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The Project



Local Site Context
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Project Tasks by Phase

I
Stakeholder & 
Technical Data

Months 1 - 4
July - November

Month 4
November

Months 4 - 8
November - March

• Existing conditions analysis
• Market & Fiscal analysis 
• Transportation Analysis
• Infrastructure Analysis
• Public Outreach

• Design Charrette • Vision Plan & Supporting Docs
• Creation of Design Guidelines
• Developer RFP

II
Conceptual & Detailed 

Community Plans

III
Revitalization & 

Redevelopment Plan



The Site
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CHALLENGES 
! Currently isolated 
! Challenged access 
! Site’s history 
! Surrounding thoroughfares 
! Visually unappealing, now 
! Sewage plant 
! Multiple ownership 

OPPORTUNITIES 
! Gateway 
! River access 
! Greenway access 
! Proximity to train station 
! Walk to downtown 
! Reinvention / parcel size



Previous proposals
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Public Outreach





Strong & Weak Places

Listening to the Community
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COMMUNITY VOICES: WEAK & STRONG PLACES

This map shows the combined strong places and weak places identified by participants.

MAPPING





Timely Project

Are you afraid that redevelopment of the site will negatively 
impact downtown or Derby as a whole?



Safe pedestrian & bike connections

Safe pedestrian and bike connections between the site, 
downtown, and Shelton…



Slowing traffic on Main St

Would you support slowing traffic on Main Street at non-
peak hours to provide easy access to the site?



Goals

Which of the following goals for the site is 
most important to you?



Preliminary Analysis



Local Site Context
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Site Photos

1.  Hallock St looking southwest 2.  Factory St looking northwest
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;"<'3.=%&' 3.  Caroline St looking north

7.  Bridge St looking southeast

5.  Main St & Factory St

4.  Main St & Caroline St

8.  Main St looking southwest

6.  Main St looking southeast over site



Property Ownership



Existing Conditions Analysis

LOCAL SITE CONTEXT
Preliminary Site Analysis
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EXISTING BUILDINGS & OWNERSHIP

Existing	Buildings
Parcel	Lines
Metro	North
Study	Area

!
There	 are	multiple	 buildings	 on	 this	 19.5-acres	 redevelop-
ment	site.	 	Most	of	 the	buildings	are	private-owned,	some	
are	slated	for	demolition	due	to	the	Route	34	widening,	and	
many	sit	vacant.		The	site	is	further	complicated	by	he	fact	
that	it	is	divided	into	multiple	(15)	parcels	with	some	in	city	
ownership	and	some	in	private	ownership.		
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LOCAL SITE CONTEXT
Preliminary Site Analysis
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EXISTING STREET NETWORK

Existing	Streets
Metro	North
Study	Area
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Currently	there	are	two	direct	access	points	into	the	north-
ern	edge	of	the	site	from	two	existing	streets	that	traverse	
Main	Street	(Route	34).	These	are	Caroline	Street	and	Fac-
tory	Street.		Route	8	borders	the	eastern	edge	but	does	not	
provide	 access	 into	 the	 site.	 	A	greenway	with	pedestrian	
trails	runs	along	the	south-west	portion	of	the	site.		

LOCAL SITE CONTEXT
Preliminary Site Analysis

52 |	Downtown Now	| Derby, CT return to TOC

UTILITIES

Underground	Utility	Lines
Existing	Buildings
Metro	North
Study	Area
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Several	underground	utilities	are	scattered	across	 the	site,	
running	across	multiple	parcel	lines	that	will	need	to	be	fac-
tored	into	the	design	of	this	parcel.		

LOCAL SITE CONTEXT
Preliminary Site Analysis
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EXISTING LAND USE
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Currently,	there	exists	a	wide	range	of	land	
uses	on	the	site.		They	include	recreational	
uses,		commercial	uses,	industrial	uses	and	
transportation-related	uses.

Existing	Buildings
Recreation
Transportation
Commercial
Underdeveloped
Industrial
Water	ROW
Metro	North
Study	Area

LOCAL SITE CONTEXT
Preliminary Site Analysis
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EXISTING ZONING

Central	Design	District
Industrial
Metro	North
Study	Area
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The	entire	study	area	sits	within	the	Central	Design	District	
(CDD)	zoning,	which	is	also	the	zoning	applied	to	the	major-
ity	of	the	downtown	area.

LOCAL SITE CONTEXT
Preliminary Site Analysis
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0-9	Ft
10-19
20-29
30-39
40-49
50-59
60-69
70-79
Metro	North
Study	Area

TOPOGRAPHY
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Once	on	the	site,	the	majority	of	it	is	flat,	with	the	exception	
of	the	north	edge	along	Main	St	and	the	west	side	along	the	
Greenway	Trail.	Those	 two	areas	have	significant	 topogra-
phy	which	will	require	creative	design	solutions	as	the	ma-
jority	of	the	site	lies	between	30-35	feet	below	the	northern	
part	of	Main	Street.	



Cross Site Section



Street Sections

Caroline St

Elizabeth St



The Power of Uniqueness

HISTORIC CONTEXT
Preliminary Site Analysis
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HISTORIC IMAGES

Main Street C. 2005

Rear of Buildings on Main St C. 2005

Main Street C. 2005

Main Street C. 2005

Main Street C. 2005



Vanishing Beauty

Before (1929)

Before (1934)

Before (1915)

After (2015)

After (2015)

After (2015)



Scale Comparison:  Derby Green



SCALE COMPARISONS
Preliminary Site Analysis
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Scale Comparison:  Milford, CT



Infrastructure & Environmental
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Transportation Issues and Opportunities 



Overview of Findings



Demographics of Development

 Up to 500 new units over next 10 years



Retail Findings



Dollars & Sense of Land Use Patterns



2 cities



Derby’s most productive lands

Taxable Value Per Acre  
Derby Region, CT

Shelton Derby

Ho
us

at
on

ic

Ansonia

Seymour

Beacon 
Falls

Oxford

Scinto



Taxable Value

Total Taxable Value  
Downtown Derby, CT

Total Taxable Value



Taxable Value/Acre

Taxable Value Per Acre  
Downtown Derby, CT



(1) 1 Acre Parcel



(8) 1/8 Acre Parcels



Tax/Acre Explanation

PARCEL SIZE    .06 ACRES

PROPERTY ASSESSMENT    $138,740

ASSESSMENT/ACRE $2,312,333

MILL RATE   3937

TAX/ACRE = $91,037

.06 ACRES



33 Elizabeth Street

PARCEL SIZE    .58 ACRES

PROPERTY ASSESSMENT    $454,300

ASSESSMENT/ACRE $783,276  

MILL RATE   3937

TAX/ACRE = $30,838



263 Caroline Street

PARCEL SIZE    .28 ACRES

PROPERTY ASSESSMENT    $320,460

ASSESSMENT/ACRE $1,144,500  

MILL RATE   3937

TAX/ACRE = $45,059



Home Depot

PARCEL SIZE    12.78 ACRES

PROPERTY ASSESSMENT    $8,203,720

ASSESSMENT/ACRE $641,919  

MILL RATE   3937

TAX/ACRE = $44,722



Municipal Parking Garage Elizabeth Street

PARCEL SIZE    3.6 ACRES

PROPERTY ASSESSMENT    $2,725,800

ASSESSMENT/ACRE $75,7167  

MILL RATE   3937

POTENTIAL TAX/ACRE $52,751

CARS/ACRE 64    

PARKING INCOME @ $10/DAY (EXPENSE NIC)/ACRE $25,000

POTENTIAL TAX REVENUE

PARKING INCOME



23 Factory Street

PARCEL SIZE    2.92 ACRES

PROPERTY ASSESSMENT    $1,450,627

ASSESSMENT/ACRE $496,790  

MILL RATE   3937

TAX/ACRE = $19,559



176 Main Street

PARCEL SIZE    .04 ACRES

PROPERTY ASSESSMENT    $138,740

ASSESSMENT/ACRE $3,468,500  

MILL RATE   3937

TAX/ACRE = $136,555



Renovating Blight Boosts Value 3,500%

Old Penneys

For 40 years this 
building remained 

vacant…… its tax value 
in 1991 was just over 

$300,000

For 40 years this For 40 years this For 40 years this 

Today the 
building is valued 

at over 
$11,000,000 

an increase of 

 over 3500% 
  

in 15 years 
The lot is less 
than 1/5 acre

Joe Minicozzi, Urban 3



Main Street Before/After and Taxes

CURRENT/FUTURE TAXES $0

TAX BLIGHTED    1,050,053 TAX

TAX RENOVATED    3,675,186,648 TAX

EVEN IF HALF    1,837,593,324 TAX

PARCEL SIZE    4.272 ACRES



Mini-Manufacturing



Mini-Manufacturing Embedded in Neighborhood



Derby Local Jobs in Advanced Production
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Tod Bryant Tax Credit Expert 
tbryant23@optonline.net
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Renewable Energy



Micro Housing Neighborhood

Tod Bryant Tax Credit Expert 
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Micro Housing NeighborhoodMicro Housing NeighborhoodMicro Housing NeighborhoodMicro Housing NeighborhoodMicro Housing NeighborhoodMicro Housing Neighborhood

Tod Bryant Tax Credit Expert 

Street

Skinny Street Parking

Adjacent 
Mixed-Use 

Building

Temple of 
Trash

Park

T-3 
Neighborhood
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Micro Housing Plans

Tod Bryant Tax Credit Expert 
tbryant23@optonline.net
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Micro Housing Financials

Tod Bryant Tax Credit Expert 
tbryant23@optonline.net

"Back of Envelope" Pro Forma
Robert Orr & Associates LLC (w/Anderson Kim) ©

Derby Downtown Now Preliminary Draft Pro Forma

Site Data
Site Area 9.00 Acres 392,040 SF/Site
Property Value $5,000,000 Property Value

Development Data
Total DU/Site 2,007 Total DU/Site
Total Retail Stores/Site 63 Total Retail Stores/Site
Total Below Grade Parked Cars/Site (37SF/Car) 889

Averge Size of Res/Ret (Including  Halls, Stairs, Etc.) 304

Average Size of Parking Space + Circulation 375 SF/Car (40% aisles, ramps, etc.)
Average Stories of Buildings 4.0 Average Stories

Total Residential SF for Site 610,128 SF
Total Retail SF for Site 19,152 SF
Total Unconditioned SF for Site (Garage Level) 333,234 SF
Total Building SF/Site 962,514 SF

Floor Area Ratio/Site (FAR) 2.46 FAR

Construction Cost
Construction Cost/SF $200.00 /SF

Parking Const Cost/SF $75 /SF

Total Residential Const Cost for Site $122,025,600 80.9%
Total Retail Const Cost for Site $3,830,400 2.5%

Parked Cars 1 Story Below Grade (More Cars Means 
More Stories of Parking)

Avg SF/DU & Retail Store  (Larger Units Means 
Larger Rent)

Total Unconditioned Const Cost for Site (Parking) $24,992,550 16.6%
Total Construction Cost for Site $150,848,550 100%

Property Value $5,000,000
Total Project Cost (Land and Improvements) $155,848,550

Income
Average Apartment Rent $1,207 /Month
Average Retail Lease $1,500 /Month
Average Parking Rate $150 /Month

Gross Potential Income (GPI) Residential Rents/Month $2,421,780 GPI Residential Rent/Month
Gross Potential Income (GPI) Retail Leases/Month $94,500 GPI Retail Lease/Month
Gross Potential Income (GPI) Parking Rates/Month $133,294 GPI Parking Rates/Month
Total Gross Potential Income $2,649,574 GPI Total/Month

8% Vacancy -$211,966 Vacancy
Gross Operating Income $2,304,314 GOI /Month

Operating Expense (35% of GOI) -$806,510
Net Operation Income/Month $1,497,804 NOI /Month

Robert Orr & Associates LLC ©
Monthly Cash Flow and Debt Service

NOI/Month $1,497,804 /Month

Project Cost    100% $155,848,550
Down payment/Equity       30% $46,754,565

Debt          70% $109,093,985 25 Years Loan Term
6.00% Interest Rate

Payment P&I/Month -$702,894 /Month 7.73% Loan Constant
Annual Cash Flow and Debt Service

 NOI/Year $17,973,650 /Year
CAP Rate 11.53% CAP Rate

Cash on Cash 4.90 Years to Cash on Cash

Annual Debt Service -$8,434,729 /Year 2.13
Annual Cash Flow above Debt Service and Property Tax

Annual Cash Flow above Debt Service $9,538,921 /Year 20.40% Pre-Income Tax ROE

Property Tax (70% Assessment * 41.55 Mill Rate) -$4,532,855 /Year
Total Annual Cash Flow $5,006,066 /Year

$4,114,051

Robert Orr & Associates LLC ©

Annual depreciation @ 27.5 years assumes 75% of project cost 
= value of improvements to land/year

Debt Service 
Coverage ratio

11.53% CAP Rate

4.90 Years to Cash on Cash

Tod Bryant Tax Credit Expert 
tbryant23@optonline.net

"Back of Envelope" Pro Forma
Robert Orr & Associates LLC (w/Anderson Kim) ©

Derby Downtown Now Preliminary Draft Pro Forma

Site Data
Site Area 9.00 Acres 392,040 SF/Site
Property Value $5,000,000 Property Value

Development Data
Total DU/Site 2,007 Total DU/Site
Total Retail Stores/Site 63 Total Retail Stores/Site
Total Below Grade Parked Cars/Site (37SF/Car) 889

Averge Size of Res/Ret (Including  Halls, Stairs, Etc.) 304

Average Size of Parking Space + Circulation 375 SF/Car (40% aisles, ramps, etc.)
Average Stories of Buildings 4.0 Average Stories

Total Residential SF for Site 610,128 SF
Total Retail SF for Site 19,152 SF
Total Unconditioned SF for Site (Garage Level) 333,234 SF
Total Building SF/Site 962,514 SF

Floor Area Ratio/Site (FAR) 2.46 FAR

Construction Cost
Construction Cost/SF $200.00 /SF

Parking Const Cost/SF $75 /SF

Total Residential Const Cost for Site $122,025,600 80.9%
Total Retail Const Cost for Site $3,830,400 2.5%

Parked Cars 1 Story Below Grade (More Cars Means 
More Stories of Parking)

mailto:tbryant23@optonline.net


Mixed-Income Neighborhoods

Tod Bryant Tax Credit Expert 
tbryant23@optonline.net
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Residential Street 

Tod Bryant Tax Credit Expert 
tbryant23@optonline.net

mailto:tbryant23@optonline.net


Micro Housing Tax Analysis

PARCEL SIZE    .03 ACRES

PROPERTY ASSESSMENT    $680,960

ASSESSMENT/ACRE $22,698,667  

MILL RATE   3937

TAX/ACRE = $893,647

EVEN IF HALF = $446,824



Main Street / Route 34 
Character / Capacity



Derby’s Main Street: Building Lasting Value



Main Street



Existing Condition - 70’

2 lanes + 2 parking lanes



Planned Expansion -121’

5 lanes w/ parking one side, turn lane median & 2-way bike path 
22,000 cars/day



Make Route 34 as good as can be



Healthy Economic Urbanism

There is a direct 
correlation between 

the character and 
layout of a main street 

and the value and 
investment of the 
buildings along it.
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BETTER! CITIES TOWNS&

MARKETPLACE

Smart growth strategies can help 
any town or city improve its 
finances, according to a 2013 

report from Smart Growth America, a 
meta-analysis of 17 studies around the 
US combined with new research from 
Nashville, Tennessee.

Building Better Budgets: A National 
Examination of the Fiscal Benefits of Smart 
Growth Development finds that smart 
growth helps municipalities in three 
ways: Upfront costs are lower, service 
costs are lower, and tax revenues are 
higher compared to conventional sub-
urban development.

The tax revenue advantages are 
probably most dramatic, because the 
central business district properties yield 
10 times more per acre than conven-

Smart growth 
costs less, yields 
more revenue for 
cities and towns

tional suburban development. Land is a 
municipality’s most enduring asset, and 
maximizing the economic value of that 
land is the key to generating revenues 
to provide public services. 

Building Better Budgets looks at both 

costs and revenues. The following is a 
summary of the findings:

1. Smart growth development costs one-
third less for upfront infrastructure. Our 
survey concluded that smart growth devel-
opment saves an average of 38 percent on 
upfront costs for new construction of roads, 
sewers, water lines and other infrastructure. 
Many studies have concluded that this num-
ber is as high as 50 percent. Smart growth 
development patterns require less infrastruc-
ture, meaning upfront capital costs, long-
term operations and maintenance costs, and, 
presumably, cost for eventual replacement are 
all lower. Smart growth development also 
often uses existing infrastructure, lowering 
upfront capital costs even more.

2. Smart growth development saves an 
average of 10 percent on ongoing delivery of 
services. Our survey concluded that smart 
growth development saves municipalities an 
average of 10 percent on police, ambulance and 
fire service costs. The geographical configura-
tion of a community and the way streets are 
connected significantly affect public service 
delivery. Smart growth patterns can reduce 
costs simply by reducing the distances service 
vehicles must drive. In some cases, the actual 
number of vehicles and facilities can also be 
reduced along with the personnel required.

3. Smart growth development gener-
ates 10 times more tax revenue per acre 
than conventional suburban development. 
Our survey concluded that, on an average 
per-acre basis, smart growth development 
produces 10 times more tax revenue than 
conventional suburban development.

A study for Raleigh, NC, concluded 
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The economics of walkability

costs are lower, and tax revenues are 
higher compared to conventional sub-
urban development.

tional suburban development. Land is a 
municipality’s most enduring asset, and 

costs and revenues. The following is a 
summary of the findings:

1. Smart growth development costs one-
third less for upfront infrastructure. Our 
survey concluded that smart growth devel
opment saves an average of 38 percent on 
upfront costs for new construction of roads, 
sewers, water lines and other infrastructure. 
Many studies have concluded that this num
ber is as high as 50 percent. Smart growth 
development patterns require less infrastruc
ture, meaning upfront capital costs, long-
term operations and maintenance costs, and, 
presumably, cost for eventual replacement are 
all lower. Smart growth development also 
often uses existing infrastructure, lowering 
upfront capital costs even more.

2. Smart growth development saves an 
average of 10 percent on ongoing delivery of 
services. Our survey concluded that smart 
growth development saves municipalities an 
average of 10 percent on police, ambulance and 
fire service costs. The geographical configura
tion of a community and the way streets are 
connected significantly affect public service 
delivery. Smart growth patterns can reduce 
costs simply by reducing the distances service 
vehicles must drive. In some cases, the actual 
number of vehicles and facilities can also be 
reduced along with the personnel required.

3. Smart growth development gener
ates 10 times more tax revenue per acre 
than conventional suburban development. 
Our survey concluded that, on an average 
per-acre basis, smart growth development 
produces 10 times more tax revenue than 
conventional suburban development.

A study for Raleigh, NC, concluded 
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BETTER! CITIES TOWNS&
The end result is both better fiscal health for local governments 
and denser development.”

Also in GFR, Minicozzi expands upon the idea. “Suburban 
projects tend to be favored over denser downtown develop-
ment, but data from more than 30 jurisdictions across 10 states 
show that a municipality receives a greater level of revenue 
from its denser and more walkable urban patterns than its 
suburban pattern of development.”

One of those studies, in Mountain View, California, shows 
how per-acre tax revenues not only favor downtowns, but town 

Upward mobility linked to walkability

Upward mobility is strongly cor-
related with compact, walkable 
communities — largely in cities 

but also in suburbs. Low economic mobil-
ity is associated with conventional “drive-
only” suburbs, according to new data 
from Arizona State University researchers 
that builds on a recent study by the Equal-
ity of Opportunity Project (EOP).

The EOP study indicated that sprawl-
ing metros such as Atlanta, Charlotte, 
Indianapolis, and Detroit fared poorly 
in terms of intergenerational income 
mobility compared to more connected 
metro areas with higher densities. In 
a high-profile The New York Times col-
umn “Stranded by Sprawl,” economist 
Paul Krugman theorized that suburban 
sprawl inhibits job access for young 
people from low-income households. 
“Sprawl may be killing Horatio Alger,” 
he wrote. 

In order to test that theory, ASU 
researchers Emily Talen and Julia 
Koschinsky examined Walk Scores for 
174,186 neighborhood block groups in 
359 metro areas included in the EOP 
study. The researchers had been work-
ing for two years on a project involving 
Walk Scores for block groups — so they 
had the data in hand.

Walk Score (walkscore.com) is a mea-
sure from zero to 100 of accessibility of 
amenities such as grocery stores, busi-
nesses, parks, and schools, to residential 
units and the street network. It is one of 
a handful of nationally available data 
sources that serves as a proxy for sprawl 
or connected neighborhoods.

High Walk Scores don’t necessar-
ily require high density. Some suburbs 
achieve high walkability — these can 
be distinguished from disconnected, 
spread-out suburbs that are accessible 
only by automobile. Drive-only suburbs 
tend to have Walk Scores below 50, 

categorized as “car-dependent.” In the 
middle are somewhat walkable places 
with scores from 50-69.

For the purposes of their analysis, 
Talen and Koschinsky termed Walk 
Scores 70 and above as “accessible,” and 
69 and below “not accessible.” Every 
metro region has “accessible” neighbor-
hoods, and some metros boast many 
hundreds of them. Yet the vast majority 
(82 percent) of US metropolitan land is 
not accessible, the researchers note. 

Talen and Koschinsky find strong 
correlations between accessible areas 
and high income mobility. The measures 
of absolute mobility, relative mobility, 
and the odds of reaching the top fifth 

centers, mixed-use corridors, and transit-oriented develop-
ments. “Additionally, the data show that ‘downtown scaled 
values’ were popping up in other areas of the community. This 
analytic helps community leaders identify the high-performance 
parts of the community and, perhaps, identify new policies to 
make the best use of those areas. High-scaled value is not limit-
less, but even adding more of the development patterns that are 
happening at the transit-oriented developments (TODs) could 
add significantly to public coffers,” says Minicozzi. ◆

income category from the bottom fifth 
all steeply point in that direction (see 
graph above). A child born to the bot-
tom fifth income group in a walkable 
neighborhood has a much better chance 
of becoming financially prosperous than 
a poor child born in a non-accessible 
area. “Our results lend support to Dr. 
Krugman’s hypothesis,” they say.

“The apparent inverse relationship 
between sprawl and social mobility 
obviously reinforces the case for ‘smart 
growth’ urban strategies, which try to 
promote compact centers with access to 
public transit,” notes Krugman. ◆
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Designing W

alkable Urban Thoroughfares: A Context Sensitive Approach

Table 4.4 Urban Thoroughfare Characteristics

Urban  
Thorough-
fare Type

Number of 
Through 

Lanes

Desired 
Operating 

Speed 
(mph)

Transit 
Service 

Emphasis 

Median Driveway 
Access

Curb 
Parking

Pedestrian 
Facilities [1]

Bicycle  
Facilities

Freight 
Mvmt. [2]

Freeway 4 to 6+ 45–65 Express Required No No No Optional sepa-
rated pathway or 
shoulder

Regional truck 
route

Expressway/
Parkway

4 to 6 45–55 Express Required No No Optional sepa-
rated pathway

Optional sepa-
rated pathway or 
shoulder

Regional truck 
route

Boulevard 4 to 6 30–35 Express and Local Required Limited Optional Sidewalk Bike lanes or 
parallel route

Regional truck 
route

Multiway 
Boulevard

4 to 6 25–35 Express and Local Required on 
access lanes

Yes from 
access lane

Yes on 
 access 

roadway

Sidewalk Regional route/
local deliveries 
only on access 
roadway

Avenue 2 to 4 25–30 Local Optional Yes Yes Sidewalk Bike lanes or 
shared

Local truck route

Street 2 25 Local or none No Yes Yes Sidewalk Shared Local deliveries 
only

Rural Road 2 25–35 Local or none No Yes No No Shared or shoul-
der

Local deliveries 
only

Local Street 2 25 Local or none No Yes Yes Sidewalk Shared Local deliveries 
only

Alley/Rear Lane 1 5–10 None No Yes No Shared Shared Local deliveries 
only

Shaded cells represent thoroughfare types that are not addressed in this report.
Notes:
[1] Boulevard, Multiway Boulevard, Avenue, and Street thoroughfare types have sidewalks on both sides.  Sidewalk width varies as a function of context zone, fronting land use and other factors.
[2] Freight movement is divided into three categories: 1) Regional truck route, 2) Local truck route and 3) Local deliveries only. Cells show highest order of truck movement allowed.
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Thoroughfare Design Parameters for Walkable Mixed–Use Areas

General Urban (C–4) Urban Center/Core (C–5/6)

Commercial Residential Commercial

Boulevard 
[1]

Avenue Street Boulevard 
[1]

Avenue Street Boulevard 
[1]

Avenue Street

Context 

Building Orientation (entrance orientation) front            front       front front          front              front front          front          front

Maximum Setback [2] 0 ft. 0 ft. 0 ft. 10 ft. 10 ft. 10 ft. 0 ft. 0 ft. 0 ft.

Off-Street Parking Access/Location rear, side rear, side rear, side rear rear rear, side rear rear rear, side

Streetside

Recommended Streetside Width [3] 19 ft. 16 ft. 16 ft. 21.5 ft. 19.5 ft. 16 ft. 21.5 ft. 19.5 ft. 16 ft.

Minimum sidewalk (throughway) width 8 ft. 6 ft. 6 ft. 10 ft. 9 ft. 6 ft. 10 ft. 9 ft. 6 ft.

Pedestrian Buffers (planting strip exclusive 
of travel way width) [3]

7 ft. tree well 6 ft. tree 
well

6 ft. tree 
well

7 ft. tree well 6 ft. tree 
well

6 ft. tree 
well

7 ft. tree well 6 ft. tree 
well

6 ft. tree 
well

Street Lighting For all thoroughfares in all context zones, intersection safety lighting, basic street lighting, and pedestrian-scaled lighting is recommended.  See 
Chapter 8 (Streetside Design Guidelines) and Chapter 10 (Intersection Design Guidelines).

Traveled Way

Target Speed (mph) 25–35 25–30 [4] 25 25–35 25–30 25 25–35 25–30 [4] 25

Number of Through Lanes [5] 4–6 2–4 2–4 4–6 2–4 2–4 4–6 2–4 2–4

Lane Width [6] 10–12 ft. 10–11 ft. 10–11 ft. 10–11 ft. 10–11 ft. 10–11 ft. 10–11 ft. 10–11 ft. 10–11 ft.

Parallel On-Street Parking Width [7] 8’ 7–8 ft. 7–8 ft. 7 ft. 7 ft. 7 ft. 8 ft. 8 ft. 7–8 ft.

Min. Combined Parking/Bike Lane Width 13 ft. 13 ft. 13 ft. 13 ft. 13 ft. 13 ft. 13 ft. 13 ft. 13 ft.

Horizontal Radius (per AASHTO) [8] 200–510 ft. 200–330 ft. 200 ft. 200–510 ft. 200–330 ft. 200 ft. 200–510 ft. 200–330 ft. 200 ft.

Vertical Alignment Use AASHTO minimums as a target, but consider combinations of horizontal and vertical per AASHTO Green Book.

Medians [9] 4–18 ft. Optional             
4–18 ft.

None 4–18 ft. Optional             
4–16 ft.

None 4–18 ft. Optional             
4–18 ft.

None

Bike Lanes (min./preferred width) 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft. 5 ft. / 6 ft.

Access Management [10] High Low–
Moderate

Low–
Moderate

Moderate Low–
Moderate

Low–
Moderate

High Low–
Moderate

Low–
Moderate

Typical Traffic Volume Range (ADT) [11] 15,000–
50,000

1,500–
30,000

1,000–
15,000

15,000–
30,000

1,500–
20,000

500–5,000 15,000–
40,000

1,500–
30,000

1,000–
15,000

Intersections

Roundabout [12] Consider urban single–lane roundabouts at intersections on avenues with less than 20,000 entering vehicles per day, and urban double–lane round-
abouts at intersections on boulevards and avenues with less than 40,000 entering vehicles per day.

Curb Return Radii/Curb Extensions and 
Other Design Elements

Refer to Chapter 10  (Intersection Design Guidelines)

width of the transit vehicle plus 1 ft. of clearance on either side. Most modern streetcars or light rail vehicles (LRT) can be accommodated in an 11 or 12 ft. wide lane but designers need to consider 
the LRT vehicle’s “dynamic envelope” when designing on horizontal curves and intersections.

7.   An 8 ft. wide parking lane is recommended in any commercial area with a high turnover of parking. 
8.   For guidance on horizontal radius—see AASHTO’s “green book” section on “Minimum Radii for Low Speed Urban Streets—Sharpest Curve Without Superelevation.” Dimensions shown above are 

for noted target speeds and are found on Exhibit 3–16 (Page 151) in A Policy on Geometric Design of Highways and Streets (2004), assuming a superelevation of –2.0 percent reflecting typical cross 
slope. Depending on design vehicle, horizontal curves may require lane widening to accommodate large vehicle off–tracking. See AASHTO’s section on “Traveled Way Widening on Horizontal Curves” 
for guidance.

9.   See also Chapter 9 for additional detail on medians. For curb to curb intersection crossing distances of 60 ft. or more, medians should be at least 6 ft. wide to serve as a pedestrian refuge, otherwise 
the median should be at least 4 ft. wide. Where left turn lanes are to be provided, median widths should be increased by the width of the turn lane(s). Where left turn lanes are not needed (e.g., long 
blocks) median widths may be as little as 4 ft.

10.   Access management involves providing (i.e., managing) access to land development in such a way as to preserve safety and reasonable traffic flow on public streets. Low, moderate and high designa-
tions are used for the level of access restrictions. A high level of access management uses medians to restrict mid–block turns, consolidate driveways and control the spacing of intersections. A low level 
of access management limits full access at some intersections, but generally uses minimal measures to restrict access.

11.   These ranges of typical traffic volumes are intended to help determine the characteristics of thoroughfares. Volumes can fluctuate widely on all thoroughfare types. These ranges are not intended to 
establish guidelines or upper bounds for designing thoroughfares.  

12.   Double–lane roundabouts are not recommended in urban areas with high levels of pedestrians and bicyclists.

Table 6.4 Design Parameters for Walkable Urban Thoroughfares (continued)

10-11 ft



Context matters



Context matters



Context matters



Speed vs/ Safety



Cone of Vision

15 mph

20 mph

25 mph

30 mph



Theory 

Source:	Jeff	Speck



Reality = Induced Demand 
Source:	Jeff	Speck
Source:	Jeff	Speck



Reality = Induced Demand 

Source:	Jeff	Speck



“Metro areas that invested heavily in 
road capacity expansion fared no 
better in easing congestion than 
metro areas that did not. Trends in 
congestion show that areas that 
exhibited greater growth in lane 
capacity spent roughly $22 billion 
more on road construction than 
those that didn’t, yet ended up with 
slightly higher congestion costs per 
person, wasted fuel, and travel 
delay.” 
 
Surface Transportation Policy Project, 
Washington, DC



Rt 202, Torrington, CT

65’
ROW



Main Street, New Canaan, CT

70’
ROW



Rt 5, Wallingford, CT

65’
ROW



Rt 6, Thomaston, CT

60’
ROW



Rt. 115, Ansonia, CT

65’
ROW



Post Road, Darien, CT

70’
ROW



Connecticut’s Main Streets



Wisconsin Ave, Bethesda, MD

6 lanes w/ converted parking lanes & median 
+70,000 cars/day: longest commercial street in US



Wisconsin Ave, Bethesda, MD

92’
ROW



Route 34 “inconsistencies”



Route 34 “inconsistencies”



Route 34 “inconsistencies”



Route 34 “inconsistencies”

< 2,000/day



Route 34 “inconsistencies”



Route 34 “inconsistencies”

>12,000/day 
No dedicated  
lane!



Roosevelt Drive Via Main Street (3-8 Min)



Roosevelt Drive Via Canal St (4-6 Min)



Roosevelt Drive Via Howe Ave (3-6 Min)



Traffic Analysis – Current Design



Traffic Analysis – With On-Street Parking



Proposed Retrofit - 78’

4 lanes w/ converted parking, no median & 2-way bike path



Proposed Retrofit - 96’

5 lanes w/ converted parking, no median & 2-way bike path



Proposed Retrofit - 100’

4 lanes w/ converted parking, w/ turn lane median & 2-way bike path



Proposed Retrofit-108’

4 lanes w/ parking one side, w/ median turn lane & 2-way bike path



Proposed Retrofit-116’

4 lanes w/ parking both sides, w/ median (turn lane) & 2-way bike path



I-49/ Evangeline Corridor Study- Lafayette, LA

Evangeline Corridor Initiative: Context Sensitive Solutions Neighborhoods-First Evaluation

Evaluation Elements
Base Case (1)

Single 
Interchangee 

(2)
Split Diamond (3) Raised Mainline with Signature Bridge (4) Parallel 

Access (5) Depressed Mainline with Cover (6)

A B A B A B C A B C D E F A A B C D E

Community 
Connectivity:

Vehicular Access

Mudd n n n n n n n n n n n n n n y y n n y

Simcoe y y y y y y y y y y y y y y y y y y n

2nd / 3rd y y y y y y y y y y y y y y y y y y y

Jefferson y y y y y y y y y y y y y y y y n y y

6th n n n n n y y y y y y y y n y y n n n

Johnston y y y y y y y y y y y y y y y y y y y

12th n n n n n n n n n n n n n n n n n n n

Taft n n n n n n n y y y y y y y y y y y n

Pinhook y y y y y y y y y y y y y y y y y y y

Evangeline y y y y y y y y y y y y y y y y y y y

Community 
Connectivity:

Pedestrian Access

Mudd n n n n n n n n n n n n n n n n n n n

Simcoe n n y n n n n n n n n n n y n n y y n

2nd / 3rd n n y n n n n n y y y y y y n y y y n

Jefferson n n n n n y y n n n n n n n n n n n n

6th n n n n n y y y y y y y y n n n n y n

Johnston n n n n n n n n y y y n n n n n n n n

12th n n n n n n n n n n n n n n n n n n n

Taft n n n n n n n n n n n n n y n n n n n

Pinhook n n n n n n n n n n n n n n n n n n n

Evangeline n n n n n n n n n n n n n y n n n n n

Community 
Connectivity:

Bicycle Access

Mudd n n n n n n n n n n n n n n n n n n n

Simcoe n n y n n n n n n n n n n y n n y y n

2nd / 3rd n n y n n n n n y y n y y y n y y y n

Jefferson n n n n n y y n n n n n n n n n n n n

6th n n n n n y y y y y y y y n n n n y n

Johnston n n n n n n n n n n n n n n n n n n n

12th n n n n n n n n n n n n n n n n n n n

Taft n n n n n n n n n n n n n y n n n n n

Pinhook n n n n n n n n n n n n n n n n n n n

Evangeline n n n n n n n n n n n n n y n n n n n

Community 
Connectivity:

Access to Bus

Jefferson n n n n n y y n n n n n n n n n n n n

6th n n n n n y y y y y y y y n n n n y n

Johnston n n n n n n n n n n n n n n n n n n n

Evangeline n n n n n n n n n n n n n y n n n n n

Reversing 
Disinvestment

Developable Land n n n n n n n n n n n n n n n n n n n

Freeway Noise n n n n n n n n n n n n n n n y y y y

Evangeline Viability n n n n n n n n n n y n y y n n n n n

Ramp Adjacency n n n n n n n n n n n n n y y y y y y

Ped / Bike to 
Downtown

n n n n n n n n n n n n n n n n n n n

Access to Downtown n n n n n y y y y y y y y y y y n y n

Public Safety and 
CPTED

Pedestrian Safety n n n n n n n n n n n n n n n n n n n

Bicycle Safety n n n n n n n n n n n n n n n n n n n

Vehicular Safety n n n n n n n n n y y y y y n n n n n

Residual Land n n n n n n n n n n n n n n n n n n n

Open Space Safety n n n n n n n n n n n n n n n n n n n

Street Stubs y y y y n y y y y y y y y n n n n n n

6-Category Evaluation Chart : 19 Options

Depressed 1-49 Mainline Option B Elevated1-49/Iconic Bridge Option B



Make it Happen!

+

Make it Happen!



Master Plan Proposals



‘U’ Street



‘U’ Street: Full Build-out



‘U’ Street: Building Types

Mixed-Use
Live/Work
Multi-Family
Town House 
Job Shops
Civic



‘U’ Street: Property Lines



‘U’ Street



Views over the Levee



‘U’ Street Center & Job Shop



‘U’ Street View North



‘U’ Street View to the River



Sculpture Garden & Rec. Activities



Central Park



Central Park Urban



Central Park: Building Types

Mixed-Use
Live/Work
Multi-Family
Town House 
Job Shops
Civic



Central Park: Property Lines



View North to Elizabeth Street



Derby Pavilion



Central Park View North



Central Park View to the River



First Street



First Street: Building Types

Mixed-Use
Live/Work
Multi-Family
Town House 
Civic



First Street: Property Lines



Interior Street



First Street View North



First Street View to the River



Riverfront Parks 

Hartford



Development Capacity

U’ Street Central Park First Street

Residential (units) 469 466 364

Retail (sq.ft) 96,000 106,000 101,900

Hotel (keys) 200* 150

Job Shop (sq.ft) 66,000 37,000

Parking 1,666 1,118

notes * on Derby Green

�1



Potential Street Network



Single Point Urban Interchange (Trumbull, CT)



Coding



Regulating Plan
U Street Plan



Regulating Plan
U Street Plan



Regulating Plan
Central Park Plan



Regulating Plan
Central Park Plan



Regulating Plan
First Street Plan



Regulating Plan
First Street Plan



Form-Based Code



Form-Based Code



Urban Retail

Design Guidelines for the Public Frontage



Urban Retail

Design Guidelines for the Private Frontage



Downtown & Train Station Area



North of Main Street



Streets

Original street grid restored downtown



Parking

Parking garage site redeveloped / parking lots or decks created in every block

• Existing Parking - 225 (Garage) 
• New Parking - 356 + 74



Retail

Retail will succeed on Elizabeth & Main if stores are continuous 

• 800’ Elizabeth Street 
• 400’ Main Street



Key Opportunities



Key Opportunities



Infill New Buildings

New buildings modeled on Derby’s historic building types 



Connecting Grid

Street grid extended east-stairs at every street & connects downhill 



Train Station Area Redevelopment

Site area is as large as downtown 



Job Shops

Buildings laid out to allow trucks to maneuver in/out and courtyards to be multi-use 



Flexible Building Types

Allow for flexibility of use and occupancy 



Gathering Places

Courtyards and alleys are flexible and used for gatherings 



Access to River

Waterfront recreation 



Transit

A streetcar named “Sherby” 



Infill North of Main Street



Downtown Derby Revitalization Study - 2015

$50,000 Grant from Connecticut Trust for Historic Preservation- 2013 

“This Vibrant Communities Initiative study demonstrated that Derby has the
potential for a successful downtown through its wealth of historic buildings, 
cultural assets, an active and committed citizenry, and therefore cannot afford to 
miss these opportunities.”



Implementation

1. Public-Private Partnership / Joint Development Agreements 
2. District Zoning & Design Guidelines 
3. Historic Income Tax Credits 
4. HUD Small Cities Communities Development Block Grant Program 
5. DECD Tax Credits / Abatements 
6. DECD Brownfield Area Redevelopment Grants 
7. Enterprise Zone Corridor Incentives 
8. US Economic Development Administration Comprehensive 

Development Strategy 
9. CT Main Street Program 
10.Municipal Development Plan, Chapter 132 
11.Tax Increment Financing 
12.Buisness Improvement District



Next Steps

1. Set up meeting with CT-DOT to discuss 
proposed changes to Main Street; 

2. Finalize report, recommendations and 
zoning code regulations to incentive 
vision plan; 

3. Go to P&Z Commission for vote; 

4. Issue developer RFQ on city-owned 
property with implementation 
benchmarks; and 

5. Establish PPP / municipal facilitation 
team to work with selected developer(s) 
for redevelopment efforts.



Main Street




