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1. INTRODUCTION AND SUMMARY

The Springwood-Whistleville Historic Preservation Strategy is aimed at fulfilling the
City of Norwalk’s goals for historic preservation and community planning for the
neighborhood that is called “Whistleville” and is located along Lexington Avenue and

adjacent streets in South Norwalk, Connecticut.

The overall purposc of this study is to provide documentation and recommendations

concerning programs and initiatives that would:

®  Preserve the historic resources of the study arca
e Provide support and incentives for renovations and adaptive reuse

e Enhance the quality and value of life for the necighborhood residents and

businesses

Specific objectives include:

® Preparing documentation to support a National Register District nomination
for submission to the State Historic Preservation Office (SHPO)

e  Analyzing the current zoning regulations and recommending alternative zoning
provisions aimed at preserving the historic character of the district (e.g. Village
District zoning strategy and associated design guidelines)

o Illustrating the potential for rehabilitation of historic properties taking

advantage of historic tax credits and other programs for 2 structures

The resulting assessment and historic preservation strategy is being funded through a
grant from the Connecticut Trust for Historic Preservation as part of their Vibrant
Communities Initiative. This study has been prepared by The Cecil Group for the

Norwalk Redevelopment Agency, with Heritage Resources as the historic consultant.
The main conclusions of this study can be summarized as follows:

e There are multiple neighborhood characteristics and historic resources in the
study arca to support a National Register District nomination {scc pages 3-5 and

Appendix A)

e  The analysis of redevelopment potential for two (2) historic propertics in the
neighborhood indicate that historic buildings are at risk of demolition and
replacement by new construction. Zoning changes such as the proposed Village
District and Design Guidelines could increase the possibilities that existing
historic buildings be rehabilitated through the use of historic tax credits (see

pages 6-20, Appendix B and Appendix C)
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2. HISTORIC PRESERVATION STRATEGY

A primary objective of this historic preservation strategy is the preparation of
documentation to support a National Register District nomination for submission to the

Connecticut State Historic Preservation Office.

A Nadonal Park Service / National Register of Historic Places Registration Form and a
Historic Resource Inventory have been submitted under separate cover. Fach building
considered for inclusion in the National Register and its physical condition has been

recorded on a typical form supplied by the State Historic Preservation Office.

The following excerpts from the narrative descriptions submitted as part of the
Registration Form highlight the reasons that support the nomination of the Whistleville

! Lexington Avenue neighborhood to National Register District.

Summary Paragraph

The Springwood-Whistleville neighborhood is a denscly-built late nincteenth and carly
twenticth century neighborhood located in Norwalk in southwestern Fairfield County,
Connecticut. It dates to a period of rapid industrialization and associated population
growth in Norwalk. The district encompasscs approximately 84 acres and its boundaries
arc consistent with the development patterns of the district. The district is roughly
bounded by Ely Avenue on the north, an abandoned railroad right-of-way and South
Main Street on the cast Tito Court on the south and Martin Luther King, Jr. Drive on
the west. The district is generally characterized by narrow, urban lots with varied
setbacks and densely packed houses along Lexington Avenue and its side streets (Photos
1 and 2) (see Figure 2 on pages 4-3). Homes on the residential section of Ely Avenue are
often larger and on larger lots. Houses are constructed in several late nineteenth and
carly twenteth century architectural styles. A section of Ely Avenue and Mulvoy Street
between Laura Street and Henry Street Extension is almost entirely commercial with
scveral three story brick commercial buildings constructed in the late nincteenth and
carly twentieth centuries (Photo 3). The district is located less than one half mile from
the former industrial center of South Norwalk. Many of the carly twenticth century
residents of the district were immigrants from Italy and Hungary who came to Norwalk
to work in its factories. The district includes 288 contributing and 34 noncontributing
resources. The contributing resources include houses, domestic outbuildings, churches
and commercial buildings. The non-contributing propertics consist primarily of single-
family houses and garages built later than 1966. The district maintains its feeling and
association as an carly twenticth century neighborhood, as expressed through the
retention of the original street pattern, landscape features, setbacks, views, and historic

architectural character. It is casily identifiable as a coherent neighborhood. Intrusions
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Architectural Character

All streets in the district, except for the commercial section of Ely Avenue, are lined
almost entirely with wood framed, single family dwellings built in the late nineteenth
and early twentieth centuries. There are a few masonry buildings and a few multi-family
houses that were built in the 1980s and 1990s. The overwhelming majority of the
houses are in the Gable-front Vernacular and Gable-front and Wing Vernacular style,
with some examples of Prairie/ American Foursquare, Colonial Revival, Queen Ann and
Italianate styles, as well as one Second Empire house and a few Cape Cod Cottages.
There are two churches, one in the Gothic Revival style and one in the Romanesque
style. The three story brick commercial buildings on the northern section of Ely Avenue
are in the Art Deco and Colonial Revival styles. Some of them are earlier buildings that
have been renovated, probably in the 1920s. There is also an auto repair shop in a
vernacular Commercial style on the south end of Ely Avenue and two construction
company offices that are also in a vernacular Commercial style at 38 and Hemlock Place.
Most houses in the district are one or two story, wood-frame buildings with common
late nineteenth and carly twentieth-century exterior materials. Most roofs are sheathed
with asphalt shingle and walls are typically clad with wood, stone, brick or synthetic
siding. Foundations are typically made of stone, brick, or concrete. Notable architectural
features common throughout the district that contribute to the expression of various
styles include dormers, crossed gables and entrance or full-width front porches.
Qutbuildings consist of detached garages, most of which are stylistically compatible with
the residence on the property.
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3. PROTO-TYPE REDEVELOPMENT STUDIES

Several properties within the study area have been considered as potential candidates for
redevelopment studies due to their design character and condition. All of them have
buildings that contribute to the historic character of the district. The purpose of these
redevelopment studies is to analyze the redevelopment potential of prototypical parcels
and estimate their possible range of redevelopment costs and revenue. The results of this
analysis will then be used to estimate the redevelopment potential of other comparable
propertics and inform the consideration of financial mechanisms that will be proposed to
protect the historic character of the Springwood-Whistleville neighborhood as part of

this historic preservation strategy.

In addition, these studics represent a valuable opportunity to test the applicability of the
proposed regulatory planning recommendations, and compare the financial feasibility of
potential redevelopment under the current Building Zone requirements and the
proposed new Village District zone (sce Section 4. Regulatory Strategy on page 21). What
could happen to these proto-typical parcels should the zoning changes recommended by
this strategy be adopted? These redevelopment studies will help to test and illustrate the

proposed zoning changes.

Two properties were sclected for detailed analysis as part of these studies — 87 Lexington

Avenue and 97 Lexington Avenue. Findings and conclusions are described below.
87 Lexington Avenue

This property is occupied by a typical historic single-family home built on or prior to
1905. The building is a good example of the Queen Ann style that characterizes many of
the historic buildings in the neighborhood. This style as found in the district is
represented by a full front gable roof with a triangular pediment and a one story porch
with a decorative railing. The building is currently vacant, and it is in need of substantial
renovation and repair. However, the main design characteristics of its style are still

visible and could possibly be restored through renovation.

An important reason for selecting this property for analysis is to investigate and
hopefully demonstrate the financial feasibility of redeveloping this property, adding
more residential units that would result in a higher return-on-investment, while
retaining the existing building and preserving its historic design character. We will
follow up this analysis with a consideration of changes to the current building zone that
would allow the development of additional residential units subject to the retention and

renovation of the existing historic building,
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Industrial Zone No.1 (I1) allows all uses permitted in the C Residence Zone (single-
family or two-family dwellings only, multifamily dwelling is not allowed).

Additional zoning requirements are listed on the Schedule Limiting Height and Bulk of
Buildings, City of Norwalk®.

The owner would like to redevelop the site by maximizing its building volume capacity
according to current zoning. He has considered demolishing the existing building to
build a new 3-unit dwelling in the front portion of the lot (NB zone) and add a 2-family
on the back portion of the lot as allowed by current zoning (I1 zone). The purpose of
this analysis is to explore and test site and building layouts that would allow the owner to
maintain and renovate the existing historic building while getting a similar or even better

return-on-investment.

The owner has expressed that if the existing building is kept, he would like to add a
shed dormer on both sides of the roof to create additional living space on the third floor.
While the construction of dormers is supported by building zone regulations within

certain limitations?®

, it would probably not be supported by Federal and State historic
prescrvation requirements should the owner seck the use of historic tax credits to help
finance the building rehabilitation. Instead of building dormers, the construction of an
addition on the back of the building to increase rentable arca was considered part of

potential redevelopment scenarios for analysis.

Building Layout Options

Conceptual layout plans of the existing two-and-a-half (2 1%) building stories were

prepared using information recorded during a site visit to the ho usc®,

The analysis of layo ut options to convert the existing single—family into a two—family
dwelling indicates that it is possible to optimize building capacity if an addition of
approximately 300 sq ft is built on the back of the house’. This addition would follow

2 Source: http:/fwww.norwalket.orgf DocumentView.aspx? DID=372 for Commercial and

Industrial uses and http://www.norwalkct.ore/ DocumentView.aspx?DID=371 for Residential

Lse.

3 Zoning Article 10, Definitions, establishes that “when the gabled end of the structure faces the
street, dormers on both roof faces shall occupy no more than fifty percent (50%) of the length of
the second story roof and shall comply with the story definition criteria”.

* According to Subsection B of the STORY definition, “Any "story" between a pitched roof and
the uppermost full story, the floor of which is not more than two (2) feet below the plate, shall be
counted as a half story, provided that not more than sixty percent (60%) of the pross floor area is

finished for use or occupancy”.

5 This potential square footage represents finished space and does not include the necessary

addition of a secondary means of egress for the upper floor, which in this case has been assumed

as an exterior staircase (approximately 200 sq ftin plan area for each floor it would serve).
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special design guidelines that are recommended for the historic district as part of this
historic preservation strategy (see Appendix E). The guidelines will be aimed at
protecting the historic character of the neighborhood by identifying design clements and

materials that are consistent with the architecture of the existing contributing buildings.

Building layout explorations for 87 Lexington Avenue indicate that there is a potential
to create a 2-bedroom apartment on the ground floor (approximately 860 sq. ft.) and a
3-bedroom apartment on the second floor and attic (approximately 1,300 sq. ft.)

It might also be possible to accommodate three (3) residential units within the same
building volume (existing building plus addition on back), but they would be smaller
units — a 2-bedroom on the first floor (ap proximately 860 sq. {t.), a 2-bedroom on the
sccond floor (approximately 900 sq. ft.) and a 1-bedroom on the attic (approximately
400 sq. ft.) This would be supported by the current NB zone, which allows multifamily
dwellings as long as residential density does not exceed 1,650 sq ft of lot arca per
dwelling unit.

Understanding that the purpose of this analysis is to generate economic data to support
the rchabilitation of the existing building, we also aim to show through the analysis that
this would be an option as profitable or more than demolishing the existing building and
replacing it with a new three-unit multifamily dwelling. The final choice between having
two large apartments or three smaller ones should probably be driven by cost and market
considerations rather than design, since it appears that it is possible to reconfigure the

cxisting building cither way.

Parking could become a constraint when attempting to accommodate a 3-unit
multifamily dwelling on the NB portion of the lot, requiring 2 parking spaces per unit
by current regulations. According to the investigation of potentials site layo uts, it is
possible to fit four (4) parking spaces together with the existing building and the
required front yard dimensions on the NB portion of the lot, which complies with the
building zone parking requirements for a two-family dwelling. However, a total of six
(6) parking spaces would be required if the building is converted into a 3-unit
multifamily dwelling. These would not fit within the portion on the site located in the
NB zone boundary if the existing historic building is retained. In order to meet this
requirement, some of the parking spaces would need to be located beyond the NB zone

boundary, on the I1 zone portion of the lot.

Bascd on the results of this analysis, it is recommended that parking requirements be
reconsidered as part of future zoning recommendations for the creation of a new Village

District zone for this arca (see page 3.2 for proposed changes to parking requirements).

Site Layout Options

Two site layout options have been explored and documented in more detail (see

representative illustrations below):
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Option 2 illustrates the potential development of a 4-unit multifamily building on the
back portion of the lot, and the renovation of the existing historic building as a two-
family dwelling. Fach unit in the multi-family dwelling would have its own entrance and
would encompass an area of approximately 1,200 sq ft, including a one-car garage on the
ground floor and finished space on the attic. The entire building could be designed
within the 35-foot / two-and-a-half (2 %) building height limit that characterizes the
majority of the existing buildings in the neighborhood.

This option also illustrates the potential to accommeodate cight (8) parking spaces at
grade, in order to complete the required amount of twelve (12) parking spaces for 6
residential units.

In order to support Option 2, zoning would need to be changed to allow multifamily
residential dwellings on the portions of the study area that are currently zoned as
Industrial #1 (I1). The additional density that would be generated over the current two-
family limit could be used as incentive to protect existing historic buildings by allowing a
higher residential density only if the existing buildings are renovated. These findings
have been used to inform proposed zoning changes for the study arca, which are aimed
at promoting the rehabilitation and historic preservation of existing historic buildings
(scc Section 4. Regulatory Strategy on page 21).

Proforma Analysis

Real estate development proformas on Appendix B analyze and compare estimated

I‘ﬁdﬁVClOPmCHt COSts and potential revenuc fOI‘ the fOHOWng I‘CdﬁVﬁlOPmﬁ[’lt OPtiOI’lS:

o Scenario I: Replace the existing historic building with a new three-family
dwelling and build a new two-family dwelling on the back portion of the lot

(current zoning).

o Scenario 2: Convert the existing historic building into a three-family dwelling
(small addition) and build a new two-family dwelling on the back portion of the

lot (current zoning).

o Scenario 3: Convert the existing historic building into a three-family dwelling
(small addition) and build a new four-family dwelling on the back portion of
the lot (proposed Village District zone).

o Scenario 4: Prescrve the existing building as a single-family dwelling and build a
new four-family dwelling on the back portion of the lot {proposed Village

District zone).

o Scenario 5: Convert the existing historic building into a three-family dwelling
(large addition) and build a new two-family dwelling on the back portion of the

lot (current zoning).
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o Scenario 6: Convert the existing historic building into a three-family dwelling
(large addition) and build a new four-family dwelling on the back portion of the
lot (proposed Village District zone).

The proforma analysis indicates that Scenario 6 — converting the existing historic
building into a three-family dwelling by building an addition behind the building, and
adding a new four-unit multifamily dwelling on the back portion of the lot is the option
that may result in the highest annual revenue and the most advantageous capitalization
rate (6.0%). In comparison, demolition and replacement of the existing historic building
under current zoning would result in a lower annual capitalization rate of 5.4%.
Scenario 6 is not allowed by the current Building Zone regulations, but it would become
possible if zoning changes proposed as part of this historic preservation strategy were

adopted by the City.

97 Lexington Avenue

The second property studied is 97 Lexington Avenue, another representative property
due to the distinctive architecture of its historic buildings and its ample lot size. This
property is onc of the largest parcels in the study arca (0.96 acres or 41,613 sf.)

In contrast to 87 Lexington, where the planning team was able to contact the property
owner and obtain information about existing conditions and redevelopment prospects, it
was not possible to establish contact with the owner of 97 Lexington Avenue. This
analysis and its conclusions are based on data available at the City’s tax assessor’s office

and GIS mapping information.
This property is occupied by three buildings:

e A brick masonry structure built in 1902, with two storics of living arca (3,940
sf.) and an unfinished basement (1,904 sf.) The Gross Building Area also
includes enclosed porches and utility space (6,053 sf.) There are 6 residental
units in this building, which is the largest building on the property and is also
identified as 103 Lexington Avenue.

* A wood-frame dwelling built in 1890, with two stories of living arca (2,248 sf.),
an unfinished basement and a framed open porch (Gross Building Arca of 3,386
sf.) This building stands out by its mansard roof, the only one representative of
the Second Empire architectural style in the neighborhood. There are 2
residential units in this building, also indenrified as 95 Lexington Avenue.

® A two-story wood frame structure located on the rear portion of the lot, which
and also dates back to 1890. This building is recorded as having a stonc
foundation, two stories of living area (2,216 sf.) and no basement (Gross

Building Arca of 2,216 sf.) There arc 4 residential units in this building.
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Although the three buildings exhibit different street addresses, they are recorded as being
part of the same parcel, 97 Lexington Avenue. This property is also characterized by its
distinctive stonc walls along the front property line, which appear to be in fair condition
as seen from the street.

Building Zone Requirements

As previously mentioned, 97 Lexington Avenue comprises an area of 41,613 sq ft
(0.9553 acres), which makes it one of the largest lots within the study arca. The property
is divided by a zone boundary, in a similar way to previously studied 87 Lexington. As a
result, portions of the lot are located in two different building zones®:

® An estimated 18,000 sf. are located within the Neighborhood Business zone,
with direct frontage on Lexington Avenue.

®  The rest of the lot (approximately 23,613 sf.) is located within the Industrial #1
zone, and have street access through the portion of the lot located on the

Neighborhood Business zone.

As previously scen in the study of 87 Lexington, lots divided by a zone boundary arc
subject to the corresponding designated zone on cach side of the boundary.

Neighbothood Business Zone (NB) allows single-family, two-family or multifamily
dwellings containing fewer than twelve (12) units (residential density: 1.650 sf. of lot

arca per dwelling unig).

Industrial Zone No.1 (11) allows all uses permitted in the C Residence Zone (single-
family or two-family dwellings only, multifamily dwelling is not allowed).

Additional zoning requirements are listed on the Schedule Limiting Height and Bulk of
Buildings, City of Norwalk’.

The purpose of this analysis is to explore and test site and building layouts that would
allow the owner to maintain and rchabilitate the existing historic buildings while getting
a competitive or higher return-on-investment than the one which would result from
maximizing residential density on the lot under current zoning, Since it has not been
possible to establish contact with the owner(s), it has not been possible to visit the
property and there is no awareness of existing plans for future redevelopment.

Consequently, layout plans of the existing buildings have not been studicd.

However, it has been possible to conduct an overview of site conditions based on

observations of the property from the street and GIS mapping, acrials and bird’s-cye

¢ As shown on the City’s Building Zone Map.

7 Source: htp:/fwww.norwalket.org/ DocumentView.aspx? DID=372 for Commercial and
Industrial uses and hitp://www . porwallect.org/ DocumentView.aspx?DID=-371 for Residential

use.
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views available online through Google and Bing. Consistent with the analysis of 87
Lexington Avenue, possible redevelopment scenarios have been envisioned and
investigated by applying current Building Zone provisions and proposed Village District
dimensional requirements, in order to test the economic feasibility of alternative

[CdCVClOPHlCIlt OPtiOﬂS.

As in the casc of 87 Lexington, an important objective of these studies is to test the
cconomic feasibility of historic rehabilitation in the planning area, and hopefully
demonstrate that the rehabilitation of historic properties generates a higher return on
investment than demolishing and replacing existing historic buildings with new
construction.

Site Layout Options

Six potential redevelopment scenarios have been identified for 97 Lexington Avenue
based on the available information. Three scenarios represent possible options as allowed
by current zoning; the other three are potential redevelopment opportunities that could

become possible under the proposed Village District building zone:

o  Scenario I: Demolish the existing historic buildings and replace with new

buildings using the maximum Residential Density allowed (current zoning).

o Scenario 2: Rehabilitate the existing historic buildings with the maximum
Residential Density allowed {current zoning).

o Scenario 3: Rehabilitate the existing historic buildings with the maximum
Residential Density allowed, and subdivide lot to build a three-family dwelling
on the front portion of the new lot and a two-family dwelling on the back

portion of the new lot {current zoning).

e Scenario 4: Rehabilitate the existing historic buildings with larger units
(approximately 1,000 sf. each) and build new multifamily dwellings on the back

portion of the lot {proposed Village District zone with bonus incentive).

o Scenario 5: Rehabilitate the existing historic buildings on the front portion of
the lot with larger units (approximately 1,000 sf. cach), demolish the historic
building on the back portion of the lot and build new multifamily dwellings
(proposed Village District zone without bonus incentive).

o Scenario 6: Rehabilitate existing historic buildings with larger units
(approximately 1,000 sf. cach), build new multifamily dwellings on the back
portion of the lot, and subdivide parcel to build a new two-family unit on the
front portion of the lot (proposed Village District with bonus incentive).
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Figure 12. 97 Lexington Ave. Site Layour — Scenario 6

Proforma Analysis

Real estate development proformas on Appendix C analyze and compare estimated
redevelopment costs and potential revenne for the identified redevelopment scenarios.

The proforma analysis indicates that the scenarios that rehabilitate the exising historic
bnildings and bnild new mnltifamily dwellings on the back portion of the lot are the
ones that may resnlt in the highest annnal revenne and the most advantageons
capitalization rates (Scenarios 4. 5 and 6, which represent site layont options that wonld
become possible nnder the proposed Village District zone). This is made possible in part
by the nse of historic tax credits wo offset par of the historic rehabilitadon costs. In
comparison, the three scenarios that explore potential redevelopment nnder the cnrrent
zoning provisions wonld resnlt in lower annnal revennes and less advantageons
capitalization tates (Scenarios 1, 2 and 3). This comparison is illnstrawed by the
difference between capinalizadon rates in Scenario 4, which rehabilitates the exisding
bnildings (6.9%), and Scenario 1, which demolishes and replaces the historic bnildings
with new construction (6.2%).

This confirms the inidal findings from the analysis of redevelopment potential for 87
Lexingron Avenne — if bnilding zone reqnirements wonld be changed to allow
mnldfamily dwellings on the portions of the stndy area that are cnrrently zoned as
Indnstrial #1 (I1), the addidonal density that wonld be generated over the cnrrently
allowed two-family limit conld enhance the rerurn on investment for these proto-typical
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4. REGULATORY STRATEGY

The current Building Zone Regulations that apply to the Whistleville / Lexington
Avenue planning area were analyzed as part of the review of existing conditions, and are

described in Appendix A — Existing Conditions Summary (page A-14).

Important findings from the review indicate that the existing C Residence and D
Residence zones are compatible with the existing land use, building types and urban
design character of the arcas to which they apply. However, the Neighborhood Business
(NB) and Industrial No.1 (I1) zones are intended to promote the development of
multifamily residential, mixed-use and commercial buildings, which runs contrary to the
goal of preserving the historic character of the neighborhood at many locations. These
zones extend along Lexington Avenue and other streets where some of oldest historic
buildings are located, and they could result in the demolition and replacement of many
of them if property owners seck to obtain higher returns on investment, especially in

those cases where the property is not owner occupied and used for rental purposes.

As a result, this historic preservation proposes zoning recommendations to address these
vulnerabilities. The recommended zoning changes include the creation of a Village
District building zone encompassing the entire planning arca. The proposed Village
District zone is intended “to protect and enhance the distinctive character, landscape,
historic structures, density and development pattern within this historic neighborhood,
and to ensure that the unique character of this district is maintained for future
generations in accordance with Connecticut General Statutes Section 8-2j Village
districts.” (See page 23 for proposed draft regulatory language). The new Village District
will be named after two original designations that have been applied to the
neighborhood surrounding Lexington Avenue through the years — Springwood and
Whistleville.

A summary of zoning goals and proposed changes is attached in Appendix D.

Village Districts have been implemented in other neighborhoods of Norwalk and
Connecticut, and are aimed at protecting the design character of distinctive arcas by
requiring the compliance with design principles and standards, and special provisions to

cnsure the compatibility of new construction with the existing buildings and character.

The proposed draft regulatory language for the Springwood-Whistleville Village District
is also complemented by draft Design Guidelines, which include provisions for design

review and recommendation for approval (attached as Appendix E).
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Proposed Draft Regulatory Language

§ 118-XXX.SPRINGWOOD-WHISTLEVILLE VILLAGE DISTRICT

A. Purpose and intent.

(1) The purpose of this zone is to protect and enhance the distinctive character,
landscape, historic structures, density and development pattern within this historic
ncighborhood, and to ensure that the unique character of this district is maintained
for future generations in accordance with Connecticut General Statutes Section 8-2j
Village districts. It is intended that this zone will ence urage residential use while at
the same time permitting other uses which fulfill a neighborhood need at an
appropriate scale. It is further intended that all uses and structures be compatible
with one another and with the established character of the district, reinforcing both

the CXiStiI’lg dCVClOP[HCHt patterns al'ld natural topography.

(2) This district has been divided into three (3) subarcas reflecting differences in

usc, height and bulk of buildings, depending upon location.
B. Usc regulations.

(1) Subarea A.

(a) Principal uses and structures. In the Springwood-Whistleville Village
District, Subarea A, premises shall be used and buildings shall be erected
which are used, designed or intended to be used for (1) or more of the

following uses and no others:

1
2

3
4

Single-family detached dwelling.
Two-family detached dwelling.

[
[
[3] Parksand playgrounds.
[

_

Neighborhood clubhouses, existing at the time of adoption of this
subscction, are declared to be conforming. If an existing clubhouse is
destroyed by fire, explosion, act of God or act of public enemy to an
extent cxceeding fifty percent (50%) of their assessed value, they may be
reconstructed only if the height, bulk, location and use of the building
is substantially as it had previously existed, subject to approval by the
Commission. The owners of such property shall document by A-2
Survey or other means, the height, bulk, location and use of the

building as it had previously existed.

(b) Special Permit uses and structures. The following uscs shall be permitted by

Special Permit in accordance with the provisions of Article 140, §118-1450,
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Special Permits, and shall comply with the Schedule Limiting Height and
Bulk of Buildings, and any other additional standards set forth herein:

[1] Farms, truck gardens and nurserics, provided that all produce is
cultivated on the premises, are located on a parcel having a minimum
arca of twelve thousand five hundred (12,500) square feet and that
there are no more than two (2) bechives per one quarter (1/4) acre. No

roadside stands shall be permitted.

(o]

Public museums.

LS~}
[Riestir Bl BT B o]

Places of worship, churches and church buildings.

S

Public or nonprofit community center.

— — o/
L4

Nursery schools or child day-care centers, subject to a maximum
occupancy of thirty-five (35) children, with no less than five hundred
(500) square feet of lot area per child.

[6] Artist workspace shall be allowed as an accessory use to a permitted use,
up to a maximum of twenty percent (20%) of the total permitted gross

ﬂOOI’ drcd.

{(2) Subarea B.

(a) Principal uses and structures. In the Springwood-Whistleville Village
District, Subarea B, premises shall be used and buildings shall be erected
which are used, designed or intended to be used for (1) or more of the
following uses and no others. Any use or structure having a gross floor arca
of five thousand (5,000) square feet or more or requiring fifteen (15)
parking spaces or more shall be permitted subject to the provisions of §118-

1451, Site plan review.

[1] Single-family detached dwelling.

[2] Two-family detached dwelling.

[3] Multifamily dwelling containing less than twelve (12) dwelling units. A
defined recreation arca of not less than one hundred (100) square feet
per dwelling unit shall be provided, and located with due concern for
the safety and convenience of the residents for whose usc it is intended.

[4] Parksand playgrounds.

(b) Special Permit uses and structures. The following uscs shall be permitted by
Special Permit in accordance with the provisions of Article 140, §118-1450,
Special Permits, and shall comply with the Schedule Limiting Height and
Bulk of Buildings, and any other additional standards sct forth herein:

[1] Farms, truck gardens and nurserics, provided that all produce is

cultivated on the premises, are located on a parcel having a minimum

Springwood-Whistleville / Lexington Avenue Historic Preservation Strategy Page 24



arca of twelve thousand five hundred (12,500) square fect and that
there are no more than two (2) bechives per one quarter (1/4) acre. No
roadside stands shall be permitted.
2
3
4

5] Artist workspace shall be allowed as an accessory use to a permitted use,

Public museums.
Places of worship, churches and church buildings.

Public or nonprofit community center.

— — o/

]
]
]
]

up to a maximum of twenty percent (20%) of the total permitted gross

ﬂOOI’ drcd.

{3) Subarea C.

(a) Principal uses and structures. In the Springwood-Whistleville Village
District, Subareca C, premises shall be used and buildings shall be erected
which are used, designed or intended to be used for (1) or more of the
following uses and no others. Any usc or structure having a gross floor arca
of five thousand (5,000) square feet or more or requiring fifteen (15)
parking spaces or more shall be permitted subject to the provisions of §118-

1451, Site plan review.

[1] Mixed-use development, subject to § 118-750.

[2] Dwellings, when located above any principal or Special Permit use.

[3] Retail stores and personal and business service establishments having a
gross floor area of fewer than cight thousand (8,000) square feet.

[4] Offices having a gross floor arca of fewer than cight thousand (8,000)
square feet, including medical offices.

[5] Banks and financial institutions, excluding drive-in facilitics.

[6] Restaurants and taverns having a gross floor area of fewer than two
thousand five hundred (2,500) square fect, excluding drive-in facilities.

[7] Health clubs.

[8] Boutique manufacturing shall be allowed as an accessory use o a
permitted retail use, subject to compliance with the following
requirements:

[a] Such boutique manufacturing shall not exceed three thousand
(3,000) square fect in arca and shall be directly related to the
principal permitted retail use; and

[b] All manufacturing activity, including the storage of all equipment,
materials and products, shall occur inside the building; no outside
storage of any kind is permitted; and

[c] Only manufacturing processes that are not offensive with regard to
noise, light, dust and odors, and which have the same or lesser

impact that the principal retails use are permitted; and
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[d] The manufacturing activity shall occupy an area of no more than
sixty percent {60%) of the gross floor area occupied by the
associated retail establishment; and

[e] The manufacturing process is principally artisan or fabrication by
hand, and shall not include mass production or assembly line
operations; and

[f] The manufacturing operations will not generate excessive traffic
volumes or truck traflic in excess of that typically occurring in the
adjacent district or neighborhood; all loading activity shall occur

during daytime hours only.

(b) Special Permit uses and structures. The following uscs shall be permitted by
Special Permit in accordance with the provisions of Article 140, §118-1450,
Special Permits, and shall comply with the Schedule Limiting Height and
Bulk of Buildings, and any other additional standards sct forth herein:

[1] Public museums.
[2] Places of worship, churches and church buildings.

[3] Public or nonprofit community center.

(4) Uses which are not permitted in Subsections X-X (B)(1), X-X (B)(2) and X-X
(B)(3) above shall not be permitted by variance in the Springwood-Whistleville
Village District.

(5) Accessory uses and structures. Accessory uses and structures which are incidental
to and customarily associated with the principal use of the premises shall be
permitted, subject to the provisions of §118-910, and subject to the following

restrictions:

(a) Home occupations shall be conducted entirely within the dwelling and shall
be limited to no more than one (1) per dwelling. The home occupation
shall not alter the residential character of the dwelling, provided
furthermore that such home occupations:

[1] Shall employ not more than one (1) person not residing in such
dwelling unit.

[2] Shall not involve storage of a stock-in-trade or sale of commodities in
the premises.

[3] Shall use an arca equal to not more than fifty percent (50%) of the floor
arca of the first floor of such dwelling, up to a maximum of five
hundred (500) square fect.

(b) Garage for motor vehicles owned by the occupants of the dwelling,

(¢} Lodging and rooming for not more than two (2) paying guests of the

occupant of the dwelling,
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(d) Storage of recreational vehicles owned or leased by the occupant of the
dwelling, provided that such vehicles are located in accordance with the
front yard requirements of this zone and are effectively screened from view
from the strect and adjacent propertics to the satisfaction of the Zoning
Inspector.

(e} Storage of no more than one (1) commercial vehicle, as defined in Chapter
246, Section 14-1, of the Connecticut General Statutes, which does not
exceed one-ton rated capacity.

(f) Family day-care homes in single-family and two-family dwellings and group
day-care homes in single-family dwellings, subject to the conditions thata
state license or registration is obtained by the provider and the cutdoor play
arcas shall be fenced and/or adequately screened from adjacent properties to
the satisfaction of the Zoning Inspector.

(g) Greenhouses, provided that any structures are clearly accessory to the main
dwelling unit. No roadside stands shall be permitted.

(h) Tag sales, not to exceed three (3) per calendar per year per property, shall be
allowed as an accessory use to a permitted residential use, provided that cach
tag salc event shall be limited to a maximum of three (3) days and is
operated during daytime hours only by a resident of the property. This is
inclusive of tag sales, garage sales, yard sales and other similar types of sales.

(i) Portable storage container, other than those used during construction for
which a valid Building permit has been issued, shall be permitted for a
maximum period of one (1) month in any calendar year and limited to one
(1) such container placed on an individual property at any one time, and
such container shall not exceed cight (8) feet in height or one hundred and
sixty (160) square feet in size.

(j) Storage of not more than one (1) unregistered motor vehicle, provided that
such vehicle is located in accordance with the front, side and rear yard
requirements of this zone.

(k) Outdoor storage shall be prohibited. Outdoor refuse collection and
recycling receptacles shall be located behind the front setback and shall be
screened from public view and from adjacent properties with a six (6) foot
fence enclosure or year-round landscaped screening, subject to zoning
inspector approval.

() Where permitted by the Commission, entertainment in the form of live
music shall be permitted as accessory to a restaurant use. Such

entertainment shall be restricted to the interior of the restaurant.

C. Demolition permit.

(1) No demolition permit for a building’s exterior shall be issued for any building

within the Springwood-Whistleville Village design District until the

Springwood-Whistleville / Lexington Avenue Historic Preservation Strategy Page 27



Commission has granted final approval for the reuse of the subject property.

(2) A structure deemed unsafe according to Section 123.0 of the State of
Connecticut Basic Building Code shall be exempt from the requirements of this

section.

D. Lot and building requirements. See the Schedule Limiting Height and Bulk of

Buildings, and all other applicable sections of these regulations and in addition:

(1) The height, bulk, location and use of all buildings in existence at the time of
adoption of this section are hereby declared to be in conformance with the
requirements of this section, provided that if such buildings are destroyed by
fire, explosion, act of God or act of public enemy to an extent exceeding fifty
percent (50%) of their assessed value, they may be reconstructed only if the
height, bulk, location and usc of the building is exactly as it had previously
existed. The owners of such properties shall document, by an A-2 Survey or
other means, the height, bulk, location and use of the building as it had

previously existed.

(2) All new construction, rehabilitation and substantial alterations to existing

buildings shall comply with the following dimensional standards: (sce table on

next page)
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Springwood-
Whistleville Village
District

Subarea A

Subarea B

Subarea C

Maximum Height

2 14 stories and 35
feet, maximum of
38 feet to peak

3 VA stories and 40

feet, maximum of
48 feet to peak

3 VA stories and 40
feet, maximum of
48 feet to peak

Minimum Height

2 stories and 25
feet

Minimum Size of Lot | 5,000 sq. ft. 1 5,000 sq. ft. None
Area dwelling uni

6,000 sq. ft. 2

dwelling units
Minimum Lot Width | 50 ft. 50 ft. None
Front Yard 35 feet from 30 feet, subject to None

centerline along Section 118-

Lexington 900F(1)

Avenue, Kossuth

and Olean Streets;

30 feet along

other streets,

subject to Section

118-900F(1)
Side Yard 6 feet 6 feet None
Aggregate Side Yard None None None
Rear Yard 15 feet 15 feet 10 feet
Maximum Building | 35% 35% tor buildings, | 90% for buildings
Area 80% for buildings and parking, 10%

and parking, 20% open space
open space

Floor Area Ratio 0.4 0.5; with bonus: 0.7 | 3
Maximum

Recreation Area

100 sq. ft. per
dwelling unit

Residential Density

2,500 sq. ft.; with
bonus: 1,650 sq. ft.

per dwelling unit
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(3) Village District Review Standards

() The Commission hereby designates the Norwalk Redevelopment Agency as
the architectural review board responsible for the design review and
recommendation of all applications for new construction and substantial
reconstruction within the district and in view from public roadways. The
architectural review board members shall include at least one architect
specialized in historic preservation or an architectural historian. If a third
party design professional is required to review the design, an architect
specialized in historic preservation or an architectural historian, with
pertinent experience, shall be hired as the Village Design Consultant. The
report of such consultant and/or the architectural review board shall be
entered into the public hearing record and considered by the Commission

in making its decision.

(b) Criteria: New construction and substantial rchabilitation to existing
structures, including those listed on the Norwalk Historic Resources
Inventory and the Springwood-Whistleville National Register District shall
be harmoniously related to their surroundings and shall be consistent with
the Village District Design Guidelines and the Connecticut Historical
Commission - Secretary of the Interior's Standards for Rehabilitation, as
applicable. All such development shall be consistent with the criteria
defined in the Connecticut General Statutes section 8-2j Village Districts,
including but not limited to the following criteria, subject to final review

and approval by the Commission:

[1] Building design, scale and compatibility: The color, size, height,
location, proportion of openings, roof treatments, building materials,
and any proposed signs and lighting shall be consistent with the local
architectural motf and with the unique elements of the district,
including maintenance of historic buildings, monuments and
landscaping. The removal or disruption of historic or significant

structures or architectural elements shall be minimized.

[2] Strectscape standards and landscaping: All spaces, structures and related
site improvements visible from public roadways shall be designed to be
consistent with the elements of the district in and around the proposed

modification.

(4) Historically significant buildings constructed on or before 1965, said year to be
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determined by the records of the Office of the Tax Assessor of the City of
Norwalk, are hereby declared to be in compliance with the height and bulk
requirements of this section. Modifications and additions to such buildings shall
conform to and be compliant with the height and bulk requirements of this
scction and the Village District Review Standards. However, the Zoning
Commission may, upon written request, waive up to twenty (20%) percent of
the height and bulk requirements for modifications and additions to such
buildings, where it is determined that such waiver(s) would assist in the
prescrvation and reuse of historic structures, unless the architectural integrity of
the building would be lost or damaged. External building modifications to such

structures shall conform to the Village District Design Guidelines.

(5) Bonus floor arca: Multifamily residential buildings in Subarea B shall be
permitted to increase the allowable floor area ratio (FAR) from 0.5 t0 0.7
provided that the principal historic building and historic stone walls on the

premiscs arc retained and rehabilitated.

(6) An unenclosed front porch may be exempt from building arca calculations
where such structure is designed to promote pedestrian activity along the street
and enhance the residential character of the building and neighborhood, subject

to design review and approval.

E. Off-street parking and loading requirements. Notwithstanding the requirements of
§§ 118-1200 through 118-1260, the following parking regulations apply within the
Springwood-Whistleville Village District.

(1) A building in existence at the time of adoption of this regulation may continue
to be used without adequate parking and loading as required by §§ 118-1210
through 118-1260 of these regulations. However, should such building be
increased in arca or changed in usc so as to require additional parking or
loading, such additional parking or loading shall be determined by applying the
standards set forth in this Section D and in §§ 118-1210 through 118-1260.

(2) The principal use and structure shall be located between the street and all

parking facilities.

(3) In new multifamily development, no garage openings shall be placed directly

facing the strect.

(4) Parking facilitics shall be required as follows:
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(@) There are no minimum parking requirements for the redevelopment of a
building listed on, or eligible for the National Register as a mixed use

building,
(b) For all other buildings, the applicant must provide:

[1] One and a half (1 %) parking spaces per dwelling unit for two-family
and multifamily dwellings.

[2] One (1) parking space per dwelling unit for mixed-use development.

[3] One (1) parking space per two hundred (200) square fect of active
commercial floor area for restaurant.

[4] One (1) parking space per seven hundred fifty (750) square feet of
active commercial floor area for commercial (including office, banks,
and personal and business services) and retail space, including boutique
manufacturing,

[5] Parking for all other uses as determined by §§ 118-1220 Off-street
Motor Vehicle Parking Requirements.

(5) Notwithstanding any other parking requirements sct forth in §§ 118-1200
through 118-1260 for individual land uses, when any land or building is used
for two or more distinguishable purposes in a mixed use development, the

minimum total number of parking spaces required to serve the combination of

all uses shall be determined as follows:

(@) Calculate the parking requirement for cach use.

(b) The largest single parking requirement will be reduced by the percentage for
the matching usc as shown in the table in § 118-1220.E.

(c) For more than two uses, the largest single parking requirement will be

reduced by the percentage for cach matching use as shown in the table in §

118-1220.E.

F. Signs. See §§ 118-1290 through 118-1295.
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9. FINANCIAL IMPLEMENTATION

In addition to inclusion in the National Register of Historic Places and changes to the
existing Building Zone Regulations, financial mechanisms are needed to support historic
preservation. In general, the cost of rehabilitating historic properties is higher than the
standard cost of construction due to the employment of special materials and
construction techniques aimed at preserving the historic design qualities of the building.
Federal and state government agencies have developed tax incentive mechanisms and
financial assistance programs to help property owners overcome the cost differential gap.
Incentives and programs available to owners in the Whistleville / Lexington Avenuc arca

include the following:

Tax Incentives for Historic Buildings

The following tax incentives are available to buildings listed in the National or State

Register of Historic Places:

Connecticut Historic Homes Rehabilitation Tax Credit

This program is available to individual homeowners for the rchabilitation of 1-4
family buildings. It provides a 30% state tax credit, up to $30,000 per dwelling unit, and
requires a minimum of $15,000 in qualified rehabilitation expenditures (labor and
materials) to qualify. All work must comply with the Secretary of the Interior’s Standards
for Rehabilitation. After completion of rehabilitation work, one unit must be owner-

occupled for a period of at least five years.

The tax credit is awarded in the form of a certificate which must be sold for cash.

Buyers are casily found and assistance in selling the certificate is available.

Contact: Julie Carmelich Phone: 860-256-2762

Email: Julie.Carmelich@ct.cov

Historic Tax Credit Coordinaror

Connecticut Historic Rehabilitation Tax Credit

This program is available only for income-producing properties, including rental
housing of 5 units or more that is not the primary residence of the applicant. It provides
a 25% tax state tax credit for all qualified rchabilitation expenditures (labor and
materials) or a 30% tax credit of the total qualified rehabilitation expenditures if the

project includes an affordable housing component provided at least 20% of the rental
units or 10% of for sale units qualify under CGS Section 8-39a.
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The tax credit is awarded in the form of a certificate which must be sold for cash.

Buyers are casily found and assistance in selling the certificate is available.

Contact: Julie Carmelich Phone: 860-256-2762
Email: Julie.Carmelich@ct.gov

Historic Tax Credit Cosrdinator

Federal Historic Rehabilitation Tax Credit

This program is available only for income-producing properties, including rental
housing that is not the primary residence of the applicant. It provides a 20% federal
income tax credit for all hard and soft costs of rehabilitation. All work must comply
with the Secretary of the Interior’s Standards for Rehabilitation. After completion of
rchabilitation work, no changes can be made in the building or the building’s ownership
for a period of at least five years. This incentive can be taken directly by the individual or
corporate owner as a credit toward federal income tax owed. It can be carried back 1

year and carried forward 20 years.

Contact: Julie Carmelich Phone: 860-256-2762
Email: Julie.Carmelich@ct.gov

Historic Tax Credit Cosrdinator

Programs that Apply to All Properties

City Property Tax Abatement

Whistleville is in an Enterprise Zone as established in Chapter 36 of the City of Norwalk
Code. This chapter states:

A. All real property in the Enterprise Zone which is improved during the period when
such arca is designated as an Enterprise Zone shall have its real estate assessment
fixed. Such fixed assessment shall be for a period of seven years from the time of
such improvement and shall defer any increase in assessment attributable to such

improvement, according to the following schedule:

Year Percentage of Increase Deferred

First 100
Second 100
Third 50
Fourth 40
Fifth 30
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Year Percentage of Increase Deferred
Sixth 20
Seventh 10

B. The Common Council shall have the power, by resolution, to grant additional
deferments of up to 100% of assessment attributable to such improvements for a
period of up to seven years from the date of the improvement referred to in
Subsection A above. Any owner of property within a designated Enterprise Zone
who sccks to take advantage of the additional deferments available under this
subsection shall submit his/her application to the Redevelopment Agency of the City
of Norwalk on forms to be supplied by said Agency.

(1) Said Redevelopment Agency shall review the application and determine if such
additional deferment is necessary in order to promote the further development
of industrial, commercial or residential property upon the real estate of the

ap piicant.

(2) The Redevelopment Agency shall make a recommendation to the Common
Council on the applicant's request and shall specify its reasons for

recommending approvai or denial of the application.

(3) Upon reccipt of the recommendation of the Redevelopment Agency, the
Common Council may approve or reject the application in question by a
majority vote. Said additional deferment of assessment shall become effective

upon its approval by the Common Council.

C. Any fixed asscssment on any residential property shall cease if, for any residential
property, any dwelling unit in such property is rented to any person whose income
exceeds 200% of the median family income of the City of Norwalk; or, for any
conversion condominium declared after the designation of the Enterprise Zone, any

unit is sold to any person whose income exceeds 200% of the median family income

of the City of Norwalk.

Redevelopment Agency - Residential Rehabilitation Program

The program is available to Norwalk homeowners for properties of 1 family and up
including condominiums and cooperatives. Eligibility is restricted to occupants making
80% of the median income adjusted for family size. At least 51% of occupants must be

income eligible and 50% for 2 family properties. Loans can be made up to $75,000 per
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unit. Interest is 3% or owner occupied properties and 3%-5% for investment properties

with a 10-25 term.

The Redevelopment Agency is constantly developing new incentives and programs that

can be used in Whistleville. Contact the agency for current information.

Contact: Susan Schweitzer Phone: 203-854-7810 ext. 46791

Email: ssweitzer@norwalkct.org

Senior Project Manager for Development

Tim Carney Phone: 203-854-7810 ext. 46784

E[l’lall tCQIHCV@HO[W&.[kCt. org

Housing Development Project Manager

Connecticut Housing Finance Authority (CHEA)

Whistleville in is Census Tract 0445, which is one of CHFAs targeted arcas for

assistance to prospective home buyers and current homeowners.

These programs include a variety of competitive mortgage programs, designed especiaﬂy
for first-time homebuyers, as well as loan programs designed for homeowners facing
financial hardship. In partnership with HUD-approved housing counseling agencies
throughout the state, CHFA provides free education and counscling services for

homeowners in crisis as well.

CHEFA also values its relationship with over 100 approved Participating Lenders
statewide. [t provides extensive training and support services for any lender that wishes
to become our business partner in making affordable mortgages available to eligible

Connecticut residents.

Contact:
Valencia Taft-Jackson Phone: 860 571-4224

Email: valencia.taft-jackson@chfa.org
Assistant Dirvector, Single Family
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APPENDIX A — EXISTING CONDITIONS SUMMARY

Springwood-Whistleville / Lexington Avenue Historic Preservation Strategy Page A-1















Table A-1. Summary of Building Types (1965 and Older)

Bldg Type Number | Year Built | Representative Address | Notes
of Bldgs
Single Family 64 1890-1963 | 5-9 Kossuth, 13 Bungalow/ Cape Cod/ Colonial /
Lexington, 5 Lubrano, 6 Conventional in GIS
Lubrano, 2-4 Olean, 7
Snowden
2 Family 117 1850-1963 | 9 Hemlock, 3 Laura, 6 Colonial / Conventional/ Family
Laura, 14 Lexington, 30 Duplex in GIS
Lexington, 32 Lexington,
117 Lexington, 125
Lexingron
3 Family 32 1855-1947 | 4 Laura, 25 Lexington, Colonial / Conventional in GIS
70 Lexington, 127
Lexington, 6 Mulvoy
4 Family 8 1885-1923 | 24 Laura, 69 Lexington Colonial / Conventional in GIS
5-8 Unit Apt 5 1890-1959 | 15 Kossuth, 18 Laura
Commercial/Apt 9 1870-1940 | 25 Ely, 45 Ely, 35 Off/Ret/Apt/ Commercial in GIS
Lexington, 39 Lexington
Church 4 1900-1923 | 19 Lexington, 50 Calvin Reformed Church, Faith
Lexington, 4 Tito Lighthouse Church, New
Jerusalem Missionary Baptist
Church
Church/ 3 1940-1954 | 22 Lexington, 25 New Light Missionary Baptist
Community Kossuth, 218 Ely Church, Gethsemane Outreach
Ministries, Macedonia Church
Club/Lodge 1 1937 92-94 Lexington William Moore Lodge - 1533
Light Industrial 1 1921 7 Lexington
Service Shop/ 2 1924-1955 | 109 Lexington, 245 Ely Service Shop/ Outbuilding in GIS
Garage
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Ownership and Occupancy Patterns

A review of the assessor’s data for the planning arca indicates that approximately 51 % of
the existing properties {(including condominium units) are owner-occupied. This
cstimate has been obtained by comparing tax billing addresses and strect addresses, and

assuming that buildings where both addresses are the same are owner-occupied.

Restricting the comparison and analysis to those buildings that could qualify for historic
designation (those constructed prior to 1965) indicates that 123 out of 270 buildings arc

owner-occupied. This represents 45% of the historic buildings.

Of the historic buildings occupied by owners, approximately half of them are 2-family
homes (60 buildings) while one-third are single-family homes (37 buildings). This may
be an important consideration at the time ofoutlining strategies to encourage and

promote the preservation of historic resources.

Property owners of large parcels include businesses and religious institutions. A few
businesscs own clusters of adjacent parcels that often share a common access, with a
similar land usc. Table A-3 summarizes parcels larger than 0.5 acres and clusters of

adjacent parcels that share use and ownership.

Table A-3. Large Parcels and Clusters of Parcels with Shared Use and Qwnership

Street Address / Addresses Total Use
Acreage
10 Lubrane P1/ 12 Lubrano P1/ 2.03 Commercial / Light Industrial /
26 Hemlock P1 /7 Olean St/ 9 Warehouse
Olean St/ 13 Olean St 15/ Olean
St
19 Lexington Ave 1.76 Church, ancillary building, parking
111 Lexington Ave / 1.11 Apt [5-8 Unit] / Commercial
117 Lexington Avef

119 Lexington Ave /
18 Knapp St/ 24 Knapp St

215 Martin Luther King Bvd 1 Vacant

97 Lexington 0.96 Apt [5-8 Unit] / Commercial

218 Ely Ave 0.7 Church Historic Land / Single-
family

8 Mulvoy St 0.7 Commercial / Nurseries
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Assessment of Redevelopment Conditions

Figure A-7 above indicates that the majority of the buildings arc in Average or Good
condition (49% and 31% of total historic buildings respectively). However, it is
noticeable that many buildings arc in need of exterior repairs. There also are buildings
that have been altered or expanded through the years without necessarily maintaining
the original design qualities that would correspond to their historic character. These
particular building conditions will be recorded in detail as part of the Historic Resources

Inventory.

The need for exterior repairs, however, would not be conducive to a signiﬁcant
redevelopment of the majority of small residential properties unless they could be
asscmbled into larger parcels that could support larger buildings. A review of ownership
patterns indicates that only 30 property owners in the planning arca own more than one

parcel, and of those, only 7 owners are registered as owning 2 adjacent parcels or more.

Parcels that individually or as a result being adjacent to cach other and having the same
owner are larger than 0.27 acres (18,000 square feet) may be more susceptible to change
according to their redevelopment potential. As a result, historic buildings on these
parcels may be at a higher risk of demolition unless efforts are made to promote historic

preservation.

Crime Statistics

Crime statistics for the year 2014 indicate that there were 212 incidents reported in the
planning area. Of these, 162 incidents were on Ely Avenue (76% of the wtal), 38 on
Lexington Avenue (18%) and 12 on Mulvoy Strect/Henry Street Extension (5%). There
were no incidents reported on other streets. Most of these incidents were recorded as

éLSSél.Lllt, dCSU’LlCtiOIl Of property/vandalism, or U’CSP&SS Of real PI'OPCITY.

Although these incidents have litte or no relation to the historic character of the
ncighborhood, they may have a negative impact on the overall quality of living in the
community. These conditions may provide a basis for the consideration of community
development and revitalization strategies aimed at improving the image and public safety

of the affected locations.
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Regulatory Conditions
The Building Zone Regulations for the City of Norwalk apply to the planning arca.

There are currently five zones in the Whistleville / Lexington Avenue planning area,

distributed as shown in Figure A-8 (on page A-16).

e C Residence (O

o D) Residence (ID)

e Industrial Ne. 1 (I1)

¢  Neighborhood Business (NB)
e Restricted Industrial (RI)

C Residence (C)

This zone provides arcas for single-family dwellings on lots with an area of 3,000 square
feet or more and two-family dwellings on lots with an area of 6,000 square feet or more,

and other compatible uses.

Certain other uses consistent with the allowed density may be permitted by Special
Permit. It is intended that all uses be harmonious with local street characteristics and the

limitation of available utilities and other public services.

D Residence (D)

This zone provides areas for multifamily dwellings (less than 12 units), as well as single-

and two-family dwellings and other compatible uses.

Certain other uses consistent with the allowed density may be permitted by Special
Permit. It is intended that all uses be harmonious with local street characteristics and the

limitation of available utilities and other public services.

Neiehborhood Business (NB)

This zone permits a diversity of uses which serve neighborhood retail and service needs
at a scalc appropriate to the residential arcas which surround it. The intent of this zone is
to encourage mixed-use development in neighborhood commercial arcas. The provisions
of this zone are designed to ensure that all permitted uses and structures will be

compatible with cach other and will provide protection to adjacent residential arcas.

Muldifamily dwellings, retail, office, banks, restaurants, and boutique manufacturing are

all permitted.
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Industrial No. 1 (I1)

This zone provides arcas for manufacturing and related uses - warchouse, office, retail

and single- and two-family housing. Heavy industrial uses arc allowed by Special Permit.

The district is intended to provide low-scale industrial facilities interspersed with other
uses and with the utilities and infrastructure necessary to support such industrial
operations. Provisions of this zone recognize the need for manufacturing space while

sctting standards for compatibility with residential arcas.

This zone allows all uses permitted in the C Residence Zone, as well as multifamily

buildings, and a large variety of light industrial and manufacturing uses.

Restricted Industrial (R

This zone provides arcas exclusively for light industrial manufacturing uses and other
compatible uses, including singie- and muiti-famiiy residential uses with recreational
facilities, on a parcei contalning 25 acres or mere, as well as limited areas of artist
workspace, non-accessory office, college or university use, which will contribute to the
cconomic base of the city and which will constitute a harmonious and appropriate part

of the physical development of the city.
Regulatory Findings and Recommendations

The existing C Residence and DD Residence zones are compatible with the existing land

usc, building types and urban design character of the arcas to which they apply.

The same cannot be said for the Neighborhood Business (NB) and Industrial No.1 (I1)
zones, however. Although these zones allow for the presence of single family, 2-family,
3-family and 4-family buildings, they are intended to promote the development of
muldifamily residential, mixed-use and commercial buildings, which runs contrary to the

goal of preserving the historic character of the neighborhood at many locations.

The development pressures and opportunities for redevelopment that the NB and 11
zones could promote could be devastating to the urban design and historic character of
the properties located along Lexington Avenue, and in particular to the prevalent single

family and 2-family homes that constitute the most characteristic historic buildings.

Historic preservation strategics for the Whistleville / Lexington Avenue planning arca
need to include zoning recommendations that address these vulnerabilities. This could
be achieved by cither proposing direct changes to the current, including specific design
standards and guidelines aimed at protecting buildings that contribute to the historic

character of the neighborhood from demolition or substantial change.
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Pro Forma for 87 Lexington Avenue

Scenario Summarv

Scenario 1

Replace the existing historic building with a new three-
family dwelling and a new two-family dwelfing on the
back portion of the lot.

Scenario 2

Convert the existing historic building in a three-family
dwelling {(small addition) and build a new two-family
dwelling on the back portion of the lot.

Scenario 3

Convert the existing historic building into a three-family
dwelling (small addition) and build a new four-family
dwelling on the back portion of the lot.

Scenario 4

Preserve the existing historic building as a single-family
dwelling and building a new four-family dwelling on the
back portion of the lot.

Scenario 5

Convert the existing historic building in a three-family
dwelling (large addition) and build a new two-family
dwelling on the back portion of the lot.

Scenario 6

Convert the existing historic building into a three-family
dwelling (large addition) and build a new four-family
dwelling on the back portion of the lot.

5.4%

4.2%

5.4%

5.3%

5.1%

6.0%

111,000

92,130

154,290

137,152

113,220

175,380

3-family

2-family

3-family

2-family

3-family

4-family

1-family

4-family

3-family

2-family

3-family

4-family

4,200

3,000

3,391

3,000

3,391

6,720

2,991

6,720

4,391

3,000

4,391

6,720

3,000

2,000

2,150

2,000

2,150

4,800

1,378

4,800

3,100

2,000

3,100

4,800

New

New

Conversion

New

Conversion

New

Rehabilitation

New

Conversion

New

Conversion

New

4,961

7,502

4,961

7,502

4,961

7,502

4,961

7,502

4,961

7,502

4,961

7,502

1,200

1,000

1,106

1,000

1,106

1,920

1,106

1,920

1,606

1,000

1,606

1,920



Pro Forma for 87 Lexington Avenue

Sranarin 1

Scenario: Replace the existing historic building with a new three-family dwelling and a new two-family dwelling on the back portion of the lot.

4 ~STiannny b FY- AL UL INT VY - w I STt Y Lyl NTEVCIIWeE
2 2-family 3,000 2,000 New 2 4 7,502 1,000 Building 1
Building 2

Gross Revenue
Annual Gross Revenue
Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt
Annual Operating

Annual Net Revenue

3,000 $
2,000 $

1.85 %
1.85 §
5

5,550
3,700
9,250

111,000

11,100
25,000

36,100

74,900

e W TD L MWW W WD LD

Historic Rehabilitation 200 % -

New construction 7,200 125 § 900,000

Demolition 2,991 5 3 14,955
Site Costs

Demolition 1,000 10 % 10,000

Landscape including parking 10,263 15 $ 153,945
Soft Costs

20% Soft Costs and Contingency $ 215780
Summary

Hard Costs $ 9514955

Soft Costs $ 215780

Site Work (landscaping, parking) $ 163,945
Development Costs $ 1,294,680
Purchase Price % 390,000
Total Development Costs $ 1,384,680



Pro Forma for 87 Lexington Avenue

Cranarin ?

Scenario: Convert the existing historic building into a three-family dwelling (small addition) and build a new two-family dwelling on the back portion of the lot.

2Tianny DT Lyl SIS DI

2 2-family 3,000 2,000 New

Note: Option 1 in draft analysis

Includes a 400-square foot addition to allow conversion of upper floors into apartments
Skylights could be used instead of dormers in order to create a 1-bedroom apartment on the attic. Skylights

would qualify for historic tax credits.

(RS A= R*1~

Building 1 2150 § 1.85
Building 2 2000 % 1.85
Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

w|len en

3,978
3,700
7,678

92,130

9,213
25,000

34,213

57,917

WA IO MWLV W DD

Historic Rehabilitation 2,991 § 200 § 588,200

New construction 3,400 % 125§ 425,000

Demolition % 5 % -
Site Costs

Demolition 1,000 % 10 % 10,000

Landscape including parking 10,357 % 15§ 155,355
Soft Costs

20% Soft costs and Contingency $ 23771
Summary

Hard Costs $ 1,023,200

Soft Costs $ 237,711

Site Work (landscaping, parking) $ 165355
Development Costs $ 1,426,266
Purchase Price 5 90,000
Total Development Costs $ 1,516,266
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and softcosts § 143,568

$ 143,568

Total Development Costs After Credits $ 1,372,698

Note that 25% state tax credit and other state and local programs are availabe for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only



Pro Forma for 87 Lexington Avenue

Cranarin 2

Scenario: Convert the existing historic building into a three-family dwelling {(small addition) and build a new four-family dweliing on the back portion of the lot.

L0 LIVSI DI - w R ITAV Y FR RV

4,800 New 4 ) 7,502 1,920

2Tianny DT L

2 4-family 6,720

Notes: Option 2 in draft analysis

Includes a 400-square foot addition to allow conversion of upper floors into apartments

Skylights could be used instead of dormers in order to create a 1-bedroom apartment on the attic. Skylights would
qualify for historic tax credits.

Considers that potential new zoning could allow 1.5 parking spaces per unit in multifamily dwellings

Building 1
Building 2
Total Revenue

2,150 § 1.85
4,800 $ 1.85

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

&

ol v

3,978
8,880

12,858

154,290

15,429
35,000

50,429

103,861

WA IDL MW LW W OLD

Historic Rehabilitation 2,991 § 200 § 588,200

New construction 7,120 % 125 $ 890,000

Demolition % 5 % -
Site Costs

Demolition 1,000 % 10 % 10,000

Landscape including parking 9437 % 15 § 141,555
Soft Costs

20% Soft costs and Contingency $ 327,951
Summary

Hard Costs $ 1,488,200

Soft Costs § 327,951

Site Work {landscaping, parking) $ 151,555
Development Costs $ 1,967,706
Purchase Price 5 90,000
Total Development Costs $ 2,057,706
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and softcosts § 143,568

$ 143,568

Total Development Costs After Credits $ 1,914,138

Note that 25% state tax credit and other state and local programs are availabe for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only



Pro Forma for 87 Lexington Avenue

Sranarin 4

Scenario: Preserve the existing historic building as a single-family dwelling and building a new four-family dweiling on the back portion of the lot.

4 L-rdarnny £L,331 4,240 nEluvdLIUl 4 4 “+,J0.1 4i,1wv0 NTYTIIUT

2 4-family 6,720 4,800 New 4 6 7,502 1,920 Building 1
Building 2

Note: Total Revenue

Considers that potential new zoning could allow 1.5 parking spaces per unit in multifamily dwellings
Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

1,378 §
4,800 $

185 §
185 %
3

2,549
8,880

11,429

137,152

13,715
25,000

38,715

98,436

A WTIDLI ULLIVIT W WUDLD

Historic Rehabilitation 2991 % 200 % 598,200

New construction 6,720 $ 125 § 840,000

Demolition 3 5 % -
Site Costs

Demolition 1,000 § 10 § 10,000

Landscape including parking 9437 3 15 3 141,555
Soft Costs

20% Soft costs and Contingency 3 317,951
Summary

Hard Costs $ 1,438,200

Soft Costs 3 317,951

Site Work (landscaping, parking) 3 151,555
Development Costs $ 1,907,706
Purchase Price 3 90,000
Total Development Costs $ 1,997,706
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs % 143,568

3 143,568

Total Development Costs After Credits $ 1,854,138

Note that 25% state tax credit and other state and local programs are availabe for AFFORDABLE

housing ar for 5+ units/mixed res non-res/ non-res only






Pro Forma for 87 Lexington Avenue

Cranarin &

Scenario: Convert the existing historic building into a three-family dwelling (large addition}) and build a new four-family dwelling on the back portion of the lot.

DAV LTIV DT el w Myl ERR ViV

4,800 New 4 6 7,502 1,920

2Tianny MDA

2 4-family 6,720

Notes:

Includes a 1,400-square foot addition to allow conversion into large apartments (2- and 3-bedroom units)
Skylights could be used instead of dormers in order to rehabilitate the attic in the existing building. Skylights
would qualify for historic tax credits.

Considers that potential new zoning could allow 1.5 parking spaces per unit in multifamily dwellings

Building 1
Building 2
Total Revenue

3,100 § 1.85
4,800 $ 1.85

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

&

ol v

5,735
8,880

14,615

175,380

17,538
35,000

52,538

122,842

WA IDL MW LW W OLD

Historic Rehabilitation 2,991 § 200 § 588,200

New construction 8,120 % 125 § 1,015,000

Demolition % 5 % -
Site Costs

Demolition 1,000 % 10 % 10,000

Landscape including parking 8937 % 15 § 134,055
Soft Costs

20% Soft costs and Contingency $ 351,451
Summary

Hard Costs $ 1,613,200

Soft Costs § 351,451

Site Work {landscaping, parking) $ 144055
Development Costs $ 2,108,706
Purchase Price 5 90,000
Total Development Costs $ 2,198,706
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and softcosts § 143,568

$ 143,568

Total Development Costs After Credits $ 2,055,138

Note that 25% state tax credit and other state and local programs are availabe for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only



APPENDIX C — 97 LEXINGTON AVE PROFORMA ANALYSIS

Springwood-Whistleville / Lexington Avenue Historic Preservation Strategy Page C-1



Pro Forma for 97 Lexington Avenue
Scenario Summary

Scenario 1
Demolish the existing historic buildings and replace with new
buiidings using the maximum Residential Density aliowed { current
zoning ).

Scenario 2
Rehabilitate the existing historic buildings with the maximum
Residential Density allowed ( current zoning ).

Scenario 3
Rehabilitate the existing historic buildings with the maximum
Residential Density allowed, and subdivide lot to build a three-
family dwelling on the front portion of the new lot and a two-family
dwelling on the back portion of the new lot ( current zoning ).

Scenario 4
Rehabilitate the existing historic buildings with larger units
(approximately 1,000 sf each) and build new multifamily dwellings
on the back portion of the ot ( proposed Village District zone with
bonus incentive ).

Scenario 5
Rehabilitate the existing historic buildings on the front portion of
the lot with larger units (approximately 1,000 sfeach), demolish
the historic building on the back portion of the lot and build new
multifamily dwellings ( proposed Village District zone without
bonus incentive ).

Scenario 6
Rehabilitate the existing historic buildings with larger units
(approximately 1,000 sf each), build new multifamily dwellings on
the back portion of the lot, and subdivide lot to build a new two-
Sfamily unit on the new lot ( proposed Village District with bonus
incentive ).

6.2%

4.6%

6.1%

6.9%

6.3%

7.0%

266,400

186,569

297,569

452,969

337,174

497,369

w N

o &= W N o &= W N o &= W N

GO B WN R

10-family

2-family

7-family
3-family

2-family

S-family
2-family
2-family
3-family

2-family

d-family
2-family
2-family
6-family

6-family

d-family
2-family
2-family
S-family

4-family

d-family
2-family
2-family
6-family
6-family

2-family

12,000

2,400

6,053
3,386

2,216

6,053
3,386
2,216
3,600

2,400

6,053
3,386
2,216
7,200

7,200

6,053
3,386
2,216
6,000

4,800

6,053
3,386
2,216
7,200
7,200

2,400

10,000

2,000

3,940
2,248

2,216

3,940
2,248
2,216
3,000

2,000

3,940
2,248
2,216
6,000

6,000

3,940
2,248
2,216
5,000

4,000

3,940
2,248
2,216
6,000
6,000

2,000

New

New

Rehabilitation

Rehabilitation

Rehabilitation

Rehabilitation

Rehabilitation

Rehabilitation

New

New

Rehabilitation

Rehabilitation

Rehabilitation

New

New

Rehabilitation

Rehabilitation

Demolition

New

New

Rehabilitation

Rehabilitation

Rehabilitation

New

New

New

10

20

14

10

18,000

23,613

12,000
6,000

23,613

6,000
6,000
18,613
5,000

6,000

12,000
6,000
7,871
7,871

7,871

12,000

6,000

11,806

11,806

6,000
6,000
7,871
7,871
7,871

6,000

4,800

960

2,018
967

1,108

2,018

967
1,108
1,440

960

2,018

967
1,108
2,057

2,057

2,018

967

1,714

1,371

2,018

967
1,108
2,057
2,057

960



Pro Forma for 97 Lexington Avenue

Srenarin 1

Scenario: Demolish the existing historic buildings and repiace with new buildings using the maximum Residential Density alfowed {current zoning).

4 Lumidininny LL, LU0V INT VY pRV) FAV 10,000 “, 00 NTYCIiuT
2 2-family 2,400 2,000 New 2 4 23,613 960 Building 1
Building 2

Gross Revenue

Annual Gross Revenue

Note:

This scenario is based on current Floor Area Ratio and Residential Density standards for the Neighborhood Business Operating Expenses
(NB) and Industrial #1 (11) zones. In this case, the existing historic buildings are demolished and replaced by new 10% Vacancy Rate
multifamily dwellings. Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

10,000 %
2000 %

1.85 %
1.85 3§
5

L &

18,500
3,700

22,200

266,400

26,640
60,000

86,640

179,760

WATIDLI MWLIVI WWJDLD

Historic Rehabilitation 200 S -

New construction 14,400 125 § 1,800,000

Demolition 11,655 5 3 58,275
Site Costs

Demolition 3,000 10 § 30,000

Landscape including parking 35,853 15 § 537,793
Soft Costs

20% Soft Costs and Contingency $ 485,214
Summary

Hard Costs $ 1,858,275

Soft Costs $ 485,214

Site Work (landscaping, parking) $ 567,793
Development Costs $ 2,911,282
Purchase Price 3 -
Total Development Costs $ 2,911,282



Pro Forma for 97 Lexington Avenue

Sranarin ?

Scenario: Rehabilitate the existing historic buiidings with the maximum Residential Density allowed {current zoning).

1 J-ramiy b,ud3 3,240 Henaolutation f 14 1L,000 L,U1L5
2 3-family 3,386 2,248 Rehabilitation 3 S 6,000 967
3 2-family 2,216 2,216 Rehabilitation 2 4 23,613 1,108
Note:

This scenaric is based on current Floor Area Ratio and Residential Density standards for the Neighborhood Business
{NB) and Industrial #1 {11} zones. In this case, all the existing historic buildings are rehabilitated.

Building 1
Building 2
Building 3

Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

3,940 %
2248 %
2,216 %

1.85 3§
1.85 3§
185 35

$

7,289
4,159
4,100
15,547
186,569
18,657
60,000

78,657

107,912

W DL ULLIVIL W WDLD

Historic Rehabilitation 11,655 3 200 $ 2,331,000

New construction - 3 125 § -

Demolition 3 5 3% -
Site Costs

Demolition 3,000 3 10 % 30,000

Landscape including parking 37,520 3 15 § 562,797
Soft Costs

20% Soft costs and Contingency $ 584,759
Summary

Hard Costs $ 2,331,000

Soft Costs $ 584,759

Site Work (landscaping, parking) $ 592,797
Development Costs $ 3,508,556
Purchase Price 3 -
Total Development Costs $ 3,508,556
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs $ 559,440

State Historic Tax Credits for 25% of rehabilitation costs $ 582,750

$ 1,142,190

Total Development Costs After Credits $ 2,366,366

Note that 25% state tax credit and other state and local programs are available for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only



Pro Forma for 97 Lexington Avenue

Qranarin 2

Scenario: Rehabilitate the existing historic buiidings with the maximum Residential Density allowed, and subdivide lot to build a three-family dweliing on the front portion of the new lot and a two-family dweliing on the back portion of the new lot (current zoning).

1 J-ramiy
2 2-family
3 2-family
4 3-family
5 2-family
Note:

b,ud3
3,386
2,216
3,600
2,400

3,94U Kenaolitation
2,248 Rehabilitation
2,216 Rehabilitation
3,000 New
2,000 New

M W NN U

iv

R o L B S Y

b,Uuu
6,000
18,613
5,000
6,000

PRINE)
967
1,108
1,440
960

This scenario is based on current Floor Area Ratio and Residential Density standards for the Neighborhood Business

(NB) and Industrial #1 {I1) zones. In this case, the existing historic buildings are preserved, the parcel is subdivided to

add a new three-family dwelling on the front of the new lot and a new two-family dwelling on the back of the new lot,

in order to maximize Residential Density as allowed by the current zones.

NovolIiuc
Building 1
Building 2
Building 3
Building 4
Building &

Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

3,940
2,248
2,216
3,000
2,000

1 8 A 1 8l

1.85
1.85
1.85
1.85
1.85

el &

7,289
4,159
4,100
5,550
3,700

24,797

297,569

29,757
70,000

99,757

197,812

A WTID LI UG LIV W UDLD

Historic Rehabilitation 11,655 § 200 § 2,331,000

New construction 6,000 3% 1256 § 750,000

Demolition 3 5 % -
Site Costs

Demolition 3,000 3 10 5§ 30,000

Landscape including parking 35,120 % 15 § 526,797
Soft Costs

20% Soft costs and Contingency $ 727,559
Summary

Hard Costs $ 3,081,000

Soft Costs $ 727,559

Site Work (landscaping, parking) $ 556,797
Development Costs $ 4,365,356
Purchase Price 3 -
Total Development Costs $ 4,365,356
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs F 559,440

State Historic Tax Credits for 25% of rehabilitation costs F 582,750

$ 1,142,190

Total Development Costs After Credits $ 3,223,166

Note that 25% state tax credit and other state and local programs are available for
AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res anly



Pro Forma for 97 Lexington Avenue

Qranarin 4

Scenario: Rehabilitate the existing historic buiidings with larger units (approximately 1,000 sf each) and build new multifamily dwellings on the back portion of the ot (proposed Village District zone with bonus incentive).

4 “-idinny
2 2-family
3 2-family
4 6-family
5 6-family
Note:

o,uJ2
3,386
2,216
7,200
7,200

2,I4Y neEllgauiiedLivig
2,248 Rehabilitation
2,216 Rehabilitation
6,000 New
6,000 New

[o TN o L T S I N I 3

0w wwaga

Le,uuv
6,000
7,871
7,871
7,871

L,v10

967
1,108
2,057
2,057

This scenario is based on the proposed Floor Area Ratio and Residential Density standards for the Village District zone,

with bonus incentive {implying that all the historic buildings on the site are preserved). In this case, new multifamily

dwellings are added on the back portion of the lot to maximize Residential Density as allowed in Subarea B of the

proposed Village District.

NnoYoIiuc
Building 1
Building 2
Building 3
Building 4
Building 5

Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

3,940
2,248
2,216
6,000
6,000

1 8 A 1 8l

1.85
1.85
1.85
1.85
1.85

Alen 1 O B B

©“

7,289
4,159
4,100

11,100

11,100

37,747

452,969

45,297
100,000

145,297

307,672

A WTIDLIUGLIVIT WD LD

Historic Rehabilitation 11,655 % 200 $ 2,331,000

New construction 14,400 % 125 3 1,800,000

Demolition 3 5 % -
Site Costs

Demolition 3,000 % 10 § 30,000

Landscape including parking 33,405 % 15 $ 501,082
Soft Costs

20% Soft costs and Contingency $ 932,416
Summary

Hard Costs $ 4,131,000

Soft Costs $ 932416

Site Work (landscaping, parking) $ 531,082
Development Costs $ 5,594,499
Purchase Price 3 -
Total Development Costs $ 5,594,499
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs $ 559,440

State Historic Tax Credits for 25% of rehabilitation costs $ 582750

$ 1,142,190

Total Development Costs After Credits $ 4,452,309

Note that 25% state tax credit and other state and local programs are available for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only



Pro Forma for 97 Lexington Avenue

Scenario 5

Scenario: Rehabilitate the existing historic buildings on the front portion of the ot with larger units (approximately 1,000 sf each), demolish the historic building on the back portion of the lot and build new multifamily dweliings (proposed Village District zone without bonus incentive).

+ sTianmy
2 2-family
3 2-family
4 5-family
5 A-family
Note:

[ERVR]

3,386
2,216
6,000
4,800

Y SHGILaLIan

2,248 Rehabilitation
2,216 Demolition
5,000 New

4,000 New

B0 O N

O e O W C

FRaNvIvIv

6,000

11,806
11,806

PARVERE]

967

1,714
1,371

This scenario is based on the proposed Floor Area Ratio and Residential Density standards for the Village District
zone, without bonus incentive (implying that not all the historic buildings on the site are preserved). In this case,

the historic two-story building on the back portion of the lot is demolished and replaced by new multifamily

dwellings to maximize Residential Density as allowed in Subarea B of the proposed Village District.

Building 1
Building 2
Building 3
Building 4
Building &
Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

3,940
2,248

5,000
4,000

€ A A 8 &

1.85
1.85
1.85
1.85
1.85

KAl A

7,289
4,159

9,250
7,400

28,098

337,174

33,717
75,000

108,717

228,456

e IO M LIV WD LD

Historic Rehabilitation 9,439 3 200 $ 1,887,800

New construction 10,800 % 125 $ 1,350,000

Demolition 2216 3 5 % 11,080
Site Costs

Demolition 3,000 3 10 % 30,000

Landscape including parking 35542 % 15 3 533,131
Soft Costs

20% Soft costs and Contingency 3 762,402
Summary

Hard Costs $ 3,248,880

Soft Costs 3 762,402

Site Work (landscaping, parking) 3 563,131
Development Costs $ 4574413
Purchase Price 3 -
Total Development Costs $ 4574413
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs % 453,072

State Historic Tax Credits for 25% of rehabilitation costs 3 471,950

3 925,022

Total Development Costs After Credits $ 3,649,391

Note that 25% state tax credit and other state and local programs are availabe for AFFORDABLE housing
or for 5+ units/mixed res non-res/ non-res only



Pro Forma for 97 Lexington Avenue

Sranarin A

Scenario: Rehabilitate existing historic buildings with larger units (approximately 1,000 sf each), build new multifamily dwellings on the back portion of the lot, and subdivide parcel to buiid a new two-family unit on the front portion of the lot (proposed Village District

S4-1dimy
2-family
2-family
6-family
6-family

[T U, T S U R N Y

2-family

Note:

o,ud>
3,386
2,216
7,200
7,200
2,400

2,240 nendouitduion
2,248 Rehabilitation
2,216 Rehabilitation
6,000 New
6,000 New
2,000 New

ST e S o )R (N T O I

B2 0 0 W Wo

o,uuy
6,000
7,871
7,871
7,871
6,000

£,U10
967
1,108
2,057
2,057
960

This scenario is based on the proposed Floor Area Ratio and Residential Density standards for the Village District zone,

with bonus incentive {implying that all the historic buildings on the site are preserved). In this case, new multifamily

dwellings are added on the portion of the lot located in Subarea B of the proposed Village District. A new two-family

dwelling is built on a new parcel created on the front of the lot to maximize Residential Density as allowed in Subarea

A,

NovolIiuc
Building 1
Building 2
Building 3
Building 4
Building &
Building 6

Total Revenue

Annual Gross Revenue

Operating Expenses
10% Vacancy Rate
Maint/Ins/Mgmt

Annual Operating

Annual Net Revenue

3,940
2,248
2,216
6,000
6,000
2,000

1 81 A QA

1.85
1.85
1.85
1.85
1.85
1.85

Alen &7 1 8 A &

7,289
4,159
4,100

11,100

11,100
3,700

41,447

497,369

49,737
110,000

159,737

337,632

A WTID LI UG LIV W UDLD

with bonus incentive).

Historic Rehabilitation 11,655 % 200 % 2,331,000

New construction 16,800 % 1256 § 2,100,000

Demolition 3 5 % -
Site Costs

Demolition 3,000 3 10 5§ 30,000

Landscape including parking 32,445 % 15 % 486,682
Soft Costs

20% Soft costs and Contingency 3 989,536
Summary

Hard Costs 3 4,431,000

Soft Costs 3 989,536

Site Work (landscaping, parking) 3 516,682
Development Costs $ 5,937,219
Purchase Price 3 -
Total Development Costs $ 5,937,219
Less Tax Credits

Federal Historic Tax Credits for 20% of hard and soft costs 3 559,440

State Historic Tax Credits for 25% of rehabilitation costs 3 582,750

3 1,142,190

Total Development Costs After Credits $ 4,795,029

Note that 25% state tax credit and other state and local programs are available for

AFFORDABLE housing or for 5+ units/mixed res non-res/ non-res only
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Whistleville / Lexington Avenue Historic Preservation Strategy
ZONING GOALS AND PROPOSED CHANGES (July 16, 2015)

Overarching Goal: Protect the historic character of the neighborhood by promoting residential use at a scale compatible with the historic building fabric, and prevent the demolition and replacement of historic buildings by larger structures, outdoor storage or parking,

(b) Warchouse, storage and wholesale distribution facilities.

(c) Transportation and bus storage terminals.

(d) Public utility supply and storage facilities.

(¢) Building materials sale and storage yards, including contractor's storage yards.
(f) Offices, including banks and financial institutions and contractor's offices.

(g) All principal uses permitted in the Marine Commercial Zone.

(h) Retail stores, personal and business service establishments, including restaurants and taverns.
(i) Printing establishments.

(j) Municipal sewage treatment facilitics.

(k) Rescarch and development facilities.

() All uses permitted in the C Residence Zone.

(m) Off-street parking facilities.

(n) Oil or petroleum storage facilitics of twenty thousand (20,000) gallons or less. ..

(0) Indoor contractor parking facility, subject to submittal of environmental impact statement...

Zoning Goal Objective Current | Principal Uses Currently Allowed Proposed | Proposed Principal Uses and Changes
Zone Zone
Protect the historic Protect historic C (a) Single-family detached dwelling. Village (a) Single-family detached dwelling.
character of the residential character (b) Two-family detached dwelling. Distri (b) Two-family detached dwelling.
) 1strict
neighborhood by along Ely Avenue and (c) Parks and playgrounds. (c) Parks and playgrounds.
promoting residential | Laura Street by (d) Farms, truck gardens and nurserics. .. Subarea (d) Neighborhood clubhouses, existing at the time of adoption of this subscction,
uses art a scale supporting the (¢) Neighborhood clubhouses, existing at the dme of adoption of this subsection, are declared to be A arc declared to be conforming,. ..
compatible with the prescrvation of conforming... USES ADDED:
cxisting building cxisting single-family | D (a) Single-family detached dwelling. (j) Artist workspace as an accessory use to a permitted use... (by Special Permit)
fabric. and two-family (b) Two-family detached dwelling. USES CHANGED:
dwellings (typically (c) Multifamily dwelling containing less than twelve (12) dwelling units, subject to Section 118-360 (e) Farms, truck gardens and nurseries...(changed to Special Permir)
214 stories). (C)(6)... (f) Public museums (changed to Special permit)
(d) Parks and playgrounds. (g) Places of worship, churches and church buildings. (changed to Special Permit)
(¢) Farms, truck gardens and nurserics. .. (h) Public or nonprofit community center {(changed to Special Permit)
() Neighborhood clubhouses, existing at the time of adoption of this subsection, are declared to be USES REMOVED:
conforming... (b) Multifamily dwellings containing fewer than twelve (12) units, including clderly
Protect historic NB (a) Single- and two-family dwellings. and congregate housing,
residential character (b) Multfamily dwellings containing fewer than twelve (12) units, including elderly and congregate housing, (c) Retail stores and personal and business service establishments having a gross
along Lexington (c) Retail stores and personal and business service establishments having a gross floor arca of fewer than cight floor arca of fewer than cight thousand (8,000) square feet.
Avenue by supporting thousand (8,000) square fect. (d) Offices having a gross floor arca of fewer than cight thousand (8,000) squarc
the preservation of (d) Offices having a gross floor arca of fewer than cight thousand (8,000) square feet. .. feet. ..
cxisting single-family (e) Banks and financial institutions. (e) Banks and financial institutions.
and two-family () Restaurants and taverns having a gross floor area of fewer than two thousand five hundred (2,500) square (f) Restaurants and taverns having a gross floor arca of fewer than two thousand five
dwellings (typically feet. hundred (2,500) square feet.
2%4 stories). (g) Places of worship, churches and church buildings. (h) Schools, including nursery schools and child day-care centers.
(h) Schools, including nursery schools and child day-care centers. (1) Marinas, including the sale, repair and servicing of boats. ..
(i) Marinas, including the sale, repair and scrvicing of boats. .. {lk) Museums and libraries.
(j) Parks, playgrounds and community centers. () Off-street parking facilitics.
(lt) Museums and libraries. {m) Fire stations.
(1) Off-street parking facilities. (n) Boutique manufacturing. ..
(m) Fire stations. (a) Manufacture, processing or assembly of goods which are not noxious or
(n) Boutique manufacturing shall be allowed as an accessory use to a permitted retail. .. offensive...
I1 (a) Manufacture, processing or assembly of goods which are not noxious or offensive... (b) Warchouse, storage and wholesale distribution facilities.

(c) Transportation and bus storage terminals.

(d) Public urility supply and storage facilities.

(¢) Building materials sale and storage yards, including contractor's storage yards.
(f) Offices, including banks and financial institutions and contractor's offices.

(g) All principal uses permitted in the Marine Commercial Zone.

(i) Printing establishments.

(j) Municipal sewage treatment facilitics.

(k) Rescarch and development facilities.

(n) Oil or petroleum storage facilides. ..

(o) Indoor contractor parking facility. ..

The Cecil Group
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Whistleville / Lexington Avenue Historic Preservation Strategy
ZONING GOALS AND PROPOSED CHANGES (July 16, 2015)

Overarching Goal: Protect the historic character of the neighborhood by promoting residential use at a scale compatible with the historic building fabric, and prevent the demolition and replacement of historic buildings by larger structures, outdoor storage or parking,

historic buildings by
commercial/industrial

Lses, OlltdOOl‘ storage

commercial/industrial
arcas along Hemlock

Place if the existing

(d) Public urility supply and storage facilitics.
(¢) Building materials sale and storage yards, including contractor's storage yards.
(f) Offices, including banks and financial institutions and contractor's offices.

B

Zoning Goal Objective Current | Principal Uses Currenty Allowed Proposed | Proposed Principal Uses and Changes
Zonc Zone
Prevent the Provide incentives for | 11 (a) Manufacture, processing or assembly of goods which are not noxious or offensive... Vi_llage (a) Single-family detached dwelling.
demolition and multifamily residential (b) Warchouse, storage and wholesale distribution facilities. Distri (b) Two-family detached dwelling.
. . 1strict i . . . .
replacement of development on (c) Transportation and bus storage terminals. Sub (c) Multifamily dwelling containing less than twelve (12) dwelling units. ..
uparea

(d) Parks and playgrounds.

USES ADDED:

(c) Multifamily dwelling containing less than twelve (12) dwelling units ...

or parking. historic buildings are (g) All principal uscs permitted in the Marine Commercial Zone. (d) Parks and playgrounds.
reserved. {h) Retail stores, personal and business service establishments, including restaurants and taverns. {e) Public museums (by Special permit)
p P g Y op p
(i) Printing establishments. {f) Public ar nenprofit community center (by Special Permit)
g P y Y op
(j) Municipal sewage treatment facilities. (g) Artist workspace as an accessory use to a permitted use... (by Special Permit)
(k) Rescarch and development facilities. USES REMOVED:
{I) All uses permitted in the C Residence Zone. {a) Manufacture, processing or assembly of goods which are not noxious or
p p g yolg
(m) Off-strect parking facilities. offensive. ..
{n) Qil or petroleum storage facilities of twenty thousand (20,000) eallons or less. .. (b) Warchouse, storage and wholesale distribution facilities.
P ag y g 2
o) Indoor contractor parking facility, subject to submittal of environmental impact statement... ¢) Transportation and bus storare terminals.
{o) Ind parking facility, subj bmirttal of envi al imp (c) Transp i db ag inal
(d) Public utility supply and storage facilities.
(¢) Building materials sale and storage yards, including contractor's storage yards.
(f) Offices, including banks and financial institutions and contractor's offices.
(g) All principal uses permitted in the Marine Commercial Zone.
(h) Retall stores, personal and business service establishments, including restaurants
and taverns.
(1) Printing establishments.
(j) Municipal sewage treatment facilitics.
esearch and development facilities.
(k) R h and develop faciliti
n) Oil or petroleum storage facilities. ..
(n) Oil or petrol age faciliti
o) Indoor contractor parking tacility...
(©) Ind parking facility
The Cecil Group Page 2 of 3




Whistleville / Lexington Avenue Historic Preservation Strategy
ZONING GOALS AND PROPOSED CHANGES (July 16, 2015)

Overarching Goal: Protect the historic character of the neighborhood by promoting residential use at a scale compatible with the historic building fabric, and prevent the demolition and replacement of historic buildings by larger structures, outdoor storage or parking,

Zoning Goal Objective Current | Principal Uses Currently Allowed Proposed | Proposed Principal Uses and Changes
Zone Zone
rotect the historic rotect historic a) Single- and two-fami wellings. H a ixed-use development, subject to - .
P he h P h NB (a) Sing] d family dwelling; illage {a) Mixed develop bj $ 118-750
commercial character | commercial an ultitamily dwellings containing tewer than twelve units, including elderly and congregate housing. . . wellings, when located above any princi or Special Permit use.
al ¢h al and (b) Muldfamily dwelling; g f h Ive {12) luding clderly and congregate h & | District (b) Dwellings, when | d ab v p pal or Special P
along the northern mixed-use character (c) Retail stores and personal and business service establishments having a gross floor arca of fewer than eight (c) Retail stores and personal and business service establishments having a gross
cdge of the along Ely Avenuc thousand (8,000) square feet. Subarea floor arca of fewer than cight thousand (8,000) square feet.
neighborhood. typic or 3% ices having a gross floor area of fewer than eight thousand (8, square feet. .. ices having a gross floor area of fewer than eight thousand (8, square
ghborhood (typically 3 or 3% (d) Offices havinga g fl ff h: ght th d (8,000) sq fc C (d) Offices having a gross {1 ff h ght thy d (8,000) sq
stories). (e) Banks and financial instituticns. feet...
staurants and taverns having a gross tloor area ot fewer than two thousand tive hundre y square e) Banks and financial institutions, excluding drive-in facilities.
{fY Re d having a gross fl f fi h h d five hundred (2,500) sq (e) Banks and fi | luding d facil
feet. (f) Restaurants and taverns having a gross floor arca of fewer than two thousand five
aces ot worship, churches and church buildings. undre . square teet, excluding drive-in facilities.
{e) Pl f hip, church d church building; hundred (2,500) sq fi luding d facil
(h) Schools, including nursery schools and child day-care centers. (g) Health clubs.
i arinas, including the sale, repair and servicing of boats. .. outique manufacturing as an accessory use to a permitted retail. ..
i M luding the sale, rep d gofb (h) Boutiq f: g ry p d |
(j) Parks, playgrounds and community centers. USES ADDED:
useums and libraries. a) Mixed-use development, subject to -750.
oM d librari {a) Mixed develop bj $ 118-750
—street parking tacilities. wellings, when located above any princi or Special Permit use.
{l) Off. parking facil (b) Dwellings, when | d ab v p pal or Special P
{m) Fire stations. (g) Health clubs.
(n) Boutique manufacturing shall be allowed as an accessory use to a permitted retail. .. USES CHANGED:
Support mixed-use I1 (a) Manufacture, processing or assembly of goods which arc not noxious or offensive... (¢) Banks and financial institutions. .. (excluding drive-in facilities.)
redevelopment within (b) Warchouse, storage and wholesale distribution facilites. (f) Restaurants and taverns having a gross floor arca of fewer than two thousand five
walking distance of (c) Transportation and bus storage terminals. hundred (2,500) square feet. . .(excluding drive-in facilities.)
the South Norwalk (d) Public utility supply and storage facilities. (g) Places of worship, churches and church buildings. (changed to Special Permit)
Rail Station. (c) Building materials sale and storage yards, including contractor's storage yards. (k) Public muscums (changed to Special permit)
(f) Offices, including banks and financial institutions and contractor's offices. () Public or nonprofit community center (changed to Special Permit)
(g) All principal uses permitted in the Marine Commercial Zone. USES REMOVED:
(h) Retail stores, personal and business service establishments, including restaurants and taverns. (a) Single- and two-family dwellings.
(1) Printing establishments. (b) Multifamily dwellings containing fewer than twelve (12) units, including clderly
(j) Municipal sewage treatment facilitics. and congregate housing,
(k) Rescarch and development facilities. (h) Schools, including nursery schools and child day-care centers.
() All uses permitted in the C Residence Zone. (i) Marinas, including the sale, repair and servicing of boats. ...
(m) Off-street parking facilities. (j) Parks, playgrounds and community centers.
(n) Oil or petroleum storage facilities of twenty thousand (20,000) gallons or less. .. (k) Museums and libraries.
(0) Indoor contractor parking facility, subject to submirtal of environmental impact statement. .. () Off-street parking facilitics.
{m) Fire stations.
(a) Manufacture, processing or assembly of goods which are not noxious or
offensive...
b) Warchouse, storage and wholesale distribution facilities.
(b) ag,
{c) Transportation and bus storage terminals.
p ag
(d) Public urility supply and storage facilities.
(e} Building materials sale and storage yards, including contractor's storage yards.
g age ¥ g gey
(g) All principal uses permitted in the Marine Commercial Zone.
(i) Printing establishments.
() Municipal sewage treatment facilities.
(k) Rescarch and development facilities.
() All uses permitted in the C Residence Zone.
n) Qil or petroleum storage tacilities of twenty thousan , ons or less...
(n) Oll or petrol age facil f ty th d (20,000) gall |
o) Indoor contractor parking facility, subject to environmental impact statement...
(o) Ind parking facility, subj al imp
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Whistleville / Lexington Avenue Historic Preservation Strategy

VILLAGE DISTRICT DESIGN GUIDELINES — DRAFT
The Cecil Group and Heritage Resources, September 1, 2015

These design guidelines arc aimed at protecting and enhancing the distinctive historic design character,
landscape, historic structures, density and development pattern within the Springwood-Whistleville historic
ncighborhood, and to ensure that the unique character of this district is maintained for future generations. This
is consistent with the purpose of the Springwood-Whistleville Village District zone of the Norwalk Building
Zone regulations, in accordance with Connecticut General Statutes (CGS) Section 8-2j Village districts.

The Springwood-Whistleville Village District is intended to encourage and support residential use, while at the
same time permitting commercial and other uses which fulfill a neighborhood need at an appropriate scale. The
Village District zone includes provisions for the design review and approval of new construction, substantial
reconstruction and rchabilitation of properties, and alterations to the existing building massing and fagades
when the appearance of the building is changed. Those provisions include design standards and criteria to
ensure that new construction or substantal rehabilitation in the Village District is compatible with the existing
character of the district and reinforces both the existing development patterns and natural topography.

The general purpose of these guidelines is to recommend design principles, patterns and materials that will
prescrve and enhance the local historic character, based on the particular design features that distinguish the

architecture of the existing historic buildings and the neighborhood landscape.

1.1 Applicability

Zoning approval for any new construction, substantial reconstruction or rehabilitation of properties, and
alterations to building fagades visible from public vantage points in the Village District will be issued by the
Zoning Commission (the Commission) and it will require design review and recommendation from an
Architectural Review Board. This board shall include at least one architect with pertinent experience in historic
prescrvation or an architectural historian. The design review and recommendation will be based on the Village
District Review Standards established by the Village District zone, and the design principles and guidelines

herein contained.

In particular, the Village District design review will cover and address the following:
(D The design and placement of buildings.
(2) The maintenance of public views.
(3) The design, paving materials, and placement of public roadways.

{(4) Other elements that the Commission deems appropriate to maintain and protect the character of

the village district (in this case, design standards and guidelines).



1.2 Architectural Review Board

The Norwalk Redevelopment Agency is herein proposed to act as the Architectural Review Board for the

Springwood-Whistleville Village District. If a third party design professional is required to review the design,

anarchirect, architectural firm or archirectural historian, with pertinent experience in historic preservation, shall

be hired as the Village Design Consultant.

The Commission may also seek recommendations from any relevant town agency, regional agency, or outside

specialist, including, but not limited to, the following:

e Norwalk Historical Commission

o  State Historic Preservation Office

e Connecticut Trust for Historic Preservation

The design principles and guidelines herein contained are intended to complement and expand the Village

District Review Standards by providing additional guidance on their application. These principles and

guidelines are aimed at reinforcing the existing patterns of land use and development within the Springwood-

Whistleville Village District, and they seek compatibility of new construction and renovations with the historic

architectural styles that characterize the neighborhood.

The Village District includes many examples of popular late nineteenth and early twentieth century

architectural styles, of which Queen Ann, Gable-Front Vernacular and Folk Victorian are the most prevalent.

There are a few examples of other styles popular between 1880 and 1920, such as American Foursquare, Dutch

Colonial Revival and Second Empire.
Queen Ann

Figure 2.0.1. Queen Ann style in the district.

The most common architectural style in
the District is Queen Ann. The Queen
Ann style was popular in the United
States from about 1880 to about 1910.
Houses in the District are range from
modest vernacular versions to larger and
more elaborate versions of the style.
General characteristics of this style as
found in the district are a full width front
gable roof with a triangular pediment
and a one story porch with a decorative
railing. Larger houses often have a cross
gable on one elevation and some have
jerkinhead, rather than peaked gables.
Some porches wrap around a side
clevation of the house and some railings
have been covered. Most of these houses









2.1

Design Principles

The following design principles shall apply to new construction, substantial reconstruction and rehabilitation

of properties within the Village District. These principles are consistent with the legislative requirements of

CGS Section 8-2j.

Additional guidance may be found in the Secretary of the Interior’s Standards for Rehabilitation (36 CFR 67),

which are regulatory for the Historic Preservation Tax Incentives program, and the Guidelines for Rehabilitating

Historic Buildings, which assist in applying the Standards to historic rehabilitation projects.

2.1.1

2.1.6
2.1.7

2.1.8

2.1.9
2.1.10

2.1.11

Proposed buildings or modifications to existing buildings shall be harmoniously related to their
surroundings and the terrain in the district, and to the use, scale and architecture of existing
buildings in the district that have a functional or visual relationship tw a proposed building or

modification.

All spaces, structures and related site improvements visible from public roadways shall be designed
to be compatible with the elements of the area of the Village District in and around the proposed

building or medification.

The color, size, height, location, proportion of openings, roof treatments, building materials and
landscaping of commercial or residential property, and any proposed signs and lighting shall be
cvaluated for compatibility with the local architectural motif and the maintenance of views, historic

buildings, monuments and landscaping,

The removal or disruption of historic traditional or signiﬁcant structures or architectural elements

shall be minimized.

The building and layout of buildings and included sitc improvements shall reinforce existing
buildings and strectscape patterns, and the placement of buildings and included site improvements

shall assure there is no adverse impact on the district.
Proposed streets shall be connected to the existing district road network, wherever possible.

Open spaces within the proposed development shall reinforce open space patterns of the district,

in form and siting.

Locally significant features of the site such as distinctive buildings or sight lines of vistas from

within the district shall be integrated into the site design.
The landscape design shall complement the district’s landscape patterns.

The exterior signs, site lighting and accessory structures shall support a uniform architectural theme

if such a theme exists and be compatible with their surroundings.

The scale, proportions, massing, and detailing of any proposed building shall be in proportion to

the scale, proportion, massing, and detailing in the district.






2.2.2

(3) Building Orientation

(a) Buildings shall be oriented with the primary building fagade(s) facing the primary street
frontage(s) of the site.

(b) Building massing and fagades shall be designed to frame streets and public spaces, ©

provide a sense of spatial enclosure and to define street edges.
(c) Building entrances, doors and windows shall be oriented to the primary street(s)

(d) Storcfronts in commercial and mixed-use buildings shall be oriented to the primary

strect(s) with transparency to strects and public spaces.
(4) Design Treatment of Edges
(&) Buildings that are not physically adjoined to abutters shall treat side yards and the spaces

between buildings in a manner consistent with existing patterns of use, in terms of setbacks

and use.

(b) Landscaping shall be used to define street edges and to buffer and screen edges that may

have a negative visual impact, such as parking or loading arcas.
Building Massing and Form
(1) Relationship to Existing Context

(a) Building massing, form, and scale shall be complementary to and respectful of the patterns

of existing buildings in the immediate vicinity.
(2) Building Form

(@) The shape and massing of new and renovated buildings shall provide a balance among
building height, story-height, building width and bay width that is compatible with thosc
of adjacent buildings.

(b) The shape and massing of the building shall complement the abutting structures and

define the edges of strects and open spaces.

(c) Residential buildings shall incorporate massing and fagade design elements such as front
porches, front-gable roofs, cross-gables, or hipped roofs with dormers that help relate their

building massing to that of adjacent historic buildings. See Figures 2.2.2 and 2.2.3.
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Figure 2.2.4. Commercial and mixed-use fagade articulation.

(3) Scale and Proportion

(a) The scale of proposed new or substantially rehabilitated buildings shall be compatible with

the surrounding architecture and landscape context.

(b) The scale and proportions of building elements shall be generally compatible with those

of adjacent buildings and the features and components of the fagade.

(¢) Elements that may help to relate building massing proportionally shall include: articulated
building bases through a change in material or treatment; placement of windows in a
regular pattern; articulation of building entries with porches or awnings, and facade and

roof projections such as gabled roofs. See Figure 2.2.5.

Figure 2.2.5. Residential building fagade articulation.



(4) Height
(@) Infill buildings shall comply with height requirements set by the Village District zone.

(b) Where there is a discrepancy greater than ten (10) feer berween the proposed building
height and the height patterns of adjacent existing buildings, the Architectural Review
Board shall review design proposals with the applicant for context sensitivity based upon
the following: articulation of fagade; building mass, scale, bulk and proportion; or other

building massing considerations.
(5) Building Roofs

(a) Roofing marterials visible from public sidewalks or streets shall be of high quality and
durable, including, but not limited to: slate, copper, ceramic slate tile or architectural

asphalt shingle.

(b) Roofing materials shall not call undue attention to the roof itself with bright or contrasting,

colors, unless historically documented.

(¢) Building mechanical equipment located on building roofs, sites, or other locations shall

not be visible from the street.
2.2.3 Building Facades
(1) Fagade Design and Relationship to Existing Context

(@) The fagade or primary building elevation of new construction or substantial rehabilitation
shall be compatible with the facade design of neighboring buildings, so as to create

continuity across projects and the street edge. See Figure 2. 2.6,

Figure 2.2.6. Compatible design of neighboring buildings.
(b)  Primary building fagades
with frontage along the street shall be sensitive to the existing context of building facades

along that street.
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Figure 2.2.12. Location of stovefront awnings and signs.

2.2.4 Landscape
(1) Landscape Use and Orientation

(a) Landscape features shall define edges, and frame streets and public spaces, while shielding

negative views such as dumpsters or loading areas.
(b) Plantings shall not obscure site entrances and exit drives, access ways, or road intersections.

(c) Tree species shall be selected to maintain adequate height clearances for sidewalk

circulation and visibility of commercial storefronts.

(d) Site and landscape features shall be integrated with the design of new construction and

substantial rehabilitation, in order to reflect a coordinated site and building design.
(2) Open Spaces

(a) Public and private open spaces shall be designed, landscaped, and furnished to be

compatible with or complementary to the overall character of the Village District.
(3) Rain Gardens

(a) Rain gardens may be provided as a contributing element of the site drainage, and

integrated into the overall site landscaping.

(b) Plantings shall be well adapted to wetland edge environments, including grasses, sedges,

shrubs, or trees that tolerate intermittent wet conditions and extended dry periods.

15






{(c) New trees and shrubs shall be selected from indigenous species native to the region or

species adapted to the area.
225 Lighting
(1) Glare

(a) Lighting shall not cast glare onto streets, public ways, the

sky, or onto adjacent properties.

{2) Light Fixtures

(a) Site lighting shall be set at a low luminaire height (bottom
of fixture not higher than 12-14 feet for pedestrian areas,
and 18-20 feet for parking lots). See Figure 2.2.15,

(b) Light fixtures shall be the "cut-off” variety, projecting all
light down towards the pavement (less than 90 degrees from

the vertical line).

(c) Decorative fixtures do not need to be the cut-off variety,
but shall be equipped with interior reflectors or shields to
direct light at the desired target.

(d) LED fixtures and solar-powered lights shall be used

wherever possible.
(e) Flood and area lighting are strongly discouraged.
226 Parking
(1) Parking Placement Figure 2.2.15. Cuz-off light fixture.

(a) Parking areas shall be located on the interior of blocks, behind buildings, or at the rear of
sites, away from prominent site edges, public spaces, and streets (except minimum

required parking for single-family and two-family dwellings).
(3) Screening and Landscaping

(a) Parking areas shall be shall be separated from the street and adjacent residential properties
by landscaped buffers of between five (5) feet and eight (8) feet in wid th.

(b) Parking areas may be screened from street view by fences, gates, walls, permanent planters,

or hedges. See F;;gur\e 2216
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Figure 2.2.17. Widened sidewalks for trees and street furniture.

(¢) Sidewalks shall be continuous and uninterrupted at driveways and curb cuts to strengthen

priority for pedestrians.
(3) Special Paving

(@) Unit pavers may be used to enhance the character of sidewalks, pathways, and outdoor

sitting areas.

(b) When employed, unit pavers shall be selected and set in a manner that limits uneven

surfaces or joints that would become an impediment to accessibility.
(4) Street Furniture

(@) Street furniture, such as benches, bike racks, trash and recycling receptacles, shall be

clustered at convenient locations that are plainly visible and accessible.

Design Review and recommendation by the Architectural Review Board is mandatory for all projects meeting
the requirements in §118-XXX Springwood-Whistleville Village District under the authority of the Commission.
The Architectural Review Board will issue a recommendation for approval if the project meets the Village
District Review Standards on §778-XXX.D(3) and all other applicable design principles, guidelines and
requirements, including the Springwood-Whistleville Design Guidelines.

3.1 Process Requirements

The Architectural Review Board shall submit a report and recommendation to the Commission within thirty-
five days of the receipt of the application. The basis for the recommendation of the Architectural Review Board
shall be the compliance of the application with the Village District Review Standards on §778-XXX.D(3) and
all other applicable design principles, guidelines and requirements, including the Springwood-Whistleville
Design Guidelines.
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The Commission will enter this report and recommendation into the public record and consider it as part of
their deliberations. Any delay in the submission of the report will not alter any other time limit imposed by the
regulations. Any report or recommendation from a third party design professional or outside specialist, such as

those listed under Section 1.2 Architectural Review Board, shall also be entered into the public hearing record.

As part of any recommendation of a Compliance Alternative under Section 3.2 Compliance Alternative below,
the Architectural Review Board must provide a written determination and finding that the alternative approach
meets the requirements of the Design Principles. Such determination should state the applicable guideline(s),
the reason for granting an alternative, the applicable Design Principles, and how the alternative meets the

Design Principles.

3.1.1. Submission Requirements
The following items shall accompany a Design Review Application:
(1) A map showing the property location.
(2) Color photos of the building and site existing conditions.

(3) Scaled drawings of proposed clevations of any fagade visible from the public way, including

site context.

(4) Shop drawings for any proposed fixtures, and swatches and color chips for all fabric and colors

utilized.

3.2 Compliance Alternative

If the Architectural Review Board and the Applicant jointly agree that a proposed design meets the intent of
Section 2.1 Design Principles but does not meet the requirements of Section 2.3 Design Guidelines, the
Commission may accept the proposed design provided that it meets the public purpose of Secrion 2.1 Design

Principles.

A Compliance Alternative must accomplish the relevant Design Principle. The Applicant must submit
documentation that indicates the specific proposed alternative method or standard that will be used, why the
Design Guidelines are not applicable to the application, and how the project is fully compliant with the Design
Principles. Recommendation of approval by the Architectural Review Board of a Compliance Alternative is
discretionary, but shall not be unreasonably withheld if the Applicant has provided sufficient documentation
to justify such request. The use of the Compliance Alternative must be by mutual consent between the
Architectural Review Board and the Applicant.

3.3 Additional Materials for an Application Related to Existing Historic Buildings

The Applicant must supply documentation of the original style of the building and a narrative of how
improvements are consistent with the style or how the improvements vary, and a rationale for why the variation
should be approved under Section 3.2 Compliance Alternative. For the purposes of these guidelines, historic
buildings arc herein defined as those constructed on or before 19653, said year to be determined by the records
of the Office of the Tax Assessor of the City of Norwalk, and all buildings listed in the Historic Resources
Inventory contained in the Springwood-Whistleville National Register District,
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The Applicant must supply pictures of the original building(s) (if applicable), the buildings to cither side of the
proposed project and the view from across the strect. The narrative should indicate how the proposed building
change or addition is consistent with the context and describe the treatments of fagades facing public streets or
public parking arcas. Any request for a variation from these Design Guidelines should include a statement as to

why the variation should be approved under Section 3.2 Compliance Alternative.
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