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Downtown Bethel is distinguished by its historic heritage,
village charm, and distinctive character. The plan vision is
to build on these assets to re-energize the village center as
a distinctive healthy, vibrant, dynamic, pedestrian friendly
community; a wonderful place to call home, operate a busi-
ness and truly enjoy.

This will be achieved by:

Adopting regulatory and procedural changes to incentivize redevelopment by allowing
higher densities of housing within the newly designated TOD area — the area within about V4 mile
walking distance of the train station;

Focusing on the restoration of existing historic buildings in the heart of the downtown to
enhance community character, while incorporating new, complimentary multi-level, mixed-use
buildings, so that the downtown will include an eclectic mix of shops, offices, restaurants, and
entertainment;

Creating new cultural and social opportunities and building unique public and recreational
spaces;

Making the necessary infrastructure improvements to our roads, sidewalks, streetscape and
downtown parking to provide connections and create a more pedestrian/bike friendly environ-
ment to accommodate such growth; and

Providing marketing assistance and financial tools to support and foster existing business
growth and drive new business start ups.
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Preamble

TODs have become extremely popular to municipalities nationally
due to their predictable tendency to raise adjacent property values
and to attract the type of motivated residents and businesses that
seek vibrant lifestyle, prosperity and innovation.

So guaranteed is the proven success of TODs that municipalities
across the nation are paying tremendous sums to lay down new rail
in order to enable and launch TODs within their municipal bound-
aries. So certain is development, absorption and rising land values
around TOD, and therefore tax revenues to municipalities, that even
rail-less municipalities around the country take on the initiative to
install infra-structure improvements at their own substantial cost, in
advance of the queues of developers soon to line up.

Connecticut’s cities and towns are unique in that, unlike most
States, Connecticut already enjoys rail lines in a huge web con-
necting all parts of the State. Unfortunately, many of these rail lines
are abandoned. However, if leadership and citizens could be shown
the potential for dynamic economic growth pursued so vigorous-
ly by rail-less municipalities in other parts of the country, perhaps
Connecticut’s abandoned rail lines might awake to be re-imagined.

As one of these Connecticut towns, Bethel seeks to embrace its

train station location and successfully leverage it in its redevelop-
ment efforts to strengthen its historic and charming downtown.
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EXECUTIVE SUMMARY

This Report creates a vision plan for the TOD area, with supporting revised zoning regulations,
that reflect the public’s interest, the recommendations of market studies, physical constraints
and opportunities, environmental conditions, infrastructure capacity, the organic historic evo-
lution of the town, and the prosperity and appeal that comes from walkable, complete neigh-
borhoods.

This Report documents the work produced before, during, and subsequently to, the Bethel
Forward Charrette, conducted in Bethel, Connecticut, November 16-19, 2015.

The charrette was part of a robust public outreach plan that proved invaluable to the team by
tapping into resident’s knowledge, engaging stakeholders directly affected by the plan, agree-
ing on consensus goals for the vision plan and establishing transparency of the results and
process. The TOD process kicked off with information gathering and agreeing on a commu-
nity out-reach plan. Three main events lead up to the charrette where stakeholders, property
owners, town officials and residents were guided by the team’s facilitator to establish the com-
munity’s key goals to shape the Bethel Forward Plan for Downtown Bethel process. 1) Eight
Stakeholder Group Interviews on September 16-17, 2015 provided context for a preliminary set
of principles to guide the plan’s development. 2) A Community Choices Workshop on October
1, 2015 asked residents to identify strong and weak places and opportunity sites for the future.
3) A Community Choices Workshop summarized input gathered to date, provided attendees
with an analysis of existing conditions and economic findings and conducted an electronic
keypad polling.

The most important agreed-upon goals coalescing out of the stakeholder interviews and public
workshops were to:

+ Enhance the pedestrian friendly qualities of Bethel by improving sidewalks throughout,
adding bike lanes and paths, using the wetlands for exercise trails and recreation, and
connecting different parts of downtown.

«  Create a major “community gathering” place as well as distinctive smaller open spaces.

+ Maintain and enhance Bethel’s character, streetscapes, and visual appearance.

+ Add downtown housing.

«  Attract and strengthen retail, restaurants, and other businesses by leveraging Bethel’s arts
and events and marketing the town’s unique assets.

+ Improve the flow of traffic and parking.

+ Address infrastructure and regulatory issues.

Building on these stated goals, the charrette itself was a four-day interactive planning workshop
designed to guide the redevelopment of the 268-acre study area, located around the recently
relocated train station, close to a mile from downtown. The charrette objective was to create
multiple vision scenarios for growth and development in and around the train station, each
supported by infrastructure and transportation capacity as well as potential market absorption
based on current trends. Each scenario was developed with input from all major stakeholders,
such as property owners, shops and businesses, municipal leaders/staff, and residents. The
best ideas from each scenario were then further refined into a preferred master plan.
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EXECUTIVE SUMMARY

A second part of this effort was to identify market demand. Economic development research
identified the potential capacity for retail, business and residential markets, including “voids,”
which are markets sought by the locale, but not available, and therefore representing signifi-
cant opportunities. The proximity to popular malls in nearby Danbury makes attracting national
chain stores unwarranted. Instead, results indicate the focus should aim toward independent
and specialty stores that fill identified “voids,” and therefore are poised to enjoy more assured
success.

A third part of the pre-planning information gathering process involved identifying potential
barriers to development, such as, but not limited to, code requirements, transportation barriers,
street design, parking issues, environmental concerns, social concerns, historic preservation,
infrastructure assets and liabilities, assessment of current sidewalks, streetscape, trees and
lighting, municipal properties, development projects already underway, and issues presented
by State and Federal agencies. Clearly coordination across agencies, coupled with the ar-
ea’s physical lay-out, infrastructure capacity and constraints and regulatory framework requires
careful attention so that implementable solutions can come out of this process.

The charrette sought to envision several scenarios of development resulting in an overall vision
plan, which takes into consideration developer plans in the works. An objective of the plan is
to allow development to be phased into low risk and highly affordable incremental and small
growth. The plan is more easily implementable since it is not predicated on multiple property
owners coordinating efforts or on requiring developers to assemble properties whose owners
may resist involvement or demand unreasonable cost outlay.

Combining community wishes with team expertise, the vision for Bethel evolved into a close-
knit “village” feel composed of walkable neighborhoods with small-scale buildings reflecting the
established character of Bethel, and infill gaps between existing buildings, that create compact
charming neighborhoods where needs and opportunities are met within easy walking distance.
Neighborhoods need to offer diversity, where young professionals, middle age urban families,
re-tiring Baby Boomers, and seniors all feel welcome and accommodated. Neighborhoods also
need to attract the kind of small-scale businesses that can embed within residential streets
without disruption. Planning should consider affordability, methods for achieving healthy tax
revenues, and methods for raising the appeal of aging properties to make them join the vitality
Bethel wants to become. Recommendations to cultivate and expand “Made in Bethel” busi-
nesses, particularly small manufacturing and craft industries, are also included.

Equally important was ensuring Bethel’s unique character be protected and enhanced. The
plan seeks to capture the needs and desires of the existing population, as well as future target
populations, which may be different from current populations after teasing out what current
migrations of younger and older generations seek in today’s market. For example, to better ac-
commodate visitors, potential residents and to satisfy one of Bethel’s voids identified in market
studies as lodging, the plan includes an inn.

Based on Bethel’s current housing conditions, housing analysis suggest absorption of approx-
imately 50 new units per year. This figure could trend upwards if new units are positioned to
attract different markets from existing, i.e. the young and old markets mentioned above, both
of which prefer more compact walkable neighborhoods, which generate considerable more
housing in compact areas, as changing absorption may indicate. The plan is positioned to be
appeal to a wide diversity of generations, especially to young adults who are the future of any
community.
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EXECUTIVE SUMMARY

Across the country right now, a growing number of cities and towns are busy repositioning
themselves to attract young adult, baby boomer and senior markets. Young adult markets seek
affordable “complete” walkable neighborhoods where they can work within walking distance of
where they live. The concept of multiple small companies would work well in the “village” atmo-
sphere of Bethel. Additionally, permitting the kind of young adult oriented affordable compact
neighborhoods to infill between existing industrial buildings, and entitling and attracting R&D
with manufacturing appropriate to the scale of Bethel could present distinct national market
advantages, drawing the unique class of innovative thinkers to Bethel.

The 1st key component of downtown repositioning, and highly relevant to Bethel’s revitalization,
is the strategic location of its rail stop. The Report identifies the TOD’s power to raise value,
stimulate economic development, and augment commercial prosperity. Ideally the TOD should
support the downtown, not detract from it. Therefore, efforts were made to overcome the chal-
lenge of creating a strong synergy healing the half mile disconnect between the train station and
downtown. Walkable and attractive proposals make the distance seem to disappear.

The 2nd key component of the Report is to target affordability and it ties directly into the 3rd
key component of the master plan which is demonstrating how re-platting and Form Base
Code (FBC) coding entitle and encourage building small for residential and commercial uses.
The plan deliberately illustrates a greater mix of building types within a walkable, mixed-use
neighborhood. It also shows small buildings for shops, restaurants and entertainment that are
less expensive and less risky to build. They offer affordable rents and strong appeal to start-up
enterprises. And they attract the type of desirable independent specialty stores to fill “voids”
identified in the market study.

While the TOD area’s architecture is quite varied in style, it is also remarkably consistent in
terms of its scale and height, with few buildings over three stories in height. The downtown is
also blessed with a historic district along Greenwood Avenue, as well as PT Barnum Square
and monument to name a few. Residents were adamant that they wanted to retain the charm of
their downtown which is also characterized by small building footprints. As a result, the master
plan and code incentivize and facilitate such small-scale buildings.

Because of the multiple assets of “small,” and in order to facilitate and enable development of
small, the Report offers revised zoning regulations written to entitle and encourage re-platting
large parcels into small lots, and zoning re-written to release impediments to robust prosperity
at Bethel scale.

The 4th component of the report deals with transportation and infrastructure capacity and im-
provements. For Bethel to get the most out of its investment in rail, it must capitalize on building
more homes, jobs and other services adjacent to, and within walking distance to its public tran-
sit infrastructure. This TOD master plan incorporates a rich mix of uses and building types that
will support and facilitate all modes of circulation, including transit, walking and cycling. Unfor-
tunately, the TOD area mobility is currently constrained by the Danbury Line railroad which se-
verely limits the east-west travel to the single at-grade roadway/railroad crossing of Greenwood
Avenue (Route 302). North of this crossing, the next east/west crossing is in Danbury over a
mile away. The rail-road essentially divides the TOD area into two distinct areas and that needs
to change. The plan suggests creating as dense a circulation network of streets and paths as
possible. The most important connections involve prioritizing additional at-grade rail crossings
that will greatly enhance the street network within downtown Bethel and provide much safer
and convenient access to the train station. However, Bethel’s existing street network, with its
discontinuous sidewalks, dead-end streets and relatively high volume of fast traffic, presents
many challenges for such connectivity and safety. The plan proposes to make the vast major-
ity of the TOD area a “slow zone” requiring a maximum speed of 20mph. This involves street
retrofits, road diets and a robust and improved network of pedestrian and bicycle facilities that
will allow citizens to participate in active modes of travel that are environmentally friendly, and
that also greatly contribute to a physically and socially healthier lifestyle.
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EXECUTIVE SUMMARY

An extensive review of the infrastructure and environmental issues in the TOD area was con-
ducted. The results of the review indicate that sanitary sewerage in this area can accommodate
the envisioned scenario build-out capacity which falls under the threshold of the additional
available town sewer capacity of 200,000 gallons/day. The Town is also planning significant
improvements to address current supply constraints that should further enable future develop-
ment within the TOD area.

Environmental resources in the TOD area constrain the extent of the development in the area
west of the railroad tracks with significant inland wetlands and watercourse flood plains. The
wetlands require careful redevelopment to minimize impacts and provide equitable mitigation.
The master plan acknowledges these constraints with the proposal of a nature park. Finally,
the several properties of moderate to high environmental risk that will likely require environmen-
tal remediation as part of the redevelopment are indicated.

Part of a “complete community” requires a high quality public realm. This means public invest-
ment in infrastructure must be closely coordinated with private development efforts in the im-
plementation of the TOD plan. New streets, new trails, street trees, repaired and new sidewalks
are all part of the suggested transportation improvements. Additionally, the Report proposes
many types of common open spaces to be enjoyed. The transformation of the “necklace” of
wetlands that thread through Bethel into a coveted asset is the most ambitious, directly con-
necting a potential nature park to the downtown. Delicate paths set lightly amongst planting
thread through the “park” area, welcoming recreation, fitness and exploration of the wonders
of nature.

The economic, social and physical benefits of open space within urban areas are well docu-
mented and for Bethel, the transformation of the significant wetlands into a nature park could
daylight such benefits as residents complained about the lack of open space and trails within
the TOD area. The nature park could indeed generate many public benefits for the community
at large. Bike and walking trails through the park, to downtown and to the train station will
alleviate traffic congestion, reduce greenhouse emissions and improve air pollution, provide
additional recreational opportunities and facilitate a healthier lifestyle for Bethel residents. The
park’s flora and fauna could improve wildlife habitats, provide additional flood control and pro-
vide attractive open space views for the residential units that will face the park. Views of open
space and recreational areas have a positive effect of residential property values and studies
have shown that higher sale premiums of up to 20% can be achieved for such housing. In fact,
studies have also shown that as park size increases, their positive impact on nearby property
values also increases.

In summary, the Report aims to shape the growth of Bethel in ways that normative Bethel growth
would have evolved anyway had the introduction of automobile-oriented patterns not shifted
strategies so sharply away from Bethel’s long standing people-oriented patterns. Charming and
affordable small lots and buildings will attract both young and old, while generating significant
tax revenues for the town, thereby relieving tax pressures on all properties outside the study
area.

By the same token, in addition to recovering long standing Bethel patterns, the Report looks
ahead to propose whole new ways to redirect Bethel’s unique assets toward full preparedness
embracing the oncoming demands of a new market ahead with the highest degree of success.
A path forward as next steps describes specific implementation strategies required to carry out
the master plan vision. Each strategy is further categorized according to three tools of urban
enhancement: design, policy or management. Furthermore, each action item is assigned to
their corresponding responsible parties.

We sincerely hope citizens of Bethel regard the Report with the same enthusiasm and optimism,
as do we.
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This section describes the public engagement process im-
plemented to create the Bethel Forward plan. The process
included four steps:

+  Stakeholder interviews

+  Community Voices Workshop

+  Community Choices Workshop

+  Bethel Forward Charrette.

Described here is what took place in those steps and what
was learned. It reveals the publics preferences, concerns,
and aspirations that ultimately shaped the Bethel Forward
plan.

The steps were designed to ensure that the plan reflected
what residents wanted. They provided extensive opportu-
nities for input. They were also designed to ensure that the
publics decisions were supported by facts. To accomplish
that, the DPZ team conducted an extensive analysis of
economic, demographic, transportation, land use, and en-
vironmental conditions, while simultaneously engaging the
public.

The results of the conditions analysis were presented at the
Community Choices workshop. During the workshop, par-
ticipants were able to express their preferences and priori-
ties and to weigh-in on issues and discrepancies.

Ultimately, the public outreach process proved invaluable
to the consultant team. It tapped resident’s knowledge, it
engaged stakeholders directly affected by the plan, and it
established the transparency of the results.

Early Steps
Early steps focused on informing residents about upcoming
activities and inviting them to participate. In short order:

+  The project Advisory Committee agreed on the name
and tag-line for the effort: Bethel Forward — A Plan for
Downtown Bethel.

+ A press release announcing the program generated
newspaper articles.

+  The project website, hosted by the town, listed upcom-
ing events.

+ A save-the-date flyer was distributed through social
media, e-mails, and downtown storefronts.

The Bethel Forward logo was created by Advisory Committee member Rob Wallace.
Giving the process a name was the early focus of the committee, a 11-member citizen
group appointed by the Town.

© 2016 DPZ PARTNERS

OVERVIEW
COMMUNITY OUTREACH SUMMARY

The project website became the repository of all information
gathered from the public and from technical analysis. Doc-
umentation for all the steps mentioned in this chapter were
posted immediately following each event and can be found
Online at:

http://www.bethel-ct.gov/content/117/8612/11809.aspx

TIMELINE AT-A-GLANCE

This timeline highlights critical steps in the Bethel
Forward public engagement process.

Early Steps
+  Project kick-off (July 14)
Press announcement (September 4)
Web-site launch (September 8)
Save-the-date-flyer (September 10)

Stakeholder Interviews (September 16 and 17)
Community Voices Workshop (October 1)
Community Choices Workshop — October 30

Charrette - November 16 to 20

OVERARCHING GOALS

The topic and subtopics gathered at the Community
Voices and Choices workshops provided insight in areas
that are critical to the plan. They suggest a number of
goals which will drive the master plan vision. These are:

- Enhance the pedestrian friendly qualities of
Bethel by improving sidewalks throughout, add-
ing bike lanes and paths, using the wetlands for
exercise trails and recreation, and connecting
different parts of downtown.

Create a major “community gathering” place as
well as distinctive smaller open spaces.
Maintain and enhance Bethel’s character, street-
scapes, and visual appearance.

Add downtown housing.

Attract and strengthen retail, restaurants, and
other businesses by leveraging Bethel’s arts and
events and marketing the town’s unique assets.
Improve the flow of traffic and parking.

Address infrastructure and regulatory issues.

The goals were prioritized during the Community Choic-
es workshop held on October 29.

A Plan for Bethel | Bethel, CT | 13


http://www.dpz.com
http://www.bethel-ct.gov/content/117/8612/11809.aspx

STAKEHOLDER INTERVIEWS
COMMUNITY OUTREACH SUMMARY

OVERVIEW OF RESULTS

On September 16 and 17 the DPZ team conducted inter-
views with over 100 Bethel and downtown stakeholders.
They included downtown business and property owners,
Realtors, local builders architects, town employees, down-
town residents, representatives of Bethel neighborhood as-
sociations, the art community, and community groups. On
the same days, the team conducted meetings with Plan-
ning & Zoning Commission, Economic Development Com-
mission, and Board of Selectman. From these interviews
and meetings, the team gained an understanding of com-
munity strengths, attitudes, critical “hot button” issues, and
opportunities.

What the Team Heard
This section summarizes the main recurring points made
over the course of the interviews. They represent percep-
tions and beliefs based the stakeholders’ experience as
businesses and property owners, developers, residents, and
downtown advocates.

Downtown: There was great consensus that downtown
is Bethel’s greatest asset. What makes it so is its history,
charm, and walkable scale. It is an authentic place that de-
veloped organically over time. It is something that nearby
communities do not have.

There was recognition, however, that downtown has de-
clined with its empty storefronts, vacancies, and high busi-
ness turnover. Among the reasons given for the decline
were: no coordinated strategy for business attraction and
marketing; high parking requirements that inhibit redevelop-
ment and expansion of existing properties; and high rents
that diminish opportunities for small business creation and
survival.

Opinions were divided on parking but there was support for
a strategy to share existing parking and for reducing parking
requirements.

Development Climate: There was strong support, and even
“eagerness,” for redevelopment in the downtown TOD area.
Redevelopment was seen as an opportunity to increase the
number and diversity of downtown residents; better connect
various parts of downtown; provide for passive recreation;
and improve the quality of the physical environment.

There were concerns about: redevelopment having a neg-
ative effect on existing downtown businesses; sewer ca-
pacity as a de-facto development cap; policy inconsisten-
cy between the Public Utility and the Planning and Zoning
Commissions; affordability bonuses that by-pass local zon-
ing regulations and increase development density; a permit-
ting process that is lengthy and unpredictable.

14 | A Plan for Bethel | Bethel, CT

Mobility: Connecting both sides of the railroad track with
pedestrian or vehicular crossing was seen as critical to the
success of the plan. There were also concerns about the
current physical conditions of sidewalks including insuf-
ficient lighting, potholes, limited wheelchair accessibility,
poor signage, and spotty ADA compliance.

Recreation: The significant amount of wetlands within the
TOD area was seen as an opportunity to create a green
amenity in downtown for passive recreation, walking, and
biking.

The comments made through the stakeholder interviews
provide context for a preliminary set of principles to guide
and shape the plan. They are:
*  Preserve and enhance the character of downtown
Bethel.
+  Create a welcoming and vibrant place within a
high-quality public realm.
+  Expand transportation choices and connect downtown
with a safe street network for everyone.
+  Attract residents to downtown with a range of housing
choices
+ Improve regulations to facilitate private investment and
ensure predictable outcomes.

These principles were presented to the public during the
Community Voices Workshop.

A screen capture of the interview with developers and area architects. Several DPZ

team members participated to the interviews via remote links.

return to TOC



STAKEHOLDER INTERVIEWS
COMMUNITY OUTREACH SUMMARY

DETAILED RESULTS

Downtown is Bethel’s greatest asset...

+  Downtown is historic, charming, walkable, and well scaled.

+ It has shops and restaurants that lend to an artsy, funky feel.

+ It has businesses such as the cinema, bike shop, and bookstores that attract visitors from throughout
the region.

« ltis authentic and it developed organically over time.

+ It is the one place that brings the community together, especially during special events. The Craft Beer
Festival has been very successful. The annual soccer tournament attracts families from well outside
Bethel.

Downtown is in decline...
+ There are vacancies and empty storefronts.
+  Business turnover is high.
+ Businesses have shifted from selling goods to services, diminishing downtown draw.
«  The Summer Festival is a good case study. It used to be a big attraction. It was lost because, toward the
end, it drew more outside vendors than existing Bethel businesses.
+ There is no coordinated strategy for business attraction and marketing.
«  Parking requirements inhibit redevelopment and expansion of existing properties.
+ Rents have increased as properties have changed hands.
+  Higher rents diminish opportunities for small business creation and survival.
+ The role of a business incubator was once a downtown strength.

There is need for more, or more convenient, parking...

«  Parking supply in downtown is limited.
+  Events show that Bethel has a parking problem;
+  Connecticut DOT has recently removed on street parking along Greenwood Avenue compounding
the problem.

« There is sufficient parking but it is poorly marked. Residents know where parking is. Visitors do not.

+  Consolidation of parking behind buildings on both sides of Greenwood Avenue, first proposed in the
1958 Bethel Plan of Development, has not been pursued. It requires cooperation and agreement among
property owners.

+  Parking in the new development should not further burden downtown parking.

There is general support for redevelopment in the TOD study area...
Note: Interviews detected no major opposition to the TOD concept, with the exception of those downtown
business and property owners who see the TOD as directly threatening downtown viability.

There may not be a clear understanding of what a Transit Oriented Development (TOD) is and of the type of
buildings, densities, and mix of uses likely to be included. A definition/explanation is required as we move to
more public engagement activities. TOD redevelopment is seen as an opportunity to:

* Increase the number and diversity of downtown residents;

+  Expand walkability and add bike paths and walking trails;

+  Make the wetlands into a space for passive recreation;

+ Improve connectivity between downtown and the rail station;
+  Bring about visual and functional improvements.

+ The area’s property owners and developers are supportive of redevelopment and are “eager to be in-
volved in the planning.”

The TOD plan must not dilute the viability of downtown...
Note: Concerns about the TOD plan having a negative effect on downtown were expressed numerous times
and in a variety of ways across all stakeholder groups.

+ Retail in the new development should not be drawn from existing downtown business.

+  The plan should include incentives needed to revitalize and modernize existing downtown properties.

© 2016 DPZ PARTNERS A Plan for Bethel | Bethel, CT | 15
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STAKEHOLDER INTERVIEWS
COMMUNITY OUTREACH SUMMARY

* Businesses in the new development should be complementary to those in downtown.

+  The plan should recommend the best (complementary) mix of uses for both downtown and the new
development.

«  Complementary business clusters mentioned include: the arts (expanding on three new art related ini-
tiatives), wellness (expanding on the success of Bethel Cycle), apparel to complement existing vintage
clothing outlets, and bookstores (adding to the four bookstores already operating in Bethel)

*  “Fix the town center first, then develop a new town center.”

Demand for downtown housing is strong...
* Rental housing is driving the market.

+ Millennials have increased demand for rental housing but there is also a “huge demand for housing for
baby boomers” who are downsizing and who cannot find the one floor living conditions they are looking
for.

The ability of Bethel to support mixed uses is questioned...
Note: On several occasions, participants mentioned the need for an analysis of where residents shop and
what type of businesses the Bethel market can support.

+ Itis tough to obtain financing for new business ideas.
+  Only established businesses seem to be able to get financing.
+  Banks value mixed use a lot less than the higher value residential.

There are regulatory barriers that the TOD plan should address...
« Sewer capacity is perceived as an insurmountable obstacle.

» The perception is that “Public Works says there is no more capacity.” And that “Unless allocation meth-
ods change no new residential can be built in the TOD area.”

«  Sewer capacity is allocated to individual properties and acts as development cap.

« Thereis a disconnect between decisions made by the Public Utility Commission and decisions made by
the Planning and Zoning Commission.

+  The plan “must resolve this conflict.”

Affordability bonuses are a source of concern...

+ By providing deed restricted affordable housing developers can ignore zoning regulations and increase
density in their development.

+ If the plan requires affordable units, the Town should streamline the process for handling affordability
requirements.

Permitting is lengthy and unpredictable...
+  The permitting process is lengthy and needs to be streamlined.

+ There is a lack of clarity and predictability in current development regulations, which lead to time con-
suming “tweaking of plans after submission.”

+ The TOD plan should recommend that the adoption process be simplified.

+  Projects that comply with the plan should require no special permits, just site-plan approval and, per-
haps, architectural review.

Connecting both sides of the railroad tracks is critical...
Note: This is a key consideration made numerous times and in a variety of ways across all stakeholder groups.
*  Must create gated pedestrian connections across train tracks.

« Unless pedestrian connections are established development west of the tracks will not be transit orient-
ed.

+  Town should push for establishing pedestrian crossings in the most cost effective and cost efficient way.

Better circulation should tie together various parts of downtown...

+  The town center, the part of downtown that everyone loves, has the most character and should be inte-
grated with the TOD development.

«  Downtown is very stretched out from Grassy Plain to Chestnut Street.
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STAKEHOLDER INTERVIEWS
COMMUNITY OUTREACH SUMMARY

«  The TOD plan should bring together Grassy Plain and the Town Center.

+  There are concerns about the current physical conditions of sidewalks including lighting, potholes, lim-
ited wheelchair accessibility, poor signage, and spotty ADA compliance.

+ The plan’s circulation study needs to make access to and circulation within downtown better.

Wetlands are a green resource...

+ The study area includes significant wetlands. Watersheds converge north of the rail station from three
different directions.

+ Lack of elevation compounds problems and complicates storm management. A 50-year storm produces
flooding.

+ In addition to assisting in storm management, wetlands are an opportunity to create a park that:
+ Adds value to adjacent properties;
+  Enables the development of walkways and bikeways;
+  Creates a green public attraction similar to “ the High Line in NYC” or “the town park in Rye, NY;”
+  Attracts younger residents to downtown.

+  “Bike paths have been very successful in other towns to create a draw to the town and also as rec-
reation for people living in the town.”

+  “Would like to see an arboretum, more open space, bike and walking paths.”

Development will not require expanding schools...
*  More development will not hurt the school system or require additional school buildings.
+  There are 2,978 students now, down from a peak capacity of 3,900.

How tall is tall?

Note: When probed about building heights interviewees had a variety of reactions.
+ Three stories are acceptable.
+  Five stories could stick out like a sore thumb.
+ It depends on the topography — could see taller buildings.

+  The construction type is important. 5A construction type can be done, 3A is more expensive, 1A type
construction is out of the question.

+  We need to see the relationship of height versus massing and how it appears on the property.

PRELIMINARY GUIDING PRINCIPLES
The summary comments made through the stakeholder interviews provide context for a preliminary set of
principles to guide the plan’s development. They are:

*  Preserve and enhance the character of downtown Bethel.

+  Ensure compatibility and mutual benefits between new development and downtown (in scale, connec-
tivity, and economic opportunities).

+ Expand the range of transportation options and designs.
+ Improve the regulatory environment to facilitate private investments.
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COMMUNITY VOICES WORKSHOP
COMMUNITY OUTREACH SUMMARY

The Community Voices workshop took place on October 1,
2015. It was the first public meeting of the Bethel Forward
community engagement process. The over 100 participants
conducted two activities: Strong Places, Weak Places and
Opportunities for the Future. Raw data from those activities
is available on line at:

http://www.bethel-ct.gov/content/117/8612/11809.aspx

Strong Places, Weak Places

Participants, working in small groups of 10, identified places
they liked (strong places) and places they did not like (weak
places) within the TOD area. They marked the strong places
with green dots and the weak places with red dots. They
then talked about the reasons for their selections. A trained
facilitator at each table collected and recorded this informa-
tion. A total of 13 maps were compiled and digitized.

The identification of specific physical strengths and weak-
nesses enabled the DPZ team to better address those areas
in the downtown plan.

'\ s ~ -
Above - Volunteer facilitators at each table helped participants to agree on the three
top strong and weak places. Doing so enabled them to define what made those places
weak or strong.

Below — The map shows the combined results of the all 13 tables. It provides a detailed
snapshot of physical conditions in the TOD area.

18 | A Plan for Bethel | Bethel, CT

return to TOC


http://www.bethel-ct.gov/content/117/8612/11809.aspx

COMMUNITY VOICES WORKSHOP
COMMUNITY OUTREACH SUMMARY

Opportunities for the Future

In Opportunities for the Future participants suggested ideas COMMUNITY VOICES

for improvements in the TOD area. A total of 208 ideas were  [EE [ WATIE R 1)) o] (=01 o1 o [[oBeTo) 3111 1= g i IeTe) [[=1e3 (=10 Mo (V] g1 T 141

collected and sorted according to 14 topics. This wealth of  BefeYyyls [V aTIAA /o] (e1= 7o) 16 110 PN (=) A= =0 o] (= = g L= To VA= g o= e[ 1 B

ideas led to the identification of nine preliminary goals.
e Too much government money is involved. Who is

Those goals were prioritized during the Community Choices funding this?

workshop. They provide insights in areas that are critical to | have high hopes for a well-thought-out, well-

the plan and are listed below in order of priority. In parenthe- planned town with many open areas, greenways

sis are the preference percentages. and cultural/community gatherings.

+ Attract and strengthen retail, restaurants, and other I drive, so walkable is not a high priority.
businesses by leveraging Bethel’s arts and events and
marketing the town’s unique assets (59%).

+ Maintain and enhance Bethel’s character, streetscapes,
and visual appearance (22%).

+ Add downtown housing (8%)

+  Enhance the pedestrian friendly qualities of Bethel —im-
prove sidewalks throughout, add bike lanes and paths,
use the wetlands for exercise trails and recreation, and
connect different parts of downtown (8%).

+ Address infrastructure and regulatory issues (1%)

«  Create a major “community gathering” place as well as
distinctive smaller open spaces (1%).

+ Improve the flow of traffic and parking (0%) .

I am not alone in my need for affordable housing.
Many, many of my friends are struggling to find a

place to live in Bethel.

I do not like high-density housing.

| want to be able to use downtown Bethel, and it is
useless now.

| want to make Bethel the best it can be - reach it’s
full potential.

Create a vital destination for residents and out-of-
towners.

I LOVE this town. It is a hidden gem. But small
businesses are not surviving. We need more people
on the streets.

At the end of the evening, following the small group activities, each table reported the results of their work to the assembly.
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COMMUNITY CHOICES WORKSHOP
COMMUNITY OUTREACH SUMMARY

The Community Choices workshop took place on October
29, 2015. Attended by over 90 patrticipants, it was the sec-
ond public meeting of the Bethel Forward community en-
gagement process. The purpose of the workshop was to
transition from the input gathering to a more analytical phase
of the project, in preparation for the charrette. The workshop
consisted of two parts: updates and electronic keypad poll-
ing of participants.

Updates included a review of the Community Voices work-
shop’s results; preliminary economic findings; land use ob-
servations; and an overview of sewer, water, and transpor-
tation findings.

Polling took place after each update and addressed 26
questions probing participants’ support for elements of the
plan. The results of each question were shown on a large
screen, providing immediate and transparent feedback. The
keypads proved to be a highly interactive method to engage
Bethel’s participants and to continue the wide-ranging con-
versation started by the interviews and the Community Voic-
es workshop.

Even though the polling sample was limited, the results pro-
vided a snapshot of community preferences and were con-
sistent with ideas and opinions expressed through all the
public engagement activities.

Polling overview

Below is a brief summary of responses. More ex-
tensive data from this activity is available on line at:
http://www.bethel-ct.gov/content/117/8612/11809.aspx

+ The largest group of participants, nearly 49%, were
in the 45 to 64 age range...This is not unusual as those
cohorts are generally more engaged in community ac-
tivities and tend to participate more. Interestingly, 23%
of the participants were from the 25 to 44 age range,
the most difficult to bring out to public meetings be-
cause of family demands or job mobility.

+ Participants knew Bethel... 77% of the participants
had lived in the Bethel area between 10 and 49 years.
10% had lived in the community more than 50 years.
13% had lived in the Bethel area for less than ten years.
That knowledge gave authority and perspective to the
results.

* When asked if they feared additional growth and de-
velopment a majority of participants responded not at
all (53%), fewer responded a little (36%), and 11% re-
sponded yes.

+ In the economic arena, participants viewed the biggest
problem facing downtown Bethel to be a lack of a co-
ordinated retail development and recruitment strat-
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egy (43%), followed by lack of community interest
(31%), and by building appearance (14%). They want-
ed more independently owned businesses (89%),
than national chains (11%). They also wanted to see
restaurants (42%), clothing stores (29%) and spe-
cialty groceries (25%) added to downtown.

* Regarding the area’s character, 63% of workshop par-
ticipants mentioned that what they liked most about
Greenwood Avenue was the fact that it is walkable.
And 67% of them believed that connecting sidewalks
throughout town would most enhance the pedestrian
friendly qualities of Bethel.

« They also believed that improving the exterior main-
tenance of buildings (39%), limiting industrial devel-
opment downtown (23%), and burying downtown
power lines (20%) would most improve the appear-
ance of Bethel.

+ A strong majority (68%) agreed that the plan should
preserve as a public amenity the extensive wetlands
in the TOD area. 80% wanted them to be accessible
to the public for passive recreation.

*  81% believed it was somewhat important to very im-
portant to connect the east and west sides of the
track at or near the train station with a pedestrian/
bike crossing.

*  63% believed that in the past five years traffic has got-
ten worse. 38% believe that no parking along Green-
wood Avenue would most improve the flow of traffic,
followed by better public transportation, (20%), and
adding roundabouts at either end of Greenwood Av-
enue (17%).

The Advisory Committee met regularly with the DPZ team, helped identify stakeholders

to interview, facilitated the two workshops, reviewed preliminary goals, and acted as a
sounding board to proposals and ideas.
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The Community Choices and Voices public events which
culminated on a larger, week long public design session,
called a charrette. Previous studies, base data and informa-
tion was collected and analyzed prior to the charrette.

The drawings and illustrations included in this Report are the
result of a DPZ-led four-day public charrette held in Bethel
Town Hall from November 16 - 19, 2015.

A charrette is an intensive planning workshop wherein de-
signers and stakeholders collaborate on a shared vision for
development. It provides a forum for ideas and offers the
unique advantage of giving real-time feedback to the de-
signers as planning proposals are developed. More impor-
tantly, it allows participants to be contributors to the Plan.

DPZ Partners (DPZ) led a team comprised of the following

consultants, herein after referred to as the DPZ Team.

+ Gianni Longo & Associates: for public outreach;

* Robert Orr: local architect and CT TOD expert;

+ CDM Smith: for transportation planning and infrastruc-
ture;

« CLUE Group: for market analysis and positioning;

« Catherine Johnson: local CT planner; and

+ Massengale & Co.: for street design.

CHARRETTE
COMMUNITY OUTREACH SUMMARY

The DPZ Team, and the Town of Bethel jointly kicked-off the
charrette. Upon arrival, the DPZ Team toured Bethel, while
documenting its character. The subsequent days were spent
designing and discussing alternatives for the site, as well as
sketching an architectural character fitting for Bethel’s his-
tory and climate. As a public and open charrette, interested
residents and stakeholders were invited to drop by the stu-
dio during the entire week to provide input or catch up on
design ideas. Additionally, there were two key presentations
of the master plans: a mid presentation on day two and a
final charrette presentation on day four. Photos of the char-
rette events are included in the following page.

The results of the stockholder interviews, and public work-
shops (Community Voices and Community Choices) were
used as a foundation to guide the designs produced during
the charrette. The seven goals defined by the community
underpinned the evolution of the master plan and greatly in-
fluenced the proposals.

BETHEL FORWARD CHARRETTE SCHEDULE

Monday
November 16, 2015

Tuesday
November 17, 2016

Wednesday
November 18, 2015

Thursday
November 19, 2015

9:00 AM

Team Travel & Set-Up Studio
10:00 AM

11:00 AM

Site Tour
Noon

DPZ Team Briefing

DPZ Team Briefing

DPZ Team Briefing

Design / Production

1:00 PM

2:00 PM

3:00 PM

4:00 PM

Design Session
5:00 PM

6:00 PM

7:00 PM

8:00 PM

© 2016 DPZ PARTNERS

Design / Production

Design

Client / DPZ Progress Review
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COMMUNITY CHOICES WORKSHOP
COMMUNITY OUTREACH SUMMARY

ETINGS

CHARRETTE DESIGN SESSIONS & ME
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REGIONAL CONTEXT
EXISTING CONDITIONS

This section puts Bethel into its regional context followed by il-
lustrations of existing conditions on the ground, documenting
constraints and opportunities within the TOD area. These in-
clude: rights-of-ways, streets, plots, existing buildings, transit
options and connectivity, zoning, etc. These include, in order,
regional and local transit, regional and local context TOD bound-
ary, environmental analysis, physical analysis and zoning
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METRO NORTH REGION

The Town of Bethel is located along the Metro North Line and is
roughly a 60-minute ride to NYC. It is the second to last stop on
the line.
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REGIONAL CONTEXT
EXISTING CONDITIONS

LOCAL TRANSIT ROUTES

1-84

Rt 7

== Bethel Center Bus Route
== Newtown Road-Bethel Loop
wi Metro North Rail Line
© Bus Stops
@ Rail Stations

TOD Area Boundary (268.7 ac)
{_} Pedestrian & TOD sheds

(1/4 mile & 1/2 radii)
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Brookfield
Rt7

1-84

Newtown

US 302

US 58

US 53

oN® \_-‘m‘\\s

Be‘“e\ Redding

Within the TOD area there are five Bethel Center Bus Stations, which
are at: Dolan Plaza, the Municipal Center, the Sycamore Diner, PT
Barnum Sq and Bishop Curtis, all important destinations.
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REGIONAL CONTEXT
EXISTING CONDITIONS

REGIONAL CONTEXT

&
°
&
A
1-84 0"0
Danbury
wiw Metro North Rail Line The closest town to downtown Bethel is Danbury, which is
— TOD Area Boundary (268.7 ac) approximately 2.5 miles away.

The TOD area represents 2.5% of Bethel’s land area.
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TOD AREA
EXISTING CONDITIONS

ORIGINAL TOD BOUNDARY

o

== Qriginal TOD Area Boundary (154.4 ac)
w Metro North Rail Line
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TOD AREA
EXISTING CONDITIONS

RY

EXPANDED BOUNDA
T < : %

= TOD Area Boundary (268.7 ac) The boundary for the TOD area was significantly expanded, (doubled) to
ww Metro North Rail Line include a greater part of Bethel’s downtown.
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ENVIRONMENTAL ANALYSIS
EXISTING CONDITIONS

TOPOGRAPHY

310

[ +14 ft

[ +28 ft

I +42 ft

I +56 ft

= TOD Area Boundary (268.7 ac)
wi Metro North Rail Line
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I

b

The site gently slopes from the south-east corner down to the
north-west corner and wetlands. The gradation of dark ar-
eas represent the highest point, while the lightest show lower
draws. There is about a 50-ft. difference in elevation across
the entire site, mostly due to two predominant hills.

return to TOC



ENVIRONMENTAL ANALYSIS
EXISTING CONDITIONS

OPEN SPACE

I Existing Buildings Highlighted here are the civic public open spaces as they existed
[ Existing Civic Open Space (1.9 ac) in November, 2015. In addition to PT Barnum Square there are
— two greens on civic sites: the first fronting the Municipal Center

TOD Area Boundary (268.7 ac) and the other, the library, all within the same general area. Public
consensus indicated a lack of available open space within the
TOD area.

wi Metro North Rail Line
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ENVIRONMENTAL ANALYSIS
EXISTING CONDITIONS

WETLANDS

I Existing Buildings The existing mapped wetlands have been confirmed as both
I Wetlands wetlands and floodplain that are associated with the Sympaug
=1 Flood Plain Brook and its tributaries. Field reviewed wetlands extend be-

yond what has been mapped as hydric soils.
= TOD Area Boundary (268.7 ac)

w Metro North Rail Line
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[1 Moderate Risk
[ High Risk

=== TOD Area Boundary (268.7 ac)
W Metro North Rail Line

Based on the information collected from the site recon-
naissance and review of the Environmental Data Resourc-
es (EDR) Report, each property within the TOD area was
assigned an environmental risk of low, moderate or high.
Properties classified with a low environmental risk did not
have known environmental records and did not present vi-
sual evidence of environmental concern. They did not have
any known environmental history (e.g. reported leaks, spills,
releases, NOVs, etc.), were not formerly or currently used
for a higher environmental risk activity (e.g. gas station, dry
cleaner, industrial activity) and did not, based on a visual site
review, present any reason to suspect environmental con-
cern. This will include most of the residential and light-com-
mercial properties (e.g. restaurants, boutiques, etc.) and un-
developed wetland/open space areas.

© 2016 DPZ PARTNERS

ENVIRONMENTAL ANALYSIS
EXISTING CONDITIONS

ENVIRONMENTAL ASSESSMENT

Properties with a moderate classification include properties
with a potential for environmental concern due to the cur-
rent use of the property or a record of a prior spill or leak-
ing underground storage tank. Properties categorized as
having a higher potential risk for environmental concern
during development include current and former gas station
properties, current and former dry cleaning establishments
and industrial/commercial properties with a known history
of prior releases to the environment. For the medium to high
risk properties, the State and EPA should be looked at for
Brownfield assessment grants and loans. As the projects
progress, additional brownfields funding is possible for in-
vestigation and remediation activities.

A Plan for Bethel | Bethel, CT | 33


http://www.dpz.com
http://dailyfare.net

PHYSICAL ANALYSIS & DOCUMENTATION
EXISTING CONDITIONS

STREET NETWORK

S\

P

TTA
| By | ] 7

gy T

§ capii

L/

I Existing Buildings The diagram illustrates the network of existing streets. The
I Existing Streets network is rather sparse and disconnected throughout the

) ) TOD area, with the exception of the immediate vicinity of the
= Train Station

downtown.

@ Bus Stops
= TOD Area Boundary (268.7 ac) Most importantly, there is only two railroad crossing within
wan Metro North Rail Line this area, (lower Greenwood Ave) greatly hindering the full po-

tential of a TOD plan.
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PHYSICAL ANALYSIS & DOCUMENTATION
EXISTING CONDITIONS

BUILDINGS

Il Existing Buildings

B Train Station

= TOD Area Boundary (268.7 ac)
wi Metro North Rail Line

© 2016 DPZ PARTNERS

There is a variety of buildings within the TOD area including
within the historic downtown area, stable residential neigh-
borhoods and transitioning industrial areas. They include sin-
gle-family homes, multi-family homes, commercial buildings,

retail buildings, industrial buildings, civic buildings and mixed-
use buildings.
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EXISTING CONDITIONS

CIVIC BUILDINGS

Il Existing Buildings

Il Existing Civic Buildings

== TOD Area Boundary (268.7 ac)
w Vetro North Rail Line

Bethel Seventh Day Adventist Church
Train Station

Post Office

Old Train Station

Bethel Library

Bethel Municipal Center

Bethel United Methodist Church

St Thomas Episcopal Church

© XN O~ GND

First Congregational Church
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This diagram highlights the civic buildings within the TOD area.
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Il Existing Buildings

Il Historic / Contributing Buildings
Historic District Boundary (20.9 ac)

= TOD Area Boundary (268.7 ac)

wi Metro North Rail Line
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PHYSICAL ANALYSIS & DOCUMENTATION

77 South St

5 Depot PI

190 Greenwood Ave

12 Depot PI

170-188 Greenwood Ave
189 Greenwood Ave

158 & 159 Greenwood Ave
154 & 153 Greenwood Ave
125-141 Greenwood Ave

. 126-146 Greenwood Ave
. 6 &8 PT Barnum Sq

. PT Barnum Sq

. 9-23 PT Barnum Sq

EXISTING CONDITIONS

HISTORIC DISTRICT

The highlighted area is on the National
Register of Historic Places - Green-
wood Avenue Historic District. The red
buildings are the contributing buildings
within the historic district.

Historic tax credits are available for the
adaptive re-use of these buildings.
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EXISTING CONDITIONS

SITE PHOTOS & KEY

v

----------

2. Greenwood Ave

1. Grassy Plain St & Willow St
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3. Durant Ave near Bethel Station 4. Bethel Station

7. Municipal Center . PT Barnum Square
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DOWNTOWN PARKING SURVEY
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Greenwood
Greenwood (Seeley)
Seeley

Greenwood
Greenwood
Greenwood
Greenwood
Greenwood
Greenwood
Greenwood
Greenwood
Greenwood (Elizabeth)
Greenwood

RR station

~ Chase

Cvs

Chiropracter

Municipal Center (sr. side)
Municipal Center (Wooster side)
PostOffice

Library

Old Railroad Station

Corner South & Depot

Putnam House

Plaza lot (behind plaza on Rector)
Plaza lot (coer of Greenwood)
Agway

Rings End

Famous

Behind white building (facing School)
Behind (through alley)

Village Square

Wells Fargo

*Drs. (Shapiro & Volpintesta

Proféssional Building
Retail Building
Dr.Mike's

Gift Cottage

Bank, Jacqueline's, efc.
2 retail buildings

Disk & Dat

Lawlor?

Church

Lawyers?

Bethel Food (employee lot)
Bethel Food

81 Greenwood

Dry Cleaner

Masonic Temple

Dolan Plaza (front lot)
Dolan Plaza (back lot)
Plain Jane's (front lot)
Plain Jane's (back lot)
Funeral Parlor
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40
84
42
15
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45
40 est.
7% @
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16 +
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42 +trucks
45 + trucks
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30+
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60 + trucks
32
20
30
2
14 +
24 +
55
11+

TOTAL

1965
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Street (unmarked spaces)
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Chestnut (Main-Greenwood)
Front Street
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1733.5 1 space for every 4 households
14839 16 and over

1854.9 1 space for every person 16 or older

unmarked More added since building removal

%
28
18
21
14
16
2
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PHYSICAL ANALYSIS & DOCUMENTATION
EXISTING CONDITIONS

GREENWOOD AVE DOCUMENTED
The storefronts and frontages along Greenwood Ave were
individually documented and assessed in order to propose
design strategies for the enhancement of Greenwood Ave.
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EXISTING CONDITIONS

FRONTAGE ANALYSIS

I Existing Buildings

= Good

=== Fair

= Poor

== TOD area Boundary (268.7 ac)
w \Metro North Rail Line
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N

Street frontages were assessed throughout the TOD area and classified into
three categories:

Good: Those frontages which have a consistent urban fabric with sidewalks
and street trees and need little to no help and are generally pedestrian friendly.
Investments here should capitalize on existing assets.

Fair: These frontages are acceptable, but could be improved through small-
scale interventions or maintenance such as: filling gaps along sidewalks, street
planting and cleaned up retail frontages. Investments in areas along good front-
ages first should be prioritized in order to complete good streets.

Poor: These frontages are not pedestrian friendly; they lack any consistent ur-
ban fabric, many have interrupted sidewalks and/or are simply not favorable
to a comfortable pedestrian experience. These areas will require the greatest
efforts in public and private investment.

return to TOC
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EXISTING CONDITIONS

SIDEWALK SURVEY

_ Train
%, Station

Il Existing Buildings

------ No Sidewalk

=== Sidewalk in Poor Condition
= Sidewalk in Fair Condition
= Sidewalk in Good Condition
=== New Sidewalk Planned

== TOD area Boundary (268.7 ac)
wri Metro North Rail Line
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N

Critical voids and deficiencies in the downtown sidewalk net-
work within the TOD area have been identified. To create a
successful TOD, there must be the necessary infrastructure to
support it. Establishing a safe, accessible, convenient and pe-
destrian friendly sidewalk network is the first, most basic and
significant step in creating a public transportation network to
the train station and throughout the TOD area. Providing the
sidewalk network infrastructure and critical connections will
promote the redevelopment of parcels within the TOD area
and surrounding the train station. And, as TOD development
occurs, the sidewalks will promote a healthy lifestyle, increase
social interaction and provide convenient routes to adjacent
commercial areas thereby promoting economic development.
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EXISTING CONDITIONS

EXISTING STUDY AREA
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I Existing Buildings The TOD area indicating plot lines, streets,
B Wetlands rights-of-ways, wetlands, existing buildings
B Tree line and large treed areas.

= TOD area Boundary (268.7 ac)
wi Metro North Rail Line
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ZONING
EXISTING CONDITIONS

O RR-10  (Multi-Family Residential) In and around the new train station, the site is predominantly zoned
Hl RMO  (Professional Office) industrial, which will likely be rezoned to accommodate more TOD
. friendly uses. The remainder of the TOD area is more appropriately
e (Commercial) . . L X
. zoned and accommodates: commercial, retail, mixed-use build-
L1ve (Village Center) ings and residential uses of varying densities.
. (Industrial)

= TOD area Boundary (268.7 ac)
i Metro North Rail Line

{_} Pedestrian & TOD Sheds
(5 min. & 10 min. walk)
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SCALE COMPARISON
EXISTING CONDITIONS

A scale comparison is an ef-
fective tool used by planners
to demonstrate similarities in
the size and character of exist-
ing and recognized towns and
communities to the site in ques-
tion.

It provides a greater under-
standing of local context be-
ginning with an exploration of
existing or similar settlements
from contemporary develop-
ments in the region or from
around the country.

For this project, two compari-
sons were made. The 268 acre
Bethel TOD area is superim-
posed onto two Connecticut
small towns with a train station
within their downtown area.
They are Meriden and Milford.
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ECONOMIC DEVELOPMENT
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TABLE 1:
Population change between 1940-2014 in Bethel, Fairfield County, and the State of Connecticut.
Source: US Census Bureau, Census of Population and American Community Survey.

EXISTING CONDITIONS
ECONOMIC DEVELOPMENT

INTRODUCTION

This section provides an overview of demographic and eco-
nomic characteristics and trends that have shaped Bethel in
recent years and that will likely shape the community over
the next several decades.

DEMOGRAPHIC CHARACTERISTICS & TRENDS

Population growth: Bethel’s population is growing at a
modest rate — a 3.8 percent increase between the 2010
Census of Population and the Census Bureau’s 2014 Amer-
ican Community Survey, or just slightly less than one per-
cent annually (Table 1). This is roughly the rate of growth the
town has experienced since 2000, and roughly in line with
the rates of growth of Fairfield County. All three jurisdictions
— the town, county, and state — grew at a fast clip in the
early- and mid-20th century, absorbing commuters from the
New York metropolitan area. All three are still growing, but
no longer at the blistering speed of the past.

Bethel Fairfield County Connecticut

Year Population % Change Population % Change Population % Change
1940 4,105 418,384 1,709,242

1950 5,104 24.3% 504,342 20.5% 2,007,280 17.4%
1960 8,200 60.7% 653,589 29.6% 2,535,234 26.3%
1970 10,495 33.5% 792,814 21.3% 3,031,709 19.6.%
1980 16,004 46.2% 807,143 1.8% 3,107,576 2.5%
1990 17,541 9.6% 827,645 2.5% 3,287,116 5.8%
2000 18,067 3.0% 882,567 6.6% 3,405,565 3.6%
2010 18,377 2.9% 905,342 3.9% 3,545,837 4.9%
2014 19,078 3.8% 934,215 3.2% 3,592,053 1.3%

Sources: US Census Bureau, Census of Population and American Community Survey

Households: Bethel’s rate of household formation is also
growing at a modest rate (Table 2). The town added 701
households between 2010-2014 — a 3.8 percent increase,
versus 3.2 percent in Fairfield County and a 1.3 percent in-
crease in the overall state. Every new household generates
roughly $19,500 in new demand for retail products and ser-
vices, so the 701 households it added between 2010-2013
brought $13.7 million in new retail demand to the commu-
nity.

© 2016 DPZ PARTNERS

Age: The median age of Bethel’s and Fairfield County’s res-
idents increased slightly between 2010-2014, by 1.94 per-
cent and 1.3 percent, respectively (Table 2). The median age
of a Connecticut resident increased by 2.0 percent during
this time period, from 39.5 years to 40.3 years.

Employment: The number of Bethel residents in the labor
force grew between 2010-2014, with increases in both those
in the labor force who are employed and unemployed (Table
4). The number of residents not in the labor force (meaning
those who are not employed and who are not looking for
work) dropped by 20 percent.
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TABLE 2: Various demographic characteristics for Bethel, Fairfield County, and Connecticut, 2010-2014.

Bethel Fairfield County Connecticut
Characteristic 2010 2014 % Ch 2010 2014 % Ch 2010 2014 % Ch
Total Population 18,377 19,078 3.8% | 905,342 934,215 3.2% | 3,545,837 3,592,053 1.3%
Median Age 41.7 423 1.4% 39.1 39.6 1.3% 39.5 40.3 2.0%
Total Households 6,590 7,071 7.3% | 331,782 333,502 0.5% | 1,359,218 1,356,206 -0.2%
Average Household Size 2.68 2.67 -0.4% 2.52 274 87% 2.52 256 1.6%
Median Household Income $83,483 $85,589 2.5% | $81,268 82,283 1.2% 67,740 69,899 3.2%
Sources: US Census Bureau, Census of Population and American Community Survey
TABLE 3: Educational attainment of residents of Bethel, Fairfield County, and Connecticut, 2010-2014.
Bethel Fairfield County Connecticut
Educational Attainment 2010 2014 % Ch 2010 2014 % Ch 2010 2014 % Ch
Pop. 25 Years and Over 12,792 13,053 2.9% | 607,347 630,525 3.8% | 2,398,283 2,455,577 2.4%
Less than High School Grad 6.3% 6.6% 4.8% 11.7% 10.8% -7.7% 11.6% 10.5% -9.5%
High School Graduate 29.0% 252% -13.1% 23.8% 22.5% -5.5% 28.6% 27.6% -3.5%
Some College 233% 26.9% 15.5% 209% 21.2% 1.4% 24.6% 249% 1.2%
Bachelor’s Degree 255% 241% -5.5% 246% 255% 3.7% 19.9% 20.6% 3.5%
Graduate or Prof. Degree 15.8% 17.2% 8.9% 19.0% 20.0% 5.3% 15.3% 16.4% 7.2%
Sources: US Census Bureau, Census of Population and American Community Survey
TABLE 4: Employment status of residents of Bethel, Fairfield County, and Connecticut, 2010-2014.
Bethel Fairfield County Connecticut
Employment Status 2010 2014 % Ch 2010 2014 % Ch 2010 2014 % Ch
Pop. 15 Years and Over 14,553 15,407 5.9% | 703,812 736,025 46% | 2,820,837 2,895,925 2.7%
In Labor Force 10,012 11,552 15.4% | 475,682 504,177 6.0% | 1,919,849 1,963,437 2.2%
Employed 9,328 10,451 12.1% | 439,341 455,599 3.7% | 1,765,549 1,766,514 0.0%
Unemployed 6.9% 9.5% 38.1% 5.1% 9.6% 27.7% 5.2% 9.4% 23.6%
Not in Labor Force 31.2% 25.0% -19.8% 324% 31.5% -2.8% 31.9% 322% 0.9%

Sources: US Census Bureau, Census of Population and American Community Survey

Occupations: Almost half of Bethel’s residents (43 percent)
work in management, business, science, and arts occupa-
tions, with sales and office occupations accounting for more
than one-quarter of the town’s jobs (Table 6). Jobs in service
occupations grew by the largest percentage between 2010-
2014, though — a 37 percent increase. Jobs in natural re-
sources, construction, and maintenance dropped by about
2.5 percent.
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Industries: Businesses in the educational services, health
care, and social assistance industries are Bethel’s largest
employers, accounting for almost one-quarter of all the
town’s jobs (Table 7). Three other industry groups — manu-
facturing, retail trade, and professional, scientific, manage-
ment, administration, and waste remediation — each account
for around 12-14 percent of the community’s jobs. Most in-
dustry groups added jobs between 2010-2014; only two lost
jobs, and only one of those — wholesale trade — experienced
significant job loss, dropping from 307 jobs in 2010 to 151
in 2014.
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TABLE 5: Class of worker of Bethel, Fairfield County, and Connecticut residents, 2010-2014.

Class of Worker 2010 2014 % in 2014 % Change
Private for-profit wage and salary workers 6,666 8,323 71.9% 12.7%
Private non-for-profit wage and salary workers 737 930 8.9% 26.3%
Government workers 1,240 1,275 12.2% 2.8%
Self-employed and unpaid family workers 690 449 4.3% -34.9%

Sources: US Census Bureau, Census of Population and American Community Survey

TABLE 6: Occupations in which residents of Bethel, Fairfield County, and Connecticut are employed, 2010-2014.

Occupation 2010 2014 % in 2014 % Change
Management, Business, Science, Arts Occupations 4,188 4,510 43.2% 7.7%
Service Occupations 1,096 1,506 14.4% 37.4%
Sales and Office Occupations 2,527 2,859 27.4% 13.1%
Natural Resources, Construction, Maintenance 752 733 7.0% -2.5%
Production, Transportation, Material Moving 760 843 8.1% 10.9%

Sources: US Census Bureau, Census of Population and American Community Survey

TABLE 7: Industries in which residents of Bethel, Fairfield County, and Connecticut are employed, 2010-2014.

Industry 2010 2014 % in 2014 % Change
Agriculture, Forestry, Fishing/Hunting, Mining 9 34 0.3% 277.8%
Construction 567 713 6.8% 25.7%
Manufacturing 1,261 1,207 11.5% -4.3%
Wholesale Trade 307 151 1.4% -50.8%
Retail Trade 1,293 1,317 12.6% 1.9%
Transportation 319 371 3.5% 16.3%
Information 263 342 3.3% 30.0%
Finance/Insurance, Real Estate/Rental/Leasing 749 785 7.5% 4.9%
Professional, Scientific, Mgmt, Admin & Waste Mgmt 1,231 1,452 14.0% 18.8%
Education Services, Health Care/Social Assistance 2,231 2,335 22.3% 0.6%
Arts, Entertainment, Recreation; Accommodation, Food Services 567 837 8.0% 47.6%
Other Services (Except Public Administration) 351 674 6.4% 92.0%
Public Administration 175 222 2.1% 26.9%

Sources: US Census Bureau, Census of Population and American Community Survey
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Household income: Household income in Bethel grew at a
modest 2.3 percent between 2010-2014, from a median of
$83,483 to one of $85,377. By comparison, median house-
hold income for Fairfield County was $83,163 in 2014; for
Connecticut, it was $69,899, and for the overall US median
household income was $53,482. Bethel’s relative affluence
is evident in other household income characteristics, as

well. For example, 87 percent of its households listed “earn-
ings” among their sources of income — nearly 10 percentage
points higher than those of households in the overall US.
And slightly more than one percent of Bethel’s households
receive cash public assistance, versus nearly three percent
for the nation.

TABLE 8: Industries in which residents of Bethel, Fairfield County, and Connecticut are employed, 2010-2014.

Bethel % Change

Household income characteristics 2010 2014 % change County State
Households 6,590 7,071 7.3% 0.5% -0.2%
Median household income $ 83,483 $ 85,377 2.3% 1.1% 3.2%
Sources of income in past 12 months:

Earnings 5,778 6,180 7.0% -0.7% -2.2%
Social Security income 1,607 1,799 11.9% 3.1% 3.3%
Supplemental Security income 1,179 1,144 -3.0% 39.9% 31.0%
Cash public assistance 81 73 -9.9% 30.7% 26.6%
Retirement income 91 121 33.0% 0.5% 0.3%
Food stamps/SNAP benefits 259 330 27.4% 60.8% 60.8%

Sources: US Census Bureau, Census of Population and American Community Survey

Commuting: The overwhelming majority of employed Beth-
el residents commute to work by car, truck, or van (Table
9). Most of them drive alone, although those who carpool
is increasing at a rate far outpacing that of the County or
State. A small percentage use public transportation or walk
to work. A surprisingly small percentage — only 4.4 percent
— work from home-based businesses, although, the number
of Bethel residents working from home-based businesses
grew by a hefty 17.4 percent between 2010-2014, outpacing
growth in home-based workers in the County and State.

TABLE 9: Industries in which residents of Bethel, Fairfield County, and Connecticut are employed, 2010-2014.

Travel time: The mean amount of time it takes for employed
Bethel residents to commute to work was 29.5 minutes in
2014, an increase of just over seven percent over 2010,

when the mean travel time was 27.5 minutes (Table 9).

Bethel % Change
Commuting to Work 2010 2014 % Change County State
Workers, 16 Years & Older 9,095 10,229 12.5% 4.0% 0.5%
Car, truck, or van — drove alone 7,648 8,454 10.5% 3.2% 0.0%
Car, truck, or van — carpooled 540 728 34.8% 11.0% -1.1%
Public transportation (excluding taxicabs) 271 330 21.8% 5.7% 6.9%
Walked 193 143 -25.9% -14.3% 1.3%
Other means 64 129 101.6% 3.4% -4.4%
Worked at home 379 445 17.4% 13.2% 7.9%
Mean travel time to work (minutes) 27.5 29.5 7.3% 2.5% 2.0%

Sources: US Census Bureau, Census of Population and American Community Survey
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Largest industry groups: In terms of numbers of workers,
the health care and social assistance industry group is Beth-
el’s largest. But manufacturing produces, by far, the most
revenues.

Retail trade, hotels, and restaurants: Retail trade ac-
counts for only 10.4 percent of Bethel’s business entities,
which is surprisingly low for a community of Bethel’s size.
Nationally, 14.3 percent of all business establishments are
retail businesses. Similarly, a small percentage of Bethel’s
businesses are hotels or restaurants (“accommodation and
food services”) — 6.1 percent, versus 8.9 percent nationally.

EXISTING CONDITIONS
ECONOMIC DEVELOPMENT

EXISTING BUSINESS DISTRIBUTION

The low percentages of businesses in these two industry
groups, relative to the overall US, can be partly accounted
for by Bethel’s relatively large percentage of manufacturing
businesses — but only partly. Bethel also faces stiff compe-
tition from nearby communities — particularly Danbury — for
retail shops, hotels, and restaurants. Nonetheless, assum-
ing Bethel is experiencing unmet consumer demand in these
categories, there are likely opportunities to create new busi-
nesses in these categories, reversing some or all of the likely
sales leakage.

TABLE 10: Distribution of business entities in Bethel according to North American Industry Classification System

NAICS Industry Businesses Workers Revenues
11 Agriculture, forestry, fishing/hunting 0.3% 0.4% 2.3%
21 Mining, quarrying; oil/gas extraction 0.1% 0.1% 0.3%
22 Utilities 0.2% 0.1% 0.1%
23 Construction 14.2% 8.1% 9.7%
31-33 Manufacturing 7.1% 17.4% 34.6%
42 Wholesale trade 4.2% 3.5% 24.5%
44-45 Retail trade 10.4% 10.5% 8.0%
48-49 Transportation and warehousing 1.4% 3.0% 1.7%
51 Information 1.4% 1.5% 1.0%
52 Finance and insurance 4.6% 2.5% 1.7%
53 Real estate and rental/leasing 4.0% 3.5% 2.9%
54 Professional, scientific, technical services 9.3% 5.3% 2.8%
55 Mgmt of companies and enterprises 0.2% 0.1% 0.2%
56 Admin/support; waste mgmt./remediation 5.8% 4.2% 4.7%
61 Educational services 2.3% 5.4% 0.1%
62 Health care and social assistance 9.5% 19.2% 2.4%
71 Arts, entertainment, recreation 1.0% 0.9% 0.2%
72 Accommodation and food services 6.1% 6.1% 1.7%
81 Other services (except public administration) 11.7% 4.7% 0.9%
92 Public administration 3.9% 3.3% -
99 Unclassified establishments 2.3% 0.3% 0.1%

Source: InfoUSA
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RETAIL CONTEXT

Shopping center inventory: We compiled an inventory of
shopping centers over 25,000 square feet and within 15
miles of the Bethel Public Library. We found that shopping
center space is relatively limited within three miles of the Li-
brary — a total of just 267,899 square feet. But within five
miles, there are nearly 3 million square feet of shopping
center space (including Danbury Fair) and, within 15 miles,
7.2 million square feet. In addition, this 15-mile radius con-
tains more than one million square feet of freestanding retail
shops and restaurants.

Largest shopping centers: The largest shopping centers
within 15 miles of the Public Library are Danbury Fair Mall
(1.8 million square feet) and Westfield Trumbull (1.1 million
square feet). With the exception of these two regional en-
closed shopping malls, most shopping centers within 15
miles of the Public Library are open-air community shopping
centers anchored by grocery stores and/or big-box stores.

TABLE 11: The 12 largest shopping centers within 15 miles of the Bethel Public Library

Dist Name/Address SF Representative Tenants

34 Danbury Fair Mall 1,289,000 Lord & Taylor, Forever 21, Chipotle
7 Backus Ave; Danbury

13.8 Westfield Trumbull 1,130,472 Macys, Target, JCPenny, Lord & Taylor
5065 Main St; Trumbull

11.6 Highlands Center 377,000 Michaels, Marshalls, Kohls, Home Depot
100 Independent Way; Brewster BY

3.3 Eagle Rd Shopping Center 319,789 Lowes, Cinema Theater, Best Buy
2 International Drive; Danbury

12.9 Southbury Shopping Plaza 300,000 Kmart, DressBarn, Panera, Stop & Shop
100 Main St; Southbury

12.3 Litchfield Crossings 228,000 Big Lots, Home Goods, Kohls
169 Danbury Rd; New Milford

12.5 New Milford Plaza 226,762 Walmart, Super Stop & Shop, Dollar Tree
164-176 Danbury Rd; New Milford

3.7 North Street Shopping Center 211,460 Dollar Tree, Burlington Coat Factory
1 Padanaram Rd; Danbury

4.5 Candlewood Lake Plaza 210,734 Raymour & Flanigan, Bed Bath & Beyond
14 Candlewood Lake Rd; Brookfield

3.8 Danbury Square 194,032 Toys R Us, Kids R Us, Barnes & Noble
15 Backus Ave; Danbury

13.4 Putnam Plaza Shopping Center 193,000 Starbucks, Rite Aid, NY Sports Club
1936 US Rt 6; Carmel NY

9.1 Lakeview Plaza 185,006 Sleepys, Rite Aid, Citizens National

1511-1515 Rte 22; Brewster BY
Source: ICSC. “Global Shopping Center Directory.”
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SALES VOIDS

meaning, typically, that residents are shopping in other
communities and/or online. A positive value represents
a sales surplus — meaning, typically, that shoppers who
live outside the given area are making purchases within

Sales void analysis measures the difference between
the amount of money that residents of a given area are
likely to spend on products and services, based on their
demographic characteristics, and the sales that busi-

nesses within that given area are attracting. Generally that area.
speaking, a negative value represents sales leakage —
TABLE 12: Retail sales voids in Bethel.
NAICS Store Category Supply Demand Void
441 Motor Vehicles & Parts Dealers $6,031,000 $25,135,000 -$19,104,000
442 Furniture & Home Furnishings Stores $411,000 $3,165,000  -$2,754,000
443 Electronics & Appliance Stores $258,000 $3,930,000 -$3,672,000
444 Building Materials, Garden Equip & Supply Stores $6,215,000 $4,079,000 $2,136,000
445 Food & Beverage Stores $18,808,000 $27,016,000 -$8,206,000
446 Health & Personal Care Stores’ $88,353,000 $11,524,000 $76,829,000
447 Gasoline Services $2,476,000 $10,278,000 -$7,802,000
448 Clothing & Clothing Accessories Stores $1,982,000 $9,692,000  -$7,710,000
451 Sporting Goods, Hobby, Book & Music Stores $3,019,000 $3,089,000 -$70,000
452 General Merchandise Stores?® $19,952,000 $15,372,000 $4,580,000
453 Miscellaneous Store Retailers® $1,900,000 $3,907,000 -$2,007,000
454 Nonstore Retailers* $21,157,000 $9,242,000  $11,915,000
Total Retail $170,562,000 $126,429,000 $44,133,000
722 Food Services & Drinking Places $14,981,000 $14,855,000 $126,000
TOTAL RETAIL & FOOD/DRINK $185,543,000 $141,284,000 $44,259,000

Sources: ESRI, US Census Bureau, US Bureau of Labor Statistics, CLUE Group.

1 The “Health and Personal Care Stores” category includes drug stores and pharmacies, optical goods stores, health
supplement stores, and stores that sell cosmetics and beauty supplies. It also includes specialized health-related retail
stores, such as hearing aid stores, prosthetics stores, and convalescent supplies and equipment. In addition to including
freestanding retail pharmacies, the category also includes institutional pharmacies.

2 The “General Merchandise Stores” category includes department stores, discount department stores, warehouse clubs,
supercenters, variety stores, dollar stores, general stores, and catalog showrooms.

3 The "Miscellaneous Store Retailers” includes florists, used merchandise stores, pet stores, office supply stores, gift and
souvenir stores, art dealers, tobacco stores, and mobile home dealers.

4 The "Nonstore Retailers” includes businesses that sell products and services via venues other than traditional stores,
such as by mail order, door-to-door sales, in-home demonstrations, or vending machines, or by making direct deliveries,
as is the case with home-delivered newspapers or heating oil.
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We conducted sales void analyses for the Town of Bethel,
then for the areas within ¥ mile, 72 mile, 1 mile, 2.5 miles,
and 5 miles from the Bethel Public Library.

Bethel: Not too surprisingly, given that retail business-
es comprise only 10 percent of Bethel’s business entities,
Bethel is experiencing sales leakages in almost all store cat-
egories. It has a very substantial surplus in the “health and

personal care stores” store category that offsets sales leak-
ages in most other categories, giving the community a net
sales surplus. But there are numerous categories in which
it could be possible to recapture sales leakages by adding
new product or service lines or new businesses to the down-
town district, including furniture/home furnishings, specialty
groceries and beverages, and — under certain circumstances
— clothing/clothing accessories.

TABLE 13: Retail sales voids in the areas within %, 12, 1, 2.5, and 5 miles of the Bethel Public Library.

Distance from Bethel Public Library

NAICS Store Category Vs Mile 12 Mile 1 Mile 2.5 Miles 5 Miles

441 Motor Vehicles & Parts Dealers ~ -$1,062,000  -$4,097,000 -$17,073,000 -$9,585,000 $159,179,000

442 Furniture & Home Furnishings -$136,000 -$526,000 -$2,453,000 -$3,568,000 $5,698,000
Stores

443 Electronics & Appliance Stores -$169,000 -$722,000  -$3,311,000  -$9,282,000 $75,661,000

444 Bldg Materials, Garden Equip & $1,900,000 $2,499,000 $2,428,000 -$865,000  $16,656,000
Supply Stores

445 Good & Beverage Stores $9,964,000 $9,313,000 -$5,563,000 -$59,436,000 -$69,232,000

446 Health & Personal Care Stores -$492,000 $3,746,000 $77,983,000 $68,000,000  $46,696,000

447 Gasoline Services -$441,000 -$2,175,000 -$6,875,000 -$20,479,000 -$47,200,000

448 Clothing & Clothing Accesso- $284,000 -$981,000  -$6,799,000 -$19,994,000 $76,252,000
ries Stores

451 Sporting Goods, Hobby, Book $391,000 $181,000 $154,000 -$4,863,000 $11,805,000
& Music Stores

452 General Merchandise Stores $13,942,000 $15,607,000 $6,134,000 -$2,155,000 $107,794,000

453 Miscellaneous Store Retailers? $354,000 -$24,000  -$1,624,000 -$3,946,000 -$3,190,000

454 Nonstore Retailers? $5,979,000 $8,785,000 $12,323,000 $15,286,000 -$7,718,000
Total Retail $30,514,000 $31,606,000 $54,694,000 -$50,286,000 $372,941,000

722 Food Services & Drinking Plac- $3,056,000 $3,475,000 $1,473,000 -$7,063,000 $755,000
es
TOTAL RETAIL, FOOD/DRINK  $33,570,000 $35,081,000 $56,167,000 -$57,349,000 $373,696,000

Sources: ESRI, US Census Bureau, US Bureau of Labor Statistics, CLUE Group.

Radii: The sales void analysis of the V4-mile to 5-mile radii from
the Bethel Public Library demonstrates the enormous market
impact of the Danbury Fair Mall and the smaller shopping
centers and big-box stores near it. Within the ¥4 mile radius
(which essentially covers downtown Bethel and parts of adja-
cent neighborhoods), there are a number of sales surpluses.
But, with each successive radius, these surpluses gradually
erode. This suggests that there might be some opportunities
to recapture sales leakages for community-serving goods and

services from neighborhoods closer to the downtown area.
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With the assistance of Town staff, we conducted online sur-
veys of Bethel residents to ask about their impressions of
downtown Bethel, their shopping habits and preferences,
and their ideas for the downtown’s future. Approximately
250 people participated in the survey. The survey was not
intended to provide a statistically valid profile of the over-
all community’s impressions and preferences; it was simply
intended to generate ideas and provide a general sense of
attitudes about the district. Among the responses:

+  What three words come to mind when you think
about downtown Bethel? Most responses were
positive. The words most frequently mentioned were
quaint, charming, cute, friendly, walkable, safe, and
clean. There were some negative words, also — empty,
vacant, expensive.

+  Where do you usually shop for clothes? More than
three-quarters of respondents replied “Danbury Fair”.
Some also mentioned Target, Kohls, and online.
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EXISTING CONDITIONS
ECONOMIC DEVELOPMENT

CONSUMER PREFERENCES, HABITS & INSIGHTS

sidewalks |Ike

Where do you usually dine out? The most frequent
responses were Bethel, Putham House, Famous Pizza,
La Zingara, pizza, O’Neils, Molten Java, Grassy Plain
Pizza, downtown, Danbury, and Greenwoods.

Where do you usually shop for groceries? Almost
all respondents cited Caraluzzi’s or Bethel Food; a few
mentioned Stop & Shop, Costco, or ShopRite.

What new businesses would you most like to see
downtown? Clothing and restaurants were the most
popular suggestions, with numerous suggestions for
specific types of restaurants — Mexican, seafood, Thai,
vegetarian, Indian, bakeries, “anything but pizza”. A
number of people also suggested arts-related busi-
nesses, sports-related businesses, theater (presum-
ably live theater), music, and groceries.
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HOUSING CHARACTERISTICS

Bethel’s housing market has been relatively stable for
almost two decades. Between 2000-2010, for example,

the community gained just 165 new housing units, with TOtaI housing units’ 2010-2014
the overall vacancy rate fluctuating between a modest

0.5 - 1.2 percent for owner-occupied units and hover- 8,000

ing just slightly above three percent for renter-occupied 7,500

units.

7,000 - - =

But, the past several years have seen an increase in 6500

housing production. Between 2010-2014, Bethel added '

570 new housing units, and 2014 vacancy rates were 6,000

a very low 0.3 percent and 1.4 percent for owner-oc- 5500

cupied and renter-occupied units, respectively. Most of '

this growth occurred in the past two years. 5,000

2010 2011 2012 2013 2014

TABLE 14: Numbers of vacant and occupied housing units in Bethel, 2000-2014.

2000 2010 2011 2012 2013 2014
Total housing units 7,092 6,818 6,991 7,092 7,139 7,388
Occupied housing units 6,838 6,590 6,740 6,838 6,818 7,071
Vacant housing units 254 228 251 254 321 317
Homeowner vacancy rate 0.5% 1.2% 1.0% 0.5% 0.6% 0.3%
Rental vacancy rate 4.5% 3.2% 2.8% 4.5% 3.9% 1.4%
Sources: US Census Bureau, CLUE Group.
Housing occupation: + Bethel’'s housing units tend to be larger than the state
+  77.5 percent of Bethel’s housing units are owner-occu- or national norm. Nearly three-quarters of its housing
pied, and 22.5 percent are renter-occupied. This rep- units contain six or more rooms. Fifty-nine percent
resents a very slight shift towards greater renter occu- contain two or three bedrooms, and 32 percent contain
pancy; in 2010, 21.2 percent of Bethel’s housing units four or more bedrooms (Table 17).

were renter-occupied.
«  Of Bethel’s 317 vacant housing units, 146 are rental * Asis generally the case, Bethel’s renter-occupied hous-

units and 82 are for sale. The remaining 89 units are ing units tend to have fewer rooms and bedrooms than
units that have been rented or sold but that remain un- its owner-occupied units. For instance, two-thirds of
occupied or that are for seasonal, recreational, or other the community’s renter-occupied units have five rooms
occasional use. or fewer, versus only 20 percent of its owner-occupied

units. And all but eight percent of its renter-occupied

. . units have three bedrooms or less, while almost 40

Physical characteristics: percent of its owner-occupied units have four or more
+ Detached housing units account for more than two- bedrooms (Table 17).

thirds of Bethel’s housing stock and for more than 80

plete plumbing facilities and are considered substan-
+  Three-quarters of Bethel’s housing units were built be- dard.

fore 1980, and more than one-third were built before

1960 (Table 16).
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TABLE 15: Percentages of housing units in Bethel by the number of units per structure, 2014.

Units in structure Total Owner-occupied Renter-occupied

Occupied housing units 7,071 5,483 1,588
1 unit, detached 69.1% 83.5% 19.3%

1 unit, attached 7.7% 7.8% 7.4%
2 units 9.2% 2.2% 33.4%
3 or 4 units 3.0% 0.2% 12.7%
5 to 9 units 6.4% 4.4% 13.4%
10 or more units 4.5% 1.8% 13.9%

Sources: US Census Bureau, CLUE Group.

TABLE 16: Percentages of housing units in Bethel by the year the structures were built, 2014.

Year structure built Total Owner-occupied Renter-occupied
2010 or later 0.8% 0.6% 1.3%
2000 to 2009 5.6% 6.9% 1.0%
1980 to 1999 18.2% 19.0% 15.5%
1960 to 1979 41.2% 41.7% 39.6%
1940 to 1959 16.1% 16.9% 13.3%
1939 or earlier 18.0% 14.7% 29.3%

Sources: US Census Bureau, CLUE Group.

TABLE 17: Percentages of housing units in Bethel by the number of rooms and bedrooms per structure, 2014.

Rooms and bedrooms Total Owner-occupied Renter-occupied
Rooms
1 room 2.3% 0.2% 9.6%
2 or 3 rooms 6.1% 0.6% 25.0%
4 or 5 rooms 19.8% 15.4% 35.2%
6 or 7 rooms 39.4% 44.3% 22.4%
8 or more rooms 32.4% 39.5% 7.8%
Bedrooms
No bedroom 2.5% 0.2% 10.5%
1 bedroom 6.3% 0.2% 27.5%
2 or 3 bedrooms 59.3% 60.9% 53.5%
4 or more bedrooms 31.9% 38.6% 8.5%

Sources: US Census Bureau, CLUE Group.
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Housing value: The median value of Bethel’s owner-occupied housing
units declined slightly every year since 2010, from $366,300 that year

to $337,000 in 2014 (Table 18).

TABLE 18: Numbers of housing units, by housing value, and median housing value in Bethel, 2010-2014.

Housing value 2010 2011 2012 2013 2014
Total owner-occupied units 5,191 5,333 5,335 5,225 5483
Less than $50,000 13 12 12 62 126
$50,000 to $99,999 26 25 10 0 7
$100,000 to $149,999 74 74 98 110 148
$150,000 to $199,999 126 199 254 309 433
$200,000 to $299,999 1167 1227 1303 1371 1366
$300,000 to $499,999 2891 3029 2948 2718 2745
$500,000 to $999,999 877 755 687 616 609
$1 million or more 17 12 23 39 49
Median value $ 366,300 $ 359,200 $ 353,600 $ 342,400 $ 337,000

Sources: US Census Bureau, CLUE Group.

Median housing unit value, 2010-2014

400,000
350,000 1 - 1
300,000 1 | |
250,000
200,000
150,000 -
100,000 -

2010 2011 2012 2013 2014

Housing costs: Median monthly housing costs dropped
slightly between 2010-2010, from $1,877/month to $1,728/
month (Table 19). However, median monthly rent increased
by 10.6 percent, from $1,176/month in 2010 to $1,301/
month in 2014 (Table 20).

TABLE 19: Median monthly housing costs (owner-occupied and renter-occupied units, combined) in Bethel, 2010-2014.

Characteristic 2010 2011 2012 2013 2014
Total occupied housing units 6,590 6,740 6,838 6,818 7,071
Median monthly housing costs $1,877 $ 1,945 $ 1,921 $ 1,831 $1,728

Sources: US Census Bureau, CLUE Group.
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TABLE 20: Numbers of renter-occupied housing units, by gross monthly rent, and median rent paid in Bethel, 2010-2014.

Gross monthly rent 2010 2011 2012 2013 2014
Occupied units paying rent 1,343 1,328 1,390 1,513 1,524
Less than $200 0 32 44 39 0
$200 to $299 23 23 18 12 67
$300 to $499 113 67 24 24 29
$500 to $749 17 41 39 52 46
$750 to $999 271 198 241 242 246
$1,000 to $1,499 543 645 741 761 779
$1,500 or more 376 322 283 383 357
Median rent $1,176 $ 1,248 $ 1,304 $ 1,309 $ 1,301
No rent paid 56 79 113 80 64

Sources: US Census Bureau, CLUE Group.

TABLE 21: Number of owner/renter-occupied housing units & median household incomes of occupants in Bethel, 2010-2014.

Characteristic 2010 2011 2012 2013 2014
Total occupied housing units 6,590 6,740 6,838 6,818 7,071
Owner-occupied housing units 5,191 5,333 5,335 5,225 5,483
Renter-occupied housing units 1,399 1,407 1,503 1,593 1,588
Median household incomes
Owner-occupied housing units $ 94,404 $ 99,646 $101,250 $100,182 $ 101,605
Renter-occupied housing units $ 47,068 $ 47,745 $ 48,994 $ 53,321 $ 52,425

Sources: US Census Bureau, CLUE Group.

Household incomes of occu-
$120,000 pied housing units: The medi-

an household incomes of both

home owners and home renters
2010 2011 2012 2013 2014

$100,000

in Bethel increased between
2010-2014 (Table 21). Renters’
median household incomes are
roughly half of those of Bethel’s
home owners.

580,000
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Affordable housing: According to the Connecticut De-
partment of Housing’s 2014 Affordable Housing Appeals
List, Bethel has a total of 794 housing units receiving
some form of assistance, accounting for 5.4 percent of
its total number of housing units as of the 2010 Census
of Population (the most recent reference date the De-
partment of Housing provides as a benchmark) (Table
22).

TABLE 22: Numbers of housing units in Bethel providing some sort of afford-

ability assistance

Total housing units (as of 2010 Census) 7,310
Governmentally assisted 252
Tenant rental assistance 15
Single family CHFA/USDA mortgages 66
Deed restricted units 64
Totally assisted units 397
Percent affordable 5.43%

Source: Connecticut Department of Housing.
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HOUSING DEMAND

Based on Bethel’s residential growth trends of the past 15 years, we believe it is likely that the
community can support an average of 50 new housing units annually. This projection is based on
several factors:

+  Between 2000-2014, Bethel gained 1,011 new residents, an annualized growth rate of 0.40
percent. But between 2010-2014, Bethel’s annualized growth rate accelerated a bit, to 0.66
percent. It is realistic to expect that, if conditions remain unchanged, Bethel would absorb new
housing units at a rate somewhere between these two growth rates. But the TOD development
outlined in this plan will likely solidify Bethel’s attractiveness to new residents, particularly to
those looking for walkable, transit-accessible places to live and work, pushing the likely hous-
ing absorption rate closer to 0.66 percent annually, or around 46-50 new housing units annually
for each of the next 20 years.

+ Bethel’s current household size has decreased very slightly since 2000 and is virtually un-
changed since 2010, even though the household sizes of both Fairfield County and the overall
state have grown. So, it is realistic to assume that Bethel’s new residential growth will translate
into demand for roughly one new housing unit per 2.6 — 2.7 new residents.

In terms of the types of housing units for which demand is likely to exist, several factors offer guid-
ance:
+ The median age of Bethel’s residents (42.3) is slightly older than that of the County (39.6) or
state (40.3).

+  Bethel is relatively affluent, with a 2014 median household income ($83,483) far outpacing that
of the state ($67,740) and nation ($53,482).

+  More than four percent of Bethel’s working residents work from home-based businesses — not
a huge number, but one that has grown by more than 17 percent since 2010 and is likely to
continue growing in the years ahead, given national trends towards independent work and
increased entrepreneurship.

+ Bethel’s existing housing stock consists largely of detached units, and they tend to be some-
what larger than the state and national norms — but, with its median household size declining
and its median resident age increasing, it is likely that demand for smaller housing units will
grow. And, with improved transit accessibility, improved walkability, and a stronger downtown
business mix, it is very likely that demand will grow for housing closer to the downtown core,
with demand for both detached and attached units.

RETAIL DEMAND

Based on our analysis of unmet market demand in Bethel, we believe that, conservatively, existing
businesses within the TOD area can absorb $150,000 of new sales and that existing restaurants can
absorb an additional $3,036,000 in new sales right now. Doing so would require only some relatively
modest changes in merchandising, visual merchandising, and store hours.

As Bethel’s population grows, demand for retail goods and services will grow, also. In current year
dollars, we anticipate demand for an additional 47,400 square feet of retail space and 4,700 square
feet of restaurant space from new residents. Assuming the TOD area succeeds in attracting non-res-
ident visitors and workers, demand for retail products and services would also increase.

Restaurants Retail 2013 2014
Time frame New hsg units Demand Est SF Demand Est SF
5 years 230 $ 527,000 1,100  $ 3,954,000 11,300
10 years 467 1,070,000 2,300 8,027,000 22,900
15 years 712 1,631,000 3,400 12,237,000 35,000
20 years 965 2,211,000 4,700 16,583,000 47,400
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We recommend building a revitalization program for the TOD
area around two primary economic development strategies:

Larger built-in market
of residents + workers

“Made in Bethel”

Expand the built-in market: Expand the built-in mar-
ket of workers and nearby residents and develop busi-
nesses and services that meet their daily shopping,
dining, and entertainment needs. This will involve cre-
ating new housing units in and near the district, both in
new buildings and in the upper floors of existing ones.
It would also involve developing new businesses, and
adding product lines to existing businesses, of particu-
lar interest to people who live and work in and near the
district, such as additional daytime restaurants, eve-
ning restaurants, convenience products (gifts, greeting
cards, small hardware items, and snacks, for instance),
and personal services (hair care, dry cleaning, tailoring,
and daycare, for example).
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“Made in Bethel”: Cultivate and expand businesses
that make things in Bethel, particularly small manufac-
tures and crafts industries, and concentrate them with-
in the TOD. Examples might include businesses that
primarily serve customers within the region (such as a
craft brewery or distillery) as well as those that appeal
to area residents, visitors, and online shoppers (such as
hat making, which has strong historic roots in Bethel.
Examples might also include specialized small or craft
industries that derive from or complement existing
industries within the region, such as businesses that
manufacture and supply specialized components or
other materials to larger Bethel-based manufacturers.

Pursuing these strategies will require focused work in four
major categories:

Rehabilitating older commercial buildings: The dis-
trict’s commercial buildings — particularly those along
Greenwood Avenue — must be rehabilitated. Green-
wood Avenue’s older and historic commercial buildings
are crucial components of the community’s visual iden-
tity and market distinctiveness, but many of them are
no longer attractive to new businesses because of their
deteriorating condition. And, given their condition, their
rental rates are too high, relative to comparable com-
mercial properties within the region.
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Improving the retail mix: Property owners within the
TOD area must more deliberately focus their leasing
activities in order to, together, create a strong retail mix
that clearly differentiates downtown Bethel from other
shopping alternatives and in which businesses gener-
ate significant foot traffic and visibility for one another.

Offering targeted tools and resources for busi-
ness and property development: The public and pri-
vate-sector entities involved in business recruitment,
retention, and development in Bethel must ensure that
adequate and effective tools and resources are in place
to guide, stimulate, and support business and proper-
ty development within the TOD area (and particularly
along Greenwood Avenue).

Animating the district: The district’s storefronts and
public spaces should be made more attractive and live-
ly to better attract public attention and interest.

Some specific recommendations for activities in these four
major categories:

1.

Adopt and support a strategic business mix plan for
downtown Bethel. Many, if not most, of the owners of
commercial property within the TOD (and, in particular,
along Greenwood Avenue) rent property to viable busi-
ness candidates who approach them, rather than ac-
tively seeking out candidates based on their ability to
strengthen the district’s overall retail mix or fill in critical
gaps in the district’s offerings. Based on our analysis,
we recommend that these types of businesses receive
highest priority for development or recruitment:

+ High-quality restaurants that, together, offer a
broad range of cuisines (e.g., seafood, Mexican,
Thai, Indian, vegetarian, bakeries)

» Apparel and apparel accessories stores that act as
destination stores by offering products, services,
and/or experiences that are unique within the re-
gion

* Arts and entertainment-related businesses, such
as a live theatre

Some of these might be developed as new businesses,
but in other instances existing businesses might reposi-
tion their merchandise and/or add new merchandise to
take advantage of these market opportunities.
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this spring, but we're bringing The
White Hart back, and we can't do it
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example of start-up capital through ‘kickstarter’

Support active development of high-priority busi-
nesses through incentives. Many older commercial
districts have been successful in attracting and devel-
oping new high-priority businesses by offering target-
ed incentives to entice entrepreneurs. For example,
Waterville, Maine offers forgivable loans of $15,000-
$50,000 to entrepreneurs interested in opening a pri-
ority business downtown and to owners of existing
businesses interested in a significant expansion down-
town. Loans must be matched on at least a 1:1 basis.
Borrowers make interest-only payments for the 5-7
year loan term, with a portion of the principal forgiven
each year if the borrower meets certain benchmarks.
The program is funded by Tax Increment Financing. The
Dauphin Street commercial district in Mobile, Alabama
offers a similar forgivable loan program, adding the re-
quirements that participating businesses must agree to
be open at least 48 hours per week and to keep their
storefront window displays fresh.

A growing number of new businesses are finding start-
up capital through crowdfunding platforms like Kick-
starter and Indiegogo. Crowdfunding has also helped
many businesses expand or make needed improve-
ments (such as converting older projection equipment
to digital equipment in downtown theatres).
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RECOMMENDATIONS
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I. PROGRAM SUMMARY

The City of Waterville has established a Downtown Forgivable Loan Program to provide financial assistance to
business and property owners for the creation of a new busi: i
within the established Downtown District (see attached map).

II. FUNDING AND ADMINISTRATION
Funding for the Downtown Forgivable Loan Program will come from the City of Waterville’s Downtown Tax

Increment Financing (TIF) Fund. The admi
camed out by Waterville Main Street (WMSt) and the Kennebec Valley Council of Governments (KVCOG)

CITY OF WATERVILLE
DOWNTOWN FORGIVABLE LOAN PROGRAM

or significant of an existing business

of the D n Forgivable Loan Program will be

g to the p d and outlined in this document. The administration and operation of the

Program shall conform to all federal, state, and local codes.
II1. PROGRAM GUIDELINES AND ELIGIBILITY

FUNDING AMOUNTS & TERMS

ELIGIBILITY CRITERIA

ELIGIBLE USES FOR FUNDING — FIXED ASSETS:

Minimum loan amount: $15,000; Maximum loan amount: $50,000 (depending on funding availability).
The loan amount may not exceed 50% of the total investment and must be matched 1:1.
The loan will be structured with a 5-7 year term, depending on the type of collateral offered and
projected cash flows; the interest rate will be fixed at 7%.
The borrower will make interest only payments; principal will be forgiven annually if borrower meets
pre-established conditions.
All payments must be made by the due date; if any payments are late over the course of the year, both
principal and interest payments will be required the following year.
Fees:

o Application Fee (once candidate has passed pre-application screening): $250

o Commitment Fee: 1% of the borrowed amount
Borrower must submit annual financial statements & tax returns over the term of the loan; must show
cash flow to debt ratio of 1.25 as determined by the lender.

Funds may be used to support a new t start up or an of an existing business.

The business must be located within the Downtown District to be eligible.

Funds may be provided either directly to the business owner or to the property owner in support of the
business(es) located or to be located at that site.

Priority will be given to entities that fill 1% floor vacancies.

Retail, restaurant, and office uses will be e11g1ble however, applications will be prioritized based on
existing market includi: i and employee surveys.

Exterior improvements
o Signage, storefront improvements, lighting
Business related expenses:

example of incentive program (#2)

Use Tax Increment Financing to stimulate business
development. Tax Increment Financing (TIF) makes it
possible to use future property tax revenue to pay for
current improvements within a designated redevelop-
ment area. TIF investments stimulate development that
would not take place without the up-front improve-
ments that TIF can provide. TIF is a powerful and effec-
tive downtown development tool throughout the United
States — but, until recent changes in Connecticut’s TIF
legislation, it has not (yet) been used much in Connecti-
cut. The changes have streamlined the process through
which municipalities can establish TIF districts and have
made it possible for entire districts (rather than single
projects) to generate revenue and benefit from TIF in-
vestments, among other things. In order to create a TIF
district, a municipality must demonstrate that the area is
blighted, in need of revitalization, and/or a targeted type
of development, such as a downtown or a TOD. Down-
town Bethel would almost certainly be eligible. Initially,
tax abatement and TIF might seem to be incompatible
with each other as development incentives — but they
can be used in tandem, for different types of projects.
We recommend tax abatement as an incentive for reha-
bilitating historic commercial buildings and TIF for new
construction.
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We therefore recommend that Bethel create a TIF dis-
trict in the TOD, using the revenues generated to sup-
port and incentivize development of high priority busi-
nesses and buildings. Potential business incentives
that might be supported by TIF revenues include:

« A forgivable loan program for high-priority
new businesses. As mentioned in #2, above,
forgivable loans can serve as a powerful incen-
tive to entrepreneurs willing to open and operate
a high-priority business for the district, helping
defray start-up costs. The program also provides
some leverage for the city in setting some basic
operating guidelines for participating businesses,
such as location, open hours, and visual merchan-
dising requirements.

+ An annual business plan competition. Business
plan competitions encourage business owners to
think about specific ways to improve their opera-
tions. Each year’s competition could be focused
on a different aspect of business operation, such
as adding new product lines, developing or im-
proving an online storefront, or creating a new
product distribution method (such as deliveries,
cross-merchandising with other stores, or whole-
saling one or more products to other retailers).

A pop-up program, with a dedicated storefront
space for pop-ups and a small amount of seed
funding for competitively-selected pop-ups. Pop-
up shops offer many benefits, such as helping
new businesses get established, testing the viabil-
ity of new product lines, and keeping the shopping
environment fresh for consumers. We suggest that
the city create and manage a pop-up program,
with responsibility for developing pop-up con-
cepts, identifying potential entrepreneurs, pairing
entrepreneurs with property owners, streamlining
temporary utility and insurance processes, and
marketing the pop-ups. Districts that offer seed
funding for competitively-selected pop-ups have
found that the seed funding is an effective tool
for helping attract businesses, particularly those
that might not have enough cash on hand to cover
inventory and other costs, and for ensuring high
quality experiences for shoppers.

Stabilize and expand existing businesses by adding
new product/service lines and/or new distribution
channels. Until ground-floor retail occupancy has im-
proved and foot traffic has increased, downtown Beth-
el’s businesses will remain vulnerable to weak sales.
We suggest that the district’s existing retail businesses
consider developing secondary businesses that can be
operated during less busy store hours and that do not
rely on walk-in traffic. A few examples from other com-
munities:

« An antique store in lowa operates a small assem-
bly business in its back room, buying municipal
water supply and sewage pipe fittings in bulk and

66 | A Plan for Bethel | Bethel, CT

assembling them as individual sets, by pipe size,
to small towns that could not otherwise afford to
buy the minimum quantities manufacturers typi-
cally require.

+ A theatre in Virginia makes the majority of its in-
come by renting its costumes and scenery to oth-
er theatres throughout the country.

+ Acandy store in New Hampshire operates a pack-
and-ship business in its basement, a business that
grew out of the store’s own need to fulfill online
orders for its products.

We also suggest that existing businesses consider add-
ing new distribution channels in order to reach more
customers and make shopping more convenient for
them (for example, making local deliveries, cross-mer-
chandising with compatible stores, or developing or
improving an Online storefront).

Shift store hours from 9am-5pm to 10am-6pm: Peo-
ple with 9-5 jobs are rarely able to shop during their
work hours. Shifting store hours one hour later — from
10am-6pm - can significantly increase store sales.
This should be bolstered by district-wide promotional
events taking place between 5-6pm.

Develop and actively promote a robust set of incen-
tives to stimulate downtown commercial property
improvements. There are many options. Some spe-
cific ideas that might work well for downtown Bethel
include:

+  Property tax abatement on the improved value of
rehabilitated property for five years, declining by
20 percent each year. So, for example, if a com-
mercial building is worth $250,000 more after re-
habilitation, the property tax on that $250,000 of
new real estate value would be waived completely
in the first year after the rehabilitation is complete,
then by 80 percent in the second year, then by 60
percent, 40 percent, and 20 percent in years 3-5,
respectively.

+  Facade improvement grants of up to $10,000, on a
1:1 matching basis. Ideally, these would be made
available within a limited time window, to encour-
age property owners to act quickly, and would be
accompanied by pro bono design assistance.

«  Grants of up to $25,000, on a 1:1 matching ba-
sis, for the costs of bringing “contributing” historic
buildings up to code, particularly with regard to
accessibility and fire safety. Grants might be used
for sprinkler systems, installation or repair of pas-
senger elevators, interior staircase enclosure, and
similar accessibility and fire safety improvements.

The facade improvement grants and code-correction
grants could be funded by TIF revenues or by other
sources of funding, such as Community Development
Block Grants or foundation grants. Property tax abate-
ments would have no cost to the City and, by helping
stimulate property improvements that would likely not
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otherwise take place, would begin generating new reve-
nue for the city after the abatement program’s first year.

Encourage downtown property owners to use fed-
eral and state historic rehabilitation tax credits to
help pay for building rehabilitation. To encourage the
owners of historic commercial buildings to rehabilitate
their buildings, the federal government offers a feder-
al income tax credit equal to 20 percent of a project’s
qualified rehabilitation expenses. The tax credit can be
carried back one year and/or carried forward 20 years,
making it a very powerful incentive. The tax credit pro-
gram is administered jointly by the National Park Ser-
vice and the Internal Revenue Service. A few program
guidelines:

+ In order to be eligible, a building must be an in-
come-producing building. It can contain rental
housing - but, if it includes owner-occupied hous-
ing, the owner-occupied housing unit must be ex-
cluded from the tax credit calculations.

+  The building must be “historic”, meaning that it is
individually listed on the National Register of His-
toric Places (a list maintained by the National Park
Service) or is a “contributing” building in a Nation-
al Register-listed historic district or is eligible for
listing in the National Register. Fortunately, down-
town Bethel has a National Register-listed historic
district, encompassing many of the older buildings
on Greenwood, roughly between the Library and
Caraluzzi’s.

+ Thetax credit is for “qualified rehabilitation expens-
es”, which include most bricks-and-mortar rehabil-
itation costs, architects’ and engineers’ fees, and
construction-period utilities and financing costs.
Site improvements (such as landscaping and side-
walks), new additions, and any components not
physically attached to the building (like removable
chairs in a theatre) are not considered “qualified”.

+  The rehabilitation must be “substantial”’, meaning
that qualified rehabilitation expenses must equal
or exceed the adjusted basis of the building (the
original purchase price, plus the value of improve-
ments, minus depreciation) or $5,000, whichever
is greater.

+ The tax credits can be “syndicated”, meaning that
they can be transferred to another taxpayer in ex-
change for an equity investment in the rehabilita-
tion project. This can be useful if the property own-
er does not have enough income tax liability to fully
use the credit her/himself, for example, or if having
up-front cash would make the rehabilitation more
viable than a tax credit.

+ Tax credits are awarded the year the building is
placed in service.

+ To claim tax credits, the property owner must com-
plete and file a three-part form with the National
Park Service. Part 1 certifies that the building is
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“historic” and therefore eligible for the credit. Part
2 outlines the rehabilitation plans in detail and is
filed before rehabilitation begins. Part 3 is complet-
ed after the rehabilitation is finished, certifying that
the rehabilitation was completed as explained in
Part 2.

+  Generally speaking, rehabilitation must be com-
pleted within 24 months (there is an option for
“phased rehabilitation”, with all work completed
within 60 months).

+ In addition to the 20 percent credit, the federal gov-
ernment offers a 10 percent income tax credit for
non-historic income-producing buildings built be-
fore 1936.

+ Rehabilitation must comply with the Secretary of
the Interior’s Standards for Rehabilitation, a set of
general guidelines for building rehabilitation (for
example: “Deteriorated historic features shall be
repaired rather than replaced”).

In addition to the federal credit, the State of Connecticut
offers a state-level historic rehabilitation tax credit. In
most respects, the state tax credit program echoes the
major requirements of the federal tax credit program. A
few differences:

« The state credit is equal to 25 percent of qualified
rehabilitation expenses. If the project includes de-
velopment of affordable housing, it is a 30 percent
credit.

»  While there is no ceiling on federal historic reha-
bilitation tax credits, there is currently a statewide
ceiling of $31.7 million annually, with a per-project
limit of $4.5 million.

The federal and state historic rehabilitation tax credits
can be combined, offering property owners, develop-
ers, and syndication partners a very attractive financial
incentive. The federal tax credits can also be combined
with federal low-income housing tax credits.

In addition to the federal and state credits for historic
rehabilitation projects, there is also a federal tax credit
available for non-historic income-producing buildings
built before 1936, equal to 10 percent of qualified re-
habilitation expenses. It is likely that several buildings
within the TOD area might be eligible for this credit. The
building owner must simply certify that the building is
not historic (and therefore not potentially eligible for the
20 percent credit).

Consider creating a downtown development cor-
poration to encourage and provide hands-on as-
sistance with business and property development.
Developing and attracting new businesses requires the
time and attention of a dedicated person or group of
people who can identify entrepreneurial talent, identify
financing, identify ideal locations for specific types of
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businesses, work with property owners, coordinate tim-
ing, help develop model leases, and much more. Pro-
viding assistance to property owners with building reha-
bilitation and new construction also requires dedicated
focus. We therefore encourage the Town to consider
creating a specialized downtown development cor-
poration whose job it would be to work with business
owners, property owners, entrepreneurs, and financial
institutions to increase downtown occupancy, improve
business mix, and help put together property rehabil-
itation and construction deals. Once occupancy has
increased a bit and some downtown commercial build-
ings have been rehabilitated, we recommend exploring
the possibility of creating a business improvement dis-
trict to generate income to support the development
corporation, organize special events and ongoing mar-
keting for the downtown area, and augment municipal
services to the district. There are currently more than
a dozen business improvement districts in Connecticut
(including one in downtown Danbury).

Finally, we encourage Bethel’s business and property own-
ers and civic leaders to work towards a “hat trick” goal of
achieving these three benchmarks within the next 3-5 years:

1.

Develop 50 new housing units downtown (both up-
per-floor housing in existing buildings and housing in
new, infill buildings);

Develop a small, high-quality boutique inn within the
TOD (ideally on or very near Greenwood Avenue); and

Achieve a 92 percent ground floor occupancy rate on
Greenwood Ave.

Refer to “Economic Recommendations & Action Items” on
page 140 for specific recommendations.
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Retail development should initially focus between the in-
tersection of Durant and Greenwood. Durant and Green-
wood is the natural 100% corner, and it would be ideal for
development to radiate outward from there. If the momen-
tum might be elsewhere, the pendulum should swing east
by a block. Caraluzzi’s is a natural anchor and, if business
composition were stronger between there and Durant, the
gaps would fill in quickly.

If the old train station site were open to making changes,
that might shift the center of gravity westward. With sev-
eral years of diligent work, the ground-floor spaces would
fill in, along a couple of blocks of this intersection. After
that, business development could grow either north or
east, both would be good.
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Across the country right now, a growing number of cities and
towns are repositioning themselves to attract young adult,
baby boomer and senior markets. Unlike middle age mar-
kets, those with families of young children, who prefer the
spaciousness of suburban living, young adult markets seek
affordable “complete” walkable neighborhoods. Complete
neighborhoods are those where working, shopping, dining
and entertainment are all within easy walking distance to a
compact town center’s narrow residential streets and bus-
tling commercial life. Moreover, many companies are relo-
cating from suburban locations with abundant parking to
town-center locations with limited to no parking in order to
find and retain young employees necessary to replace retir-
ing workforces.

Today’s young adults prefer to work within walking distance
of where they live. Contributing to that propensity are results
from MIT’s recent and thorough Production in the Innovation
Economy (PIE) study. The PIE study compiled deep research
culled from the US, Europe, China and Brazil. The study’s
conclusions reveal a clear change that’s happened in manu-
facturing. Former vertical orientation of companies, such as
Ford, AT&T, General Electric, etc., in which all aspects of the
manufacturing process were handled within the four walls
of the company, has changed to a horizontal orientation, in
which aspects of the manufacturing process are handled by
multiple small companies, scattered yet connected through
internet media. The concept of multiple small companies
would work well in the “village” atmosphere of Bethel.

Furthermore, in the multi-company environment, innovation
and R&D that used to reside within the four walls of giant
vertical companies, now find the best results when small
companies are close to one another, such that fledgling
ideas from one company can become infected by disparate
fledgling ideas from nearby companies.

The PIE Study’s biggest discovery revealed that the most
productive R&D occurs when the actual manufacturing pro-
cess intertwines with R&D, where innovation and ramping
up to production work in concert. Under such conditions
the outcome of combined R&D and manufacturing yield ma-
jor breakthroughs along the lines of a Xerox PARC or a Bell
Labs.

Therefore, permitting the kind of young adult oriented af-
fordable compact neighborhoods to infill between existing
industrial buildings, and entitling and attracting R&D with
manufacturing appropriate to the scale of Bethel could pres-
ent distinct national market advantages, drawing the unique
class of innovative thinkers to Bethel. Such approach could
also engineer reverse commutes on the rail line, where peo-
ple and spending consumption from surrounding commu-
nities would seek Bethel’s innovative, unique and vibrant
opportunities, rather than the other way around.

Part of a “complete community” involves the inclusion of

many types of open spaces to enjoy. Just as Fredrick Law
OImstead did with Boston a century ago, the Bethel For-
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ward Report proposes methods to engage the “necklace”
of wetlands that thread through Bethel, re-envisioning them
as positive attributes. The Report illustrates transforming the
wetlands from a burden, to a coveted asset. Delicate paths
set lightly amongst planting thread through the “park” area,
welcoming recreation, fithess and exploration of the won-
ders of nature. The wetlands raise value of abutting property
rather than detracting value.

The 1st key component of downtown repositioning, and
highly relevant to Bethel’s revitalization, is the strategic
location of its rail stop, especially since rail stops have
proven to be the most successful stimulant to launch com-
plete neighborhoods springing up within walking proximity
to stations. This stimulant is called Transit Oriented Devel-
opment, or TOD. TODs are complete neighborhoods that
include retail, business and residential uses all combined
compactly together.

Society Hill, Philadelphia

The 2nd key component of the plan is to target affordabil-
ity. Currently most downtown housing, across the country,
is directed solely toward the wealthy and the qualified finan-
cially challenged, not to the middle class. If housing is too
expensive, even in new walkable complete neighborhoods,
it excludes a significant portion of the desired markets out-
lined above. Middle class young adults, Baby Boomers and
seniors will simply turn elsewhere.

Affordability does not mean unattractive housing-project
style enclaves. In fact, early American affordable housing is
quite attractive, such as Beacon Hill in Boston and Soci-
ety Hill in Philadelphia. Both were designed for affordability
through small size, low construction cost and low rent/own-
ership. Surprisingly, while being so affordable, such small-
scale projects yield alarming tax revenues.
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Based on local values, $220,000 per acre for compact .03-
acre Beacon Hill-type neighborhoods (that is, nascent Bea-
con Hill. Mature Beacon Hill fetches tax revenues of more
than $1,300,000/acre), compared to $8,000 per acre for
local 1-acre-minimum suburban-type neighborhoods. This
jarring comparison highlights the financial importance for
Bethel to relieve tax pressure on the greater community by
encouraging compact development downtown. The low
construction, affordable rent/purchase, and higher value
and tax revenue make compact development a win-win-win
for all concerned.

Beacon Hill, Boston

The 3rd and last key component of the master plan is
demonstrating how re-platting and form-based codes
entitle and encourage building small. In addition to the
benefits of building small outlined above, building small
turns out to offer the same positive impact on commercial
environments. Small buildings for shops, restaurants and
entertainment carry less expensive and less risk to build.
They offer affordable rents and strong appeal to start-up en-
terprises. And they attract the type of desirable independent
specialty stores to fill “voids” identified in the market study.

However, just as outlined for residential examples, small
commercial buildings also pay significantly higher tax-
es per acre, especially where there is little to no parking.
Comparing pre-car-oriented small commercial buildings to
new car-oriented large models, the charming 2-story Opera
House on .16-acres pays approximately $133,000 taxes per
acre, while just up the street and equally liked, but car-ori-
ented, Caraluzzi’'s Market on 2.94-acres pays approximate-
ly $34,700 taxes per acre. If the Caraluzzi’s property were
re-platted to 15 small lots with buildings the size of the Op-
era House, the town would reap roughly $100,000 more tax
revenue from the same property.
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Caraluzzi’s certainly is an exceptional grocer, well loved by
the community, but future land-hungry car-oriented models
might be better located in places that don’t compromise the
town’s highest producing tax resources. Free parking is not
free, especially on high value land.

Because of the multiple assets of “small,” and in order to
facilitate and enable development of small, the Report offers
revised zoning regulations written to entitle and encourage
re-platting large parcels into small lots, and zoning re-written
to release impediments to robust prosperity at Bethel scale,
such as:

- Minimum lot sizes,

- Minimum lot dimensions,

- Minimum frontage requirements

- Set back minimums,

- Parking minimums,

- Block Standards, and

- Entitling a greater range of building types as illus-

trated in the TOD Zoning Code.

In addition to zoning, the Report does not incorporate, but
recommends consideration of additional measures, such as
a reduction in impact fees, amendments to possible TOD
impediments in adopted Bethel fire code, adoption of TOD
friendly National Association of City Transportation Officials
(NACTO) street standards, and investigating other measures
that assist building small, such as abbreviating permitting
requirements to allow self-certification (and liability) by li-
censed architects — building permit issued by the architect
with required notification of the municipality to keep the as-
sessor’s records current.
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Bethel’s TOD area has the potential to undergo a significant
transformation in the next couple of decades. The study
area is already quite unique, with an enviable main street
character, good housing stock in parts and many historical-
ly noteworthy structures and interesting styles which great-
ly contribute to a pedestrian-friendly environment. Addi-
tionally, Bethel’s traditional urban fabric provides a stable
foundation and inspiration for the physical improvements
of the rest of the area. The urban fabric in downtown Beth-
el is compact and continuous, with only a few empty lots,
and it boasts a variety of lot sizes and building types.

Unfortunately, the block and street connectivity gets lost
quickly as one moves away from Greenwood Avenue. Its
single-use, disconnected and car-centric development pat-
terns of more recent decades are less successful, further
degrading downtown Bethel’s pedestrian-friendly quality,
and threatening the vitality and economic success of the
TOD area, particularly in and around the new train station.

The illustrative master plan allows the community to see
what it will look like if all properties were redeveloped as
shown and visually understand what the study area’s po-
tential could physically looks like. The illustrative master
plan must thus be viewed not as a specific development
scenario showing development exactly as it may occur, but
rather as a conceptual vision of a possible built-out scenar-
io compatible with the project’s stated goals.

The master plan attempts to reverse the recent patterns of
development and provides a vision and structure aligned
with the principles of smart growth - a TOD area that is
compact, mixed-use, walkable and economically resil-
ient. The master plan shows development scenario that
is in keeping with the project’s goals developed during the
community input workshops and charrette. Proposed new
development is generally shown on vacant or underutilized
properties, or in locations where redevelopment is likely to
occur based on property owner desires or projected mar-
ket trends. The purpose of the master plan is not to show
development exactly as it may occur, but to:

+ Help identify opportunity sites;

+ lllustrate appropriate development patterns aligned
to Bethel’s scale, character and compatibility with the
community’s objectives;

+  Provide a full range of housing options within the TOD
area to appeal to as great a market segment as possi-
ble, including Millennials and baby boomers who are
converging on smaller, more affordable units nation-
wide;

+ Design a higher-quality public realm that provides a
vibrant, walkable and connected downtown; and

+  Ensure public improvements is aligned to private in-
vestment.
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We believe the master plan accurately reflects the commu-
nity’s aspiration so clearly defined by the robust community
outreach efforts. The seven goals defined by the community
were:

OVERARCHING GOALS

The topic and subtopics gathered at the Community
Voices and Choices workshops provided insight in areas
that are critical to the plan. They suggest a number of
goals which will drive the master plan vision. These are:

The goals were prioritized during the Community Choic-
es workshop held on October 29, 2015.

The master plan proposed here is the result of feedback re-
ceived on prior plans by the Town, charrette participants and
stakeholders. Those plans are included in the Appendix of
this Report.

Finally, specific revitalization strategies and suggested action
items by responsible parties are listed in "Master Plan Rec-
ommendations & Action Items" on page 144 to help guide
the Plan’s implementation.
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This plan combines the most compelling ideas from the prior
sketch plans into one illustrative master plan.

General Design Goals:

+  Work within existing plot lines to ensure each proposed
development can be developed independently.

+ Incentivize small-scale, incremental development, in
keeping with the urban character, and market aspira-
tions of Bethel.

* Leverage development around the train station in its
current location, as the most fiscally conservative,and
realistic option.
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Connect the wetlands to the trains station and down-
town with a regional "bike destination and nature trail”.
Propose four at grade railroad crossings, two vehicu-
lar and two pedestrian ones, for necessary enhanced
street network.

Generally, infill buildings along streets to provide a
more consistent urban fabric along sidewalks.
“Implement a “Slow Zone” where cars will travel 20
miles per hour, slowed by a combination of placemak-
ing, thoughtful street design, and traffic enforcement.”
Align public infrastructure improvements to public de-
velopments
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KEY DESIGN IDEAS

Connect Paul St to Grassy Plains.

Build a civic green & street connection
from Elgin to Paul St.

Rezone properties to accommodate res-
idential development with enhanced ac-
cess to the open space network.

Line both sides of Diamond Ave with small-
er scale buildings & greater mix of compat-
ible uses and connect west across the rail
line to Durant.

Extend Farnum Hill to connect with Durant
Ave as a priority connection across the
tracks.

Connect Diamond Ave to Durant Ave as a
priority connection across the tracks.
Re-zone & re-development the storage fa-
cility property.

Work with the property owner to establish
a direct pedestrian connection across the
tracks, to the train station.

Convert Durant Ave into a pedestrian
friendly street.

Redevelop the Bishop Curtis Senior Hous-
ing into something with better form that
meets the street.

Connect Greenwood & School St with a
pedestrian passage, lined with small retail
shops.

. Line School St with incubator retail shops.
. Revitalize Greenwood Ave incrementally,

with buildings that front the street.

. Create shared parking.
. Implement a 'Slow Zone' and adopt.a 'Vi-

sion Zero' policy. (Slow. Zone in yellow)
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Design strategies for the west side are:

Connect Elgin Avenue north to Paul Street and continu-
ing to Grassy Plains Street at the intersection of Bain-
bridge Blvd.

Build at grade railroad crossing to connect Farnam Hill
to tie into Durant Avenue. A row of rear-loaded town-
houses could provide an attractive street front along
the Farnam Hill extension.

Rezone industrial parcels to accommodate medium
density residential developments comprised of a mix
of townhouses, 4 & 6-plex units and multi-family build-
ings.

Permit the redevelopment of lots on the south side of
Diamond Avenue to accommodate a small commercial
“work” component; such as live-works, in keeping with
the light industrial character of the area.
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Incentivize redevelopment on both sides of Diamond
Avenue and capitalize on its proximity to the train sta-
tion by providing compatibles uses and affordable
workplaces.

Build a civic intersection at Elgin Avenue and Paul
Street to create a formal green.

Redesign the intersection of Diamond Avenue and
Greenwood Avenue to a formal civic square, with at-
tractive building facades up against the sidewalk and
parking hidden in the back.

Provide an enhanced facade to the popular Bethel Cin-
ema building, fronting a newly formed green at the in-
tersection of Greenwood and Diamond Ave.
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Transform Durant Avenue into a vibrant street to:

Create a formal entry around a green to the train station
that is framed by mixed-use buildings along a green.
Line the parking lots and structures in the rear, along
the tracks to help deflect noise from the train away, and
shield the parking from the street.

Redevelop the Bishop Curtis Senior Housing site with
a series of buildings elegantly lining the street, and pro-
vide a usable open space at its entrance.

Encourage all properties to infill private development
along Durant Avenue with mixed-use, residential and
commercial buildings fronting the street, to enhance
the pedestrian and bicycling experience.

Provide the east-west pedestrian crossings as often as
feasible.

Propose a new, at grade, railroad crossing to connect
Diamond Avenue to Durant Avenue.

© 2016 DPZ PARTNERS

CONCEPT VISION PLANS
MASTER PLAN

IMPLEMENTATION IDEAS FOR THE EAST SIDE

Develop the Sympaug Brook wetlands area into a na-
ture park with elevated trails.

Redesign Durant Avenue as recommended in the "In-
frastructure & Transportation Needs" section of this
Report.

Urbanize Durant Ave by lining buildings along both
sides in and around the train station, with parking in
rear to also buffer from train noise.

Redevelop the bus depot site with multi-family court-
yard buildings. Retail at grade would activate Durant
Avenue.

Re-clad the Eaton facade terminating Durant Ave to
create a more formal entry and allow for the building to
expand along Durant Ave.

Allow for small incubator retail pavilions in front of the
CVS building, to partially shield the parking lot.
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I New Buildings Revitalize Greenwood Avenue into an economically thriving and excit-

@ Existing Buildings ing main street by following these recommendations:

(=3 Open Space * Incentivize redevelopment and re-use of buildings along Greenwood
1 Plazas Avenue through historic tax credits, revised zoning code to allow
= TOD Area Boundary small-scale buildings in keeping with the town center character, and a
H#H Metro North Rail Line retrofitted thoroughfare section.

+ Reorganize the rear-lot parking on both sides of Greenwood Avenue
to become common parking lots, with shared driveway cuts and alleys
where possible.

+ Revise zoning regulations to remove all impediments to small-scale,
incremental urban development.

+ Improve signage along Greenwood Ave to help wayfinding and ease
perceived traffic and parking problems.
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Il New Buildings School Street has historically held a promi-
[ Existing Buildings nent place in Bethel’s history with the Munic-
[ Open Space ipal Center, one of the most important town
[ Plazas buildings, facing it. Currently it is unbalanced
= TOD Area Boundary and slightly degraded as it is fronted by sur-
#H Metro North Rail Line face parking lots at the back of the commer-

cial buildings along Greenwood Avenue.

Provide a narrow, 20ft wide pedestrian
passage lined with small incubator retail
buildings on both sides should connect
Greenwood Avenue to School Street.
The passage should visually terminate
on the Municipal Center’s front portico.
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MASTER PLAN
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Consolidate individual parking lots into
one large parking area, fronted with liner
buildings that shield the parking, creat-
ing the higher quality attractive frontage
School Street deserves.

A potential location for a Bed and Break-
fast is suggested on the east side of the
Municipal green. This design proposes
shrinking the Municipal Center’s parking
lot, introducing a new street, lined with
townhouses. The Bed and Breakfast
would face this new street to provide
a fitting anchor on the east side of the
Center’s green.
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SUPPORTING PLAN ANALYSIS
MASTER PLAN

UNDERSTAND THE SCALE & CATCHMENT OF THE AREA

[ Existing Buildings

Il New Buildings

== TOD Area Boundary

HHH Metro North Rail Line

i Pedestrian & TOD Shed (5 & 10 minute walk)
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Neighborhood size is determined not by population, but by an
area wherein the majority of the residents are likely to walk to a
neighborhood square or center, which could contain a corner
store and a bus stop. The size is based upon %2 mile radii, which
represents the five-minute walk that a majority of people will
choose to walk before deciding to drive. The TOD area is twice
the scale, with transit users being willing to walk a %> mile radius
(a 10-minute walk) if conditions are right. The Town has the envi-
able benefit of already having the train station located within the
TOD shed of the downtown. The necessary amenities and criti-
cal mix of uses already exist in Bethel, so a primary focus should
be to improve the overall walkability of this TOD area, through
connecting streets and an enhanced pedestrian network.
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[ Existing Buildings The proposed designs for Bethel’'s TOD area princi-
Il New Buildings pally work with, and within existing property lines to
= Property Lines facilitate the implementation of this vision plan. In
) Areas which require collaboration a few instances, the coordination of multiple prop-
(property owners and/or municipality) erty owners may be required to ensure new streets
= TOD Area Boundary can fully connect as proposed, or public open space
HHH Metro North Rail Line can be provided where indicated. Where property
lines are aggregated, there is single ownership of the

property.

A Plan for Bethel | | 83


http://www.dpz.com

SUPPORTING PLAN ANALYSIS
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INCENTIVIZE REDEVELOPMENT
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Mariano Brothers Moving (8 Paul)

Gault Stone Outbuildings at (35 Paul)
Warehouse (13 Diamond)

Vacant Commercial (17 Diamond)

Bus Depot (11 Durant)

Bishop Curtis Homes (Simeon)

Perform Concrete (31 Durant)

Bethel Self Storage (96 Wooster)
Greenwood Plaza (208-216 Greenwood)
PT Barnum Square Plaza (104 Greenwood)

. Caraluzzi’s Rear Addition (98 Greenwood)
. Sunoco (82 Greenwood)
. JV Auto Sales (80 Greenwood)

. ~ e ——

[ Existing Buildings The red buildings are those that may be demolished when property
Il New Buildings owners decide to redevelop their properties following the design
I Affected Buildings of the vision plan. It is important to note that not a single building
= TOD Area Boundary will need to be demolished in order to accommodate new streets
w+HH Metro North Rail Line or provide new open spaces.
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PUBLIC REALM STRATEGIES
MASTER PLAN

PRIORITIZING THE PUBLIC REALM

The drawing on page 87 highlights an enhanced public realm and open space net-
work. It should be considered the principal amenity for residents and visitors alike,
and critical to a thriving downtown. One of the biggest challenges facing downtown
Bethel is the lack of a consistently good urban experience which is in large part due
to the quality of the public realm and in particular to the relationship between the
streets and their adjacent building frontages. Studies are now clear — the benefits
of walkable downtowns cannot be overstated. They spur economic development,
encourage social interaction, and by extension, strengthen community life, promote
a healthy lifestyle and improve the environment by lowering greenhouse emissions.
For downtown Bethel to become an attractive, walkable environment, significant im-
provements must be made to the public realm. That is principally the responsibility
of the public sector. In order to incentivize and continue to attract private investment
and revitalization efforts, public investment will need to be aligned to private devel-
opment. Such improvements are organized into four categories:

1. Complete streets to improve access, safety and comfort;
2. New streets to improve connectivity; and
3. An enhanced open space network.

4. Connections from east to west side of tracks.

COMPLETE STREETS

Most of the streets within the TOD area have to be retrofitted from those that exclu-
sively prioritize the flow of traffic to those that equally prioritize the requirements of
pedestrian and cyclists as well. This means a greater percentage of their right-of-
way is designated for pedestrians and cyclists to feel comfortable, safe and most
importantly, connected to other meaningful destinations.

Such measures involve targeted changes and retrofits within the existing curb-cuts
such as: widening sidewalks, reducing travel lanes, providing on-street parking, in-
troducing bicycle lanes, and adding trees. Different streets should be held to dif-
ferent urban standards depending on their primary function. If the street, such as
Greenwood Avenue or Durant Avenue is intended to be walkable, they should be
held to the highest level of frontage quality. Buildings along them should present a
continuous urban frontage to the street, sidewalks should be generous, harmonious
street furnishings, good lighting and parking, loading, utilities and trash equipment
should be concealed from view. On the other hand, if the street is principally intended
to carry traffic, such as Grassy Plains Street, they do not need to be held to such
rigorous urban design standards.
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MASTER PLAN

CONNECTED STREETS

Moreover, in addition to providing more “complete streets”, it is equally important to stitch to-
gether a connected, fine-grained network of streets and blocks to provide more connections
that encourage walking and cycling, alleviate congestion and improve access between the east
and west sides of the rail line. As a result, the circulation network has been laid out based on
the following criteria:

+  Connecting the west side to the east side of Bethel with a minimum of two additional ve-
hicular at-grade crossing, and three pedestrian crossings to greatly facilitate access to the
train station and incentivize the study area’s full potential as a TOD.

+  Extending existing streets to connect to the greater Bethel grid and avoid dead-end streets;
+  Minimizing impacts on private land and buildings for all new street dedications;

+ Repaving and completing the sidewalk network within the area as needed;

+  Designating the downtown area as a “slow zone”

+  Retrofitting streets in such as manner as to not impact on the right-of-way between the
curbs, such as introducing bike lanes;

+ Introducing a new pedestrian street to connect Greenwood Avenue and School Street;
+ Improving key intersections with higher grade pavers; and
+ Improving alley access behind Greenwood Avenue to improve loading and parking access.

OPEN SPACE NETWORK

Lastly, the existing open space network within the TOD area needs to be improved. The Sym-
paug Brook wetlands area is envisioned to be transformed into a nature park with elevated trails
that also connect to Bethel’s downtown while providing a passive recreational amenity for the
Town. A series of public spaces have also been distributed across downtown. They are:

+ A green at the intersection of Greenwood Avenue and Diamond Avenue to anchor the
neighborhood center, but also to provide a more direct connection to Elgin Street.

+ A square that now connects Elgin Street to Paul Street to alleviate the congestion along
Grassy Plains Street and also provide a play area for the new residences fronting it.

« Alinear park in front of the train station.
+  Pedestrian access corssing through/over wetlands.
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[ Civic Buildings
@ Plaza

[ Green Space
== Primary Frontage
= TOD Area Boundary
wH Metro North Rail Line
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PUBLIC REALM STRATEGIES
MASTER PLAN

CREATE NEW CONNECTIONS

mas Proposed Pedestrian Ways (6,396 ft.)
- Proposed Streets (*10,786 ft.)
== Discretionary Streets & Alleys
#8¢ Critical Rail Line Crossings
[ Existing Buildings
[ New Buildings
=== TOD Area Boundary
HHH Metro North Rail Line

* Combined length of new and discretionary
streets proposed
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New streets should be built in those locations where they create
the least amount of impact, where they are necessary to connect
interrupted streets, where they partially already exist, and where
they provide the greatest benefit to a more connected circulation
network. New streets and paths across the train tracks is critical
to tying the east and west sides together to fully encourage the
development of the TOD area to its full potential. This plan shows
where the most important new streets, pedestrian ways and critical
rail line crossings are.

Finally discretionary streets and alleys that aren't necessary to the
success of the plan but contribute to the vision are also suggested.

return to TOC
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As the community identified, the TOD area is currently un-
derserved by public open space. If additional residents are
going to move to downtown, a greater variety of open space
will be needed throughout.

The open spaces recommended are:

Improve Sympaug Brook wetlands area and transform
it into a nature park with trails extending to downtown;
A green at the intersection of Greenwood Avenue and
Diamond Avenue, where a new neighborhood center
should be;

A linear green facing the train station;

© 2016 DPZ PARTNERS

PUBLIC REALM STRATEGIES
MASTER PLAN

PROVIDE SCALES OF OPEN SPACE

N

Improve greens at all civic locations, including the
Bethel Library and Municipal Center;

Create semi-public open spaces for large-scale new
residential projects, including the future redevelopment
of the Bishop Curtis site, and along the extension of
Farnam Hill;

Convert the residential lot or abandon a portion of
Grand St to a playground or pocket park to provide
a needed transition buffer from the new multi-family
buildings recently added to the neighborhood; and
Enhance Dolan Plaza shopping center to include a
square.
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PHASING THE PUBLIC REALM STRATEGIES
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I Priority Phase 1 Three public infrastructure phases are proposed to prioritize the suggested im-
[ Priority Phase 2 provements. The list is long, varied and complex and some improvements are
™ Priority Phase 3 necessary while others are optional. All contribute towards a better public realm
= TOD Area Boundary however. Some of these improvements may be initiated and shouldered by the
wHH Metro North Rail Line private sector and happen opportunistically, while others may require a more di-

rect intervention by the Town. The Town will have to actively work and coordinate
with the public sector to take advantage of all options. Strategies include:

«  Acquire the parcels required for new streets;

+  Require property owners to provide dedications or easements for the new
streets for fair compensation;

+ Incentivize the construction of suggested improvements through a Public
Benefit Program that provides additional development capacity to develop-
ers in exchange for fees paid into a Public Benefit Fund. (See implementa-
tion strategies)

+  Develop other potential funding sources or tax credits (TIF, PPPs) to help pay
for the suggested improvements (See economic development strategies)
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Public realm improvements have been prioritized into
three phases to assist the Town in their efforts to direct
available funds to the most critical areas where the re-
sults would most immediately be felt.

Priority Phase 1 ltems:

Incentivize the pedestrian passage connecting
Greenwood to School St.

Develop rezoned properties closest to the train
station.

Build pedestrian connections across the rail line at
Dolan Plaza, the train station, and at the north end
of the site connecting to the open space.

Build vehicular connections, connecting Green-
wood, Elgin, and Paul st. as well as the extension
of Diamond to Durant.

Public realm and thoroughfare upgrades along
Greenwood Ave, specifically narrowing travel
lanes, adding on-street parking and widening side-
walks. See page 125.

Priority Phase 2 Items:

Public realm and thoroughfare upgrades along Du-
rant Ave between the train station south to Green-
wood Ave.

Public realm improvements along Schools St.
which include: sidewalk repair, parking consolida-
tion, and signage.

Continue public realm and thoroughfare upgrades
along Greenwood Ave, specifically narrowing travel
lanes, adding on-street parking and widening side-
walks. See page 125.

Continue public realm and thoroughfare upgrades
along Durant Ave., north of the train station.
Extend Farnum Hill north east across the rail line to
Durant Ave.
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Redevelopment along Diamond Ave
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MASTER PLAN CAPACITY & BUILDING MIX

MASTER PLAN

[ Single-Family & Duplex
[ Townhouse

[ Urban Villa & Multi-Family
I Live/Work, & Mixed Use*
= TOD Area Boundary

HHH Metro North Rail Line

* Includes incubator retail, maker space, etc.
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This diagram proposes one of many possible options in terms of
building type mix that is generally aligned to the 20-year build-out
capacity.

It is not the intention of this plan to designate specific locations for
certain building types as that should be left to market demand, zon-
ing, demographic changes and developer preferences. Rather, this
diagram is intended to highlight the importance of a mix, greater
densities around the train station, and how the form of the buildings
themselves address the street and shape space. The new zoning
regulations will provide property owners with the needed flexibility of
type, while also providing the community with a certain predictability
of form and character.



MASTER PLAN CAPACITY & BUILDING MIX
MASTER PLAN

Frontage (linear ft) Single-Family Duplex Townhouse Urt;g_"p;’::; Multi-Family Live/Work Mixed-Use Totals
Mix 5% 5% 40% 20% 17% 5% 8% 100%
Linear Frontage (ft) 864 864 6,909 3,455 2,936 864 1,382 17,273
Lot Width (ft) 72 72 24 72 100 24 100
# of Lots 12 12 288 48 29 36 14 439
Units/lot 1 2 1 6 10 1 10
# of Units 12 24 288 288 294 36 138 1,080
Retail s.f. (40’ depth) 34,546 55,273

The table above shows the possible mix of building types based
on the amount of linear frontage available for development in the
TOD area. The assignment of types of the master plan is based
on context, proximity to the train station, a build-out and infra-
structure capacity, developer plans for redevelopment, and the
potential rezoning of industrial properties.

Equally important, this build-out capacity for Bethel generally fol-
lows the market absorption recommendation of 966 +/- units over
a 20-year period, with an additional 72,000 sf +/- of retail. The ca-
pacity also takes into account the maximum capacity that the in-
frastructure can handle, restrained by sewer. The sewer capacities
are: 1,030 +/- residential units and 114,500 sf +/- of commercial.

Examples of suggested building types. From left to right: Townhouse, Urban Villa, Live-Work
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AT-GRADE CROSSING STUDY
MASTER PLAN

LOOK TO NATIONAL PRECEDENTS & STATISTICS

Park Ridge, IL

Pittsburgh, PA
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Work with CTDOT to permit additional at grade crossings

Safety concerns are legitimately cited as one of the greatest
impediments to the provision of additional at-grade cross-
ings. However, DOTs around the county are now more ag-
gressively reviewing safety through a larger lens that also
considers the revitalization opportunities that come from
complete streets and enhanced connectivity. Should the
Town pursue this track, a legislative act would be required
to approve additional at-grade crossings. CTDOT has in-
dicated that their willingness to even consider this option
would first be predicated on an adopted TOD master plan,
fully supported by the community.

Bethel's leadership should aggressively pursue this route as
soon as the Plan and Code are adopted.

Using safety alone to justify no additional crossings would
be seriously detrimental to the realization of the TOD area's
full potential as it is currently greatly hindered by the lack of
connectivity. Its' merits must be measured and evaluated
against all the benefits the master plan.

Additionally, evidence shows that the risk of death at cross-
ings (excluding suicides) is actually much lower than peo-
ple believe. The Table shown here extrapolates data from
across the US and demonstrates that there is a 1.7% risk of
a fatality over the next 25 years with two additional cross-
ings.

At-Grade Crossings in the US

At-Grade Crossings 38,000
Train Crossings per Day 212,000
Avg. Annual Deaths: at-Grade Crossings 270
Trains Crossing at-Grade Per Year 77,380,000
Chance of Crossing Fatality Per Crossing .000349%
Chanqe of Crossing Fatality at 2 Additional 17%
Crossings after 25 Years

Source: Federal Railroad Administration

return to TOC



AT-GRADE CROSSING STUDY
MASTER PLAN

PRIORITIZE RAIL CROSSINGS IN BETHEL

1. Greenwood Ave Crossing 2. South St Crossing

3. Taylor Ave Crossing 4. Great Pasture Crossing

The two closest at-grade crossings from the train station are
4] 1.1 miles apart. However, there are crossings within Bethel
that are less than 500 feet from each other. The two pro-
posed additional crossings, excluding pedestrian crossings,
are a minimum of 450 feet from each other. Connecticut has
many precedents for CTDOT to look at, where intersections
are more regularly spaced then conservatively shown here.
We recommend the noted crossings be coordinated with
CTDOT and implemented in the initial phase.

Bethel At-Grade Distance Between
Crossing Locations Crossings
1. Greenwood Ave 445 ft
2. South St 445 ft
3. Taylor Ave 430 ft
4. Great Pasture Rd 5,896 ft
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ENVISIONED CHARACTER
MASTER PLAN

DEVELOPING AROUND THE TRAIN STATION

View of the proposed infill develop-
ment around the train station, includ-
ing a variety of mixed use buildings,
multi-family buildings, small scale in-
cubators and parking liners. Durant
Ave is envisioned as a high-quali-
ty street with buildings close to the
sidewalk.
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ENVISIONED CHARACTER
MASTER PLAN

BUILD A 'SKINNY' STREET
; S 3 j]‘ v' /‘

A view down the proposed mid-
block pedestrian passage lined with
one-story incubator retail shops and
small restaurants. Envisioned as a
funky, lively passage, it connects two
main Town streets and dramatically
terminates onto the Municipal Cen-
ter’s entry portico.
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ENVISIONED CHARACTER
MASTER PLAN

USE PEDESTRIAN SCALED INTERSECTIONS

A rendering of a charming new res-
idential street surrounded by two
and three story buildings, connect-
ing west to Bainbridge Avenue. A
small civic roundabout punctuates
the street.

uolsuaixy 1S |ned
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ENVISIONED CHARACTER
MASTER PLAN

CELEBRATE THE OPEN SPACE & MAKE IT PUBLIC

A view of a pedestrian path running
along the edge of the enhanced
Sympaug Brook wetlands. It is el-
egantly fronted by townhouses and
small multi-family buildings.
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ENVISIONED CHARACTER
MASTER PLAN

REVITALIZE DIAMOND WITH COMPATIBLE USE & FORM
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View of the revitalization along Dia-
mond Ave, creating a cohesive front-
age of similar, compatible uses that
is pedestrian and bicycle friendly.

Diamond Ave

Farnam Hil
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REALIZING THE VISION
MASTER PLAN

TAX/ACRE THEORY & PRACTICE

Under normal conditions, acreage can change quite a bit depending on its location. Some acreage is
very valuable, other acreage is less valuable.

One might compare valuable and invaluable acreage to farming. On a farm, some of the land has high
amounts of organic matter and produces healthy and prodigious crops. Other land on the farm has
low amounts of organic matter, its soil is rocky. Such soil produces unhealthy crops and not much of
them. A farmer knows to set aside the rich soil for his most prodigious crop production, leave the poor
soil for least productive uses, and use the soil in between for its best use along a curve according to
shifting values of soil.

Like a farmer, a town has a finite amount of “fertile land" from which to raise revenues (“crops"). On
a farm, if the farmer wastes his most fertile land by letting it go fallow or placing inappropriate use
on it, and if his expenses remain constant, it will take 5,10, 50 times the amount of less fertile land to
make up the difference to meet the expenses, depending on how limited the amount of fertile land is.

The tax/acre numbers on the following pages demonstrate how property values, and therefore tax
revenues, increase as one proceeds from the edge to the center of town, with the town center having
the highest values. The tax/acre numbers also demonstrate how property size and the extent to which
buildings fill their properties have an even greater impact on values, and therefore on tax revenues,
with the smallest footprint properties/buildings contributing the highest value, and therefore tax rev-
enue.

Just as for the farmer, to let the most "fertile land" (the land with the highest potential “crop yield"/
acre) go fallow, and if its expenses remain constant, it will take 5,10, 50 (depending on how limited
the amount of "fertile land" is) times the amount of "infertile land" to make up the difference to meet
the expenses.

But then, if the crop yield on the "infertile land" isn’t sufficient to make up the difference from aban-
doning "fertile land,” the town (and the farmer) are left with no choice but to raise the price of their
smaller crop yield until expenses are covered. Trouble is, raising prices loses customers.

Compounding the value of land is the amount of land unused by the building on the land, say to make
room for parking or just setbacks from property lines, open space.

So why the fuss? It’s all about appropriateness.

The problem comes when a low tax/acre use gets “planted" on the most "fertile land,” wasting oppor-
tunity. It’s easy to see how lost opportunity effects farming, not so much for town-making, especially
when so confused by the automobile. But opportunity should be considered.

Of course, unlike the farmer, in addition to “crop yield,” the town has additional things to worry about,
such as enriching social capital, creating neighborhoods. Social capital works just like financial cap-
ital, and it’s second tier impact on financial value, but that’s another story.

How is this relevant to Bethel?

Bethel example: According to the Assessors Office (illustrated on the following page), the typical land
value for 5 acres is +$615,000, or $123,000/acre. If the property owner were to divide each acre into
30 plots, the simple math of dividing $123,00 20 ways yields land values of +$6,150/lot.

However, at such small sizes, the price/acre measurement no longer makes sense. It would be com-
pletely reasonable to sell such plots for a fixed price, say, $12,300 per plot. At 20 dwelling units per
acre the replatting favors townhouses.

Now let’s work the $12,300 small lot Bethel price backwards, up to 5 acres. 20 plots at $12,300 would
come to $246,000/acre. And 5 acres would come to $1,230,000. In other words the property owner
could make 200% on his land by simply re-platting. If he/she subdivided into 30 plots, they could
make 300%.
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MASTER PLAN

RE-PLANT FERTILE LAND

Tax / Acre Analysis

5 acre Durant Parcel Tax Study whole land value size (acre) $/acre # of Lots/acre $/lot Conclusion

Value Based on Large Land Parcel $615,000.00 5  $123,000.00 20 $6,150.00 Resultant $/lot is unrealistic - too low

Working based on the value of <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>