Norwalk Planning
and Municipal Fiscal
Impact Analysis:
Tax Assessment &
Feasibility Analysis

Conducted on behalf of Building and
Land Technology

March 23, 2020
Norwalk Planning Commission & Zoning Commission:
Goman+York Property Advisors have been retained by Building and Land Technology to assist
with an application for the proposed North 7 development project. Our role in this assignment is
to provide an expert witness report addressing the land use planning elements and municipal
fiscal impacts of the proposed applications and development project.
The following document provides a detailed analysis of the proposed development and our
review and findings. Most importantly, the report demonstrates that the proposed application
and development meets or exceeds the standards and requirements of the applicable City
regulations, and that the proposed development will have a net positive fiscal impact on the City
of Norwalk and local community.
We thank you for your time and consideration. If you have any questions or concerns regarding
this analysis and report, we will be available at the public hearing to address your questions.
Respectfully submitted,

R. Michael Goman, Principal
Goman+York

23 March 2020

Donald J. Poland, PhD, AICP
Planning Consultant
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SUMMARY OF FINDINGS
The following summary of findings is presented and described in detail in the following pages if this report:
• Zone Change Application: The proposed zone change from AAA (Residential) and B-2 (Commercial) to EO (Executive Office) is
consistent with the Comprehensive Plan of Zoning and does not conflict with Norwalk's 2008 Plan of Conservation and Development
and the 2019 Plan of Conservation and Development. .
• Master Plan/Special Permit Application: The proposed Master Plan/Special Permit application meets and exceeds the requirements
of Article 140, Section 118-1450 (Special Permits), and Subsection C (Standards for Special Permits).
• Site Plan Application: Following the special permit approval for the Master Plan, individual buildings will meet the standards for site
plan review and the Zoning Commission will have the opportunity to review each building for such compliance.
• Development Fees: The proposed North 7 development will generate approximately $2,428,753 in building and land use permitting
fees and approximately $1,304,000 in WPCA connection fees for a total of $3,732,753 in one-time development fees.
• Municipal Fiscal Impact and School District Enrollments: The proposed North 7 development will have a net positive fiscal impact on
the City of Norwalk, generating $3,278,392 more tax revenues than expenditures needed to provide education for the projected 91
new-to-district public-school enrollments, and more than enough to cover the costs of general government services provided to the
development.
• Economic Impact and Jobs: The proposed North 7 development will have net positive economic impacts on the community, creating
approximately 345 to 365 construction jobs, 62 permanent jobs, and between $5,951,416–$6,281,486 in new consumer spending per
year.
• Professional Opinion: It is our professional opinion that the proposed applications and development meet and exceed the standards
and requirements of the applicable regulations and that the applications should be approved.
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The Assignment
Goman+York was retained to prepare a municipal fiscal and economic impact analysis for the proposed North 7 Development. This
assignment includes the following:
•

Analysis of current tax revenues from the existing site(s).

•

Analysis of the potential taxes to be generated by the redeveloped site after construction is completed.

•

Review of the City of Norwalk budget, revenue, mill rate, Board of Education budget, per pupil spending, and other related fiscal
information required to provide a municipal fiscal impact assessment.

•

Review of the land use permitting process, regulatory requirements, and permitting fees (such as zoning change application fees, site
plan application fees, zoning permit fees, building permit fees, sewer/water connection and service fees).

•

Delivery of a report documenting and discussing the municipal fiscal impacts of the proposed development—including the proposed
application's conformance with the land use approval requirements.

23 March 2020
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Site Overview

23 March 2020
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Proposed North 7 Development
Planning & Municipal Fiscal Impact Report
Conducted on behalf of
Building and Land Technology

Project Summary
The proposed North 7 Development consists of 1,303 apartment rental units and approximately 27,865 square feet of retail space. The
units are planned to be distributed throughout 8 buildings in Norwalk, Connecticut. The parcels are located on the west side of Glover
Avenue, between Glover and the Route 7 Expressway. The proposed development of 12 parcels totaling approximately 16.996 acres. The
area/parcels are zoned AAA (Residential), B-2 (Commercial), and EO (Executive Office). A proposed zone change to EO (Executive Office)
is being requested along with a Master Plan approval to allow a mixed-use development.
The proposed residential housing units are as follows:
1-bedroom units: 456 (35%)
2-bedroom units: 782 (60%)
3-bedroom units: 65 (5%)

23 March 2020
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Section I. Planning & Land Use

SECTION I. Planning & Land Use Application Assessments and Findings
ZONE CHANGE APPLICATION
Norwalk’s Comprehensive Plan of Zoning:
The Comprehensive Plan of Zoning consists of the zoning regulations and zoning map as a collective document that sets forth the
community’s future development plan. Said comprehensive plan of zoning provides the community with a reasonable expectation for the
present and future use of land within given districts. Recognizing that communities evolve and change over time the Commission can
accommodate change through amendments to the comprehensive plan of zoning. Such changes should be reasonable in nature and
should not drastically change the character of an existing district or neighborhood or be contrary to the reasonable expectations of
property owners. The proposed zone change from AAA (Residential) and B-2 (Commercial) to EO (Executive Office) is a reasonable
change to the Comprehensive Plan of Zoning. The EO (Executive Office) Zone already includes portions of the 16.996-acre development
parcel(s) as well as significant other properties that have been developed with large scale improvements such as Merritt 7, The Towers at
Merritt on the River, and the Grist Mill Village. The general area and proposed development parcels are characterized by a mixture of
zones and uses, including commercial, industrial, and residential. Therefore, such a zone change is not a drastic or unreasonable change
in policy or development patterns for this area of Norwalk.
Norwalk’s Plan of Conservation and Development:
The Plan of Conservation and Development is an advisory policy document that allows a community to plan for future growth,
development, and conservation and how the City of Norwalk will accommodate and meet the ever-changing needs of the community
over time. The Planning and Zoning Commission is required by Section 8-3a of the Connecticut General Statutes to consider the policies
of the Plan when hearing a request for a zone change. As part of our analysis, we reviewed the 2019 Norwalk Plan of Conservation and
Development (POCD). The 2019 POCD comprehensive planning document focused on numerous planning, land use, and development
topics that provide a good sense of what the Norwalk community wants for the future of Norwalk. Our comprehensive review of the
2019 POCD reveals that this proposed North 7 development is not inconsistent (strict consistency is not a reasonable approach or
standard considering the wide scope and topic of the Plan) with Norwalk's Plan of Conservation and Development. The proposed North 7
development does not conflict with any of the primary themes or objectives of the Plan. More important, the North 7 development is
consistent with many of the planning themes and character of community that focus on mixed-use, transited oriented development, and
further creating a live, work, play environment in Norwalk.
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SECTION I. Planning & Land Use Application Assessments and Findings
MASTER PLAN SPECIAL PERMIT APPLICATION
When considering an application for special permit, the Planning and Zoning Commission must determine that:
1. the proposed use of the property is expressly permitted under the zoning regulations,
2. the standards in the regulations are satisfied, and,
3. any conditions necessary to protect public health, safety, convenience and property values as provided by Section 8-2 of the
Connecticut General Statutes.
The proposed application for a Master Plan/Special Permit to allow 1,303 apartment rental units and approximately 27,865 square feet of
retail space complies with all three of three of the considerations noted above.
Regarding item one above, that the proposed use of the property is expressly permitted under the Executive Office zoning district—a
proposed zone change that is consistent with Comprehensive Plan of Zoning (as discussed above).
Regarding item three above, there are no issues that rise to the level of concerns with public health, safety, convenience, and property
values that would warrant conditions. In fact, the proposed North 7 mixed-use development will benefit the public health, safety,
convenience, and property values of the area through the redevelopment of properties that are in much need of investment and
improvement. The following pages address the standards established in Article 140, Section 118-1450 (Special Permits), and Subsection C
(Standards for Special Permits) of the Zoning Regulations and demonstrate that this application satisfies the Standards for Special
Permits.

23 March 2020
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITERIA (Article 140, Section 118-1450.C)
(1) In granting a Special permit, the Commission may attach reasonable conditions and safeguards as it deems necessary to protect the
general health, safety, welfare and property values of the neighborhood, including but not limited to, requiring additional screening of
lights and parking areas, limiting the hours of operation, requiring the redesign of buildings, and similar types of safeguards or
conditions.
A Special Permit may be granted after determination by the Commission that the proposed use or structure is in harmony with the
general purpose and intent of these regulations and after consideration of the following conditions where applicable:
(a) The density of use and bulk of buildings.
(b) "Stable traffic flow" shall mean that site-generated traffic shall not adversely affect pedestrian or vehicular safety, conflict with
the pattern of highway circulation or increase traffic congestion to a level of service (LOS) considered unacceptable by the
Commission. The Commission shall not approve developments which fail to maintain stable traffic flow unless provision has been
made for the improvement of inadequate conditions.
(c) Availability of mass transit facilities and provision of sidewalks, with a minimum clearance of five (5) feet without obstructions.
(d) Availability and compatibility of utilities.
(e) Adverse impact from noise, odor, fumes, dust and artificial lighting.
(f) Signs of size and design that are in harmony with the neighborhood.
(g) Adequacy of yards and open space, screening and buffering.
(h) Impact on neighborhood properties, as compared to uses and structures permitted as a matter of right.
(i) Existing land use in the area.
(j) Proximity of community facilities.
(k) Compliance with the Zoning Code and Plan of Conservation and Development.
(l) Conservation of wetlands, watercourses and other ecologically valuable lands.
(m) No zoning violation exists on the property.
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITERIA (Article 140, Section 118-1450.C)
The proposed North 7 mixed-use development satisfies (meets and exceeds) the Standards for Special Permit, as explained below:
a) The density of use and bulk of buildings:
The density of use and bulk of buildings are consistent with the densities, uses, massing, and intensity of development
typically included in mixed-use and transit-oriented developments. The density, massing, and intensity of the proposed North
7 development are consistent with the density, massing, and intensity of development on neighboring parcels between Glover
Avenue and Main Avenue. Most important, North 7 is buffered by Route 7 from lower density development to the west.
b) Stable traffic flow:
The proposed North 7 development is designed to maintain stable traffic flow, as defined in the zoning regulations. Based on
the size of the proposed development and number of parking spaces, the development will require review and approval by
the Office of the State Traffic Authority (OSTA). In addition, traffic studies will be provided as part of site plan applications.
c) Availability of mass transit facilities and provision of sidewalks:
The North 7 development is adjacent to the Metro North Danbury Line station and proposed pedestrian walkways will provide
connections to the station. In addition, the Wheels bus system operated by the Norwalk Transit District provides regular
service along Glover Avenue—with additional peak-hour service—that provides access to the South Norwalk Train Station.
d) Availability and compatibility of utilities:
The North 7 mixed-use development will be serviced by adequate public utilities for sewer, water, electric, gas, cable, and
internet connections.
e) Adverse impact from noise, odor, fumes, dust and artificial lighting:
Mixed-use residential apartment and retail developments do not typically omit odors, fumes, dust, or create unreasonable
noise. In addition, a comprehensive illumination study/plan will be provided as part of the site plan permitting process that
requires lighting to be designed in such a way that it "will not adversely affect any abutting property, street or navigable
waterway (Section 118-1451, Zoning Regulations).
f) Signs of size and design that are in harmony with the neighborhood:
A comprehensive signage plan to provide consistency is part of the Master Plan documentations. Further, individual signage
for specific buildings will be addressed during the site plan applications as required by the sign provisions of Zoning
Regulations.

23 March 2020
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITERIA (Article 140, Section 118-1450.C)
The proposed North 7 mixed-use development satisfies (meets and exceeds) the Standards for Special Permit, as explained below:
(g) Adequacy of yards and open space, screening and buffering:
The concept plans and master plan depict ample yards and open spaces as part of the overall development. The final site plan
application will demonstrate adequate yards, open, screening, and buffering.
(h) Impact on neighborhood properties, as compared to uses and structures permitted as a matter of right:
The impact on neighborhood properties are no different than the uses and structures permitted as-of-right in the EO
(Executive Office) zoning. For example, large office buildings, hotels, and retail uses and structures—like those along Main
Avenue—are allowed as-of-right in the zone. In addition, manufacturing uses are also allowed with in the zone. The proposed
residential use and small amount of commercial retail uses will be less intense than the existing uses along Main Avenue.
(I) Existing land use in the area:
The general area has a mixture of medium- to high-density residential and commercial offices. These include apartment, office,
retail, service, and structured parking uses of similar density and intensity to the proposed North 7 mixed-use development.
(j) Proximity of community facilities:
The proposed North 7 development is centrally located with access to Main Avenue and Route Seven, and train access and bus
access on the Wheels bus system providing easy access to community facilities throughout Norwalk and beyond. The Norwalk
River Valley Trail system which, when completed will provide recreational access from Norwalk and Danbury, runs past the
proposed development.
(k) Compliance with the Zoning Code and Plan of Conservation and Development:
The proposed master plan is generally compliant with the Norwalk Zoning Regulations and if approved, the site plan will
demonstrate strict compliance with the zoning requirements. See the Zone Change discussion above for Plan compliance.
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITERIA (Article 140, Section 118-1450.C)
The proposed North 7 mixed-use development satisfies (meets and exceeds) the Standards for Special Permit, as explained below:
(l) Conservation of wetlands, watercourses and other ecologically valuable lands:
This report does not include an assessment and findings related to wetlands and watercourse. However, each site plan
submission for a building proximate to the wetlands and watercourse will be filed with the Wetlands Commission and there is
no reason to believe it will not be compliant with the wetland and watercourse requirements. Further, the Master Plan
contemplates an upland buffer of approximately 75 feet from the wetlands and watercourse, where currently paved parking
areas exist within 5 feet of those sensitive areas.
(m) No zoning violation exists on the property:
We are unaware of any existing zoning violations; however, we would expect that the proposed development would resolve
any such violations, should they exist.
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITERIA (continued)
Neighborhood Impacts and Property Value
The Standards for Special Permit criteria references neighborhood impacts and the need to not negatively impact area properties. Those
opposed to land use applications often claim the said development will negatively impact neighboring property values. Therefore, we
want to address this common concern and claim.
Concerns over the impact of new development (commercial or residential) are all too common in land use planning and the land use
approval process. In fact, one of the foundational concepts of zoning is that “such regulations shall be made with reasonable
consideration…to the character of the district…with a view to conserving the value of buildings” (Zoning Enabling Act, 1921). The concept
of a view to conserving the value of buildings needs to be contextualized to the time when it was written and the problems that zoning
was designed to solve. The context was the harsh conditions of the industrial city and the lack of regulatory provisions to deal with
incompatible uses and the negative consequences of proximity.
In addition to the character of the district and conserving the value of buildings, zoning was intended to protect us from fire, panic, and
other dangers, conditions that no longer threaten us in the ways they did in the 1920s industrial city. Simply stated, zoning has
successfully solved the problem of the industrial city and has created stability and predictability in land markets (property value).
Therefore, today, the way in which we need to conceptualize the character of the district and conserve the value of buildings has
changed. That is, the dissimilarity in uses has been reduced. In addition, the negative impacts of proximate property have been reduced
to the most undesirable land uses. For example, undesirable land uses such as airports, landfills, superfund sites, etc. and their impact on
residential and other proximate uses have been extensively studied and documented (Bell, 1998, 2001; Findlay and Phillips, 1991; Cartee,
1989; Hurd, 2002; Simons, 1997).
However, such concerns and claims of the negative impact created by dissimilar uses have persisted, especially when new development
(commercial or residential) is proposed proximate to existing residential properties. It has even become common to hear claims that new
residential development will negatively impact the value of proximate residential properties. For example, it is now common in the land
use approval process to hear claims that new residential development (especially multi-family housing and affordable housing) will
negatively impact the value of existing and proximate residential properties.

23 March 2020
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SECTION I. Planning & Land Use Application Assessments and Findings
STANDARDS FOR SPECIAL PERMIT CRITRERIA (continued)
Academic research has shown that such claims are not substantiated. A comprehensive longitudinal study by MIT of 7 high-density
affordable housing developments adjacent to medium- and low-density single-family residential areas in 6 communities spread across
the Boston Metropolitan Area found no negative impacts on single-family residential property values (Pollakowski, et. al, 2005).
Based on our professional experience in the areas of neighborhood reinvestment, housing market analysis, and land use planning, we
offer the same conclusions as the above noted academic research. New development, specifically new multi-family residential
development does not negatively impact proximate residential properties. In fact, we don’t need academic research to substantiate such
a finding, because if this were the case—new residential development harmed the value of existing and proximate properties—then a
community such as Norwalk would be in a perpetual cycle of property value decline with each new residential development approved
and constructed.
The fact is, residential property values are influenced by demand drivers (job, population, and household growth), property maintenance
(of existing properties), location (within the regional housing market), and the amenities of place (access to shopping, places of work,
quality of life, and community services and taxes). In metropolitan Fairfield County, it is the demand drivers—job and population growth
that effect property value. In Norwalk, it is jobs and the amenities of place (access to Metro North and NYC, quality of life, and highquality community services) that drive property values. Therefore, we are confident that the proposed North 7 development will not
have any negative impacts on neighborhood property value. In fact, we are confident that the large investment, the creation of amenities
(neighborhood retail, walking trails, open space, etc.), and the removal of old buildings on Glover Avenue will enhance the desirability of
the neighborhood, and therefore, will positively affect the value of neighborhood properties. Also, proximity of quality house near
employment nodes (i.e. Merritt 7) will enhance the desirability of those office buildings for potential employers and tenants.

23 March 2020
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Section II. Demographic Trends

SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE
The Demand Drivers of Public-School Age Children & Enrollments
• Socio-economics and public-school age children:
• As wealth & education increase, the number of children per family decrease.
• As our economy transitioned from an agrarian economy (pre-1830s) to an industrial economy (post 1850s), family size
decreased—wealth & education increased.
• As our economy transitioned from an industrial economy to a service-oriented economy (post 1950s), family size has
continually decreased as wealth & education continue to increase.
• Demographic structure and public-school age children:
• As the population of a place (country, state, or town) ages, the number of children decreases.
• Households, housing, and public-school age children:
• While the number of children per household/family-household continue to decline, overall growth in households/population
can increase the number of public-school age children.
Demographic Transition Model
•
•

•

•

Stage one (preindustrial/pre-agricultural)
•
Crude birth/death rate high
•
Fragile, but stable, population
Stage two (improved agriculture/medicine)
•
Lower death rates
•
Infant mortality rate falls
•
Natural increase very high
Stage three (attitudes change)
•
Indicative of richer developed countries
•
Higher standards of living/education
•
Crude birth rate finally falls
Stage four
•
Crude birth/death rates low
•
Population stable
•
Populations aging

23 March 2020

The demographic transition model explains the evolution of
population structure that result from increases in wealth,
education, and technological advancements. Norwalk is a Stage
Four low-growth community that is aging and will benefit from
new residential development and young families.
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SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE
Population Pyramids & Population Structure

Top Left: Haiti 2010, for
example, is in Stage One of
the demographic transition
model—few older and many
younger persons.
Top Right: U.S. 2010 is in Stage
Four of the demographic
transition model—longer life
expectancy and fewer young
persons.
Bottom Left: U.S. 1980 shows the
start of the transition from rapid
growth to the stabilization.
Bottom Right: United States 2013
shows stable population
structure—Stage Four of the
demographic transition model.

23 March 2020
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SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE
Demographic Trends - Age
• Median Age:
• U.S. 1970 = 28.1
• U.S. 2016 = 37.7
• CT 2016 = 40.6
• Norwalk 2018 = 39.4
Median Age: The increase from
1970 to 2016 U.S. median age
clearly shows that we (the U.S.) are
aging—Stage IV in the
Demographic Transition Model.
Most notable, Connecticut and
Norwalk are also aging and older
than the U.S. From a demographic
perspective, this is problematic—
higher median age signifies socioeconomic stagnation. Norwalk’s
median age of 39.4 is slightly
younger than the State but will
continue to increase if Norwalk
does not attract younger
households and families with
children.
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SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE

Demographic Trends – Household
Structure
•

‘Traditional’ households are in decline.

•

Time to wave goodbye to the Cleaver’s
as the typical household.

•

Household size has been declining for
decades.

23 March 2020
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SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE

From 1970 to 2012 Married Couples
Households with Children declined from
40.3% to 19.6% of total Households. This
demographic shift in our household/family
structure is mirrored by our popular
culture—TV shows. Non-traditional
households are creating demand for multifamily residential housing and an overall
greater diversity in housing.
23 March 2020
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SECTION II. Demographic Trends
DEMOGRAPHIC STRUCTURE
Connecticut Trends – Demographics & SocioEconomics
•

We are a slow growth state—stagnant job growth &
very slow population growth since 1990

•

Our age structure is rapidly shifting older

•

In-migration—our source of future growth—is
negative but for foreign immigration

•

Over the next decade the most rapid growth in CT will
be ages 55-74

•

Decline in the 35-44 age segment is projected to be
deeper than the U.S.

•

A drop in the 35-54 age segment may make it harder
for employers to find workers

•

Age 55+ households spend, on average, half as much
in stores as those 25-44

•

CT Single-family detached housing permits (top right
graph) have declined as much as 90% since the 1980s

Plan of Conservation & Development (POCD):
Our demographic findings mirror the findings of
Norwalk POCD. For example, the POCD explains:
"The traditional household of a married couple
with their own children makes up only 19% of
Norwalk households. Nearly a third of Norwalk
households contain one person, making up most
of the “non-family” households" (Page, 29).
23 March 2020

State Housing & Education Characteristics
•
1.49 million total housing units
•
67.3% owner occupied
•
58.4% 3+ bedrooms
•
0.364 Enrolled pupils/housing unit
If Connecticut and communities like Norwalk are to remain
socially and economically competitive, then as a State and
local communities, we need to embrace growth, development,
young professionals, young families, and a greater diversity in
housing
23

Section III. Municipal Fiscal
Impacts & Public-School Age
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
NORWALK EXISTING HOUSING, PSAC, & ENROLLMENTS
Housing Units – Households – Bedrooms – PSAC Estimates – Actual Enrollments
Bedrooms
Existing Units
No bedrooms
936 (2.7%)
1 bedroom
5,135 (14.6%)
2 bedrooms
10,716 (30.5%)
3 bedrooms
10,874 (30.9%)
4 bedrooms
5,982 (17.0%)
5 or more bedrooms
1,525 (4.3)
Total
35,168

Rutgers Multipliers
0.04
0.04
0.25
0.51
0.95
1.04
[0.45]

PSAC
37.4
205.4
2679
5,545.7
5682.9
1586
15,736

Note: The above calculations include all housing types/tenure. The proposed aparments
typically result in fewer public-school enrollments, as will be show on the following pages.

Household Type & Age of
Households
Family households
Married-couple family
Other family
Nonfamily households
Householder living alone
Householder not living
alone

Occupied
Units
66.5%
47.6%
18.8%
33.5%
27.4%
6.1%

Owner
Units
72.9%
59.4%
13.5%
27.1%
23.1%
4.0%

Rental
Units
56.4%
29.2%
27.2%
43.6%
34.1%
9.5%

Findings
Top Left: The Rutgers Multipliers are
applied to Norwalk’s existing housing
stock. Based on the multipliers, Norwalk’s
housing should generate 15,736 PSAC (or
0.45 PSAC per housing unit). That is 4,238
more PSAC than Norwalk’s 2019 public
school enrollment (11,716 PSEC or 0.33
PSEC per housing unit).
The actual Norwalk Public School
enrollment of 0.33 students per housing
unit is 73% (0.73) of the enrollments
projected by the Rutgers Multipliers.

•
•

Norwalk School Enrollments
2019 Enrolled Pupils (11,716) per
Total Housing Unit (35,168) = 0.33
2018 Enrolled Pupils (11,716) per
Occupied Housing Unit (33,184) or
Household = 0.35

Source: U.S. Census 2016 American Fact-Finder

23 March 2020
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
NORWALK EXISTING HOUSING, PSAC, & ENROLLMENTS
Rutgers PSAC Children Multipliers & North 7
Multi-Family Units

456 (35%)
782 (60%)
65 (5%)
Total 1,303 Units

Bedrooms

1
2
3
2,174

Rutgers Multipliers

0.04
0.25
0.51
[0.19]

PSAC

18.24
195.50
33.15
246.89

•

Norwalk Enrollments & PSAC
2018 Enrolled Pupils (11,716) per Total Housing
Unit (35,168) = 0.33

•

2018 Enrolled Pupils (11,716) per Occupied
Housing Unit (33,184) = 0.35

•

The projected enrollments for 1,303 multifamily housing units at North 7 based on the
Rutgers Multipliers = 247 PSAC (or 0.19/Unit)

Source: The Rutgers University, Center for Urban Policy Research “Residential Demographic Multipliers - Connecticut” are
derived from the 2000 U.S. Census. The data, differentiated by housing type, housing size, housing price, and housing
tenure, have been found by Rutgers to be associated with statistically significant differences in Household Size, SchoolAge Children, and Public School-Age Children. The multipliers are calculated for new housing, defined as units
enumerated in the 2000 Census and built from 1990-2000. Household size has continued to decline, and household
structure has continued shift away from the ‘traditional family’ since 2000. Therefore, it is our opinion that Rutgers
Multipliers are still relevant today.
Norwalk Plan of Conservation and Development (POCD): Our finding are like those of the Norwalk POCD. It has been
our experience that the Rutgers Multiplies result in projects that run higher than actual enrollments. This why we make
adjustments that are explained on the following pages.
23 March 2020
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
NORWALK EXISTING HOUSING, PSAC, & ENROLLMENTS
Adjustment of Rutgers Multipliers for North 7
Multi-Family Units
456 (35%)
782 (60%)
66 (5%)
1,303 Units

Bedrooms
1
2
3
2,218

Rutgers Multipliers
0.04
0.25
0.51
[0.19]

PSAC
18.24
195.50
33.15
246.89

Adjustment
0.73
0.73
0.73
0.73

PSEC
13.32
142.72
24.20
180.24

Norwalk Existing Housing and Enrollment Adjustment: The Rutgers Multipliers applied to Norwalk’s existing housing
stock (Page 27) projected that Norwalk’s 35,168 housing units would generate 15,736 PSAC (0.45 pupils/housing unit)
or 4,238 more public school enrollments than Norwalk’s actual 2019 enrollments (11,716 pupils or 0.33
pupils/housing unit). To account for the difference between the Rutgers Multipliers and Norwalk’s actual enrollments
per housing unit, the projected PSAC are reduced by an adjustment factor of 73% (or 0.73). With this adjustment, we
estimate that the 1,303 proposed housing units will produce 181 PSEC (or 0.14/unit).
New-to-District Adjustment: Our experience and research has shown that most of the public-school enrollments
projected for new multi-family developments are the result of a redistribution of student already enrolled in the local
school district. In fact, we find that only about 25% of the enrollments from new multi-family development are new
to the school district. Therefore, we estimate that only about 45 of the 181 projected enrollments in the North 7
development will be new to the district. Recognizing that with the rental shift of family-households (households with
enrolled students moving to North 7), that new enrollments may backfill into their prior housing unit. Therefore, we
conservatively estimate new enrollments up from 25% to 50% or 91 PSEC (or 0.07/unit).
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
MUCICIPAL FISCAL IMPACTS

Norwalk Budget, Grand List, Education Spending

•

Norwalk Budget Information FY 2018/19
City:

$354,063,398

Intergovernmental Funds:

$16,969,715 (4.79%)

Board of Education:

$190,494,217 (53.8% City

Budget)
Non-Local Education Funding:

30,480,000 approx. (16%)

Mill Rate:

26.605

Norwalk 2018-19 Operating Budget

23 March 2020

Norwalk Budget Considerations
Approximately 16% ($30,479,075) of Norwalk’s
Board of Education budget (revenues) come from
sources other than local taxes and fees (i.e. State &
Grants).

•

The Norwalk BOE Budget of $190,494,217 divided by
11,498 pupils (2018 enrollments) equals
approximately $16,981 in per pupil spending.

•

$16,981 in per pupil spending adjusted to account for
the non-local revenue sources (16% or of total or
$16,981 x 0.84) equals approximately $14,264 in local
per pupil spending (or cost).

Norwalk 2018-19 Approved Tax Rates
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
MUCICIPAL FISCAL IMPACTS

North 7 - Estimated Real Estate Property Value and Tax Revenue Per Year
North 7 Development
Cost
1,303 Units @
$150,000/Unit
27,865sf. @ $200/sf.
2,154 Parking Spaces @
$25,000/space
Total

Estimated
Value
$195,450,000

Assessment

Assessed Value

Mill Rate

Taxes/Year

70%

$136,815,000

23.315

$3,189,841

$5,573,000
$53,850,000

70%
70%

$3,901,100
$37,695,000

23.315
23.315

$90,954
$878,858

$254,873,000

70%

$178,411,100

23.315

$4,159,653

Estimated Motor Vehicle Property Tax Revenue
Motor Vehicles
1
1,599

Assessed Value Mill Rate
$8,500
30.543
$13,591,500
30.543

Taxes/Year
$259.61
$415,125

North 7 – Taxes Per Year
Real Property Taxes: $4,159,653
Motor Vehicle Taxes:

$415,125

Total Taxes/Year:

$4,574,778

Source: Real property value based on developer preliminary pro-forma and construction cost/value for the housing
units, commercial space, and parking structures. Assessment (70%) and assessed value based on CT State Law and
City of Norwalk Assessment practices. Motor vehicle assessed value and taxes based on City of Norwalk Motor
Vehicle Mill Rate and our research into the average assessed value of motor vehicles in Connecticut communities.
Mill Rate based on City of Norwalk Budget (2019/20).
23 March 2020
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
MUCICIPAL FISCAL IMPACTS – North 7
Estimated Education Cost Vs Tax Revenue (Fiscal Impact)
Education Costs
Projected Public School Enrolled Children
Projected New-to-District Enrollments
Local Per Pupil Education Cost
Local Cost of 91 New Pupils Per Year

= 181 (0.14/unit)
= 91 (0.07/unit)
= $14,264
= $1,296,386

Tax Revenue
Real Property Taxes Per Year
Motor Vehicle Property Taxes Per Year
Total Taxes Per Year
Education Costs Per Year
Positive Municipal Fiscal Impact

= $4,159,653
= $415,125
= $4,574,778
= [$1,296,386]
= $3,278,392

Municipal Fiscal Impacts
The fiscal impact calculations focus on the
education cost reveal that the development will
generate $3,278,392 more in tax revenue than
potential education costs. The $3,278,392 in
positive tax revenue will be more than enough
to cover general government services required
by the North 7 development—especially since
the development will not create any new roads
and other facilities to be maintained by the
City.

Norwalk Public School District Enrollments 2011/12 to 2018/19
Enrollments have increased from 11,079 to 11,498 (+419 pupils).* While it is common for communities to view
increase in school enrollments as a possible fiscal negative, from a demographic and economic perspective it is
positive to have increasing enrollments. In addition, adding 91 new-to-district pupils across 13 grades (7 students per
grade) should not have a significant impact on staffing/facilities and should be absorbed at a cost per student well
below the $14,264 cost per pupil.
* Note: For the 2019-2020 school year, enrollments increased to 11,716. However, per pupil spending declined to $14,063.
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SECTION III. Municipal Fiscal Impacts
Land Use Permitting Fees – Planning, Zoning, Building, and WPCA
Permitting Fees and Revenue

The following table provides summary estimates of the one-time permitting fees and revenues that will be generated through the
construction of the proposed North 7 development. Based on our analysis and the estimated permitting and connection fees above, the
proposed North 7 development will also generate approximately $2,428,753 in building and land use permitting fees and approximately
$1,304,000 in WPCA connection fees for a total of $3,732,753 in one-time development fees.

One-Time Development Related Revenues – Estimated Permit and WPCA Fees
Permit Fees
Building Permits
Land Use Commission Permits
Zoning & CO Permits - Residential
Zoning & CO Permits - Commercial
WPCA Connection Fees
Total One-Time Development Fees

Rate
$16.26 per $1,000 construction cost
$560 Zone Change + $410 Special Permit
$300 + $50/unit
$300 + $75/1,000 Sq. Ft. Over 3,000 Sq. Ft.
$163,000/meter/building connection

Base
$145,224,950
--1,279 Units
27,860 Sq. Ft.
8 meters

Total
$2,361,358
$970
$64,250
$2,175
$1,304,000
$3,732,753

Note: Permit fees are based on 65% of total project cost to estimate the adjustment for project cost not included in building permit.
Actual cost for calculating the building permit fees may differ at time of application.
WPCA User Fee: Sewer use for multi-family development are bills at a rate of $335 per year per unit ($335 x 1,303 = $436,505).
Commercial/retail connection fees are based on flow/water use. We estimate the 27,860 square feet of commercial/retail space will
conservatively pay approximately $5,804.40 per year in user fees. Therefore, the North 7 development would pay approximately
$442,309 in yearly user fees to the WPCA in addition to the one-time connection fees.
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
MUCICIPAL FISCAL IMPACTS
North 7 Economic Impacts – Jobs & Consumer Spending
Construction Jobs:
The construction of 1,303 housing units, 27,865 square feet of retail space, and the associated infrastructure will generate construction
jobs (direct on-site jobs and in-direct supply chain jobs). Economic impact studies, based on job creation multipliers, indicate that
approximately 0.68 jobs are created per new housing unit constructed (Burchell, et al, 1994; Burchell and Listokin, 1978, 1985, 1994).
This equals 783-826 jobs for the 1,303 proposed housing units at a 90-95% assumed occupancy rate. Based on our experience and
concerns with economic impact studies overestimating impacts, we are more comfortable with a conservative estimate of 0.30 jobs per
new housing unit or a total of 345-365 direct and in-direct jobs to be created, with the same occupancy assumptions.

Permanent Jobs:
Commercial retail space generates approximately 1 job for every 450 square feet of space. Based on the proposed 27,865 square feet of
retail space we estimate that approximately 62 permanent jobs will be created by the retail space.

Consumer Spending:

Consumer spending is another way to think about the indirect economic impacts of new housing. Government reports and other studies
consistently show that between 25% and 35% of household income is available for discretionary spending. Utilizing Norwalk’s median
household income of $81,250, 25% discretionary spending would equal $20,312 per household. Assuming 25% ($5,078) of disposable
income is to be spent locally, the 1,303 new units, at a 90-95% occupancy rate, will result in $5,951,416–$6,281,486 in new local
consumer spending per year.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2018 converted Census 2000 data into 2010 geography.
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SECTION III. Municipal Fiscal Impacts & Public-School Age Children & PublicSchool Enrollments
MUCICIPAL FISCAL IMPACTS
North 7 Planning & Fiscal Impacts
Conclusions:
•

The proposed zone change application is consistent with the Norwalk Comprehensive Plan of Zoning and does not conflict with the
policies and recommendations of the 2019 Plan of Conservation and Development.

•

The proposed Special Permit/Master Plan application satisfies (meets and exceeds) the Standards for Special Permit criteria as
required in Article 140, Section 118-1450 of the Norwalk Zoning Regulations.

•

Following the special permit approval for the Master Plan, individual buildings will meet the standards for site plan review and the
Zoning Commission will have the opportunity to review each building for such compliance—this will include traffic studies.

•

The proposed North 7 development will generate approximately $2,428,753 in building and land use permitting fees and
approximately $1,304,000 in WPCA connection fees for a total of $3,732,753 in one-time development fees.

•

The proposed North 7 will have a positive fiscal impact on the City of Norwalk, generating $3,278,392 more tax revenues than
expenditures needed to provide education for the projected 91 new-to-district public-school enrollments, more than enough to
cover the costs of general government services provided to the development.

•

The proposed North 7 development will have net positive economic impacts on the community, creating approximately 345 to 365
construction jobs, 62 permanent jobs, and between $5,951,416 and $6,281,486 new consumer spending (per year).

•

It is our professional opinion that the proposed applications and development meet and exceed the standards and requirements of
the applicable regulations and that the applications should be approved.
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SECTION IV. APPENDIX

Methods, Assumptions, Calculations, and Notes

•

Norwalk Board of Education per pupil spending of $16,981 is based on the BOE 2018/19 approved budget and October 2018
enrollments of 11,498 pupils.
• Note: The 2019/20 BOE budget and enrollment increased over 2018/19. However, per pupil spending decreased to $16,742.
The BOE budget in 2018/19 = $190,494,217 and the BOE budget in 2019/20 = $198,491,359. Norwalk school district
enrollment in 2019/20 = 16,742. Most important, the BOE budget remained at 54% of the total municipal budget in 2019-20.

•

The $16,981 per pupil spending is adjusted (reduced to $14,264) to account for the non-local revenue sources. Approximately
$30,480,000 in BOE revenue comes from the State of Connecticut and various grant programs. This equals approximately 16% of the
total BOE budget.

•

For estimating taxes, the real property value of the proposed North 7 development is assumed (conservatively estimated) at
$150,000 per unit construction cost, $200 per square feet construction costs for commercial space, and $25,000 per structured
parking space. These numbers are based on preliminary pro-forma calculations and are subject to change as construction costs are
refined.

•

Motor vehicle assessed value of $8,500 per vehicle is based on our proprietary research by Goman+York in Stonington, Canton,
Woodbridge, Ellington, Avon, and Hartford.

•

WPCA connection fees assume 8 building connections with 6-inch meters. The WPCA connection fee for a 6-inch meter is $163,000.
Eight buildings/meters at $163,000 per meter equals $1,304,000 in WPCA connections fees.

•

The current assessed value of subject parcels total $6,519,460. Based on the 23.315 Mill Rate, the parcels collectively generate
approximately $152,001 in tax revenue per year at this time. The proposed North 7 Development when completed will pay
approximately $4,159,653 per year in real property taxes or $4,007,652 or more per year than the existing taxes. This does not
include an addition $415,125 (approximately)in motor-vehicle taxes per year and approximately $442,309 in WPCA user fees.

•

The proposed North 7 Development includes the purchase of 4.866 acres of State-owned land. The acquisition and inclusion of this
land will add 4.866 acres of currently non-taxable land to the City of Norwalk Grand List.
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•
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•
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Norwalk Budget Information

INTRODUCTION Mayor Rilling has established a broad set of goals that guide the administration’s decision and budget making
processes. These goals are characterized by the following elements that maintain Norwalk’s attractiveness as a community:
1. Norwalk is a preferred location for businesses within the New York metro / Southwestern Connecticut area;
2. with a focus on a high-quality educational system for its children and a high quality of life in its neighborhoods;
3. with an efficient government that uses reforms, innovation and technology to deliver optimum value to its residents and
taxpayers;
4. that adheres to a strategic long-range capital program that maintains and modernizes the city’s infrastructure;
5. that focuses on the efficient and effective delivery of core municipal services, especially public safety; and
6. that is an affordable place to live by limiting tax increases to the lowest practical levels.
ELECTED and APPOINTED OFFICIALS and BUDGET STAFF
MAYOR:
Harry W. Rilling
COMMON COUNCIL
John Kydes, Council President
John Igneri, Majority Leader
Douglas Hempstead, Minority Leader
Greg D. Burnett

Nicholas Sacchinelli
Beth Siegelbaum
Travis Simms
Michael Corsello

BOARD OF ESTIMATE & TAXATION:
Ed Camacho, Chairman
James Feigenbaum
James Frayer

Troy Jellerette
Artie Kassimis
James Page

BUDGET STAFF:
Robert Barron, Director of Finance
Simona Maddox, Assistant Director of Management & Budgets
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Chris Yerindes
George Tsirranides
Ernest Dumas
Doug Stern

Thomas Livingston
Eloisa Melendez
Barbara Smyth

Lunda Asmani, Director of Management & Budgets
Lola Phillips, Executive Secretary
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Norwalk Budget Information

The Bottom Line The approved FY 2018-19 operating budget is $354,063,398 which is an expenditure increase of $10,898,422 or 3.2%. The
total tax levy necessary to support the approved budget is $321,509,821 which is an increase of $12,809,571 or 4.1%.

Year over Year

Approved Budget
2017-2018

Approved Budget
2018-2019

$ Variance

% Variance

Appropriations

343,164,976

354,063,398

10,898,422

3.2%

Less: Non-Levy Revenue

(42,739,170)

(41,984,694)

754,476

-1.8%

Net Tax Collections

300,425,806

312,078,704

11,652,898

3.9%

Plus: Tax Adjustments
(Reserve for Uncollected,
Tax Relief Programs, and
Tax Appeals

8,274,444

9,431,117

1,156,673

14.0%

Tax Levy

308,700,250

321,509,821

12,809,571

4.1%

Divided by:
Net Taxable Grand List

12,220,457,278

12,276,893,154

56,435,876

0.5%

25.261

26.188

0.927

3.7%

Equals: Average Mill Rate
(rate per $1,000
of assessed value)

Norwalk 2018-19 Operating Budget
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Norwalk Budget Information

Grand List The change in the city’s grand list
of assessed values is shown here

Norwalk 2018-19 Operating Budget

Mill Rate, Tax Levy, and Property Tax The city’s
composite mill rate increases by 3.7% from 25.261
to 26.188 along with the grand list’s increase of
0.5% equals a 4.1% increase in the total tax levy. The
resulting FY 2018-19 median single-family property
tax obligation in the city’s fourth taxing district
increases by $230 or 3.6% from $6,472 to $6,702.

Norwalk 2018-19 Approved Tax Rates
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Norwalk Budget Information

BUDGET ASSUMPTIONS AND SUMMARY OF SIGNIFICANT CHANGES
Revenues:

Current Property
Taxes
Use of Fund Balance
Miscellaneous
Interest & Penalties
Investment Income
Supplemental Auto
Back Tax Collections
Departmental
Receipts
Intergovernmental
Grand Total

Expenditures:
Approved
Budget
2017-2018

Approved
Budget
2018-2019

Year over Year
$ Variance

% Variance

$300,425,806 $312,078,704
$$2,950,000
$2,967,141
$3,121,323
$1,806,427
$1,836,801
$1,000,000
$1,000,000
$2,100,000
$2,100,000
$2,000,000
$2,000,000

$11,652,898
$2,950,000
$154,182
$30,374
$$$-

3.90%
100.00%
5.20%
1.70%
0.00%
0.00%
0.00%

$13,623,862 $12,006,855
$19,241,740 $16,969,715
$343,164,976 $354,063,398

($1,617,007)
($2,272,025)
$10,898,422

-11.90%
-11.80%
3.2%

Department
Education
Protection of Persons
and Property
Debt Service
Employee Benefits
Public Works
General Government
Finance Department
Recreation, Arts,
Culture
Grants
Health Department
Pension Contributions
Contingency/
Organizational
Membership
Grand Total

Approved Budget
2017-2018
$184,084,348

Approved
Budget
2018-2019

Year over Year
$ Variance

% Variance

$190,494,217 $6,409,869

3.5%

43,429,964
$25,948,865
$31,994,473
$17,532,370
$6,233,926
$3,625,445

$46,687,924
$28,447,763
$33,591,482
$18,565,018
$6,720,056
$3,963,104

$3,257,960
$2,498,898
$1,597,009
$1,032,648
$486,130
$337,659

7.5%
9.6%
5.0%
5.9%
7.8%
9.3%

$8,454,300

$8,768,159

$313,859

3.7%

$2,128,681
$2,096,437

$2,300,471
$2,256,704

$171,790
$160,267

8.1%
7.6%

$13,614,000

$10,994,024 ($2,619,976)

-19.2%

$4,022,167

$1,274,476 ($2,747,691)

-68.3%

$343,164,976

$354,063,398 $10,898,422

3.2%

Norwalk 2018-19 Operating Budget
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Tax Information for the Existing Site
Map
Ref #

PID

0

Location

Owner

Size
(acres)

Land Value

See map
on page 5

B&LT

4.866

3,468,937

*

Assessment Appraisal

Valuatio
Blgd
n
Count
Year

Prev Owner

0

CT CDOT

Sale Date Sale Price Tax Year

1

15917 156 GLOVER AVE

156 GLOVER
AVENUE LLC

0.82

439,410

$307,590

$439,410

2015

1

Dover
Electronics Inc.

11/22/06

$100,000

2018

2

15918 155 GLOVER AVE

135 GLOVER
AVENUE LLC

0.48

580,960

$421,080

$601,540

2015

1

Townsend
Norwalk LLC

09/26/13

$688,750

2018

3

15870

135 GLOVER
AVENUE LLC

0.82

1,089,280

$801,970

$1,145,670

2015

1

Townsend
Norwalk LLC

09/26/13

$688,750

2018

4

15914 129 GLOVER AVE

129 GLOVER
AVENUE LLC

3.22

1,972,560

$3,732,530

$5,332,190

2015

1

MERRITT RIDGE LLC

08/24/16 $8,000,000

5

15911 117 GLOVER AVE

MERRITT STATION
NORWALK LLC

1.52

926,030

$1,610,000

$2,300,000

2015

1

SUMMIT HOLDINGS
LIMITED PARTNERSHIP

03/01/16 $3,454,546

6

15926 111 GLOVER AVE

MERRITT STATION
NORWALK LLC

1.21

1,863,743

$2,135,800

$3,051,140

2015

2

109-111
GLOVER LLC

03/01/16 $2,750,000

7

15920 87 GLOVER AVE

MERRITT STATION
NORWALK LLC

2.28

588,760

$1,739,550

$2,485,050

2015

1

SUMMIT HOLDINGS
LIMITED PARTNERSHIP

03/01/16 $5,181,818

8

15921 2 OAKWOOD AVE

MERRITT STATION
NORWALK LLC

0.52

335,830

$239,340

$341,920

2015

1

SUMMIT HOLDINGS
LIMITED PARTNERSHIP

03/01/16 $1,181,818

9

15782 79 GLOVER AVE

MERRITT STATION
NORWALK LLC

0.74

350,370

$794,770

$1,135,380

2015

1

SUMMIT HOLDINGS
LIMITED PARTNERSHIP

03/01/16 $1,681,818

10

15723 69 GLOVER AVE

MERRITT STATION
NORWALK LLC

0.26

216,990

$390,090

$557,270

2015

1

SUMMIT HOLDINGS
LIMITED PARTNERSHIP

03/01/16

$590,910

11

15924 67 GLOVER AVE

MERRITT STATION
NORWALK LLC

0.26

283,460

$507,375

$724,820

2015

1

SIXTY-SEVEN SIXTY-NINE
GLOVER AVENUE LLC

03/01/16

$659,090

16.996

12,116,330

135 Glover Ave

Total

*Assessment made based upon land value of $ $712,893 per acre
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$12,680,095 $18,114,390

12

Tax Type

RE TAX

2018
2018
2018
2018
2018
2018
2018
2018
2018
2018
2018
2018
2018

RETX NOGRB
RE TAX
RETX NOGRB
RE TAX
RE TAX
SEWER
RE TAX
SEWER
RE TAX
SEWER2
RE TAX
SEWER2
RE TAX
SEWER2
RE TAX
SEWER
RE TAX
SEWER
RE TAX

2018

SEWER

2018

$23,795,682
http://gis.vgsi.com/NorwalkCT/Search.aspx
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Professional Bio: Dr. Donald Poland, AICP
Dr. Poland is a geographer, planner, and community strategist whose work focuses on assisting communities to compete for wealth and
investment through strategic market, land use, and planning interventions that build community confidence, foster pride in place, create
governance capacity, and grow market demand. With twenty-four years' experience in the public, private, non-profit, and academic
sectors, Dr. Poland offers a unique perspective and approach to addressing the social, economic, and governance challenges of creating
and maintaining resilient, vibrant, and prosperous communities.
Education
•
Doctor of Philosophy (PhD), Geography. Cities
and Urbanization. University College London
(UCL). 2016
•
Master of Science (MS), Geography with
concentration in city planning. CCSU,
Geography Department. 1999
•
Bachelor of Arts (BA), Geography & Psychology.
CCSU. 1995
University Teaching
•
CCSU Geography Department, Lecturer (2009 present)
•
UCONN Urban Studies, Lecturer (2010 present)
•
Trinity College, Graduate Public Policy Program.
Visiting Lecturer (2015-16).
Personal
•
A licensed private pilot, he lives in Stafford
Springs, and likes to spend time at his second
home in northern Maine with Alison (his life
partner) and their two Golden Retrievers
(Bowie and Sky).

23 March 2020

Selected Achievements
•
Consultancy work spans 14 states and nearly 100
communities.
•
Extensive work on post-Katrina planning, land use,
and redevelopment strategies in St. Bernard Parish,
Louisiana.
•
Accepted as an expert witness in land use planning,
neighborhood redevelopment, and community
development in the US District Court, Eastern
District of Louisiana.
•
Prepared an economic investment strategy for the
City of Oswego, NY that was instrumental the City
receiving a $10 million Downtown Revitalization
Grant.
Affiliations
•
American Planning Association (Past-President, CT
Chapter)
•
American Institute of Certified Planners
•
American Association of Geographers
•
Connecticut Association of Zoning Enforcement
Officials (CZEO)
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