residential developments in the Study Area.

Retail Market

The retail market offers distinct possibilities for new retail businessesin
the Study Area. While some development opportunities may be limited by
the Study Area’s physical ability to accommodate major regional retail
center developments, key opportunities are nonetheless available, as dis-
cussed below.

General Market Conditions

The Study Area s location adjacent to South Norwalk’ s retail and enter-
tainment core enhances its ability to capture certain potentia retail busi-
ness opportunities. The South Norwalk retail environment features a mix
of restaurants, entertainment-related businesses (nightclubs, cinema, etc.)
and specialty retail stores, with an emphasis on home furnishings stores.
General market conditions in this area include the following:

e Leaseratesrange from approximately $12 to $26 per square foot
on atriple-net basis. Higher-quality space occupying premium lo-
cations range from the low- to mid-$20s, while older properties
and properties at the fringes of the area occupy the lower rent
ranges, most properties occupy a narrower range of $18 to $22.
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e Thearea' s premium retail locations are situated immediately east
of the Study Area, including the east side of North Main Street and
those segments of Washington, Marshall and Ann Streets lying di-
rectly east of North Main Street. Tenants feature high concentra-
tions of restaurants, nightclubs and specialty retailers. Many of
these properties occupy historic structures. On the west side of
Main Street, historic building characteristics are relatively scarce,
and tenants include a greater presence of lower-rent businesses
such as second-hand goods dealers, personal services (cleaning,
hair care, nail care, mailing, etc.) and fast food (rather than full-
service) restaurants.

e With afew exceptions (e.g., Crown Theatres, Gold’s Gym, Sub-
way), most businesses in the South Norwalk area are independ-
ently owned and operated.

e Market draw area: While some businesses derive most of their
sales from the local Norwalk market, many of SONo’s specialty re-
tailers and restaurants serve aregional market trade area extending
throughout western Fairfield County (extending east to communi-
ties such as Redding or Easton) and parts of Westchester County
(NY).

Market Opportunities

In evaluating the potential market support for additional retail space, the
following tables and text focus on overall market demand, and the likely
niches and locations suitable for the Study Area.

The following exhibits present the results of an “inflow/outflow” analysis.
This analysis measures the local residents’ retail spending against the sales
captured by local retailers. Where the former (local spending) exceeds the
latter (sales at local stores), thisindicates that local residents spend more
of their money outside the market area than the area’ s stores draw from
non-local households; i.e., there is anet outflow of retail spending. Con-
versely, where local spending falls below local sales, thisindicates that the
area attracts a net inflow of spending from outside the local market.

As shown in Exhibit 12, Norwalk currently captures a net retail spending
inflow, with itslocal stores capturing sales 47 percent in excess of local
household spending (147% minus 100%). This net inflow exceeds those
achieved by the Stamford-Norwalk PMSA aswell as Fairfield County,
reflecting the presence of regionally important retailersin Norwalk.
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Exhibit 12 — Resident Non-Auto Retail Spending vs. Retail Sales ($ millions) for Selected Trade Areas

Norwalk Stamford Fairfield

City PMSA County

Local Resident Retail Spending $715.8 $3,111.9 $7,424.5
Local Retail Sales $1,050.8 $4,176.8 $8,575.5
Market Capture 146.8% 134.2% 115.5%

Source: Claritas, Inc.; AGS, Bonz and Company, Inc.

Within this overall retail market, the Study Area s strongest opportunities
focus on stores in the eating and drinking, miscellaneous and home fur-
nishings categories.

e Within the overal (non-auto) retail envelope, Norwalk achieves
notable inflows in the home furnishings and miscellaneous (en-
compassing a broad range of specialty retail categories, including
books, jewelry, flowers, cookware, etc.). These inflows reflect the
concentration of businesses along Route 1 and parts of South Nor-
walk that serve regional clientele. These strong inflows do not
necessarily indicate market oversupply or saturation. On the con-
trary, these inflows simply reflect a dominant regional position,
and where — as here -- the market continues to support existing and
new businesses, this indicates that other businesses in these catego-
ries may target Norwalk locations.

¢ While Norwalk’ s outflows in the general merchandise and apparel
categories reflect the City’ s absence of major department stores
and national clothing retailers, these types of retailerstypically
seek leased space in larger shopping centers containing at least
100,000 square feet in most cases. The Study Area may have dif-
ficulty accommodating this type of devel opment without major
changes to properties that have been able to maintain viable uses
while contributing to the fabric of the South Norwalk community.

e Ingenera, while major retail centers and the most visible portions
of the Norwalk retail market are concentrated along Connecticut
Avenue and Westport Avenue, South Norwalk plays a significant
role as a destination location for independently operated specialty
retail stores and restaurants.
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Exhibit 13 — Market Capture Rates for Selected Retail Categories

Norwalk Stamford Fairfield
City PMSA County
Groceries 114.1% 105.3% 79.5%
General M erchandise 39.5% 39.9% 44.1%
Apparel 65.9% 80.9% 69.2%
Home Furnishings 438.4% 467.8% 376.6%
Eating & Drinking 104.7% 106.5% 101.2%
Miscellaneous 252.1% 207.5% 177.8%

Source: Claritas, Inc.; AGS; Bonz and Company, Inc.

Development Opportunities

In identifying development opportunities for the Study Area, factors influ-
encing the character of such opportunitiesinclude the Study Area’s:

e Limited physical capability to accommodate major retail activities
and attendant parking;

e Opportunities for specialty retailers, restaurants, specialty foods
and other goods and services providers, most likely occupying
relatively small-scale spaces on the ground-floor levels of mixed-
use buildings.

e New residential development in the Study Areawill enhance retail
demand while contributing to the area’ s vitality and desirability for
additional residents aswell asretailers.

Overall, while the Study Areais not suitable for a conventional shopping
center format -- which would typically feature roughly 100,000 square feet
of |easable space with surface parking -- it should be able to provide ap-
propriate spaces for smaller tenants that can complement and benefit from
the nearby critical mass of restaurants, entertainment businesses, and spe-
cialty-oriented stores.

Within the Study Area, preferred retail locations would target ground-floor
spaces at high (pedestrian and/or vehicular) traffic areas, either within
newly configured structures or at strategic access points. In general, such
locations should target the traffic ingress/egress points connecting the
Webster Street block to Washington Street or Main Street; locations along
Martin Luther King offer less desirable locations from aleasing perspec-
tive.
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Appendix B - Parking Proforma

This section contains a series of tables comprising proforma information
for Parking Garage No.1. The tables show projected operating expenses,
financing costs and revenues for the garage asiif it were built as a stand-
alone facility without any supporting devel opment and/or any associated
public improvements such as the new street and pedestrian way, etc. The
effect of proposed supporting development is discussed in Chapter 4.

Note that in the financial analyses contained in this section, debt service
has been shown as alevel annual payment over a twenty-five-year period
assuming a5 percent interest rate. I1n actuality, final bond financing may
result in a stream of uneven payments. Any fluctuations in actual annual
payment levels will depend on the final strategy adopted for financing the
parking facilities analyzed in this section.

The fact of the matter is that debt service payments related to the devel -
opment of parking garages can be structured many different ways. Inthe
end, structuring debt service paymentsis usually driven by the financial
needs and restrictions of the respective entity responsible for the debt ser-
vice.

For example, some municipalities or authorities may not have

the initial revenues required to make an annual interest and principal pay-
ment. In cases such asthis you can structure the debt service so that over
thefirst few years only interest payments on the money borrowed are
made. Asaresult, when interest and principal payments are made they
will berelatively larger since the period of time payment is applied to
principal isless. Thismethod isreferred to as back-end loading the debt
service.

Conversely, if amunicipality, authority or other owner/operator is capable
of making principal and interest payments from year one, they may want
to front-end load the debt service so that more money is paid during the
first years of the debt service resulting in lesser payments as the loan
comes to an end, thus freeing up revenues to build additional facilities as
time requires.

Since the precise strategy for the Webster Block parking facilitiesis as yet
undecided, for purposes of illustration in his preliminary phase of this pro-
ject, Desman Associates has laid out debt service as consistent annual
principal and interest payments to show what the financing looks like gen-
erally. Itisalsoimportant to remember that the longer payment is de-
ferred, the more interest will be paid.
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Table B.1 — Garage No. 1 — Stand Alone Cost Assumptions

Parking Type No. Spaces | Cost per Space Total

Below Grade Structure 240 $22,000 $5,280,000
Above Grade Structure 510 $16,000 $8,160,000
Total 750 $13,440,000

Note: Includes both hard and soft costs

Table B.2 — Garage No. 1 — Estimated Debt Service

Year of

Operation

NNNNNNRPRRPEPRRERRERPRER
URWNRPOOONOUIAWNRO ORI RGN F

Estimated
Income

$1,245,000
$1,245,000
$1,245,000
$1,245,000
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625
$1,571,625

Estimated

Expense

368,200
378,196
388,492
399,097
410,020
421,270
432,858
444,794
457,088
469,750
482,793
496,227
510,064
524,315
538,995
554,115
569,688
585,729
602,251
619,268
636,796
654,850
673,446
692,599
712,327

Debt Service

Payment

942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827
942,827

Profit or
(Shortfall)

(66,027)
(76,023)
(86,319)
(96,924)
218,778
207,528
195,940
184,004
171,710
159,048
146,005
132,571
118,734
104,483
89,803
74,683
59,110
43,069
26,547
9,530
(7,998)
(26,052)
(44,648)
(63,801)
(83,529)
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Table B.3 — Garage No.1 - Estimated Annual Operations Costs

Operating Expense
(3% Increase Per Year Based on Congressional Budget Office CPI Data)

Estimate of Annual Operating Expense Year1 Year2 Year3 Yeard Year5 Year7 Yearl10

SALARIES
(All Estimates Rounded to the Nearest Dollar)

Security Service 150,000 154,500 159,135 163,909 168,826 179,108 195,716
Professional Services 75,000 77,250 79,568 81,955 84,413 89554 97,858
(Including Municipal Management Oversight)
Services Total 225,000 231,750 238,703 245864 253,239 268,662 293,574

ADMINISTRATIVE COSTS

**Payroll (Attendant Labor) 0 0 0 0 0 0 0
(Included in Professional Services)
Payroll Total: 0 0 0 0 0 0 0
REPAIR & MAINTENANCE
Snow Removal 10,000 10,000 10,000 10,000 10,000 10,000 10,000
Repair & Maintenance 10,000 10,300 10,609 10,927 11,255 11,941 13,048
Maintenance Reserve (structural) 25,000 25,000 25,000 25,000 25,000 25,000 25,000
Equipment Maintenance 33,200 34196 35222 36,279 37,367 39,643 43,318
Repair & Maintenance Total: 78,200 79496 80,831 82,206 83,622 86,583 91,366
OTHER OPERATIONAL EXPENSES
Electric Service 22,000 22,660 23,340 24,040 24,761 26,269 28,705
Water Service 3,500 3,605 3,713 3,825 3,939 4,179 4,567
Sewer Service 2,000 2,060 2,122 2,185 2,251 2,388 2,610
Waste Disposal Service 3,500 3,605 3,713 3,825 3,939 4,179 4,567
Telephone Service 1,000 1,030 1,061 1,093 1,126 1,194 1,305
Insurance 12,000 12,360 12,731 13,113 13506 14,329 15,657
Printing Services (Dispenser Tickets) 20,000 20,600 21,218 21,855 22,510 23,881 26,095
Office Supplies 1,000 1,030 1,061 1,093 1,126 1,194 1,305
Other Operational Expenses Total: 65,000 66,950 68,959 71,027 73,158 77,613 84,810
Grand Total Operating Expenses $368,200 $378,196 $388,492 $399,097 $410,020 $432,858 $469,750
Cost per space (750) per year $491 $504 $518 $532 $547 $577 $626

* Equipment Maintenance Includes:

Elevator Maintenance Contract
2 cars @ $550.00 per car per month/$13,200 annually

Revenue Control Maintenance Contract
5% X total initial installation cost/estimated at $250,000 =$12,500

**Administrative Cost Includes:
N/A - Contracted management
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Table B.4 — Garage No.1 — Estimated Annual Revenues

Year 1-4 Turnover Spaces

Parking User Group No. of Spaces Rate Sold Rate Time Gross Revenue
Monthly 525 0.0 525 $125.00 12 months $787,500
Transients (weekdays) 225 25 506 $3.00 250 days $379,500
Transients (Saturdays) 250 20 500 $3.00 52 days $78,000
Net Total Sum: $1,245,000
Year 5-10 (10% Rate Increase in 5th Year) Turnover Spaces

Parking User Group No. of Spaces Rate Sold Rate Time Gross Revenue
Commuters/Monthly 525 0.0 550 $137.50 12  months $907,500
Transients (weekdays) 225 3.0 675 $3.30 250 days $556,875
Transients (Saturdays) 250 25 625 $3.30 52 days $107,250
Net Total Sum: $1,571,625

1. Transient turnover rates do not account for shared usage capability of monthly spaces during normal business hours
only for turnover of spaces allocated for transient use

2. Monthly rate projections do not account for monthly oversell percentages that may be possible based
on the unique characteristics of this user group

3. Weekday transient revenue based on $1.00 per hour with a 3-hour average length of stay

4. Weekend transient revenue based on a $1.00 per hour with $10.00 maximum, Saturdays only and assumes on-street
parking enforced from 8:00 AM to 10:00 PM. 3-hr average stay

5. No account (reduction) has been made for validated parking
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Appendix C — Meeting Notes
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Development Committee Workshop No. 1 — Meeting Minutes

Date: July 24, 2003

L ocation: Norwalk City Hall Community Room

Present:

Brian Bartholomew Desman Associates

Keith Brown Condron-Brown Builders

Jack Burritt Norwak Redevelopment Agency
Oliver Gillham SEA Consultants, Inc.

Kathryn Hebert Norwak DPW

Alanna Kabel Norwalk Office of the Mayor
Nicolas Pacella South Norwalk Business Association
Dick Paik Bonz & Company, Inc.

Ed Schmidt Norwalk Office of the Mayor
Timothy Sheehan Norwalk Redevelopment Agency
Burton Shatz Norwalk Parking Authority
Michael Wrinn Norwalk Planning and Zoning
Judith Rivas Norwalk Common Council

Chris Perone Norwalk Common Council

Amy Jimenez Norwalk Parking Authority
Munro Johnson Norwalk Redevelopment Agency
Michael Moore Norwak Redevelopment Agency
John Nickerson The Advocate Newspapers
Robert Koch The Hour Newspapers

Subj ect: Workshop No. 1 with Webster Street Block Development Committee and the

SEA Consulting team.

1. Introductions

Alanna Kabel opened the meeting, introduced the consulting team, the members of the Devel-
opment Committee, and turned the meeting over to Oliver Gillham, the SEA team’s Project
Manager, for a presentation of consulting team’s mission and their initial views on the project.

2. Study Area & Project Scope

Oliver Gillham described study area and project scope.

Study area: The study areais bounded roughly by Madison Street, Martin Luther King (MLK)
Drive, North Main Street, and the Northeast Corridor Rail right-of-way. The study areaaso in-

cludes a part of ablock bounded by Flax Hill Road, West Washington Street, MLK Drive and
Clay Street (see attached map). The principal focus of the study is the so-called Webster Street
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Block — a“superblock” formed by the South Norwalk Urban Renewal Plan that consolidated
three blocks formerly separated by Webster and Franklin Streets. Both streets were vacated in
the process.

Scope of the study: Parking in the study areais presently inadequate. The SEA team is charged
with studying the feasibility of developing a parking garage of approximately 800 spaces on the
Webster Street Block. That number is based on a previous study by Allan Davis Associates
completed in 2000, and may be modified by the work of the new study. The team is also to ex-
amine the feasibility of new mixed-use development along the MLK Drive edge of the Webster
Block. Thisdevelopment isto be principally housing - including both market rate and afford-
able units - with some minor amounts of retail and, possibly, office use. It is intended by the City
that the new development (through leveraging City-owned land) be capable of assisting in finan-
cials of building the new parking facility. The main mission of the consulting team isto create a
consensus-based master plan for the study area that includes the above elements, and that is
based on sound financials.

3. Planning Process

Oliver Gillham presented the planning process that the team expects to undergo with the Devel -
opment Committee and the public at large (see attached chart). The processis organized around
four workshops with the Devel opment Committee (of which this meeting is the first) and three
public gatherings. The study effort is grouped basically into three phases as follows:

e Phasel| —Data Gathering and Inventory - information gathering and interviews with key pro-
ject stakeholders

e Phase |l — Programming —work up of alternate parking and development programs for the
site that meet preliminary urban planning and financial screening criteria.

e Phaselll —Plan Alternatives - development and testing of three conceptual plans for the
study area.

4. Project Schedule

The project started July 21 and will end on December 30, with the delivery of a draft report. De-
velopment Committee Workshops are scheduled for July 24, September 4, October 9 and No-
vember 20. Public Gatherings are scheduled for September 11, October 16 and December 4.
The attached Project Schedule provides a graphic description of study tasks and project timeline.

5. Sitelssues

Oliver Gillham presented a diagram of SEA’s current understanding of the site issues affecting
the study area (see attached plan).

e The Webster Street lot isthe main parking reservoir for SoNo.
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The Webster Block is SONO's main visual gateway from 1-95 and Route 7 via West and
Fairfield Avenues. It is also the functional gateway to the district if you park there.

The image of the block is not consistent with the neighboring historic district.

All the principal visual corners of the Webster Block are underutilized or lack appropriate
activity.

The parking lot itself presents a bleak and littered introduction to SoNo.

Parking is confusing with the present mix of metered, permit and reserved spaces

The urban renewal Plan and subsequent leases and agreements cloud the Webster Block.
Issues include parking commitments and rights of utility easements. The redevel opment
Agency isworking with their counsel to summarize these issues.

Pedestrian access to and from the lot varies from good (old Webster Street) to poor (way
next to Avrick’s and the access way from Washington Street).

The block immediately to the south of the Webster Block containing Klaff’s, the Post Of-
fice, the Library and SNET may offer a solution for some of the parking demand if the
Postal service site can be used for public parking.

6. Selected Questionsto be Studied

Some of the key questions to be studied in the process will include the number and type of park-
ing spaces to be provided and what they will cost to build and operate. Thiswill affect what the
customer or tenant must be charged. Currently, new parking garages must charge between
$1,300 and 1,500 per year per space to be feasible to construct. Thisis a considerable change
from what is being charged at the Webster Street lot today. That raises the question as to whether
the housing and mixed-use development, using the leverage provided by City-owned land, can
help to subsidize parking construction, bringing costs down. These key questions and others are
summarized in the attached figure “ Selected I ssues to be Studied.”

7. Discussion

Following the presentation, the following points were raised and discussed:

Will the SEA team be investigating possible pedestrian connections to the train station?
The answer isyes, both along MLK Drive, Madison Street, Monroe/South Main and pos-
sibly making recommendations as to future access beside the rail right-of-way as well.

The team should a so be making recommendations about short-term quick fixes to the ex-
isting lot that might be made. Brian Bartholomew mentioned the idea of going to a gated
system with magnetic cards for a designated permit holder area. Existing locations of
short and long-term parking might also be investigated, as well as signage, identity, ap-
pearance, enforcement and security. The City has an RFP out for a consolidated parking
operator, which my address some of these issues. The operator is expected to be on board
in October.

The number of metered, or public use spaces, versus leased or permit/reserved spaces
needs to be investigated as part of the parking program for the site. A certain number of
leased spaces may be necessary for bonding.
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e ThelLibrary wasdiscussed. It was agreed that the library is an important community cen-
ter in thislocation, and will become only more so as new housing is built in the area. An
addition is being considered.

e Could the SNET facility be addressed? Does it need to stay whereit is? The answer is
that their facility isamain switching operation and would be extremely costly to move —
especialy given al the lines feeding into that location. However, the team might explore
whether it is possible to build something next to it, or around it. Any such recommenda-
tion would require negotiations with SNET.

e Thereiscurrently no convenient parking for the post office. There is a 15-minute zone
right outside their building, but people are always double parking, or parking inillegal
Spaces.

e Back versusfront entrances. U.S. Boat currently is closed to Washington Street and
opens onto the parking lot. What should the future condition of retail on the block be? If
the street is busy enough, than the shops facing it are likely to provide both front and
back entrances for fear of losing traffic. Right now the west end of Washington (where
U.S. Boat is) is hot particularly busy. Perhaps parking could be put back on the north
side of the street in this location.

e Public Space. Several people suggested that some sort of public square or plaza spacein
the middle of the block could make sense — especially with restaurants and stores opening
onto it. Thisidea needs to be addressed in the context of how much can fit on the site,
and which direction the retail faces. One ideathat was suggested isto consider making a
new public street between the Washington Street and MLK Drive entrances to the lot.
This might be the public space with new retail fronting along the new street. Such an
ideawould help to break up the “superblock” and might hearken back to the old street
pattern that existed before urban renewal.

e Emergency access will have to be accommodated in any case from Washington and
North Main Streets and MLK Drive.

e The Washington Street access point is presently too narrow to permit two-way traffic and
asidewalk. That is because about half of the access way is owned by the building at 17
Washington Street. It iscurrently used for parking and may eventually be built upon.

8. Amended Meeting Schedule

Committee members present and voting approved an amended Webster Superblock Devel op-
ment Committee meeting schedule as follows:

Date Time L ocation

September 4, 2003 5:30 pm Norwalk City Hall, Room 231
September 11, 2003/Public Gathering 7:30 pm Norwalk City Hall, Community Room
October 9, 2003 5:30 pm Norwalk City Hall, Room 231
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October 16, 2003/Public Gathering 7:30 pm Norwalk City Hall, Community Room
November 20, 2003 5:30 pm Norwalk City Hall, Room 231
December 4, 2003 7:30 pm Norwalk City Hall, Common Council

9. Adjournment

Meeting adjourned at 7:00 pm.
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Development Committee Workshop No. 2 — Meeting Minutes
September 4, 2003

L ocation: Norwalk City Hall — Room 231

Present:

Brian Bartholomew Desman Associates

Keith Brown Condron-Brown Builders

Jack Burritt Norwak Redevelopment Agency
Oliver Gillham SEA Consultants, Inc.

Michael Greene Norwalk Planning and Zoning
Kathryn Hebert Norwalk DPW

Alanna Kabel Norwalk Office of the Mayor
Alex Knopp Mayor of Norwalk

Nicolas Pacella South Norwalk Business Association
Dick Paik Bonz & Company, Inc.

Ed Schmidt Norwalk Office of the Mayor
Timothy Sheehan Norwalk Redevelopment Agency
Burton Shatz Norwalk Parking Authority
Judith Rivas Norwalk Common Council
Robert Koch The Hour Newspapers

Subject: Workshop No. 2 with Webster Street Block Development Committee and the SEA Con-
sulting team.

1. Introduction

Alanna Kabel opened the meeting, introduced the consulting team, the members of the Devel-
opment Committee, and turned the meeting over to Oliver Gillham, the SEA team’s Project
Manager, for a presentation of the results of Phase | of the study effort.

2. Processand Schedule

Oliver Gillham reviewed the planning process and the project schedule. The process and sched-
ule have been revised so that draft reports will now be delivered after the Development Commit-
tee Workshops and the public gatherings in each phase. This has been done in order to alow
incorporation of input from the Devel opment Committee and the public into the reports.

3. Phasel Results

Oliver Gillham presented the following preliminary findings from Phase | of the Webster Street
Planning and Urban Design Study:
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A. Project Context

Project L ocation: The Study Areaislocated at the gateway to South Norwalk, forming acritical
juncture between the SoNo historic district and major urban revitalization zones to the north and
south.

Project Site: The study areais made up of three blocks created by the 1960' s South Norwalk Ur-
ban Renewal Plan. These include the Webster Street Superblock, the Madison Block immedi-
ately to the south, and the Clay Block, across Martin Luther King Drive from the Madison
Block.

Land Use and Zoning: The Study Areaforms a predominantly commercial seam between the
mixed-use waterfront district containing SoNo to the east, and a series of residential neighbor-
hoods to the west. The Study Areais currently zoned SNBD (South Norwalk Business District).

Site Considerations: The Webster Block is crossed by a mgjor sanitary sewer and an active tele-
phone duct bank. These utilities will have to be accommodated or rel ocated. Property ownership
patterns together with obligations created by the South Norwalk Urban Renewal Plan and subse-
guent agreements will also affect plans for the site. These obligations and agreements are cur-
rently under study.

Vehicular Access. The Study Areais marked by heavy peak hour traffic volumes and average to
low levels of service at magjor intersections. No datais presently available for the intersection at
Martin Luther King Drive and Washington Street. Existing entry/exit points to/from the Webster
Lot are probably more or less fixed due to queuing at existing intersections. A detailed traffic
analysis of streets and intersectionsin the Study Areawill be needed at some point. The City
may choose to do thiswork in parallel with or following the Webster Block study.

Pedestrian and Transit Access. The Study Areais served by the Wheels system and the South
Norwalk Train Station. Pedestrian access problems exist in the alleyways next to 17 Washington
Street and Avrick Furniture and at the intersection of Washington Street and Martin Luther King
Drive.

Wayfinding: no unified parking or pedestrian signage system was observed either in the Study
Areaor in surrounding districts.

User Experience: the existing Webster Lot appears confusing, feels “unsafe” in places, presents
pedestrian and auto conflicts, has a generally poor image and provides uneven access to the sur-
rounding district.

Historic Context: the study areais bordered on the east by the Washington Street Historic Dis-
trict, which contains many fine examples of commercial and industrial architecture and transpor-
tation structures from the late 19™ and early 20™ centuries. The aesthetics of thiseraareisa
strong influence throughout South Norwalk.
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B. Existing Parking

Inventory: An inventory of existing parking in the Study Area performed by SEA on July 29,
2003 counted 612 parking spaces in the Webster Lot. Of these, 35 are private, 81 are reserved,
357 are permit, 94 are two-hour meter and 45 are 10-hour meter. Including other blocksin the
Study Areaand on street parking in the count yields atotal of 867 total parking spaces. Of these,
124 are private, 81 are reserved, 445 are permit, 9 are 15 minute unmetered, 138 are two-hour
meter, 45 are 10-hour meter, and 25 are unstriped and unmetered.

Existing Parking Rates. Meters currently charge $0.25 per hour. Passes for permit spaces,
which are “first come/first serve” can be purchased for $240 per year. Passes for reserved spaces
can be purchased for $480 per year.

Phase Il Analysis. Brian Bartholomew of Desman Associates summarized the work that will be
carried out in the next phase of the study. The South Norwalk Parking Study, completed in 1999
by Allan Davis Associates, Inc. is being used as the principal source of information on parking
for the Webster Street Block Planning and Urban Design Study. During Phase 11 of the current
project, the SEA team will develop an update of The South Norwalk Parking Study that will re-
visit previous estimates of parking demand for the Study Area, analyze the potential for shared
parking use on the Webster Block, and develop arange of parking programs to be based on fu-
ture development scenarios for the Study Area.

C. Market Conditions

Dick Paik of Bonz & Company, Inc. summarized the results of market research conducted to
date:

Economic Context: Given Norwalk’ s strategic location for business and transportation, new de-
velopment propertiesin the City and the Study Area offer opportunities to capture significant
shares of the region’s employment and potentially exceed projected demographic growth.

Market-Rate Housing: In general, the Study Area offers potentially viable opportunities for the de-
velopment of new market-rate apartments as well as condominiums in mid-rise, multi-family con-
figurations. Overall, the local apartment and condominium market benefits from the Study Area’s
strategic location, the South Norwalk environment, and a market characterized by price apprecia-
tion and a growing number of affluent empty nester households.

Affordable Housing: Relatively high median income levels combined with increasing home
prices in the region makes provision of affordable housing a critical priority in Norwalk. Afford-
able housing is needed to accommodate large segments of the local |abor force and key sectors of
the Norwalk community that are being priced out of the local housing market. Mixed-income
projects have proven beneficia to virtually all parties, including: low- and moderate-income
residents, market-rate residents, developers and communities.
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Retail Market: Overall, while the Study Areais not likely to support large-scal e shopping-center-
style retail development, well-situated spaces with high visibility and convenient access to park-
ing should be able to support a general increase in the smaller-scale specialty retail tenancies that
characterize SoNo.

Office Market: Given prevailing market weakness and the volume of likely competition from
Reed/Putnam, large-scal e office devel opment does not offer alikely development opportunity for
the Study Area. Smaller professional office and other types of similar space will continue to of-
fer opportunitiesin the Webster Block area.

4. Next Steps

During Phase Il of The Webster Street Block Planning and Urban Design Sudy, the SEA team
will prepare an update of Study Area parking demand using the findings of The South Norwalk
Parking Study as a basis for new analysis. The consulting team will then work with the Devel-
opment Committee and City Staff to determine the potential feasibility of arange of alternative
parking, housing and mixed-use development scenarios for the Webster Block Study Area.

5. Discussion

Following the presentation, the following points were raised and discussed:

e What types of financing mechanisms will be investigated? Whileit is still too early to tell
at this stage, the basic thrust of the study islikely to focus on the devel opment value of
the City-owned land on the Webster Block. Sale or lease of the land along the edge of
Martin Luther King (MLK) Drive to a housing developer could help to generate cash for
the construction of parking on the site. This could reduce the amount of financing needed
to build agarage, and, in turn, the amount of revenue required for debt service. Another
approach might be a developer agreement, whereby a developer agrees to build the ga-
rage for the Parking Authority in return for securing needed parking spaces for new de-
velopment. Other components may include securing commitments for leased spacesin
the garage from adjoining property owners sufficient to guarantee a revenue stream ade-
guate to finance the construction of the garage.

e Klaff’sisan important magnet in the district, and could form the basis for attracting re-
lated home design storesin the area, if adequate floor plates (e.g., 20,000 square feet or
higher) could be provided through new construction or combining existing smaller
spaces. Thismight also be big enough to attract an apparel retailer like The Gap.

e 17 Washington Street, and the stores next to it were mentioned as possible candidates that
could provide larger floor plates.

e Greater turnover is needed at existing metered spaces. This could be achieved through
better enforcement. Central multi-space meters are another alternative to be investigated.
Such an approach could also help with parking rates in the district. Central meters could
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be programmed so that longer stays pay relatively higher hourly rates, while shorter stays
pay less.

How much of the existing parking in the Webster Lot is taken up by 50 Washington
Street? The answer is not clear-cut. Tenantsin 50 Washington Street currently pay for
444 passes including both permit and reserved spaces. However, passes are oversold (a
standard industry practice). There are also the permit spaces on the Clay Block across the
street from the Webster Lot. Because of the building’ s relatively urban location, tenants
at 50 Washington Street may also be more likely to use transit and/or walk to work than
tenants at a more traditional suburban location like Merritt Seven.

Are any special transit funds available that might help this project? TEA-21 funds may be
available in some form, but transit funding in general appears to be diminishing rather
than increasing. The current transportation reauthorization bill under consideration in
Congressiscalled T-3. Action on that bill is expected to begin in September. Congestion
Mitigation and Air Quality (CMAQ) funding was one source that might have been useful
under TEA-21. Itisnot presently clear what will happen to this program in T-3. Trans-
portation enhancement funds, which might also play arole, have so far been retained.
Enhancement funds have been used to help build new trails, sidewalks and bike paths,
and to restore existing transportation facilities including historic railroad stations. En-
hancement funds have also been used to finance significant community-oriented transpor-
tation projects that provide more travel options while helping to stimulate local econo-
mies.

There should be a survey of passengers at the SONo train station to see where they are
coming from and going to. People are commuting between Stamford and Norwalk cur-
rently. Metro-North may have some information — at |east on overall ridership at different
stations.

How should people get to and from the South Norwalk train station? The police station
and other improvements will help the existing route along Monroe and South Main
Streets. Is another route needed — for exampl e beside the westerly track embankment?
There are different opinions on thisissue.

6. Amended Meeting Schedule

The Webster Superblock Development Committee meeting schedule remains as follows:

Date Time L ocation

September 10, 2003/Public Gathering 7:30 pm Norwalk City Hall, Community Room
October 9, 2003 5:30 pm Norwalk City Hall, Room 231
October 16, 2003/Public Gathering 7:30 pm Norwalk City Hall, Community Room
November 20, 2003 5:30 pm Norwalk City Hall, Room 231
December 4, 2003/Public Gathering 7:30 pm Norwalk City Hall, Common Council

7. Adjournment

Meeting adjourned at 7:00 pm.
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Public Gathering No. 1 - Meeting Minutes

September 10, 2003

L ocation: Norwalk City Hall Community Room

Present: Attendance list maintained at the Mayor’ s Office.
Subject: Public Gathering No. 1 - Presentation of Phase | results: Project Inventory and
Analysis.

1. Introduction

Mayor Alex Knopp opened the meeting with introductory remarks. The Mayor noted that South
Norwalk has become nationally famous as a highly successful urban revitalization project that
pioneered the use of historic resources as afoundation for rebirth. The process of revitalization in
Norwalk is continuing with the recent Wall Street plan, the ongoing Reed/Putnam project, the
planned Mid-Harbor study and the Webster Block project, which isjust getting under way. All of
these elements are planned to fit together into a new City wide master plan that will be aleading
example of the legislation for community master-planning that he sponsored while in the State
Legidature. Mayor Knopp emphasized the public nature of the Webster Block project. All
meetings are open to the public, and no meetings will ever be held “behind closed doors” without
the public and the press being invited to attend. Mayor Knopp then introduced the consulting
team, and turned the presentation over to Oliver Gillham, SEA’s Project Manager for the Web-
ster Street Block feasibility study, for a presentation of the results of Phase | of the study effort.

2. Processand Schedule

Oliver Gillham reviewed the planning process and the project schedule. The planning processis
aimed at maximizing public participation through four workshops with a project —specific De-
velopment Committee chaired by the Mayor and the Chairman of the Redevel opment Agency
and three public gatherings, of which thisisthefirst. The study effort is grouped basicaly into
three phases as follows:

a. Phasel —Data Gathering, Inventory & Analysis - information gathering, analysis and inter-
views with key project stakeholders

b. Phase Il — Programming — generation of alternate parking and development programs for the
site that meet preliminary urban planning and financial screening criteria.

c. Phaselll —Plan Alternatives - development and testing of up to three conceptual plans for
the study area.
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The project started July 21 and will end on December 30, with the delivery of a draft report. De-
velopment Committee Workshops are scheduled for July 24, September 4, October 9 and No-
vember 20. Public Gatherings are scheduled for September 10, October 16 and December 4.
The attached Project Schedule provides a graphic description of study tasks and project timeline.

3. Phasel Results

Oliver Gillham presented the following preliminary findings from Phase | of the Webster Street
Planning and Urban Design Study:

A. Project Context

Project Location: The Study Areaislocated at the gateway to South Norwalk, forming acritical
juncture between the SoNo historic district and major urban revitalization zones to the north and
south.

Project Site: The study areais made up of three blocks created by the 1960’ s South Norwalk Ur-
ban Renewal Plan. These include the Webster Street Superblock, the Madison Block immedi-
ately to the south, and the Clay Block, across Martin Luther King Drive from the Madison
Block.

Land Use and Zoning: The Study Areaforms a predominantly commercial seam between the
mixed-use waterfront district containing SoNo to the east, and a series of residential neighbor-
hoods to the west. The Study Areais currently zoned SNBD (South Norwalk Business District).

Site Considerations: The Webster Block is crossed by a major sanitary sewer and an active tele-
phone duct bank. These utilities will have to be accommodated or relocated. Property ownership
patterns together with obligations created by the South Norwalk Urban Renewal Plan and subse-
guent agreements will also affect plans for the site. These obligations and agreements are cur-
rently under study.

Vehicular Access: The Study Areais marked by heavy peak hour traffic volumes and average to
low levels of service at major intersections. No data is presently available for the intersection at
Martin Luther King Drive and Washington Street. Existing entry/exit points to/from the Webster
Lot are probably more or less fixed due to queuing at existing intersections. A detailed traffic
analysis of streets and intersectionsin the Study Areawill be needed at some point. The City
may choose to do thiswork in parallel with or following the Webster Block study.

Pedestrian and Transit Access. The Study Areais served by the Wheels system and the South
Norwalk Train Station. Pedestrian access problems exist in the alleyways next to 17 Washington
Street and Avrick Furniture and at the intersection of Washington Street and Martin Luther King
Drive.

Wayfinding: no unified parking or pedestrian signage system was observed either in the Study
Areaor in surrounding districts.
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User Experience: the existing Webster Lot appears confusing, feels “unsafe” in places, presents
pedestrian and auto conflicts, has a generally poor image and provides uneven access to the sur-
rounding district.

Historic Context: the study areais bordered on the east by the Washington Street Historic Dis-
trict, which contains many fine examples of commercial and industrial architecture and transpor-
tation structures from the late 19™ and early 20™ centuries. The aesthetics of thiseraareisa
strong influence throughout South Norwalk.

B. Existing Parking

Inventory: An inventory of existing parking in the Study Area performed by SEA on July 29,
2003 counted 612 parking spaces in the Webster Lot. Of these, 35 are private, 81 are reserved,
357 are permit, 94 are two-hour meter and 45 are 10-hour meter. Including other blocksin the
Study Areaand on street parking in the count yields atotal of 867 total parking spaces. Of these,
124 are private, 81 are reserved, 445 are permit, 9 are 15 minute unmetered, 138 are two-hour
meter, 45 are 10-hour meter, and 25 are unstriped and unmetered.

Existing Parking Rates. Meters currently charge $0.25 per hour. Passes for permit spaces,
which are “first come/first serve” can be purchased for $240 per year. Passes for reserved spaces
can be purchased for $480 per year.

Phase || Analysis. Brian Bartholomew of Desman Associates summarized the work that will be
carried out in the next phase of the study. The South Norwalk Parking Sudy, completed in 1999
by Allan Davis Associates, Inc. is being used as the principal source of information on parking
for the Webster Street Block Planning and Urban Design Study. During Phase 11 of the current
project, the SEA team will develop an update of The South Norwalk Parking Study that will re-
visit previous estimates of parking demand for the Study Area, analyze the potential for shared
parking use on the Webster Block, and develop arange of parking programs to be based on fu-
ture development scenarios for the Study Area.

C. Market Conditions

Dick Paik of Bonz & Company, Inc. summarized the results of market research conducted to
date:

Economic Context: Given Norwalk’ s strategic location for business and transportation, new de-
velopment propertiesin the City and the Study Area offer opportunities to capture significant
shares of the region’s employment and potentially exceed projected demographic growth.

Market-Rate Housing: In general, the Study Area offers potentially viable opportunities for the de-
velopment of new market-rate apartments as well as condominiums in mid-rise, multi-family con-
figurations. Overall, the local apartment and condominium market benefits from the Study Area’'s
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strategic location, the South Norwalk environment, and a market characterized by price apprecia-
tion and a growing number of affluent empty nester households.

Affordable Housing: Relatively high median income levels combined with increasing home
pricesin the region makes provision of affordable housing acritical priority in Norwalk. Afford-
able housing is needed to accommodate large segments of the local labor force and key sectors of
the Norwalk community that are being priced out of the local housing market. Mixed-income
projects have proven beneficial to virtually all parties, including: low- and moderate-income
residents, market-rate residents, developers and communities.

Retail Market: Overall, while the Study Areais not likely to support large-scal e shopping-center-
style retail development, well-situated spaces with high visibility and convenient access to park-
ing should be able to support a general increase in the smaller-scale specialty retail tenancies that
characterize SoNo.

Office Market: Given prevailing market weakness and the volume of likely competition from
Reed/Putnam, large-scal e office devel opment does not offer alikely development opportunity for
the Study Area. Smaller professional office and other types of similar space will continue to of-
fer opportunitiesin the Webster Block area.

4. Next Steps

During Phase |1 of The Webster Street Block Planning and Urban Design Sudy, the SEA team
will prepare an update of Study Area parking demand using the findings of The South Norwalk
Parking Study as a basis for new analysis. The consulting team will then work with the Devel-
opment Committee and City Staff to determine the potential feasibility of arange of alternative
parking, housing and mixed-use development scenarios for the Webster Block Study Area.

5. Discussion

Following the presentation, the following points were raised and discussed:

e How much will parking costs go up in the Webster Lot in order finance agarage? How
will poor people that have to park there be affected? Prices will go up, but it is too soon
to tell by how much or for whom, should building a garage prove feasible. Prices will
also be affected by the degree to which the garage can be subsidized by adjoining new
development. A shared use analysisis also needed to determine how short-term and eve-
ning parking costs will be affected. Additionally, the City isin the process of hiring a
parking operator for all City-owned parking, and the operator will be working with the
City to set pricesin the near term.

e Mayor Knopp added that there is currently a* buy-out” program whereby new businesses
can pay the city cashin lieu of providing parking spaces. The Mayor believes the price
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per space (currently $15,000) may be too high, and may prevent some small businesses
from being able to get a start in the City.

e Severa questions were asked about the retail market. The size of and type of typical retail
establishments that may be attracted to this area remains to be determined. However, itis
the consultant’s opinion that retail will not be the “driving” use on thissite—that is, the
siteisnot likely to become amajor regional shopping center. It is considered more likely
that housing will constitute the majority of new development in the study area.

e Mayor Knopp emphasized that “big box” retail would not be appropriate for the character
of SoNo. People come to SoNo to seek an alternative to that type of suburban environ-
ment. That is part of the district’s success.

e What will be theimpact of plans for the Webster Block on South Main Street? In all like-
lihood, additional parking in the Webster Study Area should alleviate congestion and
parking in the South Main area. While the South Main Corridor is not part of the Webster
Study, it was emphasized that the overall citywide master plan, of which Webster will be
apart, will beaplan for all of Norwalk, including the South Main area.

e What role will the public plazain front of 50 Washington Street play in the study? When
will it be addressed? The public plaza has a very important function in connecting the
eastern and western ends of Washington Street. Right now, although well landscaped, it
isinactive and framed by blank walls. The plaza needs activity or “buzz” to attract peo-
ple across Main Street to the western end of Washington Street. The consulting team will
be investigating long and short terms solutions for this space. Short-term solutions may
include programming for the space — hosting specia events on the plaza on a seasonal
basis, for example. Long term, solutions which might be investigated include opening
restaurant or café uses from adjoining buildings out onto the site, or free-standing kiosks
that provide light food service and while providing and managing movable tables and
seating on the plaza. News, information, ticket vending and/or flower kiosks are other
possibilities.

e Theissue of providing better connections to the SoNo train station was raised. The new
police station on Monroe Street may help in thisregard. Better signage and public envi-
ronment improvements along sidewalks and streets leading to and from the station might
also be considered. Signs and information for people arriving in the area by train could be
especially important.

e The meeting concluded with arestatement of what the consulting team will be coming
back to the public with in October: severa aternative preliminary development and park-

ing programs for the study area, together with preliminary pro forma analyses assessing
the relative economic feasibility of different scenarios.

6. Adjournment

The meeting adjourned at 9:00 pm.
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Development Committee Meeting No. 3 — Meeting Minutes
October 9, 2003

L ocation: Norwalk City Hall — Room 231

Present:

Jose Bermudez UHAN

Albert Bisacky SEA Consultants, Inc.

Keith Brown Raymond Brown Associates

John Burritt Norwalk Redevelopment Agency
Armando Gallardo South Norwalk Business Association
Oliver Gillham SEA Consultants, Inc.

Michael Greene Norwalk Planning and Zoning

Tom Hamilton Norwalk Department of Finance
Kathryn Hebert Norwak DPW

Munro Johnson Norwalk Redevelopment Agency
Alanna Kabel Norwalk Office of the Mayor

Alex Knopp Mayor of Norwalk

Bruce Morris Norwalk Board of Education
Edmund Schmidt Norwalk Office of the Mayor

Burton Shatz Norwalk Parking Authority

Timothy Sheehan Norwalk Redevelopment Agency
Robert Koch The Hour Newspapers

Subject: Workshop No. 3 with Webster Street Block Development Committee and the

SEA Consulting team.

1. Introduction

Ed Schmidt opened the meeting and turned the floor over to Oliver Gillham, the SEA team’s
Project Manager, for a presentation of the results of Phase |1 of the study effort.

2. Process and Schedule

Oliver Gillham reviewed the planning process and the project schedule. The team is concluding
Phase Il - Preliminary Concepts - and will proceed to Phase 11 - Proposed Plan - following the
public gathering on October 16.

3. Phasell Results

Oliver Gillham presented the following preliminary findings from Phase 11 of the Webster Street
Block Planning and Urban Design Study:
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A. Parking Demand Analysis

Analysis of existing weekday and weekend parking demand for the Webster Block carried out by
SEA Consultants and Desman Associates shows that peak weekday demand governs, exceeding
supply by 162 spaces. This means that 774 spaces are needed to satisfy existing demand on the
Webster Lot, compared to the 612 spaces available on the lot today. Thisisless than the 200
spaces identified by the 1999 Allan Davis Associates Study. This may be due to the fact that 88
public permit spaces on the Clay Block were added to the total study area supply following the
1999 study.

B. Preliminary Development Concepts
Oliver Gillham presented the Phase 1| devel opment concept diagram for the Webster Study Area:

e A new street for both automobiles and pedestrians will bisect the Webster Superblock. The
new street will serve two new parking garages.

e The Webster Street pedestrian way will be extended all the way to Martin Luther King
(MLK) Drive.

e New housing and retail development will be brought into the interior of the block along the
new street.

e Thenew circulation system will restore the traditional downtown organization of buildings
fronting on streets that predominates in the adjacent SoNo Historic District.

e Thenew circulation system will also break down the scale of the superblock — restoring a
pattern that was abandoned in the 1960's.

e Thisnew configuration will result in amore rational pedestrian and vehicular circulation hi-
erarchy that carries the scale and pattern of SoNo into the Webster Block.

e |tisrecommended that these proposals be accompanied by a new, uniform vehicular and pe-
destrian sign and information system.

e New housing will be three to four storiesin height, with possible higher elements at signifi-
cant gateway sites such as at the corner of MLK Drive and Washington Street and the corner
of MLK and West Avenue.

e The plan should also look to leverage new housing and retail development over existing one-
story buildings sites.

e Finally, new glass kiosks with light food service and movable tables and chairs should be
considered for the plaza at 50 Washington Street, possibly with new restaurant uses in part of
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thefirst floor of Avrick Furniture. Seasonal programming should aso be considered to acti-
vate this space.

C. Preliminary Sketch Plans

Oliver Gillham presented two preliminary sketch plans for the Webster Street Block: Sketch Plan
A and Sketch Plan B. The following elements are common to both schemes:

e A new two-way street with sidewalks on both sides running from MLK Drive through to
Washington Street

e A new pedestrian walkway along old Webster Street alignment running from North Main
Street to MLK Drive.

e Two parking garages of between 500 and 600 plus cars - one west of the new street and one
to the west.

e Thewesterly garage has an expanded ground floor footprint, taking advantage of the 10-foot
grade change across the site.

e Three housing sitesalong MLK Drive on City-owned land comprising over 200 units, in-
cluding affordable housing.

¢ Retail on the ground floor of both garages.

e New housing development over one-story retail buildings at privately owned sites9 and 11
Washington Street and at 64-84 North Main Street.

e Revitalization of the plaza at 50 Washington Street.

e A clear hierarchy of vehicular and pedestrian flows. Pedestrians are directed onto streets and
pedestrian ways from parking garages.

The main differences between the two schemes are:
e One housing complex in Scheme A presents a courtyard to MLK Drive.
¢ In Scheme B the courtyard is turned toward the interior pedestrian way.

e Scheme B also has housing as well asretail aong the edges of both garages where they front
the new street.

Both Schemes have a proposed first phase that would build the three residential buildings on
City-owned land together with the westerly garage (Garage No. 1). About 180 spaces would re-
main on the easterly surface lot, together with 50 new spaces that would be created along Wash-
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ington Street and Madison Street. Development of the residential buildings would utilize the
value of existing City-owned land to help finance the new parking garage.

4. Next Steps

During Phase I11 of The Webster Street Block Planning and Urban Design Sudy, the SEA team
will useinput from the Phase || Development Committee Workshop and the following Public
Gathering to prepare afina proposed plan. That plan will then be subjected to more detailed cost
and feasibility analysisto be presented at the final Development Committee Workshop and at a
final Public Gathering. Input from those meetings will then be used to prepare afinal draft report
for the project.

5. Discussion

Following the presentation, the following points were raised and discussed:

e Committee members expressed excitement about the flexibility inherent in the proposed plan
phasing.

e How many parking spaces will be in the two garages? The two garages will contain about
1,200 spaces total, with between 600 and 700 spaces in the westerly garage. These numbers
are preliminary and subject to change.

e What will become of the pedestrian alleyway at Avrick Furniture? Under the current devel-
opment concept, the passageway at Avrick Furniture might be abandoned as a pedestrian
passageway. The fire escapes for the store will be difficult to reconfigure, and the new con-
cept places emphasis on directing visitors from garages directly onto streets or major pedes-
trian ways — the superblock having been divided into smaller blocks with street fronts.

e What will be the character of the service areas behind 50 Washington Street and 17 Wash-
ington Street? This has not yet been established. These service areas are clearly needed to
provide service to the buildings that front on Washington Street. However, since some pedes-
trians will also use them, they could have high quality landscaping and paving — like the al-
leyways in Newburyport, MA. The character of these ways may depend in part on cost and
financing as well as on the needs and desires of abutting properties.

e Will the new street be windy or in shadow? The new street has a southerly axisfor part of its
length, which means that at least part of the street will receive sun during part of the day
even in winter. Since most of the new buildings will be relatively low, there should be little
wind generated by any of the new devel opment.

e Theteam should consider making the garage entrances clearly visible from the street.
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e Several committee members suggested that a plaza should be introduced at the intersection
of the new street and the pedestrian way — perhaps the buildings could be cut back in this|o-
cation to create a special place at this key crossing. People arriving at different times and
parking in different garages could say they would “meet at the plaza.” Perhaps there should
be retail/restaurant uses on all four corners of the plaza.

e Will the SEA team be conducting atraffic study? No. The City may elect to do atraffic
study of the proposed plan beginning now or after the plan is completed.

e Will the existing retail buildings at 9 and 11 Washington Street or at 64-84 North Main be
preserved? Possibly, but it is more likely that they would be demolished and rebuilt as part
of anew complex, should they be redeveloped as shown in the sketch plans.

e How high are the buildings? The buildings shown along MLK Drive are four storiestall (ex-
cluding any parking levels). The buildings at the corners might be higher: in the six-story
range — or possibly dightly higher. Thisissue will be studied in more detail in the next
phase.

e The main width constraint for the new street is posed by property ownership at 17 Washing-
ton Street, where the property line extends into the travel way. If thisstrip of land is not ac-
quired, then either atwo-way street with no sidewalks could be built, or a one-way street
with asidewalk. The existing electrical equipment will have to be moved in any case.

e Thenew “street” may not actually be aformal City street.

e Theteam should consider breaking Phase 1 into additional phases. the first action might be
the construction of Garage No. 1 together with the two buildings at the southerly end of the
MLK Drive edge of the block. Thiswould allow surface parking to remain behind the Crown
Cinemauntil the first garage is completed.

6. Adjournment

Meeting adjourned at 7:00 pm.
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Public Gathering No. 2 - Meeting Minutes

October 16, 2003

L ocation: Norwalk Museum Conference Room
Present: Attendance list maintained at the Mayor’s Office
Subject: Public Gathering No. 2 - Presentation of Phase 11 results: Preliminary Concepts.

1. Introduction

Alanna Kabel welcomed the public to the meeting and introduced the consulting team. Ms.
Kabel then turned the presentation over to Oliver Gillham, SEA’ s Project Manager for the Web-
ster Street Block feasibility study, for a presentation of the results of Phase 11 of the study effort.

2. Processand Schedule

Oliver Gillham reviewed the planning process and the project schedule. The study effort is
grouped basically into three phases as follows:

d. Phasel — Existing Conditions - information gathering, analysis and interviews with key pro-
ject stakeholders

e. Phasell —Preliminary Concepts — generation of alternate development concepts for the site
that meet preliminary urban planning and financial screening criteria.

f. Phaselll —Proposed Plan - development and testing of afinal recommended conceptual for
the study area.

Gillham then reviewed the project schedule and highlighted the importance of tonight’s meeting,
the second Public Gathering in the process, which is intended to present Phase |1 findings and
receive commentary from the South Norwalk Community.

3. Phasell Results

Oliver Gillham presented the following preliminary findings from Phase 11 of the Webster Street
Planning and Urban Design Study:

A. Parking Demand Analysis

Analysis of existing weekday and weekend parking demand for the Webster Block carried out by
SEA Consultants and Desman Associates shows that peak weekday demand governs, exceeding
supply by 162 spaces. This means that 774 spaces are heeded to satisfy existing demand on the
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Webster Lot, compared to the 612 spaces available on the lot today. Thisisless than the 200
spaces identified by the 1999 Allan Davis Associates Study. This may be due to the fact that 88
public permit spaces on the Clay Block were added to the total study area supply following the
1999 study.

B. Preliminary Development Concepts

Oliver Gillham presented the Phase 11 devel opment concept diagram for the Webster Study Area:

e A new street for both automobiles and pedestrians will bisect the Webster Superblock. The
new street will serve two new parking garages.

e The Webster Street pedestrian way will be extended all the way to Martin Luther King
(MLK) Drive.

e New housing and retail development will be brought into the interior of the block along the
new street.

e Thenew circulation system will restore the traditional downtown organization of buildings
fronting on streets that predominates in the adjacent SoNo Historic District.

e Thenew circulation system will also break down the scale of the superblock — restoring a
pattern that was abandoned in the 1960’ s.

e Thisnew configuration will result in amore rational pedestrian and vehicular circulation hi-
erarchy that carries the scale and pattern of SoNo into the Webster Block.

e |tisrecommended that these proposals be accompanied by a new, uniform vehicular and pe-
destrian sign and information system.

e New housing will be three to four storiesin height, with possible higher elements at signifi-
cant gateway sites such as at the corner of MLK Drive and Washington Street and the corner
of MLK Drive and West Avenue.

e Theplan aso anticipates leveraging new housing and retail development over some of the
existing one-story buildings sites in the Study Area.

e Finaly, new glass kiosks with light food service and movable tables and chairs should be
considered for the plaza at 50 Washington Street, possibly with new restaurant uses in part of
thefirst floor of Avrick Furniture. Seasonal programming should also be considered to acti-
vate this space.

C. Preliminary Sketch Plans

Oliver Gillham presented two preliminary sketch plans for the Webster Street Block: Sketch Plan
A and Sketch Plan B. The following elements are common to both schemes:
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e A new two-way street with sidewalks on both sides running from MLK Drive through to
Washington Street

e A new pedestrian walkway along old Webster Street alignment running from North Main
Street to MLK Drive.

e Two parking garages of between 500 and 600 plus cars - one to the west of the new street
(Parking Garage No. 1) and oneto the east (Parking Garage No.2).

e Parking Garage No. 1 has an expanded ground floor footprint, taking advantage of the 10-
foot grade change across the site.

e Three housing sites along MLK Drive on City-owned land comprising over 200 units, includ-
ing affordable housing.

e Retail on the ground floor of both garages.

e New housing development over one-story retail buildings at privately owned sites9 and 11
Washington Street and at 64-84 North Main Street.

e Revitalization of the plaza at 50 Washington Street.

e A clear hierarchy of vehicular and pedestrian flows. Pedestrians are directed onto streets and
pedestrian ways from parking garages.

The main differences between the two schemes are:
e One housing complex in Scheme A presents a courtyard to MLK Drive.
e In Scheme B the courtyard is turned toward the interior pedestrian way.

e Scheme B aso has housing aswell asretail along the edges of both garages where they front
the new street.

Both Schemes have a proposed first phase that would build the three residential buildings on
City-owned land together with Garage No. 1. About 180 spaces would remain on the easterly
surface lot, together with 50 new spaces that would be created along Washington Street and
Madison Street. Development of the residential buildings would utilize the value of existing
City-owned land to help finance the new parking garage.

4. Next Steps
During Phase |11 of The Webster Street Block Planning and Urban Design Sudy, the SEA team

will use input from the Phase || Development Committee Workshop and the Public Gathering to
prepare afinal proposed plan. That plan will then be subjected to more detailed cost and feasibil-
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ity analysisto be presented at the final Development Committee Workshop and at afinal Public
Gathering. Input from those meetings will then be used to prepare afinal draft report for the pro-
ject.

5. Discussion

Following the presentation, the following points were raised and discussed:

e The parking demand analysis shows between 0.89 and 0.9 parking spaces per unit for resi-
dential uses. A number of people felt this factor should be higher. It was explained that this
factor was based on existing observations combined with historical database information on
similar downtown projects. The 0.89 and 0.9 factors were the result of iterative model cali-
brations aimed at replicating existing observed parking occupancy curves and are thought to
be an accurate reflection of current use trends in the capture area of the Webster Lot — ex-
cluding the east side of MLK Drive. However, the consulting team will be carrying a higher
factor of between 1 and 2 spaces per unit in programming for new development.

e Others voiced some concern about convenience and retail visibility. 1t was explained that a
new circulation hierarchy is being proposed in which structured parking will reduce long
walking distances and direct visitors to the street system, making store visibility from the
street, not the parking lot, the primary concern. All stores should have good visibility from
the street in each of the proposed sketch concepts. A comprehensive sign and information
system will augment wayfinding.

e Hasit been decided whether the new retail will be convenience or destination retail? This
has not yet been decided, but it likely that it will be amix of the two.

e Mr. Bedusaof Bedin Realty, owner of 9, 11 and 17 Washington Street, expressed interest in
the proposal for new development above 9 and 11 Washington Street. He was assured that,
since thisis his property, he would of necessity be closely involved in any future develop-
ment on that site. Bedusa stated that what is shown in the sketch plansis similar to a devel-
opment he had himself proposed several years previously —and he would like to see it hap-
pen.

e Mr. Bedusa asked when the project might get started. It estimated that the project could get
started within two to five years, if the community approves the plan.

e Wherewill all the parking spaces go while the project is being built? Thisissueisstill under
study, and a solution to this problem will be proposed in the next phase. Thisis clearly avery
important question, and will not be ignored. Currently, it is believed that between 250 and
300 spaces can be provided on and near the site during the construction of Garage No. 1. A
solution needs to be found for the remainder of the spaces displaced during construction.

e Mr. Finger expressed concern that the concepts and sketches all create too much intensifica-
tion of the site — they raise too many “urban” issues. The circulation could become a
“nightmare” of conflicts. What isreally needed is simply more parking. Visitors, he feels,
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like the openness of the existing lot. In response, the consulting team contended that it isin
fact the “urban” quality of SoNo that isits main attraction — differentiating it from Westport
and other competing centers. It isthis same urban quality that gives SoNo its“sizzle.” In re-
cent years, increasing numbers of Americans across the country have begun flocking to the
attractions that denser, mixed-use downtown areas provide. Thisfact isintrinsic to the grow-
ing popularity of the Smart Growth and New Urbanism movements across the nation. Addi-
tionally, the circulation proposed should, in fact, be far better organized than what exists to-
day —with clearly differentiated pedestrian, vehicular and service routes. Walking distances
should be shorter, and will be covered for more of their length. Currently thereis no clear
differentiation between different types of circulation on the lot, leading to disorientation and
safety issues.

e The Chamber of Commerce expressed strong support for the plan, stating that the plan added
the missing critical mass that SoNo has long needed at just the right location. The plan ex-
pands the district, creating a strong positive synergy with Washington, North and South Main
Streets. However, the Chamber would also like to see higher parking factors for residential
uses than those presented in the demand analysis.

e Other members of the community also expressed support for the plan. Many view higher
density and mixed-use as good things for the area and friendly to pedestrians as well, while
potentially discouraging automobile use. More people living as well as working in South
Norwalk will also add to the sense of community in the district. Newburyport, MA was spe-
cifically mentioned as a good model for SoNo.

e Richard Moccia (candidate for Mayor) asked how the value of City land contributed to the
construction of the parking garages. This question will be addressed in more detail in Phase
[11. However, preliminary analysis indicates that building on the City owned land will essen-
tially “unlock” the value of thisland through the development process. A developer package
that includes both the housing on City land as well as construction of the first garage could
be aviable option for this site.

e Won't al the new development fill up all the new parking? No, the point of the parking de-
mand analysis was to establish a baseline demand that will have to be met in each case befo-
re any spaces are provided for new development.

e When the garages are built, will everyone have to pay to park? Y es, but the amount will vary
by day of week, time or day and type of space.

e Isthe density shown being driven by financia factors alone? Financial factors are a consid-
eration, but urban design and planning concerns have been and continue to be the main fac-
torsin establishing the density level for this site.

¢ If financing considerations were not a factor why would housing be recommended for this
site at al? Why not just have parking here? The Webster Block is actually an excellent site
for housing in the Norwalk community, and should be considered for this use in any case.
The site presents a housing location that is accessible to transit and isin a walkable mixed-
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use district that can significantly benefit from more housing within its limits. More people
living in SoNo will help make it a 24-hour activity area with a population of permanent resi-
dents who have a stake in the district and its future. With ready access to transit and many
destinations (including employment, stores and restaurants) within walking distance, housing
in thislocation will generate far fewer automobile trips than in other, more suburban loca-
tions. Thistype of solution is consistent with the Smart Growth approach that is being
adopted across the country by groups as diverse as the Urban Land Institute, the American
Planning Association, the American Institute of Architects, the Natural Resources Defense
Council, the National Association of Homebuilders, and the National Association of Indus-
trial and Office properties. Housing in this location will become even more important once
the office development in the Reed-Putnam District gets underway.

How will this plan work with Uptown and what is being proposed on West Avenue? This
plan one segment of the comprehensive plan being put together by the Planning Commission.
Eventually the plan for the Webster Block area will be integrated into the comprehensive
plan for Norwalk. Just considering Reed-Putnam alone, it is clear that housing and mixed-use
development on the Webster Block will help to support office development on the Reed-
Putnam site, by providing a pool of housing within convenient walking distance of a major
new employment center.

Walter Briggs, Chairman of the Planning Commission expressed strong support for the plan,
especially its mixed-use and higher density aspects, which he believes will provide a signifi-
cant boost to the district.

6. Adjournment

The meeting adjourned at 9:00 pm.
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Development Committee Meeting No. 4 — Meeting Minutes
January 8, 2004

L ocation: Norwalk City Hall — Room 231

Present:

Lloyd Amster 50 Washington Street

Albert Bisacky SEA Consultants, Inc.

Fred Brown CVB Properties

Keith Brown Raymond Brown Associates
Jack Chiaramonte 3 Cricketwood Road, Norwalk
John Burritt Norwalk Redevelopment Agency
Sander Davies Norwak Maritime Aquarium
Mark Dwyer Citizen News

William Finger WRF SoNo Corporation

Oliver Gillham SEA Consultants, Inc.

Michael Greene Norwalk Planning and Zoning
Tom Hamilton Norwalk Department of Finance
Kathryn Hebert Norwak DPW

Amy Jimenez Norwalk Parking Authority

Paul L. Jones Norwak Redevelopment Agency
Alanna Kabel Norwalk Office of the Mayor
Peter Kassel 15 Richmond Road, Norwalk
Robert Koch The Hour Newspapers

Alex Knopp Mayor of Norwalk

Bruce Morris Norwalk Board of Education
Michael Moore Norwak Redevelopment Agency
John Nickerson The Advocate

John Petito Klaff’s

Donna Schlegel South Norwalk Business Association
Edmund Schmidt Norwalk Office of the Mayor
Burton Shatz Norwalk Parking Authority

Tom Smith 50 Washington Street

Dave Truedson Norwalk Maritime Aquarium
Subj ect: Workshop No. 4 with Webster Street Block Devel opment Committee and the

SEA Consulting team.

1. Introduction

Alanna Kabel opened the meeting and turned the floor over to Oliver Gillham, the SEA team’s
Project Manager, for a presentation of the results of Phase |11 of the study effort.
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2. Process

Oliver Gillham reviewed the planning process. The team is concluding Phase |11 — Proposed
Plan - and will proceed to summarize the work of the study in afinal report - following the pub-
lic gathering on January15.

3. Phaselll Results

Oliver Gillham presented the following preliminary findings from Phase 111 of the Webster Street
Block Planning and Urban Design Study:

A. Parking Demand & Development Concept

A.1 Parking Demand: Gillham reviewed the Phase |1 analysis of peak parking demand for the
Webster Lot. Analysis of existing weekday and weekend parking demand for the Webster Block
carried out by SEA Consultants and Desman Associates shows that peak weekday demand gov-
erns, exceeding supply by 162 spaces. This means that 774 spaces are needed to satisfy existing
demand on the Webster Lot, compared to the 612 spaces available on the lot today. Thisisless
than the 200 spaces identified by the 1999 Allan Davis Associates Study. This may be due to the
fact that 88 public permit spaces on the Clay Block were added to the total study area supply fol-
lowing the 1999 study.

A.2 Development Concept: Oliver Gillham presented the Phase 11 devel opment concept dia-
gram for the Webster Study Area:

e A new street for both automobiles and pedestrians will bisect the Webster Superblock. The
new street will serve two new parking garages. The street is tentatively called Franklin Place
in honor of the street that existed nearby prior to urban renewal.

e The Webster Street pedestrian way will be extended all the way to Martin Luther King
(MLK) Drive. This new way is tentatively called Webster Way in honor of the street that ex-
isted along the same alignment prior to urban renewal.

e New Plaza—anew pedestrian plaza called Webster Plaza will be located at the juncture of
the Webster Way and Franklin Place

e New housing and retail development will be brought into the interior of the block along
Franklin Place and Webster Way.

e Thenew circulation system will restore the traditional downtown organization of buildings
fronting on streets that predominates in the adjacent SoNo Historic District.

e Thenew circulation system will also break down the scale of the superblock — restoring a
pattern of continuous street fronts that was abandoned in the 1960's.

e Thisnew configuration will result in amore rational pedestrian and vehicular circulation hi-
erarchy that carries the scale and pattern of SoNo into the Webster Block.
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The concept plan isintended as along-term framework for a series of development phases.
Phase 1 isall the City is considering at thistime, and it is designed to stand-alone indefinitely
without the need for any further development. In Phase 1, two large surface lots would be left
between Franklin Place and existing buildings along North Main Street.

B. Proposed Final Plan & Program

Oliver Gillham presented the final Phase 1 plan and program for the Webster Block including the
following elements:

New Franklin Place, Webster Way and Webster Plaza as noted above under A.2.
Parking Garage No. 1 with approximately 750 cars located west of Franklin Place.

Two surface lots north and south of Webster Way, providing approximately 291 surface
parking spaces along with an additional 18 surface spaces next to Garage No.1. A total of
309 surface spaces would remain on the Webster Lot at the completion of Phasel.

Parking Garage No.1 has an expanded ground floor footprint, taking advantage of the 10-foot
grade change across the site.

Phase | includes three housing sites (A, B and D) along MLK Drive and Franklin Place on
City-owned land comprising 162 units, including 10 percent affordable housing.

Housing site A would contain 80 condominium unitsin a 6-7-story building, if this addi-
tional height (2-3 stories above the 4-story limit) can be approved by the City. Site B would
be a4-story rental building with 72 units, and site D, would be a 4-story building built across
the face of Garage No. 1, containing 10 condominium units.

Retail or restaurant use on the ground floors of building sites A and D.

Revitalization of the Washington Street Public Plaza— including temporary or permanent
glass kiosks with light food service and outdoor seating and tables.

A clear hierarchy of vehicular and pedestrian flows. Pedestrians are directed onto streets and
pedestrian ways from parking areas to building front doors — not to the backs of buildings
fronting on the lots.

Diagonal parking on Madison Street and new on-street parking on the north side of West
Washington Street amounting to approximately 78 new on-street spaces.

The program for Phase | is projected to add about 162 new dwelling units and about 11,000
square feet of new restaurant/retail space while providing a parking surplus of slightly over
100 spaces.
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e During construction, about 240 spaces would have to be replaced on or off the site. Possi-
bilities include valet parking remaining surface lots including those on the Webster Block
and the Clay Block, using the parking facilities around SoNo Station on weekends and eve-
nings, and other measures.

C. Parking & Development Economics

C.1 Parking Proforma: Norm Goldman of Desman Associates presented a proformafor a
stand-al one 750-space parking garage (without any supportive development). The total cost of
the garage is estimated to be about $13.4 million. Operating expenses would be in the vicinity of
$350-400,000/year while debt service was estimated at about $943,000 per year to cover the
capital cost of building the garage. Thus the stand-alone garage would have to recoup about $1.3
million per year through revenues alone to break even. Thisisthe reason that the City is consid-
ering supportive development — to bring down the cost that would have to be recouped from
revenues alone.

C.2 Development Analysis. Dick Bonz of Bonz & Company presented the methodology used to
derive the residual value of typical rental and condominium devel opments that are being pro-
posed for Phase |. Projectsfor sites A, B and D are expected to yield about $8 million in residual
value that could be placed against the cost of Garage No.1 and other public infrastructure im-
provements.

C.3Phasel Analysis. Oliver Gillham summarized the implications of the above for Phase |:

In addition to the $13.4 million cost of the garage, nearly $5 million would be required to
cover the cost of other public improvements associated with the garage and Phase |.

e Theseinclude: utility relocations, the new street, pedestrian areaimprovements, traffic sig-
nals and other elements.

e Thisbringsthetotal public cost to over $18 million.

e Subtracting the $8 million in support from private development, and a projected $2.5 million
grant from other non-municipal public sources would bring the total cost down to about $7.6
million.

e Including operations the total cost to be supported by revenues would be slightly over
$900,000 per year, more than 40 percent |ess than the stand-alone scenario, which was ana
lyzed without the additional required public costs.

e Thusit can be seen that the addition of private development has a significant impact on low-
ering garage fees.
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D. Potential Future Phase 1|

e While Phasel could stand on its own for an indefinite period of time, Oliver Gillham also
presented plans for a possible future Phase I, should Norwalk decide to pursue further de-
velopment at alater date. He noted the following:

e Theplansshown areillustrative. A final plan for Phase Il could differ significantly from
what is shown here.

e Itisanticipated that Phase Il would be primarily driven by the private sector.

e Phase |l would include Garage No. 2 at approximately 425-spaces with ground floor retail,
and buildings C and E on City-owned land.

e Building C would be a 71-unit rental apartment building similar to Building B, but with some
ground floor retail adjacent to Webster Plaza.

e Building D would be a 4-story condominium building with ground floor retail, wrapping the
Franklin Place face of Garage No. 2.

e Anadditional contributing development on private property adjoining the site and/or aten-
year lease commitment for a significant portion of Garage No.2 spaces would be needed to
support Garage No.2 and realize the plan.

e A complete build-out of public and private sitesin Phase Il could yield a maximum of over
23,000 square feet of net new retail/restaurant space and approximately 389 new residential
units. The program would also include reconstruction of about 42,000 square feet of re-
tail/restaurant space currently on the block, alowing for a potential repositioning of this
space to accommodate tenants requiring larger floor plates.

e Reviewing total new development together with new parking spaces created reveals a net
deficit of about 9 spacesin afull build-out scenario. However, the full build-out illustrated
might never be realized, and the plan for Phase Il could be changed to provide additional
parking.

e Important elements of Phase Il include continuing the effort to break down the superblock
into three smaller blocks with continuous building fronts on streets or pedestrian ways, as
would be more in keeping with SoNo scale. Again, major circulation would be reorganized to
address buildings fronts, while service access would be relegated to landscaped service ways
and courtyards in mid-block areas.

E. Conclusions

Gillham presented the following conclusions:

e Redevelopment of the Webster Block can significantly enhance the SoNo district.

Final Report 164



/%FW WEBSTER STREET BLOCK PLANNING AND URBAN DESIGN STUDY

e Existing parking demand can be met while accommodating new development

e Thevalue of City land can effectively serve to reduce the cost of new parking facilities and
other public improvements.

¢ New development can include a significant percentage of affordable housing.

e The plan can be phased to alow asignificant amount of surface parking to remain indefi-
nitely

e The plan for the Webster Block will reinforce future development of Reed/Putnam

e When fully developed, the proposed plan will further SoNo as a mixed-use, walkable district
that is amenable to transit

4. Next Steps

Gillham concluded by presenting the next steps in the process, pending a decision by the City of
Norwalk to move ahead with the plan. Selected next steps could include:

e Final Report
e Decision to Proceed

e Technical Studies
—Permitting, traffic, site survey, geotechnical, engineering, legal, financial, other

e Board Approvals
e Securing of Funding Sources
e Property Negotiations

e |ssuance of Developer Packages

5. Discussion

Following the presentation, a number of points were raised and discussed. It should be noted that
the first three points — concerning the adequacy of parking and retail development - were intro-
duced by representatives and colleagues of 50 Washington Street, who are not members of the
Development Committee and who had not been in attendance at previous Devel opment Commit-
tee meetings or Public Gatherings.
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e How werethe parking figures arrived at? They seemtoo low. Do they conformto current
zoning requirements? Current zoning requirements do not take into account the shared park-
ing and parking “capture” characteristics of Webster Lot operations. Zoning regulations
would require more than twice the number of spaces currently on the lot just to serve existing
built space on the block. The analysis conducted in this study used computer modeling based
on updated previous studies and new inventories of parking and vacancy rates. The model-
ing showed two potential peaks. weekend and weekday. Weekday peaks were found to gov-
ern. The shared characteristics were clearly reflected in the modeling, which showed an ex-
change in the demand between office (weekday) and retail/restaurant (weekends and eve-
nings). This analysis can be found in the Phase |1 Webster Block presentation posted on the
City’ swebsite. The team believes the modeling to be an accurate assessment of current and
proposed conditionsin the study area.

e The plan was supposed to focus on new retail opportunitiesin the Sudy Area — particularly
at the western end of Washington Street, not on housing. Thereisn’t enough parking for ma-
jor new retail opportunities. The actual mission statement contained in the Request for Pro-
posals (RFP) stressed housing and parking, not retail. The possibility of additional retail was
raised in early sessions with the Development Committee and the public. Bonz & Company’s
opinion is that the Study Area does not provide a good site for amajor retail center (of
100,000 square feet or more). There simply isn’t enough space, and the required space could
not be created without seriously disturbing the fabric of the historic district. There are oppor-
tunities to consolidate existing floor plates to attract new and different tenants to the retail
mix. The existing parking calculations take this into account. This possibility is especially the
casein Phase 11, where three major retail spaces might be rebuilt as mixed-use developments
with larger retail floor plates.

e The parking comparison between the 750-space stand-alone garage and Phase | is mislead-
ing. If you wereto build just a garage to accommodate the shortfall in parking, it would be
smaller, and you wouldn’t have to do all those extra improvements. It is true that a garage
providing simply for the shortfall would be smaller. However, some of the other public in-
frastructure, like utilities, traffic signals and improvements to pedestrian safety, wayfinding,
traffic circulation and the user experience of the lot would still be needed. A case involving a
400-car stand-alone garage was analyzed. It would include about two-thirds of the public
improvement costs associated with Phase . Assuming that the same public grants were
available, but that no supporting development was provided, it was found that the capital cost
per space that would need to be amortized would be nearly 40% greater than in Phase,
while the share of operating costs born by each space would be nearly 60% greater. Clearly,
it would cost the user more to park in such a garage.

What would Martin Luther King Drive look like with just a garage and no housing? It could po-
tentially have afairly brutal appearance. Many projects have been built that exemplify such a
case. Among them are the City Hall Plaza Garage in Boston (which, although handsomely de-
signed, isdevoid of life and has been the subject of many attempts to add improvements), and
the Worcester Common Outlet Mall in Worcester, Massachusetts, which city officias are said to
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be considering demolishing. The wall of garage structures along 1-95 in Stamford is another ex-
ample.

e \What area the projected occupancy rates of the Phase | garage? According to Desman As-
sociates, 90-95% can be expected after the first few years.

e Aretheresidual values higher for rental projects or for condominium developments? The
residual values depend on a number of different factors, including construction type. The
Building A condominium in Phase | is steel, whereas the others are wood-frame construction.
A lot also depends on the capitalization rates. The rates estimated in the study are conserva-
tive. Higher capitalization rates could mean that the rental projects could show consistently
higher residual values.

e Ifresidual rateswere higher for rental projects, would it make sense to build only rental pro-
jects? Thereisvalue to having a healthy number of condo unitsin the mix from aplanning
perspective. These units will have owners who will have a stake in the neighborhood. Itis
important to have actual homeowners to add stability, and to have a population of residents
who are invested in, and care deeply about the future of the district.

e \Would the operations cost of Garage No.1 go down if it were to be managed together with all
the other Norwalk parking facilities? If that were to be the case, then the administration costs
should go down.

e Theanalysis of the 400-car stand-alone garage should be put in the final report and included
in the next public presentation. Thiswill be done.

e The pedestrian and other public improvementsin the plan that are associated with the new
housing developments add value to the entire district. Agreed.

e 50 Washington Street would like to see the parking lot on the Clay Block added as a potential
housing opportunity. There was no response to this comment.

e Representatives of 50 Washington Street said that, while they liked the plan, they think that
the increased parking rates will * put them out of business.” There was no response to this
comment.

e Bruce Morris stated that having housing in the plan, and especially affordable housing adds
significantly to the revitalization of the SoNo district. On the other hand, simply adding a
garage alone would provide little or no added benefit to the area. Several members of the
Development Committee expressed support of this statement.

6. Adjour nment

The meeting adjourned at 7:00 pm.
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Public Gathering No. 3 — Meeting Minutes
January 15, 2004

L ocation: Norwalk City Hall — Common Council Chambers
Present: Attendance List Maintained at the Mayor’s Office
Subject: Workshop No. 4 with Webster Street Block Development Committee and the

SEA Consulting team.

1. Introduction

Alanna Kabel opened the meeting and turned the floor over to Oliver Gillham, the SEA team’s
Project Manager, for a presentation of the results of Phase |11 of the study effort.

2. Process

Oliver Gillham reviewed the planning process. The team is concluding Phase |11 — Proposed
Plan - and will proceed to summarize the work of the study in afinal report following this public
gathering.

3. Phaselll Results

Oliver Gillham presented the following preliminary findings from Phase |11 of the Webster Street
Block Planning and Urban Design Study:

A. Parking Demand & Development Concept

A.1 Parking Demand: Gillham reviewed the Phase Il analysis of peak parking demand for the
Webster Lot. Analysis of existing weekday and weekend parking demand for the Webster Block
carried out by SEA Consultants and Desman Associates shows that peak weekday demand gov-
erns, exceeding supply by 162 spaces. This means that 774 spaces are needed to satisfy existing
demand on the Webster Lot, compared to the 612 spaces available on the lot today. Thisisless
than the 200 spaces identified by the 1999 Allan Davis Associates Study. This may be due to the
fact that 88 public permit spaces on the Clay Block were added to the total study area supply fol-
lowing the 1999 study.

A.2 Development Concept: Oliver Gillham presented the Phase 11 devel opment concept dia-
gram for the Webster Study Area:

e A new street for both automobiles and pedestrians will bisect the Webster Superblock. The
new street will serve two new parking garages. The street is tentatively called Franklin Place
in honor of the street that existed nearby prior to urban renewal.
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The Webster Street pedestrian way will be extended all the way to Martin Luther King
(MLK) Drive. This new way is tentatively called Webster Way in honor of the street that ex-
isted along the same alignment prior to urban renewal.

New Plaza— a new pedestrian plaza called Webster Plazawill be located at the juncture of
the Webster Way and Franklin Place

New housing and retail development will be brought into the interior of the block along
Franklin Place and Webster Way.

The new circulation system will restore the traditional downtown organization of buildings
fronting on streets that predominates in the adjacent SoNo Historic District.

The new circulation system will also break down the scale of the superblock — restoring a
pattern of continuous street fronts that was abandoned in the 1960’ s.

This new configuration will result in amore rational pedestrian and vehicular circulation hi-
erarchy that carries the scale and pattern of SoNo into the Webster Block.

The concept plan isintended as along-term framework for a series of devel opment phases.
Phase 1 isall the City is considering at thistime, and it is designed to stand-alone indefinitely
without the need for any further development. In Phase 1, two large surface lots would be left
between Franklin Place and existing buildings along North Main Street.

B. Proposed Final Plan & Program

Oliver Gillham presented the final Phase 1 plan and program for the Webster Block including the
following elements:

New Franklin Place, Webster Way and Webster Plaza as noted above under A.2.

Parking Garage No. 1 with approximately 750 cars located west of Franklin Place.

Two surface lots north and south of Webster Way, providing approximately 291 surface
parking spaces along with an additional 18 surface spaces next to Garage No.1. A total of

309 surface spaces would remain on the Webster Lot at the completion of Phasel.

Parking Garage No.1 has an expanded ground floor footprint, taking advantage of the 10-foot
grade change across the site.

Phase | includes three housing sites (A, B and D) along MLK Drive and Franklin Place on
City-owned land comprising 162 units, including 10 percent affordable housing.

Housing site A would contain 80 condominium unitsin a 6-7-story building, if this addi-
tional height (2-3 stories above the 4-story limit) can be approved by the City. Site B would
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be a4-story rental building with 72 units, and site D, would be a 4-story building built across
the face of Garage No. 1, containing 10 condominium units.

e Retail or restaurant use on the ground floors of building sites A and D.

e Revitalization of the Washington Street Public Plaza— including temporary or permanent
glass kiosks with light food service and outdoor seating and tables.

e A clear hierarchy of vehicular and pedestrian flows. Pedestrians are directed onto streets and
pedestrian ways from parking areas to building front doors — not to the backs of buildings
fronting on the lots.

e Diagonal parking on Madison Street and new on-street parking on the north side of West
Washington Street amounting to approximately 78 new on-street spaces.

e Theprogram for Phase| is projected to add about 162 new dwelling units and about 11,000
sguare feet of new restaurant/retail space while providing a parking surplus of slightly over
100 spaces.

e During construction, about 240 spaces would have to be replaced on or off the site. Possi-
bilities include valet parking remaining surface lots including those on the Webster Block
and the Clay Block, using the parking facilities around SoNo Station on weekends and eve-
nings, and other measures.

C. Parking & Development Economics

C.1 Parking Proforma: Norm Goldman of Desman Associates presented a proformafor a
stand-alone 750-space parking garage (without any supportive development). The total cost of
the garage is estimated to be about $13.4 million. Operating expenses would be in the vicinity of
$350-400,000/year while debt service was estimated at about $943,000 per year to cover the
capital cost of building the garage. Thus the stand-alone garage would have to recoup about $1.3
million per year through revenues alone to break even. Thisisthe reason that the City is consid-
ering supportive development — to bring down the cost that would have to be recouped from
revenues alone.

C.2 Development Analysis. Dick Bonz of Bonz & Company presented the methodology used to
derive the residual value of typical rental and condominium developments that are being pro-
posed for Phase|. Projectsfor sitesA, B and D are expected to yield about $8 million in residual
value that could be placed against the cost of Garage No.1 and other public infrastructure im-
provements.

C.3Phasel Analysis. Oliver Gillham summarized the implications of the above for Phase |:

e Inaddition to the $13.4 million cost of the garage, nearly $5 million would be required to
cover the cost of other public improvements associated with the garage and Phase |.
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e Theseinclude: utility relocations, the new street, pedestrian areaimprovements, traffic
signals and other elements.

e Thisbringsthe total public cost to over $18 million.

e Subtracting the $8 million in support from private development, and a projected $2.5 mil-
lion grant from other non-municipal public sources would bring the total cost down to
about $7.6 million.

¢ Including operations the total cost to be supported by revenues would be slightly over
$900,000 per year, more than 40 percent |ess than the stand-alone scenario, which was
analyzed without the additional required public costs.

e Thusit can be seen that the addition of private development has a significant impact on
lowering garage fees.

e Inresponseto questions raised at the preceding Development Committee Meeting, Gill-
ham provided an analysis of a 400-car stand-alone parking garage (the number that would
be needed to meet the existing shortfall without any additional development). Compared
to the proposed Phase | garage, the 400-space stand-alone facility would entail a capital
cost per space that would be 36% greater than the proposed Phase | facility, and an opera-
tions cost approximately 57% greater than the proposed Phase | facility. Thisis because
both capital and operating costs are being spread over a larger number of revenue produc-
ing spacesin the Phase | scenario, while both costs are reduced by the participation of
private devel opment in the project.

D. Potential Future Phasel |
e While Phasel could stand on its own for an indefinite period of time, Gillham also presented
plans for a possible future Phase 11, should Norwalk decide to pursue further development at

alater date. He noted the following:

e Theplansshown areillustrative. A final plan for Phase Il could differ significantly from
what is shown here.

e Itisanticipated that Phase Il would be primarily driven by the private sector.

e Phase Il would include Garage No. 2 at approximately 425-spaces with ground floor retail,
and buildings C and E on City-owned land.

e Building C would be a 71-unit rental apartment building similar to Building B, but with some
ground floor retail adjacent to Webster Plaza.

e Building D would be a 4-story condominium building with ground floor retail, wrapping the
Franklin Place face of Garage No. 2.
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An additional contributing development on private property adjoining the site and/or a ten-
year lease commitment for a significant portion of Garage No.2 spaces would be needed to
support Garage No.2 and realize the plan.

A complete build-out of public and private sitesin Phase |1 could yield a maximum of over
23,000 sguare feet of net new retail/restaurant space and approximately 389 new residential
units. The program would also include reconstruction of about 42,000 square feet of re-
tail/restaurant space currently on the block, allowing for a potential repositioning of this
space to accommodate tenants requiring larger floor plates.

Reviewing total new development together with new parking spaces created reveals a net
deficit of about 9 spacesin afull build-out scenario. However, the full build-out illustrated
might never be realized, and the plan for Phase Il could be changed to provide additional
parking.

Important elements of Phase Il include continuing the effort to break down the superblock
into three smaller blocks with continuous building fronts on streets or pedestrian ways, as
would be more in keeping with SoNo scale. Again, major circulation would be reorganized to
address buildings fronts, while service access would be relegated to landscaped service ways
and courtyards in mid-block areas.

E. Conclusions

Gillham presented the following conclusions:

Redevelopment of the Webster Block can significantly enhance the SoNo district.
Existing parking demand can be met while accommodating new development

The value of City land can effectively serve to reduce the cost of new parking facilities and
other public improvements.

New development can include a significant percentage of affordable housing.

The plan can be phased to alow asignificant amount of surface parking to remain indefi-
nitely

The plan for the Webster Block will reinforce future devel opment of Reed/Putnam

When fully developed, the proposed plan will further SoNo as a mixed-use, walkable district
that is amenable to transit

F. Next Steps

Gillham summarized the next stepsin the process, pending a decision by the City of Norwalk to
move ahead with the plan. Selected next steps could include:
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e Final Report
e Decision to Proceed

e Technical Studies
—Permitting, traffic, site survey, geotechnical, engineering, legal, financial, other

e Board Approvas
e Securing of Funding Sources
e Property Negotiations

e |ssuance of Developer Packages

G. Smart Growth

Gillham concluded the presentation by pointing out that what began as a parking study has
evolved into a vibrant smart growth mixed-use infill development project that is walkable and
amenableto transit use. Assuch, it will provide avital contribution to SoNo while continuing a
tradition of smart growth downtown revitalization projectsin Norwalk, and it will join a move-
ment that is sweeping the nation aimed at countering theill effects of urban sprawl, including
loss of open space, traffic congestion and air pollution. The plan will also support other ongoing
initiatives in the City including the Wall Street area, Reed/Putnam and planning for the Mid Har-
bor District. Lastly, itisaplan that can be donein discreet stand-alone phases, allowing the
community of Norwalk to decide the ultimate future of the block over an extended time period.

4. Discussion

Following the presentation, several points were made and a number of questions asked. In gen-
eral, the plan was very favorably received by those present.

e Several of those present commented that they felt strongly that the plan is visionary, well
executed and, when implanted, will provide a highly positive contribution to the City of
Norwalk and the surrounding region.

e The Chamber of Commerce complimented the plan, but asked if a specific monthly price had
been established for permit parking. The answer isthat it istoo soon to give a specific price,
asit will depend on avariety of factors, including development of afinal pricing scheme for
citywide facilities by the newly hired parking management firm.

e A representative of alocal development company praised the plan — particularly its phasing
aspects, and the involvement of the public in its formulation. He then asked when the devel-
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oper RFP would be coming out. That is as yet unknown, and will depend on final acceptance
of the plan by various agencies of the City and the Common Council.

e A representative of the 64-84 North Main Street retail condominium asked whether that
building might be targeted for increased development. That building is shown as devel op-
ment site“G” in the plan. It isenvisioned as an important “gateway” site and could include
in the vicinity of 50 units above ground floor retail.

e Councilor Douglas Hempstead asked if any demographic analysis of the residents of the pro-
posed dwelling unitsis planned. Will these new units place strains on city services? The an-
swer isthat no formal analysisis planned, but the market analysis that is part of the study
states that the principal target markets for downtown residential projects like those being
proposed are young professiona singles and couples without children, and so-called “empty
nesters’ — older couples whose children have grown up. These groups typically are net pay-
ersinto the tax pool, as they are not sending any children into the school system. Thus, for
the taxes that they pay, they demand relatively few city servicesin return.

e Hempstead also asked whether, with all this new density, there would be enough green space
in the City. Gillham suggested that the main green-space opportunity for the City isthe Nor-
walk River —the Heritage Park, Mathews Park and future open space networks that may be
identified by the new Mid-Harbor study. The Norwalk River could become a small-scale ver-
sion of the Charles River Reservation in the Boston region.

e A local landscape architect noted that he thought the city had more than enough green space
asitis, with Veterans Park and other park spacesin the City. He noted that he found them
to be underutilized. Hisfeeling isthat what is needed is denser, mixed-use devel opments
like that being proposed for the Webster Block, along with hard-surface urban plaza spaces
and streetscapes as al so proposed.

e A representative of 50 Washington Street asked why the Clay Block Lot was not included as
apossible housing site. The reason for thisisthat, under the zoning approval for 50 Washing-
ton Street, that lot is required to serve as parking for that building.

e 50 Washington Street stated that monthly parking rates in the vicinity of $80-$100/month
would not be viable for them. Gillham responded that rates had not yet been established, but
that, in order to have any additional parking, either a structure would have to be built or more
land acquired. Doing either of these things will be costly, and therefore parking rates will
have to go up, unless things stay the way they are. Even then, parking rates may have to be
raised for other reasons.

e The Chairman of the Planning Commission stated that he thought that the phased approach as
currently envisioned makes good sense. It will alow the City to see how well the idea works
without having to take the risk of developing the whole site and eliminating all of the existing
surface parking. Depending on how things turn out, the City may or may not proceed with
further development in the future, or the plan may be modified based on the results of the
first phase.
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e The question of affordable housing was raised. What criteria are to be used? Will the “af-
fordable” housing really be affordable? It is understood that statewide, as opposed to Fair-
field County average family income statistics will be used in the affordability index. The
Fairfield County area has a higher average household income than the state as a whole.

e What types of rental units are planned? About half are one-bedroom units and half are two-
bedroom units. About half of the one-bedroom units will be one-bedroom with den.

e Can al the housing being planned for the City be absorbed? Dick Bonz answered that all the
projects aren’t planned to occur at once. He believes that, over the time frame expected, all
the units should be able to be absorbed at current absorption rates.

e The Chairman of the Zoning Commission asked whether the left-hand turn movement might
be put back at the intersection of West Avenue and MLK Drive. The answer to this question
will have to await the upcoming traffic study.

e Will parking rates for commercial users be determined prior to issuing a developer RFP? It is
likely that a probable range of target rates will be determined prior to issuing an RFP.

6. Adjournment

The meeting adjourned at 9:30 pm.
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