







































































































































































































































































































































































































































































































































































































































































































































































e  Walkways on secondary streets and less traveled pedestrian routes shall be a minimum of five
feet wide.

o Walkways on important connectivity corridors shall be a minimum of eight feet wide.

o Crosswalks shall be of a design and materials that are durable to climatic and winter
conditions, and subject to freeze-thaw cycles and snow removal processes.

e  The Rail Station approach to the entrance and exit at the eastbound side of the station needs
to be adjusted to include a vehicular stop sign and new sidewalks and crosswalks as per
minimum standards.

o New links to the Rail Station should be pursued where advantageous. For example, a
pedestrian corridor toward Washington Street between the rail line and the SoNo Gardens
would strengthen connectivity to the station.

Streetscape Elements and Furniture

e Streetscape elements and furniture may include landscape plantings, benches, alternative
seating options, bike racks, trash and recycling recepracles, light fixtures or other permanent
elements for the convenience or comfort or convenience of pedestrians to support an active
and functional street environment.

e Bicycle amenities and racks should be integrated into the street furniture and streetscape
program. Bicycle racks should be located near building entrances, public spaces or small open
spaces, at curb extensions, at new on-strect parking spaces (free-standing or associated with
parking meters), incorporate bicycle amenities with other streetscape elements where
sidewalk widths are not wide enough to add other types of bicycle storage.

o Sueetscape elements should be used to strengthen street edges, define pedestrian corridors
and enhance outdoor spaces. Streetscape elements should be integrated as design components
of the site planning and should occur at regularly or logically spaced intervals based upon the
recommendations of individual product manufacturers.

o  All streetscape elements should be selected to be highly durable, resistant to vandalism, and
not require extensive maintenance. Streetscape elements should be secure, permanently
affixed to the ground and easily cleaned.

o No streetscape elements should impede upon required widths of public paths or infringe
upon other requirements or standards of accessibility.

e Bicycle storage should be provided at the Rail Station for both short term and overnight uses.

Lighting

o Safety concerns should be addressed with each new project in the distict. Lighting
throughout the TOD Zoning Area should be used to increase visibility and nighttime safety
and where necessary provides several levels of light, including general roadway lighting,
secondary pedestrian lighting, exterior building lighting and occasionally accent or special
feature lighting. In some locations, like open spaces, parks or parking lots, the installation of
emergency call boxes should be considered for added public safety and comfort.

o Locations of light fixtures should avoid reduction of sidewalk widths and required clearances.

South Norwalk Transit-Oriented Development Zoning Area Design Guidelines The Cecil Group
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e Lighting should be provided at a pedestrian scale. In some locations, this may be the primary
source of street lighting, in other locations (For example MLK Drive) a primary source of
lighting will be the more udlitarian and functional tall street lights that should be
supplemented by a secondary system of lower scale pedestrian lights at the sidewalks.

Pavement Treatments

e Paving materials should be applied consistently throughout the district and provide one of
the most important unifying elements for exterior spaces.

o Transitions between dissimilar paving materials should provide smooth and visually pleasing
connections. Transitions of this type should employ a third material, unique pattern or some
other method to gracefully move from one marterial to another.

e Pedestrian crossings should be highlighted with unique paving materials or painted areas.
Stamped asphalt and concrete and thermoplastic applied asphalt patterns are effective
methods for highlighting crossings with a unique treatment.

o Sidewalks should incorporate brick pavers, accents, concrete or granite accents or asphalt
pavers and should include granite curbing,

Gateway Treatments

e  Gateway intersections into the district should be given extra attention in regard to landscape,
streetscape, lighting and pedestrian amenities. The entry into the TOD Zoning Area from
other areas within the City should be signified by the treatment of gateway intersections and
establish to motorists, bicyclists and pedestrians that they are entering an area of high
pedestrian activity and an area that is identifiable as a unique district.

Wayfinding Signage

o The disuict signage and wayfinding system should have the following hierarchy: District
Gateway Signage, Vehicular Directional Signage, Vehicular Destination Signage, Parking
Signage, Pedestrian Directional Signage, Informational Signage, Special/Commemorative
Signage or Plaques, Destination Identification Signage, Special Event, Seasonal or Banner
Signage. A consistent theme and scale for signage types and placement of signs should be
established for the district to add elements of visual continuity to the TOD Zoning Area.

o  Wayfinding signage should be employed for each of the primary attractions and destinations
in the area (Rail Station, Aquarium, Washington Street Historic Disuict, or the Maritime
Museum). The wayfinding system should be stategically located at gateway intersections
and leading to the final destination and nearby parking,.

e  Wayfinding sighage should be functional for tourists and out-of-town visitors by assisting in
navigation between attractions with a coherent signage system throughout the district.

o The system of wayfinding and signage should be adaptable and flexible to accommodate
information regarding special events.

South Norwalk Transit-Oriented Development Zoning Area Design Guidelines The Cecil Group
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Open Space and Landscape

Open Space (parks, plazas, courtyards, arhletic fields)

The relatively few open spaces within the TOD Zoning Area highlight the importance of the
open spaces that do exist for the health of the district. The open space at John Ryan Park
should be improved to better suit the needs of the community through programming or
more active circulation paths through the park. Integrating the park edges at surrounding
streets with the streetscape improvements described above should help to integrate the park
into the circulation patterns of the district. Active circulation paths at the edges and through
the park should enhance safety there.

Wherever possible, buildings should be oriented and configured to face parks and provide
active edges to open spaces. This adds a sense of communal ownership of the park from
aburters and adds eyes to watch over the activities that occur there.

Smaller more private open spaces that are associated with community churches and civic
buildings should be considered a part of the open space network where appropriate. These
small spaces could provide pocket parks within the district to supplement a relative lack of
open space resources and create unique connections in the patterns of use in the district.

All open spaces should be well-lit with pedestrian scaled light fixtures that are designed as a
pleasant element in the landscape.

Landscape and Plantings

Park plantings should be designed to complement the scale of spaces, definition of views and
reinforce the appeal created by positive developments within the TOD Zoning Area.

Landscape and planting strategies and designs should have a hierarchical use of trees and
plantings. Such a hierarchy may include: canopy tree, sub-canopy tree, under-story flowering
tree or shrub, evergreen trees or shrubs, ground covers, wild flowers, field flowers and lawns.

Park plantings should utilize shade trees to provide pleasant and comfortable spaces
protected from the sun. Planting masses should maintain consistency within a view shed.
Plantings should exploit seasonal color at park gateways or district gateways.

Plantings should be arranged and planned to allow unobstructed park views to maintain
visual connections to open spaces and enhance safety while defining the edges of outdoor
spaces that lend themselves to outdoor activity.

Plantings at medians and street edges should be used to provide buffers for pedestrians, use
of planting beds for ornamental flowers at street trees could be used to enhance primary and
connector streets.

Street plantings should create visual unity, define spaces and street edges and act to provide
screening and buffering where appropriate. Street tree plantings should allow for visibility of
retail storefronts and site lines at intersections.

Street trees located within sidewalks or other hardscape areas should be planted in a tree pit
that is adequately sized for the root system of the tee species and that is designed to be
integrated with the sidewalk system including small planting beds, tree grates, or other
finished landscape components that integrate the plantings.

Appropriate street trees should be selected to be consistent with the Department of Public
Works (DPW) preferences, maintenance procedures, and coordinate with the DPW’s List of
Appropriate Street Trees.

Plantings should be planned for a long life cycle. Considering plant selection and a carefully
planned plant maintenance schedule. Plantings should be considered for ease of maintenance

South Norwalk Transit-Oriented Development Zoning Area Design Guidelines The Cecil Group
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EXECUTIVE SUMMARY

I. Introduction

This Exccutive Summary summarizes the Fiscal Impact Analysis prepared for the
Norwalk Redevelopment Agency to assist the City of Norwalk’s evaluation of mixed-use,
muld-family projects in four arcas identified in the TOID» Master Plan. The Fiscal
Impact Analysis was undertaken:

¢ To determine the potentdal public sector costs associated with the
development program, as defined in the TOD Master Plan, with specific
focus on ecducational costs resulting from muld-family residental
development.

o To identify current municipal revenues derived from the Plan Arca and
conversely assess the incremental municipal revenues that would be

derived by implementing the proposed development program, as defined
in the TOD Master Plan.

o To assess the public costs vs. the anticipated revenues.
¢ To incorporate into the municipal planning process the required capital
and operating expenses to support the demands of the proposed

development program.

All of the projects are geographically located within the South Norwalk Railroad Station
Transit Oriented Development Study Area (Figure 1). Transit-Oriented Development
(TOD) refers to land uses and activities that have an economic advantage duc to their
proximity to transit hubs. The South Norwalk Railroad Station provides a competitive
advantage for the City of Norwalk in attracting residents who need casy access between
jobs and homes. The ¥ mile radius around the South Norwalk Railroad Station is a
recasonable walking distance for commuters — developing housing and other amenities to
attract them will help to improve the underdeveloped parcels of land within this
ncighborhood, thus increasing quality of life for current and future residents.

Creating a coordinated development plan will encourage private investment in
underused buildings and land, encouraging the development of a more complete,
compact neighborhood that attracts new residents and businesses to live and work in a

socially and economically diverse district.

Several potental projects were identified as a result of the TOD Study, and the focus of
this summary is the specific projects shown in Figure 2. Their respective programs arc

found below in Table 1:

Table 1: Potential Developments and Related Programs

Residential Retail
. Approximate Housing Approximate
Project Gross Area (SF) Units Gross Area (SF) Use
Railroad Station Area 118,997 71 10,371 Rental
Monroe and Hanford Infill 189,278 144 27,186 | Rental
Waterfront 466,731 350 0| Condo
Webster Street Block 50,580 30 0 Rental
South Norwalk Railroad Station Area: Transit Oriented Development Strategy 1
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I1. Methodology

The purpose of a fiscal impact analysis is to project an estimate of the municipal
revenues and associated municipal expenditures to determine whether the potental
development will have a positive or negative impact on the municipal budget. A short
description of the methodology is provided below; a full description and a list of

a,SSLlHlPtiOIlS can bC fO l.l[ld i[l thC COHIPICtC GCOl’t.

Methodology

A fiscal impact analysis can be performed using several methodologics — this analysis
rclies on the per capita method which is comparable to carlicr studies prepared for the
Norwalk Redevelopment Agency. The per capita method uses the average existing
municipal revenues and expenditures as proxies for future municipal revenues and
cxpenditures. The implicit assumption is that the rate of increase in revenues will be

matched by an equal rate of increase in expenditures.

The difference between the municipal revenues and the municipal expenditures is the
net fiscal impact of the development. The Net Present Value (NPV) of this net fiscal
impact is the current value of the revenue stream to the City, and indicates the direct
monetary benefit (if positive) or cost (if negative) to the City of a proposed development.
All tables referred to below can be found in the Appendices to this document.

Revernyes

The municipal revenues that are important to a fiscal impact study are as follows:

e Droperty Tax — Calculated based on the assessed value of the property
and is the largest source of municipal revenue (Tablk 8)

e Non-tax Revenues — Calculated per resident and would include such

revenue sources as motor vehicle excise tax (Fable 6A)

e Educational Revenue — Calculated per student in the public school

SYSIC[H and [CPICSCHIS l'CiHlbLlI’SCHlC[lt Of cducational cxpcnscs ﬁ'OHl thC

State of Connecticut {Table 6B)
o Dersonal Property Tax — Calculated per employee in the city and

includes property tax paid by businesses on their non-real estate property

(Table 60)

Expenditures

The municipal expenditures that are important to a fiscal impact study are as follows:

e Expenditures per resident — Caleulated based on the percentage of the

assessed value of residential property in the city and expressed per
resident; associated with all non-educational municipal expenditures

such as police, fire and other city departments (Table 7A)

South Norwalk Railroad Station Area: Transit Oriented Development Strategy 2
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. Emplovment COSLS — Calculated based on thC percentage Of thC assessed

value of commercial property in the city and expressed per employee in
the city (note that this is different from city employces); associated with
all non-educational municipal expenditures such as police, fire and other

city departments (7able 7A)

o Educational Costs — Calculated per student in the public school system

and typically the largest category of municipal expenditure (7able 78B)

Net Present Value
The NPV is the difference between the present values of all positive cash flows, in this

casc, municipal revenuc derived directly from the potential developments, and the
present value of all negative cash flows, or municipal expenditures directly related to the

potential dCVClOPHlCIltS] .

The benefit of using the NPV is that it provides a clear comparison of the effect of cach
development on the municipal budget and allows City officials and other stakeholders to
quickly compare the projected revenue streams based on the specified development
projects, as shown in Table 2 below. The definitions of terms found in Table 2 arc as

fOHOWSZ

o Total Revenue and Total Expenditures are defined as the total municipal
revenue and expenditures received as a direct result of the development
over the thirty-year timeline.

e The Annual Net Fiscal Impact at Full Build-Out is the net revenue
reccived on an annual basis after the projected program has completed
the full program described in Table 1 above.

e Cumulative Net Fiscal Impact is the sum of the annual net fiscal impacts
over the thirty-year term.

The Net Present Value of the Net Fiscal Impact is the current value of that revenue
stream if it were received in a lump sum today. Projects are shown individually and

cumulatively.

The completion date of the full build-out for cach project will affect the net present
value of the return received over the thirty-year period. If all other factors are held equal,

the carlier a project is phased in, the more revenue will be derived from that project.

' _ The Appraisal of Real Estate, (Chicago: Appraisal Institute, 1996), 572.
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Estimated Estimated
Table 2: Net Present Value of Ner Fiscal Impact Current Gross  Future Fiscal
10% Workforce Housing Property Tax Impact Over
Revenue 30 Years
Total Revenue $12,081,649
Total Expenditures $4,936,977
Railroad Station Area Annual Net Fiscal Impact ac Full Build-Out $153,379 $264,617
Rental Cumulative Net Fiscal Impact $4.,601,364 $7.451,429
Net Present Value of Net Fiscal Impact $2.498,370 $3,875,916
Total Revenue $13,626,209
Total Expenditures £%9,110,877
Monroe and Hanford Infill | Annual Net Fiscal Impact at Full Build-Out $59,153 $188,182
Rental Cumulative Net Fiscal Impact $1,774,603 $5,047,713
Net Present Value of Net Fiscal Impact $963,543 $2,521,806
Total Revenue $50,554,589
Total Expenditures $15,097,890
Waterfront Annual Net Fiscal Impact ac Full Build-Out $196,842 %1,541,596
Condomininm Cumulative Net Fiscal Impact $5,905,247 $35,456,699
Net Present Value of Net Fiscal Impact $3,206,331 $16,343,040
Total Revenue $4,181,559
Total Expenditures $1,346,625
Webster Street Block Annual Net Fiscal Impact ac Full Build-Out %0 $134,997
Rental Cumulative Net Fiscal Impact %0 £2,834,934
Net Present Value of Net Fiscal Impact $0 $1,217,685
Total Cumulative NPV (30 yr build-out

TOTAL ALL PROJECTS assumption) $6,668,244 $23,958,446
Waterfront as % of Total 48% 68%
Total Workforce Housing Units: Full Build-out 0 59

I1I. Key Findings

The Norwalk Redevelopment Agency wished to evaluate the effect of four mixed-use,

muld-family projects, identified in the TOD Master Plan, on the municipal revenues

and expenditures of the City of Norwalk over a thirty-year period by calculating the

current NPV of the future revenue stream. This method is a useful way to evaluate

multiple projects that have different dmelines to full build-out.

Key Findings

There are four key findings with respect to this fiscal impact analysis:

¢ DPositive Total Cumulative Net Present Value — The revenue stream to

the City is almost $24 million to the City over a thirty year period.

South Norwalk Railroad Station Area: Transit Oriented Development Strategy
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Other Benefits

Importance of the Waterfront project — At 68% of the total revenue

stream received by the City, the Waterfront development is the largest
single contributor and is dependent upon the catalyst of public
investment in carlier projects, such as the Railroad Station arca.

Effect of School-Age Children — Multi-family housing in mixed-use
developments have fewer public-school age children, and thus lower
educational costs, assoclated with each unit of housing than other types
of residential development. Actual numbers from the Norwalk Public
Schools were used to estimate new public school students in these
proposed multi-family developments at approximately 0.012 children
per unit in the public school system. This analysis is conservative in that
it assumes thart all school children housed in the new developments are
new to the area — some school children may, in fact, move within the
ncighborhood at no net effect to the municipal budget. The marginal
cost of educating one new student may change depending on municipal
educational policies, for example, class size standards, that may not be

triggered by the addition of a few students to the system.

Per Capita Reduction in Property Taxes — New developments have a

higher assessed property value than the empty or underutilized lots they
replace, and thus increase the amount of property taxes the municipality
receives. However, because the overall property tax burden is calculated
across all property owners, as the number of houscholds increase, the per

capita share of property taxes is reduced.

There are benefits to the City beyond the direct municipal revenue stream.

Increase in Private Investment — Public investment by the City will

cncourage private funding. While the Waterfront has the highest
revenue potential, other private investment may come in the form of
infill redevelopment projects or an increase in investment in cxisting

buildings by current business and property owners.

Increased Quality of Life — Public and private investment will create an

increase in the overall quality of life for current residents and attract
future residents with new housing stock, revitalized business arcas, and
improved access to public transportation.

Increase in Federal Funding — The Choice Neighborhoods program,
which was not factored into this scenario, if supported by the City could
provide significant investment in the neighborhood from federal grants,
cstimated at about $30 million. The Norwalk Redevelopment Authority
is looking at other projects in the area that would unlock further grant
funding and provide an incentive to private developers and business

owners to invest their own monies in this area.

South Norwalk Railroad Station Area: Transit Oriented Development Strategy 5
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APPENDIX A: MUNICIPAL REVENUES AND EXPENDITURES BY PROJECT

Appendix A: Municipal Revenues and Expenditures by Project

Railroad Station Area: Tables 8 and 9

Table 8: Municipal Revenue
Residential Units (1) 71
Workforce Housing Units at 10% (2) 7
Number of One-Bedroom Units (40%) (3) 28
Number of Two-Bedroem Units (60%) (3) 43
Number of Residents (4) 135
Number of Children in Public Schools (3) 1
Retail Square Footage (6) 10,371
Number of Employees (7) 26
Assessed Property Value (8) $20,478,940
Property Tax (9) $424.774
Property Tax Abatement Incentive (10) $0
Non-Tax Revenue (11) $13,500
Business Personal Property Tax Revenue (12) $8,347
Education Revenue/Reimbursement (13) $847
Total Municipal Revenue $447,468
Table 9: Municipal Expenditures
Residential Units (1) 71
Workforce Housing Units at 10% (2) 7
Number of One-Bedroom Units (40%) (3) 28
Number of Two-Bedroem Units (60%) (3) 43
Number of Residents (4) 135
Number of Children in Public Schools (3) 1
Retail Square Footage (6) 10,371
Number of Employees (7) 26
Employment Costs to City (8) $17,056
Residential Costs to City (9) $151,875
Education Costs to City (10) $13,920
Total Municipal Expenditures $182,851
| Annual Net Fiscal Impact at Full Build-Out $264,617 |

South Norwalk Railroad Station Area: Transit Oriented Development Strategy
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Monroe Street/Hanford Place Development: Tables 8 and 9

Table 8: Municipal Revenue

Residential Units (1) 144
Workforce Housing Units at 10% (2) 14
Number of One-Bedroom Units (40%) (3) 58
Number of Two-Bedroem Units (60%) (3) 86
Number of Residents (4) 273
Number of Children in Public Schools (3) 2
Retail Square Footage (6) 27,186
Number of Employees (7) 68
Assessed Property Value (8) $24,921,856
Property Tax (9) $516,929
Property Tax Abatement Incentive (10) $0
Non-Tax Revenue (11) $27.300
Business Personal Property Tax Revenue (12) $21,831
Education Revenue/Reimbursernent (13) $1.694
Total Municipal Revenue $567,755
Table 9: Municipal Expenditures
Residential Units (1) 144
Workforce Housing Units at 10% (2) 14
Number of One-Bedroom Units (40%) (3) 58
Number of Two-Bedroem Units (60%) (3) 86
Number of Residents (4) 273
Number of Children in Public Schools (3) 2
Retail Square Footage (6) 27,186
Number of Employees (7) 68
Employment Costs to City (8) $44,608
Residential Costs to City (9) $307,125
Education Costs to City (10) $27.840
Total Municipal Expenditures $379,573
| Annual Net Fiscal Impact at Full Build-Out $188,182 |

South Norwalk Railroad Station Area: Transit Oriented Development Strategy

DRAFT Qctaber 12, 2011



Waterfront: Tables 8 and 9

Table 8: Municipal Revenue

Residential Units (1) 350
Workforce Housing Units at 10% (2) 35
Number of One-Bedroom Units (40%) (3) 140
Number of Two-Bedroem Units (60%) (3) 210
Number of Residents (4) 534
Number of Children in Public Schools (3) 4
Retail Square Footage (6) 0
Number of Employees (7) 0
Assessed Property Value (8) $103,231,975
Property Tax (9) $2,141,238
Property Tax Abatement Incentive (10) $0
Non-Tax Revenue (11) $53,400
Business Personal Property Tax Revenue (12) $0
Education Revenue/Reimbursernent (13) $3.388
Total Municipal Revenue $2,198,026
Table 9: Municipal Expenditures
Residential Units (1) 350
Workforce Housing Units at 10% (2) 35
Number of One-Bedroom Units (40%) (3) 140
Number of Two-Bedroem Units (60%) (3) 210
Number of Residents (4) 534
Number of Children in Public Schools (3) 4
Retail Square Footage (6) 0
Number of Employees (7) 0
Employment Costs to City (8) $0
Residential Costs to City (9) $600,750
Education Costs to City (10) $55,680
Total Municipal Expenditures $656,430
| Annual Net Fiscal Impact at Full Build-Out | $1,541,596 |

South Norwalk Railroad Station Area: Transit Oriented Development Strategy
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Webster Street Block: Tables § and 9

Table 8: Municipal Revenue

Residential Units (1) 30
Workforce Housing Units at 10% (2) 3
Number of One-Bedroom Units (40%) (3) 12
Number of Two-Bedroem Units (60%) (3) 18
Number of Residents (4) 57
Number of Children in Public Schools (3) 0
Retail Square Footage (6) 0
Number of Employees (7) 0
Assessed Property Value (8) $9,325,131
Property Tax (9) $193,422
Property Tax Abatement Incentive (10) $0
Non-Tax Revenue (11) $5.700
Business Personal Property Tax Revenue (12) $0
Education Revenue/Reimbursernent (13) $0
Total Municipal Revenue $199,122
Table 9: Municipal Expenditures
Residential Units (1) 30
Workforce Housing Units at 10% (2) 3
Number of One-Bedroom Units (40%) (3) 12
Number of Two-Bedroem Units (60%) (3) 18
Number of Residents (4) 57
Number of Children in Public Schools (3) 0
Retail Square Footage (6) 0
Number of Employees (7) 0
Employment Costs to City (8) $0
Residential Costs to City (9) $64,125
Education Costs to City (10) $0
Total Municipal Expenditures $64,125
| Annual Net Fiscal Impact at Full Build-Out $134,997 |

South Norwalk Railroad Station Area: Transit Oriented Development Strategy
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Table 8: Municipal Revenue — Footnotes

(1) The estimate of the number of residential units per project was supplied by TR

Associates.
(2) The Workforce Housing is 10% as required by current zoning.

(3) TR Associates estimates the mix of units as two one-bedroom units for every three

two-bedroom units.

(4) The multiplicrs used for the number of residents are taken from the Residential
Demographic Multiplicrs: Estimates of the Occupants of New Housing, June 2006 from
the Center for Urban Policy Rescarch at Rutgers University. The numbers are specific to

Connecticut.

(5) The muldpliers used for the number of school-age children in public schools are
based on actual students in the Norwalk Public School system from muld-family
developments and is 0.012 children per unit.

(6) The retail square footage estimate per project was supplied by TR Associates.

(7) Per TR Associates, the number of employees is calculated at one employee for every
400 square feet of retail space.

(8) The Assessed Property Value is 70% of the market value of the project. For rental
propertics, the market value is based on the income stream as provided by TR Associates.

For condominiums, the market value is based on the sale price of all the units as

provided by TR Associates.

(9) Property tax is a function of the assessed property value multiplied by the 2010 mill
rate of 20.742 for Service District 2 for 2009-10 from City of Norwalk Tax Assessor's

Deparunent.
(10) No Property Tax Rebate Incentive is offered.
(11) Non-tax revenue is found in Table 6A and is $100 per resident.

(12) Business personal property tax revenuc is found in Table 6C and is $321 per

employee.
(13) Educational revenue/reimbursement is found in Table 6B and is $847 per student.

(14) The phasing of the projects was determined by The Cecil Group and TR
Associates. Changes to the phasing schedule will alter the total return.

South Norwalk Railroad Station Area: Transit Oriented Development Strategy 10
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Table 9: Municipal Expenditures — Footnotes

(1) The estimate of the number of residential units per project was supplied by TR

Associates.
(2) The Workforce Housing is 10% as required by current zoning.

(3) TR Associates estimates the mix of units as two one-bedroom units for every three

two-bedroom units.

(4) The multiplicrs used for the number of residents are taken from the Residential
Demographic Multiplicrs: Estimates of the Occupants of New Housing, June 2006 from
the Center for Urban Policy Rescarch at Rutgers University. The numbers are specific to

Connecticut.

(5) The muldpliers used for the number of school-age children in public schools are
based on actual students in the Norwalk Public School system from muld-family
developments and is 0.012 children per unit.

(6) The retail square footage estimate per project was supplied by TR Associates.

(7) Per TR Associates, the number of employees is calculated at one employee for every
400 square feet of retail space.

(8) Employment Costs to The City are found in Table 7A: Analysis of Per Capita Costs
and cquals $656 per employee.

(9) Residential Costs to The City are found in Table 7A: Analysis of Per Capita Costs
and equals $1,125 per resident.

(10) Educational Costs to The City arc found in Table 7B: Analysis of Educational Per
Capita Costs and equals $13,920 per student.

(11) The phasing of the projects was determined by The Cecil Group and TR
Associates. Changes to the phasing schedule will alter the total return.
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Table 3: Estimated Number of Residents per Unir Type

One Two-Bedroom  Three-Bedroom
Bedroom Uhnits Units
Units

5+ Units — Own Insufficient

All Values 1.28 1.69 Sample

5+ Units — Rental

All Values 1.39 2.24 3.44

2-4 Units — Rental

All Values 1.76 2.38 3.61

Source: Rutgers University, Center for Urban Policy Rescarch,
Residential Demographics Multipliers — Estimates of the Occupants of New
Housing, June 2006

Table 5: Phasing

Project Year

Railroad Statien Area Year 4

Monroe and Hanford Infill Years 6, 7 and 8 (1/3 per year)
Waterfront Years 5, 8, and 11 (1/3 per year)
Webster Street Block Year 10
Washington Village Year 4
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Table 6: Municipal Revenue Trends: FY 2006 o FY 2010

Tax Revenue (1) $ Change % Change Non-Tax Revenue (2) $ Change % Change Total % Change % Change
FY2006 $205,119,413 $14,165,698 $219,285,111
FY2007 $214,159,690 $9,040,277 4% $14,138,573 ($27,125) 0% $228,298,263 $9,013,152 4%
FY2008 $227,237,119 $13,077,429 6% $12,068,672 ($2,069,901) -15% $239,305,791 $11,007,528 5%
FY2009 $234,696,896 §7.459,777 3% $9,192,812 ($2.875.860) -24% $243,889,708 $4.,583.917 2%
FY2010 $244,918,006 $10,221,110 4% $8,413,026 ($779,786) -8% $253,331,032 $9,441,324 4%

{1} Does not include interest in liens

Source: Ciry of Norwalk CAFR FY 2006 1o FY 2010



Table 6A: Non-Tax Revenues per Resident FY2006-FY2010

Non-Tax Revenue Non-Tax Revenues

(1) Population per Resident
FY2006 $14,165,698 84,437 $168
FY2007 $14,138,573 84,344 $168
FY2008 $12,068,672 83,456 $145
FY2009 $9,192,812 84,877 $108
FY2010 $8,413,026 83,802 $100

(1) Does not include intergovernmental transfers, including Board of
Education grant or interest on investments

Source: City of Norwalk CAFR FY 2006 to FY 2010

Table 6B: Intergovernmental Education Revenue per Studert FY2006-FY2010

State grants in

aid — Board of % School Revenue

Education $ Change Change Enrollment  per Student
FY2006 $10,527,782 10,923 $964
FY2007 $9,531,688  §(996,094) -9% 10,782 $884
FY2008 $10,496,346 $964,858 10% 10,616 $989
FY2009 $10,378,842  $(117,704) -1% 10,748 $966
FY2010 $9,053,922  $(1,324,920) -13% 10,692 $847
Source: City of Norwalk CAFR FY 2006

FY 2010

Table 6C: Personal Property Tax Revenue per Employee

P o Personal
Norwalk Employee p erson Property Tax
Populai roperty Tax R p
opulation R evenue Per
evenue
Employee
FY2006 46,142 $10,769,816 $233
FY2007 46,441 $11,529,640 $248
FY2008 46,208 $14,160,521 $306
FY2009 45,304 $14,218,388 $314
FY2010 45,202 $14,512,277 $321
Source: City of Norwalk Tax Collector's Office
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Table 7: Municipal Government Expenditure Trends:

FY 2006 to FY 2010

FY2006-2007

FY2007-2008

FY2008-2009

FY2009-2010

FY2006-2010

FY2006 FY2007 $ Change % Change FY2008 $ Change % Change FY 2009 $ Change % Change FY 2010 $ Change % Change $ Change % Change
General government $6,776,417 $7,801,630 $1,025,213 15.1% $7,331,991 ($469,639) -6.0% $7,483,034 $ 151,043 2.1% $7,170,298 ($312,736) -4.2% $393,881 6%
Health and welfare $1,996,937 $2,085,378 $88.441 4.4% $2,121,668 $36,290 1.7% $2,239,340 § 117,672 5.5% $1,865,486 ($373,854) -16.7% ($131,451) -7%
Community grants $2,513,665 $2,784,099 $270,434 10.8% $2,825,896 $41,797 1.5% $2,938,144 § 112,248 4.0% $2,997,946 $59,802 2.0% $484,281 19%
Employee benefits $19,005,106 $22,194,698 $3,189,592 16.8% $23,326,084 $1,131,386 5.1% $23,451,245 § 125,161 0.5% $24,814,825 $1,363,580 5.8% $5,809,719 31%
Protection of persons and property $36,525,435 $33,888,222 ($2,637,213) -7.2% $36,600,667 $2,712,445 8.0% $37,390,695 § 790,028 2.2% $38,103,336 $712,641 1.9% $1,577,901 4%
Public works $15,419,913 $15,730,178 $310,265 2.0% $16,394,374 $664,196 4.2% $17,325,903 § 931,529 5.7% $15,593,639 ($1,732,264) -10.0% $173,726 1%
Education $133,181,658 $136,961,257 $3,779,599 2.8% $142,651,081 $5.689,824 4.2% $148,078,159 § 5,427,078 3.8% $148,829,159 $751,000 0.5%  $15,647,501 12%
Recreation, arts and culture $6,812,951 $7,034,987 $222,036 3.3% $7,373,458 $338471 4.8% $7,648,758 § 275,300 3.7% $6,986,343 ($662,415) -8.7% $173,392 3%
Debt service $17,424,812 $20,728,101 $3,303,289 19.0% $23,464,498 $2,736,397 13.2% $25,697411 $ 2,232,913 9.5% $26,286,285 $588,874 2.3% $8,861,473 51%
Organizational memberships $75.732 $77,435 $1,703 2.2% $81,088 $3,653 4.7% $84,052 % 2,964 3.7% $84,912 $860 1.0% $9,180 12%
Total Expenditures $239,732,626 $249,285,985 $9,553,359 40%  $262,089,717 $12,803,732 5.1% $272,336,741  § 10,247,024 3.9% $272,732,229 $395,488 0.1%  $32,999,603 14%
Total Expenditures less Edacation $106,550,968 $112,324,728 $5,773,760 5.4% $ 119,438,630 $7,113,908 6.3% $124,258,582 § 4,819,946 4.0% $123,903,070 ($355,512) -0.3%  $17,352,102 16%
Education as % of Total Budget 506% 55% 54% 54% 55%
Source: Ciry of Norwalk CAFR FY 2010
Table 7A: Analysis of Per Capita Costs
Commercial Per Capita
Total Taxable Less Personal Portion of Residential Portion Norwalk Per Capita Norwalk Non-
Assessed Value  Property Assessed  Real Property Residential Commercial Check Municipal Municipal of Municipal Residential Residential Employee Residential
(less exemptions) Value Assessed Value  Assessed Value  Assessed Value (exemptions) % Residendal % Commecial Expenditures Expenditures Expenditures Population Cost Population Cost
in 000's in 000's in 000's in 000's in 000's in 000's
FY2006 $8,268,992 $1,018,127 $7,250,865 $5,634,018 $1,711,745 ($94,898) 77.7% 23.6% $106,550,968 $25,153,976 $81,396,992 84,437 $964 46,142 $545
FY2007 $9.468,305 $1,149,980 $8,318,325 $6,455,428 $2,038,024 ($175,127) 77.6% 24.5% $112,324,728 $27,520,023 $84,804,705 84,344 $1,005 46,441 $593
FY2008 $10,527,527 $1,182,240 $9,345,287 $7,225,029 $2,289,632 ($169,374) 77.3% 24.5% $119,438,636 $29,262,935 $90,175,701 83,456 $1,081 46,208 $633
FY2009 $10,673,882 $1,208,709 $9,465,180 $7,305,104 $2,310,099 ($150,023) 77.2% 24.4% $124,258,582 $30,326,906 $93,931,676 84,877 $1,107 45,304 $669
FY2010 $12,639,375 $1,423,266 $11,216,109 $8,674,364 $2,684,598 {$142,853) 77.3% 23.9% $123,903,070 $29,656,446 $94,246,624 83,802 $1,125 45,202 $656

Source: Ciry of Norwalk CAFR FY 2010



Table 7B: Analysis of Educational Per Capita Costs

School Cost per

Education Enrollment student
FY2006 $133,181,658 10,923 $12,193
FY2007 $136,961,257 10,782 $12,703
FY2008 $142,6%1,081 10,616 $13,437
FY2009 $148,078,159 10,748 $13,777
FY2010 $148,829,159 10,692 $13,920

Source: City of Norwalk CAFR FY 2010

South Norwalk Railroad Station Area: Transit Oriented Development Strategy
DRAFT October 12, 2011

20



	TOD Master Plan Final Report October 2011_Page_001
	TOD Master Plan Final Report October 2011_Page_002
	TOD Master Plan Final Report October 2011_Page_003
	TOD Master Plan Final Report October 2011_Page_004
	TOD Master Plan Final Report October 2011_Page_005
	TOD Master Plan Final Report October 2011_Page_006
	TOD Master Plan Final Report October 2011_Page_007
	TOD Master Plan Final Report October 2011_Page_008
	TOD Master Plan Final Report October 2011_Page_009
	TOD Master Plan Final Report October 2011_Page_010
	TOD Master Plan Final Report October 2011_Page_011
	TOD Master Plan Final Report October 2011_Page_012
	TOD Master Plan Final Report October 2011_Page_013
	TOD Master Plan Final Report October 2011_Page_014
	TOD Master Plan Final Report October 2011_Page_015
	TOD Master Plan Final Report October 2011_Page_016
	TOD Master Plan Final Report October 2011_Page_017
	TOD Master Plan Final Report October 2011_Page_018
	TOD Master Plan Final Report October 2011_Page_019
	TOD Master Plan Final Report October 2011_Page_020
	TOD Master Plan Final Report October 2011_Page_021
	TOD Master Plan Final Report October 2011_Page_022
	TOD Master Plan Final Report October 2011_Page_023
	TOD Master Plan Final Report October 2011_Page_024
	TOD Master Plan Final Report October 2011_Page_025
	TOD Master Plan Final Report October 2011_Page_026
	TOD Master Plan Final Report October 2011_Page_027
	TOD Master Plan Final Report October 2011_Page_028
	TOD Master Plan Final Report October 2011_Page_029
	TOD Master Plan Final Report October 2011_Page_030
	TOD Master Plan Final Report October 2011_Page_031
	TOD Master Plan Final Report October 2011_Page_032
	TOD Master Plan Final Report October 2011_Page_033
	TOD Master Plan Final Report October 2011_Page_034
	TOD Master Plan Final Report October 2011_Page_035
	TOD Master Plan Final Report October 2011_Page_036
	TOD Master Plan Final Report October 2011_Page_037
	TOD Master Plan Final Report October 2011_Page_038
	TOD Master Plan Final Report October 2011_Page_039
	TOD Master Plan Final Report October 2011_Page_040
	TOD Master Plan Final Report October 2011_Page_041
	TOD Master Plan Final Report October 2011_Page_042
	TOD Master Plan Final Report October 2011_Page_043
	TOD Master Plan Final Report October 2011_Page_044
	TOD Master Plan Final Report October 2011_Page_045
	TOD Master Plan Final Report October 2011_Page_046
	TOD Master Plan Final Report October 2011_Page_047
	TOD Master Plan Final Report October 2011_Page_048
	TOD Master Plan Final Report October 2011_Page_049
	TOD Master Plan Final Report October 2011_Page_050
	TOD Master Plan Final Report October 2011_Page_051
	TOD Master Plan Final Report October 2011_Page_052
	TOD Master Plan Final Report October 2011_Page_053
	TOD Master Plan Final Report October 2011_Page_054
	TOD Master Plan Final Report October 2011_Page_055
	TOD Master Plan Final Report October 2011_Page_056
	TOD Master Plan Final Report October 2011_Page_057
	TOD Master Plan Final Report October 2011_Page_058
	TOD Master Plan Final Report October 2011_Page_059
	TOD Master Plan Final Report October 2011_Page_060
	TOD Master Plan Final Report October 2011_Page_061
	TOD Master Plan Final Report October 2011_Page_062
	TOD Master Plan Final Report October 2011_Page_063
	TOD Master Plan Final Report October 2011_Page_064
	TOD Master Plan Final Report October 2011_Page_065
	TOD Master Plan Final Report October 2011_Page_066
	TOD Master Plan Final Report October 2011_Page_067
	TOD Master Plan Final Report October 2011_Page_068
	TOD Master Plan Final Report October 2011_Page_069
	TOD Master Plan Final Report October 2011_Page_070
	TOD Master Plan Final Report October 2011_Page_071
	TOD Master Plan Final Report October 2011_Page_072
	TOD Master Plan Final Report October 2011_Page_073
	TOD Master Plan Final Report October 2011_Page_074
	TOD Master Plan Final Report October 2011_Page_075
	TOD Master Plan Final Report October 2011_Page_076
	TOD Master Plan Final Report October 2011_Page_077
	TOD Master Plan Final Report October 2011_Page_078
	TOD Master Plan Final Report October 2011_Page_079
	TOD Master Plan Final Report October 2011_Page_080
	TOD Master Plan Final Report October 2011_Page_081
	TOD Master Plan Final Report October 2011_Page_082
	TOD Master Plan Final Report October 2011_Page_083
	TOD Master Plan Final Report October 2011_Page_084
	TOD Master Plan Final Report October 2011_Page_085
	TOD Master Plan Final Report October 2011_Page_086
	TOD Master Plan Final Report October 2011_Page_087
	TOD Master Plan Final Report October 2011_Page_088
	TOD Master Plan Final Report October 2011_Page_089
	TOD Master Plan Final Report October 2011_Page_090
	TOD Master Plan Final Report October 2011_Page_091
	TOD Master Plan Final Report October 2011_Page_092
	TOD Master Plan Final Report October 2011_Page_093
	TOD Master Plan Final Report October 2011_Page_094
	TOD Master Plan Final Report October 2011_Page_095
	TOD Master Plan Final Report October 2011_Page_096
	TOD Master Plan Final Report October 2011_Page_097
	TOD Master Plan Final Report October 2011_Page_098
	TOD Master Plan Final Report October 2011_Page_099
	TOD Master Plan Final Report October 2011_Page_100
	TOD Master Plan Final Report October 2011_Page_101
	TOD Master Plan Final Report October 2011_Page_102
	TOD Master Plan Final Report October 2011_Page_103
	TOD Master Plan Final Report October 2011_Page_104
	TOD Master Plan Final Report October 2011_Page_105
	TOD Master Plan Final Report October 2011_Page_106
	TOD Master Plan Final Report October 2011_Page_107
	TOD Master Plan Final Report October 2011_Page_108
	TOD Master Plan Final Report October 2011_Page_109
	TOD Master Plan Final Report October 2011_Page_110
	TOD Master Plan Final Report October 2011_Page_111
	TOD Master Plan Final Report October 2011_Page_112
	TOD Master Plan Final Report October 2011_Page_113
	TOD Master Plan Final Report October 2011_Page_114
	TOD Master Plan Final Report October 2011_Page_115
	TOD Master Plan Final Report October 2011_Page_116
	TOD Master Plan Final Report October 2011_Page_117
	TOD Master Plan Final Report October 2011_Page_118
	TOD Master Plan Final Report October 2011_Page_119
	TOD Master Plan Final Report October 2011_Page_120
	TOD Master Plan Final Report October 2011_Page_121
	TOD Master Plan Final Report October 2011_Page_122
	TOD Master Plan Final Report October 2011_Page_123
	TOD Master Plan Final Report October 2011_Page_124
	TOD Master Plan Final Report October 2011_Page_125
	TOD Master Plan Final Report October 2011_Page_126
	TOD Master Plan Final Report October 2011_Page_127
	TOD Master Plan Final Report October 2011_Page_128
	TOD Master Plan Final Report October 2011_Page_129
	TOD Master Plan Final Report October 2011_Page_130
	TOD Master Plan Final Report October 2011_Page_131
	TOD Master Plan Final Report October 2011_Page_132
	TOD Master Plan Final Report October 2011_Page_133
	TOD Master Plan Final Report October 2011_Page_134
	TOD Master Plan Final Report October 2011_Page_135
	TOD Master Plan Final Report October 2011_Page_136
	TOD Master Plan Final Report October 2011_Page_137
	TOD Master Plan Final Report October 2011_Page_138
	TOD Master Plan Final Report October 2011_Page_139
	TOD Master Plan Final Report October 2011_Page_140
	TOD Master Plan Final Report October 2011_Page_141
	TOD Master Plan Final Report October 2011_Page_142
	TOD Master Plan Final Report October 2011_Page_143
	TOD Master Plan Final Report October 2011_Page_144
	TOD Master Plan Final Report October 2011_Page_145
	TOD Master Plan Final Report October 2011_Page_146
	TOD Master Plan Final Report October 2011_Page_147
	TOD Master Plan Final Report October 2011_Page_148
	TOD Master Plan Final Report October 2011_Page_149
	TOD Master Plan Final Report October 2011_Page_150
	TOD Master Plan Final Report October 2011_Page_151
	TOD Master Plan Final Report October 2011_Page_152
	TOD Master Plan Final Report October 2011_Page_153
	TOD Master Plan Final Report October 2011_Page_154
	TOD Master Plan Final Report October 2011_Page_155
	TOD Master Plan Final Report October 2011_Page_156
	TOD Master Plan Final Report October 2011_Page_157
	TOD Master Plan Final Report October 2011_Page_158
	TOD Master Plan Final Report October 2011_Page_159
	TOD Master Plan Final Report October 2011_Page_160
	TOD Master Plan Final Report October 2011_Page_161
	TOD Master Plan Final Report October 2011_Page_162
	TOD Master Plan Final Report October 2011_Page_163
	TOD Master Plan Final Report October 2011_Page_164
	TOD Master Plan Final Report October 2011_Page_165
	TOD Master Plan Final Report October 2011_Page_166
	TOD Master Plan Final Report October 2011_Page_167
	TOD Master Plan Final Report October 2011_Page_168
	TOD Master Plan Final Report October 2011_Page_169
	TOD Master Plan Final Report October 2011_Page_170
	TOD Master Plan Final Report October 2011_Page_171
	TOD Master Plan Final Report October 2011_Page_172
	TOD Master Plan Final Report October 2011_Page_173
	TOD Master Plan Final Report October 2011_Page_174
	TOD Master Plan Final Report October 2011_Page_175
	TOD Master Plan Final Report October 2011_Page_176
	TOD Master Plan Final Report October 2011_Page_177
	TOD Master Plan Final Report October 2011_Page_178
	TOD Master Plan Final Report October 2011_Page_179
	TOD Master Plan Final Report October 2011_Page_180
	TOD Master Plan Final Report October 2011_Page_181
	TOD Master Plan Final Report October 2011_Page_182
	TOD Master Plan Final Report October 2011_Page_183
	TOD Master Plan Final Report October 2011_Page_184
	TOD Master Plan Final Report October 2011_Page_185
	TOD Master Plan Final Report October 2011_Page_186
	TOD Master Plan Final Report October 2011_Page_187
	TOD Master Plan Final Report October 2011_Page_188
	TOD Master Plan Final Report October 2011_Page_189
	TOD Master Plan Final Report October 2011_Page_190
	TOD Master Plan Final Report October 2011_Page_191
	TOD Master Plan Final Report October 2011_Page_192
	TOD Master Plan Final Report October 2011_Page_193
	TOD Master Plan Final Report October 2011_Page_194
	TOD Master Plan Final Report October 2011_Page_195
	TOD Master Plan Final Report October 2011_Page_196
	TOD Master Plan Final Report October 2011_Page_197
	TOD Master Plan Final Report October 2011_Page_198
	TOD Master Plan Final Report October 2011_Page_199
	TOD Master Plan Final Report October 2011_Page_200
	TOD Master Plan Final Report October 2011_Page_201
	TOD Master Plan Final Report October 2011_Page_202
	TOD Master Plan Final Report October 2011_Page_203
	TOD Master Plan Final Report October 2011_Page_204
	TOD Master Plan Final Report October 2011_Page_205
	TOD Master Plan Final Report October 2011_Page_206
	TOD Master Plan Final Report October 2011_Page_207
	TOD Master Plan Final Report October 2011_Page_208
	TOD Master Plan Final Report October 2011_Page_209
	TOD Master Plan Final Report October 2011_Page_210
	TOD Master Plan Final Report October 2011_Page_211
	TOD Master Plan Final Report October 2011_Page_212
	TOD Master Plan Final Report October 2011_Page_213
	TOD Master Plan Final Report October 2011_Page_214
	TOD Master Plan Final Report October 2011_Page_215
	TOD Master Plan Final Report October 2011_Page_216
	TOD Master Plan Final Report October 2011_Page_217
	TOD Master Plan Final Report October 2011_Page_218
	TOD Master Plan Final Report October 2011_Page_219
	TOD Master Plan Final Report October 2011_Page_220
	TOD Master Plan Final Report October 2011_Page_221
	TOD Master Plan Final Report October 2011_Page_222
	TOD Master Plan Final Report October 2011_Page_223
	TOD Master Plan Final Report October 2011_Page_224
	TOD Master Plan Final Report October 2011_Page_225
	TOD Master Plan Final Report October 2011_Page_226
	TOD Master Plan Final Report October 2011_Page_227
	TOD Master Plan Final Report October 2011_Page_228
	TOD Master Plan Final Report October 2011_Page_229
	TOD Master Plan Final Report October 2011_Page_230
	TOD Master Plan Final Report October 2011_Page_231
	TOD Master Plan Final Report October 2011_Page_232
	TOD Master Plan Final Report October 2011_Page_233
	TOD Master Plan Final Report October 2011_Page_234
	TOD Master Plan Final Report October 2011_Page_235
	TOD Master Plan Final Report October 2011_Page_236
	TOD Master Plan Final Report October 2011_Page_237
	TOD Master Plan Final Report October 2011_Page_238
	TOD Master Plan Final Report October 2011_Page_239
	TOD Master Plan Final Report October 2011_Page_240
	TOD Master Plan Final Report October 2011_Page_241
	TOD Master Plan Final Report October 2011_Page_242
	TOD Master Plan Final Report October 2011_Page_243
	TOD Master Plan Final Report October 2011_Page_244
	TOD Master Plan Final Report October 2011_Page_245
	TOD Master Plan Final Report October 2011_Page_246
	TOD Master Plan Final Report October 2011_Page_247
	TOD Master Plan Final Report October 2011_Page_248
	TOD Master Plan Final Report October 2011_Page_249
	TOD Master Plan Final Report October 2011_Page_250
	TOD Master Plan Final Report October 2011_Page_251
	TOD Master Plan Final Report October 2011_Page_252
	TOD Master Plan Final Report October 2011_Page_253
	TOD Master Plan Final Report October 2011_Page_254
	TOD Master Plan Final Report October 2011_Page_255
	TOD Master Plan Final Report October 2011_Page_256
	TOD Master Plan Final Report October 2011_Page_257
	TOD Master Plan Final Report October 2011_Page_258
	TOD Master Plan Final Report October 2011_Page_259
	TOD Master Plan Final Report October 2011_Page_260
	TOD Master Plan Final Report October 2011_Page_261
	TOD Master Plan Final Report October 2011_Page_262
	TOD Master Plan Final Report October 2011_Page_263
	TOD Master Plan Final Report October 2011_Page_264
	TOD Master Plan Final Report October 2011_Page_265
	TOD Master Plan Final Report October 2011_Page_266
	TOD Master Plan Final Report October 2011_Page_267
	TOD Master Plan Final Report October 2011_Page_268
	TOD Master Plan Final Report October 2011_Page_269
	TOD Master Plan Final Report October 2011_Page_270
	TOD Master Plan Final Report October 2011_Page_271
	TOD Master Plan Final Report October 2011_Page_272
	TOD Master Plan Final Report October 2011_Page_273
	TOD Master Plan Final Report October 2011_Page_274
	TOD Master Plan Final Report October 2011_Page_275

