


 
 
 
 

Fiscal Impact and Market Analysis 
Renaissance Place 

Naugatuck, Connecticut 
 
 
 
 
 
 

Prepared For: 
Borough of Naugatuck 

Naugatuck Economic Development Corporation 
The Conroy Development Company 

 
By: 

Harrall-Michalowski Associates, Inc. 
in association with 

Milone & MacBroom, Inc. – Civil Engineering 
John Thompson – Traffic Engineering 

 
 
 
 
 
 

MAY 3, 2006 
 



Executive Summary 
 

 
• Market trends support the feasibility of proposed uses. 

• A significant amount of demand for residential units will come from 
eastern portion of Fairfield County. 

• Retail component will be unique destination lifestyle retail drawing 
from a regional market area. 

• Off-site infrastructure improvements will be needed to support site-
generated traffic.  These will include increased capacity at the Route 
8 / Route 63 interchange as well as signalization and geometric 
improvements at several local street intersections. 

• On-site improvements to the flood control system may be needed as 
such relate to outfalls into the Naugatuck River and related pumps.  
It should be noted that no flooding has been experienced in the 
recent past and the project site is not within the 100-year flood area 
as shown on the official flood maps. 

• These infrastructure needs can be provided at a cost consistent with 
the value of the development. 

• The net tax increase to the Borough after payment of municipal and 
school costs will be approximately $3.5 million on an annual basis.  
This revenue could support infrastructure investments and contribute 
to the General Fund. 

• The development of the project will generate an estimated 1,425 
construction jobs and 950 full-time jobs upon occupancy. 

• The spin-off impact of the project construction will be $179 million 
in expenditures including $45 million in wages supporting another 
1,100 jobs in the region beyond direct construction jobs. 
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I. Purpose of Analysis 
 

Pursuant to an agreement with the Borough of Naugatuck acting through the Naugatuck 

Economic Development Corporation, HMA has completed a review and analysis of 

various components of the Renaissance Place Project proposed by the Conroy 

Development Company on a site in Downtown Naugatuck.  HMA staff has been 

supplemented with Milone & MacBroom, Inc. related to civil engineering issues and 

John Thompson related to traffic engineering.  This work has included: 

• Review of previously completed technical studies impacting the project site. 

• Review of material specific to the project prepared by the Conroy Development 

Company. 

• Discussion of a variety of issues impacting the project at workshops with 

representatives of the Borough, Development Corporation and Conroy 

Development Company. 

• Assemblage and review of demographic data for the Naugatuck area. 

• Review of competitive residential and non-residential developments in the 

Naugatuck area. 

• Assemblage and review of tax assessment data. 

• Assemblage and review of municipal cost data. 

• Estimate of school age children in existing multi-family complexes in 

Naugatuck and the Naugatuck area and comparison with published standards. 

• Review of project generated vehicular traffic and impact on the street network. 

• Review of infrastructure issues related to project area drainage and flood area 

regulations. 

• Preparation of fiscal impact analysis. 

• Preparation of regional economic impact analysis. 

• Preparation of project financing plan. 
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II. Project Components 
 

Based upon review of material prepared by the Conroy Development Company and the 

workshop, Phase 1 project components were confirmed.  Table 1 presents a summary of 

Phase 1 components and related data.  Figure 1 presents the proposed site plan for Phase 

1 as prepared by Conroy Development Company.  This information will be used as the 

basis for analysis throughout this document.   

 

 

TABLE 1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

LAND USE 1 PROGRAM 1

RESIDENTIAL 552 Dwelling Units

TECH / FLEX 170,000 GFA

RETAIL 223,800 GFA

ENTERTAINMENT 44,300 GFA

PARKING 829 Structured Parking Spaces

TOTAL

1   Land Use and Program elements based on Renaissance Place Economic Impact Analysis, 09/16/2005.
2   Assessed value is assumed at 70% of estimated development costs for each program element.
Compiled by Harrall-Michalowski Associates, Inc. (February 2006).

RENAISSANCE PLACE - PROPOSED PHASE ONE COMPONENTS
BOROUGH OF NAUGATUCK, CONNECTICUT

Notes:
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III. Market Analysis 
 

A. Introduction 

This section presents the results of a market analysis prepared for the proposed 

Renaissance Place Project.  Specifically, the analysis addresses the components of 

the Phase 1 of the overall project.  Phase 1 includes a mix of uses as follows: 

 Dwelling Units 552 

 Tech/Flex 170,000 GFA 

 Retail 223,800 GFA 

 Entertainment 44,300 GFA 

 

The residential component will be a mix of for sale condominium and rental units.  

The tech/flex space is the proposed re-use of the existing General DataCom 

building.  The retail is targeted towards urban, lifestyle establishments.  The 

entertainment segment will be comprised primarily of a multi-screen cinema.  The 

development will be supported by 829 structured parking spaces as well as 

surface parking. 

 

While the overall mixed use project will be designed to function as a single 

destination development, the components have been analyzed as individual uses.  

However, consideration has been given to the symbiotic nature of the uses and the 

resulting impacts on market feasibility. 

 

B. Residential Component 

1. Market Trends 

Over the past 5 years, residential has been the strongest component of the 

Connecticut real estate market.  For the first time since housing sales in 

Connecticut have been tracked, the recent 5-year period experienced double-digit 

percentage increases each year.  Much of this market movement can be attributed 
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to housing price (both purchase and rental) pressures moving outward from lower 

Fairfield County.  New Haven County which is adjacent to Fairfield County along 

the I-95, Route 15 and Route 8 corridors has seen the greatest impact of this 

outward pressure.  During 2005, New Haven County experienced the largest 

percentage price increase of any county in Connecticut. 

 

The most direct beneficiaries of this price escalation have been communities 

along and proximate to the Route 8 corridor.  This housing boom has not only 

been supported by increasing prices in Fairfield County, but also a lack of an 

increase in supply in that area.  Most communities in Fairfield County have a high 

barrier to approval of new housing which results in increased costs as well as the 

inability to accommodate in-migration.  Communities in the Route 8 corridor 

have had lower barriers to housing development.  As a result, new housing 

construction and an increasing cost of product has been moving northward up the 

corridor into traditional “Valley” communities.  Table 1 shows the trend in 

building permit activity in valley towns over the last 6 years. 

 

Table 1 

Building Permits Issued 2000 - 2005 

 2000 2001 2002 2003 2004 2005 

Naugatuck 68 47 66 66 99 96 

Seymour 43 45 122 46 39 94 

Beacon Falls 48 24 14 17 30 N/A 

Derby 22 20 17 15 14 N/A 

Shelton 121 119 141 85 126 474 

N/A – Not Available 
Source:  ST of CT Dept. of Economic & Community Develop. 

 

During this same 6-year period, the median sales price of residential properties 

has increased significantly.  Table 2 shows this trend for condominiums.  Similar 

trends can be tracked for non-condominium home sales. 
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Table 2 

Condominium Median Sales Price 2000 - 2005 

 2000 2001 2002 2003 2004 2005 

Naugatuck $69,500 $67,000 $78,121 $94,950 $105,000 $127,500

Seymour $58,000 $68,500 $87,000 $95,000 $107,000 $145,000

Beacon Falls $94,500 $106,500 $132,700 $150,000 $172,900 $234,900

Derby $110,000 $120,000 $130,000 $159,000 $178,000 $205,500

Shelton $167,750 $182,500 $219,000 $233,500 $275,000 $306,250

Source:  The Warren Group 

 

These statistics are evidence of the growing strength of the Naugatuck Valley as a 

desirable residential choice.  Furthermore, the rising prices are indicative of an 

overall increase in household income in the area.  As discussed later, this trend 

will provide market support for the non-residential components of Renaissance 

Place. 

 

This relationship between Fairfield County and the Naugatuck area was further 

confirmed by an analysis of data from the Internal Revenue Service (IRS).  The 

IRS tracks income tax returns by movement between counties.  Such movement 

between Fairfield County and New Haven County for the period between 2000 

and 2004 was analyzed.  During that time period, 14,704 households including 

26,827 persons moved from Fairfield County into New Haven County.  This 

number of households was more than Hartford, Middlesex, Litchfield and New 

York Counties combined (13,050).  The aggregate income of households moving 

into New Haven County from Fairfield County during this time period was 

$768,275,000. 

 

2. Current Pricing Structure 

In order to offer an opinion as to the market feasibility of the proposed residential 

units, an inventory of properties offered for sale and rent in the market area was 

completed.  A qualifying note is appropriate in this regard.  Renaissance Place 
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will be unique to the market area.  It is in fact, a neotraditional development 

within an urban setting.  The only similar development proposal in Connecticut is 

Blueback Square in the West Hartford Downtown.  This project has recently 

received approvals and is not available for occupancy.  However, reports of pre-

sale contracts indicate a successful acceptance by the marketplace. 

 

At the same time, other urban centers including New Haven and Hartford are 

experiencing a boom of moderate to high-end residential development in their 

respective downtowns.  Similar residential development is occurring in 

downtowns of small communities in the area south of Naugatuck including 

Milford and Fairfield.  It is of note that both of these communities benefit from 

train stations on the Metro North mainline.  The availability within walking 

distance of a train station on the Waterbury line connecting to the mainline in 

Bridgeport strengthens the market demand for Renaissance Place.  Further to the 

southwest, Norwalk and Stamford have had a long tradition of residential 

development in their downtowns.  Based on these trends, it is reasonable to expect 

that a well-designed, quality residential development can succeed within 

Renaissance Place.  The issue becomes at what price point is market acceptance 

strong. 

 

For purposes of analysis, we have researched the current pricing environment.  It 

is important to understand that this pricing environment must include both the 

immediate Naugatuck market area communities in the southern Valley and the 

Fairfield County market area from which we believe purchasers and tenants for 

Renaissance Place will be drawn.  The pricing structure in the Naugatuck market 

area provides an indication as to the competitive supply.  The pricing structure to 

the south and in Fairfield County provides the benchmark against which 

Renaissance Place must be compared in terms of a price advantage to attract 

purchasers and renters. 
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3. Market Area Pricing Structure 

Statistics as to condominiums for sale and rent levels have been gathered and are 

presented in Tables 3 and 4.  In order to present the information at a manageable 

scale, the communities of Fairfield, Milford, Shelton, Stratford and Naugatuck 

have been included in the tables. 

Table 3 
Condominiums Listed For Sale 

Town # Bedrooms Selling Price 
Fairfield   $649,900 
Fairfield (Black Rock) 2 272,900 
Milford 2 385,000 
Milford 1-2 249,000 
Milford 2 209,000 
Milford 2 349,000 
Milford 2 339,900 
Milford 1 199,900 
Milford 1 274,900 
Monroe   329,000 
Naugatuck 2 172,000 
Naugatuck  160,000 
Naugatuck 2 199,900 
Shelton 3-4 399,000 
Shelton 3-4 304,900 
Shelton 2 399,900 
Shelton 2 309,900 
Shelton   319,900 
Shelton 1-2 392,000 
Shelton 2 319,900 
Shelton 2 449,900 
Shelton 2 399,900 
Stratford   349,900 
Stratford   387,000 
Stratford 2 299,900 
Stratford 1-2 184,900 
Stratford 1 149,000 
Stratford 7 rooms 319,000 
Stratford 1-2 224,900 
Stratford 1 199,900 
Stratford  1 127,500 

Source:  Listings in CT Post and N.H. Register 
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Table 4 
Available Rental Units 

Town # Bedrooms Rent 
Fairfield 2 $1,375 
Fairfield 2 1,250 
Fairfield 2 1,075 
Fairfield 2 1,450 
Fairfield 3 1,650 - 1,725 
Milford 2 1,250 
Milford 2 1,150 
Milford 1 1,200 
Milford 2 1,350 
Milford 2 1,250 
Milford Eff 675 
Milford 1 950 
Milford 3 1,450 
Milford 1 & 2 885 - 1,200 
Milford 2 1,350 
Milford 2 1,300 
Milford 2 1,150 
Milford 1 885 
Milford 2 1,185 
Milford 1 900 
Shelton 1 750 
Shelton 1 700 
Shelton 2 850 
Shelton 2 950 
Shelton 2 1,100 
Shelton 4 1,100 
Shelton 1 875 
Stratford 2 1,150 
Stratford 1 700 
Stratford 2 900 
Stratford 1 890 
Stratford 2 1,225 
Stratford 4 1,375 
Stratford 2 1,200 
Stratford 2 1,100 
Stratford 2 1,000 
Stratford 2 1,200 
Stratford Eff 750 
Stratford Eff 725 
Stratford 1 900 
Stratford 3 1,200 
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Town # Bedrooms Rent 
Stratford 2 1,225 
Stratford 1 790 
Stratford Eff 875 
Stratford 2 1,200 
Stratford 2 1,400 
Stratford Eff 750 
Stratford 2 1,100 
Stratford 2 1,125 
Stratford 3 1,000 
Stratford 2 700 

Source:  Listings in CT Post and N.H. Register 

 

In order to provide a more detailed basis for comparison, several comparable 

developments within the market area have been inspected.  Table 5 lists some of 

these developments.  Appendix A includes a description of these developments. 

 

Table 5 
Selected Condominium Developments  

In Market Area 

Town Development Price 
Bridgeport The Village at Black Rock $272,900 
Shelton River Ridge $569,900 
Shelton Crescent Village $399,900 
Seymour Great Oak Ridge $269,900 
Prospect Boulder Brook $290,000 

 

At the present time, Fairfield Metro Center, a mixed-use development comparable 

to Renaissance Place, is under construction near the new Fairfield Train Station.  

According to the New York Times of March 12, 2006, the first phase of the 

project to open in 2008 will include the rail station, with 1,500 spaces for 

commuter parking, the first of four planned office buildings, a 190-room Hilton 

hotel and a 30,000 square foot fitness center.  Nearby, a 70-unit Stone Ridge 

condominium development is underway with one-, two- and three-bedroom units 

ranging from $550,000 to $950,000 with more than half sold.  The same article 

cites an increase in the price of existing condominiums.  In the vicinity of Metro 

Center prices have risen by 33.8 percent since 2004 to $386,713.  Another 
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development cited was the Village at Black Rock, 105-unit condominium 

development.  Even though the sales model is not yet complete, 42% of the 2-

bedroom units have been sold in a price range of $269,999 to $339,900. 

 

Based upon the sales prices being achieved in Fairfield as well as Shelton and 

considering Naugatuck’s location in relation to Fairfield County employment as 

well as Metro North train service, we believe that a sales price for condominium 

units at Renaissance Place in the range of $275,000 to $325,000 in 2006 dollars is 

achievable. 

 

As mentioned earlier, there are very few newly constructed rental units in the 

immediate Naugatuck area which would be considered comparable to those 

proposed at Renaissance Place.  The quality of rentals summarized in Table 4 

varies greatly as reflected by the range of rents.  More comparable rental 

properties are the developments constructed and managed by Avalon Bay in 

Connecticut.  Appendix B contains descriptive material for several of these rental 

complexes.  Depending on the location and amenities, rents at these complexes 

range from $1.30 per square foot per month to $2.65 per square foot per month.  

The low end of the range is found in North Haven.  As one moves into Fairfield 

County, the high end of the range is found in New Canaan with Stamford and 

Darien not far behind.  Based on the position of Naugatuck in relation to these 

locations and the anticipated quality of development, we believe that a monthly 

rent in the range of $1.75 to $2.00 a square foot in 2006 dollars is achievable. 

 

C. Non-Residential Component 
The non-residential components of Renaissance Place Phase 1 have a different 

market area than the residential component.  While the residential component will 

attract purchasers and renters from the Lower Valley and Fairfield County area, 

the non-residential components, particularly the retail and entertainment 

segments, will draw from the Lower Valley as well as points to the north, west, 

south and east.  This market delineation relates more to competitive destination 
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retail and entertainment venues than pricing which is the key determinant in the 

residential segment.  Figure 2 presents a map showing the primary market area 

and three secondary market areas. 

 

In order to determine potential demand, data were purchased from Claritas, a 

nationally recognized company, for each of the market areas.  Appendix C 

contains complete data tables.  Information includes population, income, 

household types, annual expenditures by product or services as well as an index 

which compares spending within the market areas with U.S. averages.  Based on 

these statistics, Claritas identifies clusters in the market areas according to various 

lifestyles. 

 

1. Demographic Trends 

Table 6 presents a summary of demographic trends of each of the four market 

areas. 

 

Table 6 

Demographic Trends 

 Households Population Median HH Income 

Primary Area 56,626 145,703 63,143 

North 24,428 62,382 54,234 

South 34,444 95,667 71,991 

East 5,189 14,856 99,415 

Totals 120,687 318,608  

Source: Claritas 

 

It is interesting to note that the median household income tracks the housing 

market price structure with the income the highest as one moves south and east.  

However, in three market areas, the median household income is higher than the 

Connecticut median income of $60,888.  The only area where this is not the case 

is the north market area. 
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Another interesting statistic is the size of family households in each of the market 

areas.  Table 7 shows the percentage of total family households by size for each of 

the market areas. 

 

Table 7 

Family Household Size Percentage of Total 

 Primary North South East 

2 person 39.6 40.6 38.5 38.6 

3 person 24.3 24.9 22.5 22.0 

4 person 23.1 21.4 23.2 24.9 

5 person 9.2 8.7 10.7 10.4 

6 person 2.7 3.2 3.3 3.0 

7 or more person 1.0 1.3 1.8 1.0 

Source: Claritas 

 

In all four market areas, over 80% of family households contain 4 or less persons.  

This indicates that the percentage of disposable income among family households 

available for discretionary spending is significant since large families with 

children requiring specific expenditures is a very small percentage of all family 

households.  There are also 32,190 non-family households in the market area.  

This demographic is particularly important with regard to the lifestyle, destination 

retail proposed within Renaissance Place. 

 

2. Consumer Spending Patterns 

As a follow-up to the review of household characteristics, specific consumer 

spending patterns data were purchased from Claritas.  As included in Appendix B, 

this information is very detailed in terms of annual expenditures for a wide range 

of goods and services in the aggregate, per capita, and average household.  In 

addition, there is a comparison of the expenditures on the national level.  This 

comparison is called the Market Index to USA.  Table 8 presents a summary of 

the major categories of spending for each of the market areas. 
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Table 8 

Consumer Spending – Average Annual Household 

For Selected Products 

 Primary North South East 

Apparel $4,900 $4,473 $5,826 $7,442 

Entertainment 1,431 1,311 1,806 2,460 

Food At Home 6,219 5,906 6,553 7,170 

Health Care 3,688 3,569 4,385 5,229 

Household Equipment 3,169 2,858 3,916 5,198 

Misc. Personal 3,713 3,449 4,104 4,951 

Food Away From Home 5,784 5,116 6,186 7,302 

Alcoholic Beverages 1,423 1,267 1,545 1,834 

Totals $30,327 $27,949 $34,321 $41,586 

Source: Claritas 

 

 

Table 9 presents the Market Index for selected products for each of the market 

areas.  An index of 100 means the amount spent per household on this product is 

at the average found in the U.S. 

 

Table 9 

Market Index By Selected Product 

 Primary North South East 

Apparel 117 107 140 178 

Entertainment 110 101 139 190 

Food At Home 113 108 119 131 

Health Care 100 96 119 141 

Food Away From Home 122 108 131 154 

Alcoholic Beverages 117 104 127 151 

Source: Claritas 

 



Fiscal Impact and Market Analysis Renaissance Place Naugatuck, CT 14 

 

In all cases, the east and south market area households have higher expenditures 

and market indexes.  This is not surprising since income levels are higher in these 

market areas than the primary and north market areas.  As discussed in the 

residential section, it is also from these areas as well as further south and west that 

purchasers and renters will be attracted to Renaissance Place for housing. 

 

3. Competitive Facilities 

A market analysis involves not only an identification of demographic trends, 

income and purchasing patterns, but also an identification of competitive 

facilities.  For the purposes of this analysis, we have examined two specific 

components of the Renaissance Place – retail and entertainment.  In this regard, 

we have located on Figure 3 competitive retail facilities and on Figure 4 

competitive movie theaters since this is the major entertainment component of 

Renaissance Place.  This research resulted in eight retail centers and fifteen movie 

theaters being identified. 

 

Not surprisingly, both the retail and the movie theaters tend to be located along 

major roads, either interstate routes or state highways.  This is particularly true for 

the newer movie theaters with some older, often single screen theaters found 

within established downtowns.  The retail facilities, particularly the enclosed 

malls are strategically located throughout the region in order to capture customers 

from their primary market area with some overlap.  In this regard, Naugatuck is 

within a circle of such facilities.  When one analyzes these locations, it is apparent 

that the lack of major retail sites as well as movie theaters is in the area west of 

Naugatuck.  This is the case particularly with enclosed malls with Danbury Fair 

Mall being the closest facility to the west.  The Route 1/I-95 corridor to the south 

has the greatest concentration of both theaters and major retail facilities. 
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Since Renaissance Place proposes a focus on lifestyle retail, we conducted a 

further analysis in this regard.  The best example of lifestyle retail in Connecticut 

is the recently opened Evergreen Walk in South Windsor near Buckland Hills 

Mall.  This new development has a wide range of lifestyle tenants.  Table 10 

compares the percentage of such tenants at Evergreen Walk with several of the 

more conventional malls in the Naugatuck area.  As can be seen, the two closest 

malls, Brass Mill Center in Waterbury and Meriden Square in Meriden have a 

very small percentage of lifestyle retailers.  Danbury Fair and West Farms, 

considered up-scale malls, have the highest percentages.  Connecticut Post Mall 

in Milford is somewhat in the middle.  This is evidence of the lack of lifestyle 

retailing competition to Renaissance Place. 
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Evergreen Walk Store Danbury Trumbull Meriden Waterbury Milford West Farms
Adrienne Vittadini X
Aerosoles
Ann Taylor LOFT X X
Anthropologie
Atlanta Bread
Baby Gap/Gap Kids X X X X X
Banana Republic X X
Bellini's Italian Eatery
Bombay X X X
Bombay Kids
Brighton Collectibles
Brooks Brothers X
Brookstone X X X X
Burtons Grill
Carolee
Christopher & Banks X
Clarks
Cold Stone Creamery X*
Coldwater Creek X*
Country Curtains
Eddie Bauer X X
Elisabeth
Francesca's Collections
Gap X X X X X
Green Tangerine Spa & Salon
Highland Park Market
J. Crew X X
J. Jill X X
JasmineSola X
JasmineSola Accessories
Johnny Rockets X*
Jos. A. Bank X
Kirkland's House
L'Occitane X X
Little Me
Lux Bond & Green
Mimi Maternity
Moe's Southwest Grill X*
Old Navy X X X
Papyrus X X
Pauli Moto's
Pottery Barn X X
Sigrid Olsen X
Starbucks X X
Stonewall Kitchen
Strasburg Children
Talbots X X
Ted's Montana Grill
Ultra
White House/Black Market X
Williams-Sonoma X X

TOTAL 17 8 2 4 6 16
% 33.3% 15.7% 3.9% 7.8% 11.8% 31.4%

* = Coming Soon

Table 10 
Comparison of CT Malls To Evergreen Walk 
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4. Retail Market Conclusions 

Based upon the lack of competitive lifestyle retail in the Naugatuck market area 

and in fact, outside the market area, we are of the opinion that the specialty 

lifestyle retail is the correct segment for Renaissance Place.  This opinion is 

further supported by the profile of household income and spending patterns 

described earlier.  The 223,800 gross floor area (GFA) proposed is a reasonable 

amount when one considers the purchasing power in the market area and the 

adjacent region when compared to the lack of comparable retail in the market 

area. 

 

5. Theater Market Conclusions 

In terms of movie theaters, one industry standard is a population of 7,000 to 

10,000 people needed to support each screen in a market area.  The distance to 

travel varies based upon the density of development within a region.  In the 

Naugatuck market area, a travel time of 20 minutes is considered a reasonable 

time.  This travel time encompasses all four-market areas used in our analysis.  

The total population of these combined market areas is 318,608.  The movie 

theaters included in this combined market area contain 52 screens at 6 locations.  

Using the 7,000 to 10,000 per person screen, a population of 364,000 to 520,000 

would be required to support these existing screens.  In 2004, the average 

admissions per screen was 42,486 people.  Depending on the amount of times an 

individual goes to the movies during the year, the number of people needed to 

support a screen can range from a low of 3,540 based on a monthly visit to 10,612 

on a four times a year visit.  Using the 3,540 per screen estimate, a population of 

184,080 would be required.  It is assumed that the theater proposed for 

Renaissance Place will be state of the art.  Because of this, Newtown, Southbury, 

Middlebury and Brookfield would be considered as part of the potential 

Naugatuck market since there are few screens in the I-84 corridor to the west.  

This brings the total population in the theater market area to approximately 

384,300 persons. 
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Based on this population as compared to the per screen population, there appears 

to be a population which can potentially support the theater component of 

Renaissance Place.  This conclusion is premised on the fact that the theater is 

within a mixed-use development and the surrounding Naugatuck downtown will 

offer theater patrons the opportunity for dining and shopping combined with the 

theater visit.  Such a new urbanism setting will extend the market area for the 

theater and the capture of customers within the market beyond that of a traditional 

free-standing theater. 
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IV. Infrastructure Analysis 
 

A. Background 

Due to the location of the project within an urban setting with an older 

infrastructure system as well as its proximity to the Naugatuck River, it is 

appropriate to review infrastructure issues as such impact the proposal. 

 

Milone & MacBroom, Inc. (MMI) as subconsultants to Harrall-Michalowski 

Associates (HMA) has reviewed the following information related to the project 

site: 

1. Department of Environmental Protection Inland Water Resources Division 

permit files; 

2. Flood Insurance Rate Mapping as prepared by the Federal Emergency 

Management Agency (FEMA); 

3. Archaeological Assessment Survey of Dams within the Naugatuck River 

Basin Anadromous Fish Restoration Project prepared by American 

Cultural Specialists LLC April 1999; and 

4. Portions of the hydrogeologic assessment prepared for the GDC property. 

 

In evaluating this information, it is important to understand the mechanisms by 

which floodplain impacts are regulated in Connecticut.  The attached Figures 5 to 

7 depict the limits of the floodplain, floodway and stream channel encroachment 

lines at and near the project site. 

 

1. Stream Channel Encroachment Lines (SCEL) 

This permit program was developed by Connecticut in response to the major 

flooding that occurred in 1938 and 1955.  The 1955 floods were particularly 

devastating for the Naugatuck Valley.  The jurisdiction of this program was 

established by developing encroachment lines along various rivers in the state 
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based on the high water mark from previous flood events and/or hydraulic 

modeling.  On major rivers, such as the Naugatuck, these lines are defined by 

specific survey coordinates.  It appears that the SCEL lines for the Naugatuck 

River were developed after the construction of flood control dams on the 

tributaries of the Naugatuck River; as the 1955 flood is known to have inundated 

a much larger portion of Naugatuck than is reflected by the SCEL lines. 

 

2. Flood Insurance Rate Studies 

The Federal Emergency Management Agency has developed Flood Insurance 

Studies (FIS) of many communities throughout the United States.  The Flood 

Insurance program was developed at the federal level and local communities are 

given the responsibility of compliance.  Failure to comply with the requirements 

can make the community and its residents ineligible for flood insurance. The FIS 

program was developed after SCEL and in many ways has overlapping 

jurisdictions; however, they remain two separate and distinct regulatory programs. 

 

Within the FIS, many rivers have established floodplains and floodways. 

Floodplains are those areas that would be impacted by floodwaters of some depth.  

Development projects can increase the floodplain elevation by up to one foot and 

still comply with FEMA.  Floodways are contained within the floodplain and 

represent the edge of the channel that must be maintained to accommodate flood 

flows, even in the event that the floodplain is filled.  No increase in water 

elevation is acceptable within the floodway unless it is first approved directly by 

FEMA. 

 

In the case of the Naugatuck River and Meadow Pond Brook, which passes 

through the project site with its outfall to the Naugatuck River, both floodplain 

and floodway have been defined.  The floodplain has a specific elevation assigned 

to assist in determining risks to properties.  The project site is located within a 

500-year Flood Zone B.  It is not within a 100-year Flood Zone A which is the 

regulated area. 
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B. Site Description 

The site is located along the west bank of the Naugatuck River between Route 63 

and Maple Street.  The GDC building built subsequent to 1950 is a large facility 

that currently serves as an office / manufacturing building.  Past uses of the site 

are many and varied, but most recently, Goodyear Rubber and Uniroyal occupied 

this site.  To the north of the building is a large paved parking lot in poor 

condition.  This area previously contained a series of buildings demolished in the 

mid-1980s.  Areas of subsidence were evident in the pavement in the central 

portion of the property.  A pump station is located in the northern portion of the 

parking lot. 

 

Railroad tracks separate the site from the river.  The tracks are constructed on an 

elevated berm that appears to also protect the site from flooding of the Naugatuck 

River.  The date of construction of the tracks is not known, but the limit of the 

Stream Channel Encroachment Lines generally coincide with the top of the tracks.  

As mentioned previously, the SCEL lines appear to consider the upstream flood 

storage dams on the Naugatuck River. 

 

A tributary to the Naugatuck River, Meadow Pond Brook, discharges to the river 

through a culvert beneath the GDC building.  The culvert and building were not 

evaluated for this analysis, so the size, type and condition of this structure are 

unknown.  MMI did note that that hydrogeologic evaluation discusses the 

presence of trench drains near the building discharging to this culvert, and the 

presence of stormwater pumps in the basement. 

 

In the late 1990s, the Connecticut DEP commissioned a study to provide fish 

passage at several dams on the Naugatuck River, including Union City Dam in 

Naugatuck.  This dam was located approximately 0.3 miles upstream of Maple 

Street and had a long history of industrial use.  An archeological assessment of 

each structure was completed to assist in the evaluation of alternatives.   
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The history of this dam and the nearby area is of interest for the proposed project 

because a number of manmade canals were constructed throughout the area to 

facilitate the use of water power in the industrial buildings that existed in the late 

1800s.  There was some discussion at the time the archeological report was 

developed that some of these canals remain in existence today and accept storm 

drainage from downtown Naugatuck. 

 

C. Stream Channel Encroachment 

MMI staff reviewed files of this site available at DEP’s Inland Water Resources 

Division.  These files would include information on permits issued for the site 

such as diversion of Stream Channel Encroachment Line.  No record of any 

permits for this site was found.  No information regarding the pump station was 

identified either.  The Renaissance Place site plan anticipates no development to 

occur waterward of the railroad tracks.  Based on this assumption, it does not 

appear the site would be regulated under this program. 

 

D. FEMA Issues 

FEMA has designated a floodplain and floodway for both the Naugatuck River 

and Meadow Pond Brook. The Naugatuck River floodplain and floodway do not 

appear to influence this site, as the upstream flood control structures and the 

adjacent railroad tracks protect the property from flooding. 

 

The floodplain and floodway of Meadow Pond Brook end at the upstream edge of 

the street in front of the GDC building, which implies that the culvert beneath the 

building is capable of handling the 100-year storm event without overtopping the 

road.  It is important to note as shown on Figures 6 and 7 that while a large 

portion of the site is located within the limits of the 500-year floodplain, the 

regulatory floodplain is the 100-year event.  The 500-year event is defined for 

informational purposes, but does not trigger specific restrictions on development 

and/or use. 
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It is also worth noting that the FEMA mapping published for this area indicates 

the presence of a small dam downstream of the Route 63 Bridge.  Since the 

FEMA mapping was completed, this dam has been removed. 

 

The elevation of the 100-year flood event is 188 based on the National Geodetic 

Vertical Datum of 1929 (NGVD29) at the inlet to the culvert.  The elevation of 

the GDC building basement is not known, but the presence of stormwater pumps 

in the building indicates that the pumps have been installed as a precaution 

against flooding.  The current FEMA regulations state that residential 

construction within the floodplain must have its lowest floor (including basement) 

elevated to above the elevation of the 100-year flood. For non-residential 

structures, the FEMA regulations require that the lowest floor (including 

basement) be elevated to above the base flood level, or the structure and its 

utilities be flood proofed to the elevation of the 100-year flood. It is not entirely 

clear, from a regulatory perspective, that these requirements would impact the 

GDC building because it is technically not in the regulatory (100-year) floodplain; 

however, it is strongly recommended that flood proofing or other protection of 

this building be considered during the redevelopment process. 

 

E. Other Issues 

Based on the above discussion, the project site is located outside of the limits of 

FEMA regulatory program and the Connecticut SCEL program.  However, some 

flood and stormwater management issues do exist.  These include: 

1. The location of storm drainage systems on the property should be 

determined and the presence (or absence) of any former industrial canals 

should be confirmed; 

2. The history, ownership and use of the existing pump station should be 

documented and verified; 

3. The size, type and condition of the culvert below the GDC building should 

be confirmed; and 
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4. The elevation of the GDC building basement should be verified through 

field survey so the potential impacts of flooding can be fully evaluated. 

 

F. Evaluations To Address Issues 

The following evaluations were performed as part of this work effort: 

1. Observe former dam located downstream of project site; 

2. Review aerial photographs of the area; 

3. Obtain and review storm drainage mapping of the area; 

4. Perform field investigation in an effort to identify the location of storm 

drainage outfalls through the site; and 

5. Contact engineering consultants that may have worked on the pump 

station and its associated drainage system. 

 

The purpose of this work was to identify existing storm drainage infrastructure at 

the site and evaluate how it may be impacted by redevelopment of this site. 

 

1. Former Dam Site 

Flood Insurance Mapping of the Borough dated 1979 depicts a small low head 

dam downstream of the Route 63 bridge.  Recent aerial photographs indicate this 

dam has been removed.  Field observation confirmed that this structure has been 

eliminated.  It appears that the dam was a concrete structure that was cut flush to 

the river bottom, leaving a small sill along the bed.  It is not known when the dam 

was removed.  A brick structure that appears to have been an intake pump station 

is located on the west bank of the river at this location. 

 

2. Historic Aerial Photograph and Mapping Review 

Sanborn mapping dated 1923 was overlain onto current Geographic Information 

Systems (GIS) mapping of the project area.  This mapping indicates the historic 

presence of buildings throughout the parking area of the current GDC building.  
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The site of the GDC building includes some small buildings and Meadow Pond 

Brook appears as an open channel. 

 

Aerial photographs dated 1951, 1965, 1970, 1975, 1980, 1986, 1990, and 2004 

from the Connecticut State Library were reviewed to further evaluate past land 

uses.  Copies of these maps are attached as Figures 8 through 15.   

 

The 1951 mapping shows a series of buildings in the current parking area that 

appear similar to those depicted on the 1923 Sanborn Mapping.  The pump station 

is not present.  Meadow Pond Brook to the south does appear to be contained 

within a culvert in the 1951 photograph.  A canal is apparent north of Maple 

Street and, in conjunction with historic mapping of local utilities (see below), its 

location through the property south of Maple Street can also be identified. 

 

In the 1965 photo the GDC building now appears at its current location and the 

stormwater pump station can be identified at the north end of the site.  South 

Water Street, located between the buildings and railroad embankment remains in 

use as a public right-of-way.  The canal location identified in the 1951 mapping 

appears to remain consistent in this photograph.  The site remains generally the 

same from the 1965 photograph through the 1980 photograph.   

 

In 1986 we see that the factory buildings located north of the GDC building have 

been demolished and the site appears to be covered with earth material.  In 1986, 

following demolition of these buildings, the pump station can still be seen at the 

north end of the site.  South Water Street has been abandoned in favor of the 

current Old Firehouse Road.  The 1990 photograph reveals use of the north 

property as a paved parking area.  As expected, in the 2004 photograph the site 

appears much as it does today.   
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3. Storm Drainage Mapping Review and Assessment 

MMI obtained from the Borough's Engineering Department copies of storm 

drainage mapping of the area.  This mapping indicated the presence of three 

outfalls on the GDC property.  The first one is the Meadow Pond Brook culvert 

that passes below the GDC building.  The second is a 72-inch stone box culvert 

approximately 100 feet upstream from the Meadow Pond Brook outfall.  The third 

discharge is a stone culvert located approximately 135 feet downstream of the 

pump station located in the parking area.  This culvert is referenced as the north 

culvert for the purposes of this discussion. 

 

North Culvert 

Mapping dating as far back as 1906 indicates the presence of a large culvert or 

raceway crossing beneath Maple Street, through the site and discharging 

beneath the railroad tracks to the river.  Undated mapping depicting the plant 

buildings on the current parking lot indicates that storm drainage from the 

plant and areas to the west was discharged through the site to this north 

culvert.   

 

In mapping developed during the 1950's we begin to see evidence of the pump 

station near the north culvert.  Two maps (#407 plan view and #409 profile) 

entitled "South Water Street Storm Sewer 1957" depict the installation of a 

36-inch diameter gravity storm sewer line in South Water Street south from 

Maple Street and a 30-inch diameter gravity storm sewer from the south 

toward the pump station.  Both pipes discharge to a diversion structure that 

allows gravity flow to the river under normal flow conditions and pressure 

discharge under high flows.  Discharge from this area is through the north 

culvert outlet.   

 

An undated set of drawings entitled "Borough of Naugatuck Flood Control 

and Storm Drainage" further supports the piping configuration presented on 
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the 1957 plans.  Plan and profile drawings presented in this plan set indicate 

the elevation of the pressure discharge pipe at the raceway is 21.37.  While we 

don't know the elevation of the raceway discharge at the river, we assume it is 

either equal to or slightly lower than 21.37, allowing gravity discharge under 

normal conditions.  Based on information from the Borough's Engineering 

Office, adding 150.8 feet to the elevations presented on these plans results in 

an elevation consistent with the National Geodetic Vertical Datum of 1929 

(NGVD), to which flood control studies are typically referenced.  Converting 

the culvert invert elevation to NGVD yields an invert elevation of 172.53 

(150.8+21.37).  Flood Insurance Mapping of the area presents a 100-year 

flood elevation of 188 and a riverbed elevation of approximately 170 feet 

NGVD.  Based on this, it appears that during periods of high river flow, the 

culvert to the river will "back-up" water into the storm drainage piping on the 

site, eventually flooding the site.  The pump station is intended to force 

stormwater discharge to occur even under high flow conditions.  Figure 16 

presents a profile sketch of this system. 

 

Two more recent drawings also confirm the configuration of the pump station 

and its piping.  One is entitled "South Pump Station Borough Development 

Corporation Naugatuck Mini Industrial Park Naugatuck Connecticut" 

prepared by DeCarlo & Doll Inc. dated July 3, 1985, with a revision date of 

February 25, 1987 labeled as "Record Drawing."  This drawing indicates the 

replacement of selected piping within the pump station as well as the pumps.  

A second plan of the South Water Street corridor prepared by Malcolm Pirnie 

Inc. in March 1971 (stamped record print in January 1974) for the 

construction of a 10-inch diameter water main was also observed.  This plan 

presents detailed information about existing water, sewer, storm drainage and 

electric utilities in the South Water Street Corridor. 





Fiscal Impact and Market Analysis Renaissance Place Naugatuck, CT 28 

 

MMI did not identify any electric service into the pump station, nor were any 

electric panels observed.  Plans of the pump station do not indicate any 

electric service to the structure and a gasoline engine is depicted on the main 

floor of the station.  Presumably, the pumps are gas powered. 

 

If the Renaissance Place development were to proceed, it may be possible to 

relocate this pump station and/or improve its appearance so that it fits the 

character of the proposed activity.  While in some instances, such pump 

stations can be located below grade, we do not recommend a below grade 

pump station here given the potential susceptibility to flooding.  At the present 

time, the capacity and design discharge of this pump station is not known, so 

the cost for relocation of this structure is difficult to predict.   Based on our 

current knowledge of the site and the pump station it is MMI's opinion that 

relocation of this facility could cost $1M, inclusive of engineering design 

costs.  The cost will ultimately be driven by how much information regarding 

the original design can be obtained and by the location of the proposed pump 

station.  If the relocated pump station necessitates modifications to the gravity 

flow portion of the storm drainage system, the cost could exceed $1.5M.  

 

Middle Culvert 

Mapping from the Borough indicates the presence of an approximately 72-

inch diameter stone culvert approximately 100 feet upstream of the Meadow 

Pond Brook outlet.  The presence of this culvert was confirmed in the field, 

although no discharge was observed during our field investigations.  Mapping 

indicates a 24-inch diameter storm drainage pipe discharging to this outlet; 

however, this could not be confirmed in the field.  

 

Meadow Pond Brook Outlet 

These twin outlet culverts enter the river at approximately the middle of the 

GDC building.  Although we did not obtain mapping of the storm drainage 

through all of downtown, it appears that storm drainage from Old Firehouse 
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Road discharges to the channel upstream of the culverts.  In addition, 

information provided by HMA indicates the presence of trench drains and 

other structures near the building that discharge stormwater to these culverts. 

 

4. Field Investigation 

Using the information presented on the mapping obtained from the Borough, 

MMI performed a field evaluation of the project area in an effort to verify the 

location of existing storm drainage.  Figure 17 presents a compilation plan of the 

area based on available mapping and the field evaluation.  The piping 

configuration associated with the pump station along South Water Street appears 

to remain in its original state, although the diversion structure could not be 

observed because its access ports appear to have been paved over.   

 

North Outlet 

One 24-inch diameter pipe was observed through the center of the parking lot.  

This pipe appears to accept discharge from Old Firehouse Road and a portion 

of the parking area to the west.  To the south of this 24-inch diameter line (in 

the vicinity of the sink holes) a number of manholes were noted on GIS 

mapping of the site provided by Divney Tung and Schwalbe; however, these 

could not be located in the field.  The manholes are generally in the area of the 

existing sink holes. 

 

Storm drainage at Maple Street was evaluated to the intersection of Church 

Street at City Hall.  Historic mapping had shown catchbasins at that 

intersection eventually connecting to the 36-inch diameter pipe at the 

intersection of South Water Street.  This drainage configuration could not be 

confirmed as the catchbasins were silted to above the crown of the piping. 
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Middle Culvert 

As mentioned previously, historic plans of the site indicate a 24-inch diameter 

storm sewer discharging to this outfall; however, the 24-inch diameter pipe 

could not be located in the field. 

 

5. Conclusion 
Based on our work, MMI believes that the pump station was constructed 

following the 1955 flood to ensure that stormwater from the downtown area can 

be discharged during flood events.  Considering the dam removal that has 

occurred along the Naugatuck River downstream of the site, it is not clear if the 

invert of the discharge pipe continues to be below the flood elevation.  At this 

time, we recommend the following relating to stormwater management at the 

GDC site: 

 

The Meadow Pond Brook culvert beneath the GDC building must be maintained.  

A number of storm drainage outfalls to this watercourse were noted during this 

investigation and this stream corridor is a critical part of the Borough's drainage 

system. 

 

The pump station should be maintained in an operational state.  Based on the 

information obtained by MMI for this evaluation, it appears that the pump station 

is owned by the Borough and allows for the evacuation of stormwater from 

behind the railroad embankment during high flow events.  It should be noted that 

no instances of flooding have occurred in recent years as the project site is not 

within the 100-year flood area as shown on the official Flood Zone maps.  The 

cost to replace or relocate this structure is estimated at $1,000,000 to $1,500,000.  

If the pump station is not relocated, it should be upgraded to be operational, which 

would reduce the overall cost.   
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Based on our current knowledge of the site, it is not clear what is causing the 

sinkholes within the paved area.  Anecdotal information has indicated that the old 

building foundations were filled with construction debris during the demolition 

process.  It is not possible to verify this without subsurface geotechnical 

investigations.  Following additional investigation a determination can be made 

on the suitability of the material for construction and a design plan developed to 

address this issue.  Based on our conversations with GeoDesign, Inc. of 

Middlebury, Connecticut, such investigation would cost $50,000 to $100,000. 

 

In summary, a budget in the amount of $2,000,000 should be established to deal 

with site drainage issues.  This cost does not include an estimate to address sub-

surface conditions evidenced by sinkholes in the parking lot.  Without the 

subsurface geotechnical investigation discussed above, the extent of poor 

condition cannot be determined.  However, the review of the aerial photographs 

discussed earlier offers strong support for the assumption that demolition and 

filling activities have resulted in conditions warranting such investigation as well 

as budgeting funds to address these sub-surface conditions. 

 

The agreement between the Borough and Conroy Development Company must 

clearly define the financial responsibility for addressing these sub-surface 

conditions.  The specifics will be determined based upon geotechnical analysis, 

the design of structures to be developed including the type of footings to be used 

and the possibility of opening up some of the canal structures to create on-site 

design features. 
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V. Traffic Analysis 
 

A. Background 

As is the case with any significant development, the capacity of the street network 

to satisfactorily accommodate vehicular traffic generated by the project must be 

assessed.  With respect to Renaissance Place, the street network is a well 

established urban network with connection to a limited access highway (Route 8).  

As discussed in the market analysis portion of this report, the vast majority of 

residents as well as an appreciable amount of retail customers will use Route 8 for 

access to and from the lower Valley and Fairfield County.  The following analysis 

prepared by John Thompson, Traffic Engineer, addresses traffic issues. 

 

B. Past State Traffic Commission Certificates and Studies 

Neither of the previous uses (Uniroyal nor General DataCom) had obtained State 

Traffic Commission (STC) Certificates.  Peter Dorpalen, the Executive Director 

of the COGCNV was consulted to determine the nature and schedule for any 

transportation studies or designs within the region that might impact the proposed 

project.  The following is a summary and status of the identified studies/projects: 

• Interstate 84 and Route 8 Interchange Study.  Work underway by 

Wilbur Smith Associates 

• Route 63 Study.  Funded by earmarked monies.  Preliminary scope being 

developed. 

• Waterbury Rail Line Study.  Just getting underway.  RFP issued for 

consultants. 

• Naugatuck Bike Path.  #1 Enhancement project in the Region proposes 

bike path on west side of river. 

• Route 8 Corridor Study: Seymour to Interstate 84.  Funded by 

earmarked monies.  Very early stages of defining scope. 
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• Route 8 Spot Safety Improvements.  Design of improvements underway 

by ConnDOT. 

 

Within Naugatuck, 2 relevant traffic studies were completed in the recent past.  In 2001, 

Milone & MacBroom, Inc. completed a Downtown Circulation Evaluation which focused 

on the Maple Street, Church Street and Firehouse Road area.  This was followed by a 

Traffic Signal Study of Maple Street at Water Street in 2002.  The Downtown Circulation 

Evaluation examined the feasibility of making Firehouse Road one way and possibly 

adding on-street parking to Firehouse Road.  The recommendation was that the traffic 

pattern should not be changed and that on-street parking may be added after an in-depth 

parking study.  Level of Service (LOS) calculations for Maple Street at Firehouse Road; 

Church Street at Maple Street; Church Street at Rubber Avenue; and Rubber Avenue at 

Firehouse Road under various scenarios resulted in acceptable LOS ranging from “A” to 

“C”. 

 

The Traffic Signal Study for Maple Street at Water Street included LOS calculations.  A 

2003 design year was used with no additional traffic included in the 2002 traffic counts 

with the exception of a 3% peak hour growth factor.  Based on this analysis, the 

intersection of Maple Street, the Route 8 ramps and South Main Street would operate at 

LOS “E” during the PM peak hours.  The southbound approach to the Maple Street / 

Water Street intersection would operate at LOS “D” and “F” during the AM and PM peak 

hours, respectively.  Additionally, the vehicle queues associated with the eastbound 

approach to the Route 8 ramp / South Main Street intersection would backup into and 

past the Water Street intersection. 

 

The conclusion of the study was that the installation of a traffic signal at the Maple 

Street/Water Street intersection was not recommended. 
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C. Site Generated Traffic 

To assess the probable traffic impacts of this development project, The following 

land uses and resultant site generated traffic volumes: 

RESIDENTIAL 

550 Units AM = 262 trips/hr PM = 315 trips/hr 

 

RETAIL 

225,000 SF Specialty Retail Center AM = neg. PM = 610 trips/hr 

44,000 SF Entertainment AM = neg. PM = 230 trips/hr 

FLEX SPACE 

170,000 Square Feet AM = 243 trips/hr PM = 219 trips/hr 

 ----------------------------------- ----------------------------------- 

TOTAL New Trips AM = 505 trips/hr PM = 1374 trips/hr 

 

D. Traffic Network Capacity 

As discussed in Section B., the street network in the area of the Route 8 ramps, 

Maple Street, Water Street, and South Main Street is currently experiencing 

unacceptable Levels of Service for several traffic movements.  Furthermore, the 

superstructure of the elevated Route 8 and its ramp system at this location makes 

geometric improvements extremely difficult and costly.  Based on this condition, 

the focus of access to and from Renaissance Place must be placed at the Route 8 / 

Route 63 point.  This must be accomplished both by proper signage and design of 

the interchange as well as incorporated into the site planning for Renaissance 

Place.  The design of all internal calculation as well as site access points must 

direct vehicular traffic to Route 8 via Route 63.  The following analysis is based 

on this assumption as well as market area travel patterns described in the Section 

III. Market Analysis. 

 

 



Fiscal Impact and Market Analysis Renaissance Place Naugatuck, CT 35 

E. Distribution of Site Generated Traffic 

Based on an assessment of probable routings for traffic associated with each of 

the development components, I have utilized the following generalized 

distribution of site-generated traffic.  Figure 18 shows these distributions. 

RESIDENTIAL: 75% to/from the south via CT.Rt.8 (70%) and CT.Rt.63 (5%)  

 25% to/from the north via CT.Rt.8. 

RETAIL: 50% to/from the south via CT.Rt.8 (45%) and CT.Rt.63 (5%)  

 50% to/from the north via CT.Rt.8. (40%) and CT.Rt.63 (10%) 

FLEX-SPACE: 60% to/from the north via CT.Rt.63 (10%) and CT.Rt.8 (45%)  

  And Maple Street (5%) 

 40% to/from the south via CT.Rt.8 (5%), Rubber Ave. (25%), 

  Cherry St (5%) and CT.Rt.63 (5%) 

 

F. Capacity Analysis 

In order to establish base year existing traffic volumes, field counts were 

completed.  Based on these counts, the 2006 (Existing) Levels-of-Service for the 

AM and PM peak traffic hours for six (6) intersections within the site environs of 

the proposed development were then estimated using the Critical Lane Planning 

Technique.  Using the above site generated traffic volumes, distributed onto the 

adjacent roadway network (as described in E. above), Table 11 presents a 

composite summary of existing and estimated future Levels-of-Service. 
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TABLE 11 

 

 

 

 

 

 

 

 

 

 

 

 

As expected, the impact of the 505 new AM peak hour and 1374 new PM peak 

hour trips associated with the proposed development, when distributed onto the 

adjacent roadway network could have impact on several of the intersections [(1) 

Maple St. @ S. Main St. & the Rt.8 ramps; (2) South Main St. @ CT.Rt.8 NB 

Off-Ramp and (3) CT.Rt.63 @ CT.Rt.8 SB On- and Off-Ramp]. 

AM PM AM PM AM PM
Old Fire House Rd. & Site Access Dr. n/a n/a A (1) B-C (1) A (1) B-C (1)

Old Fire House Rd. & Maple St. A B-C A C A C
Maple St. @ Rubber Ave. and Elm St. A A A B A B
Maple St. @ S. Main St. & CT.Rt.8 NB On-Ramp & 
Rt.8 SB Off-Ramp C-D D-E C-D D-E C-D D-E

S. Main St. @ CT.Rt.8 NB On-Ramp A A A A A A
S. Main St. @ CT.Rt.8 NB Off-Ramp & CT.Rt.63 B-C C B-C E B-C C (2)

CT.Rt.63 @ CT.Rt.8 SB On- and SB Off-Ramps B-C C D E-F C (2) C (2)

NOTE: (1) Based on the establishment of appropriate traffic control devices.  (2) Based on geometric improvements.

FUTURE WITHOUT 
IMPROVEMENTS

INTERSECTION

ESTIMATED LEVELS-OF-SERVICE

EXISTING FUTURE WITH 
IMPROVEMENTS
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G. Proposed Mitigation of Traffic Impacts 

In order to mitigate these negative traffic impacts, the following improvements 

are recommended, as illustrated in Figure 19: 

1) The northbound Route 8 off ramp should be increased from one lane to two 

lanes to create a double left turn.  This is needed in the PM peak hour to 

accommodate residential traffic returning home from work destinations to the 

south combined with traffic destined for the retail and entertainment uses. 

2) An additional right turn lane should be added for the Route 8 southbound on 

and off ramps. 

3) Geometric and signalization improvements should be made at the Meadow / 

Cherry / Rubber and the Cherry / Route 63 intersections. 

 

Table 11 shows the Level of Service at the Route 63 / Route 8 intersections 

resulting from the improvements.  These improvements should not be considered 

a requirement for Phase 1 activities to be initiated.  It is expected that the 

improvements will be necessary as occupancy of the development occurs over 

time.  Therefore, these improvements should be incorporated into the 5 year 

Transportation Improvement Program prepared and approved by the Central 

Naugatuck Valley Council of Governments.     

 

A budget of $ 1,500,000 to $1,750,000 should be established for these 

improvements. 
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VI. Fiscal Impact Analysis 
 

In order to provide an indication of the nature and extent of the fiscal impact of 

Renaissance Place on the Borough, a fiscal impact analysis has been completed.  This 

analysis provides an estimate of the amount of annual revenue available after the 

payment of school and municipal service costs attributed to the project.  The project 

components described in Section II and values established in Section III Market Analysis 

have been used to estimate revenues to the Borough from property and personal taxes.  

This total revenue has been reduced by the amount of taxes currently being received from 

properties within the Phase I area.  The revenue has been further reduced by subtracting 

costs for municipal services and the Borough’s share of educational costs.  Based upon 

this analysis, it is estimated that upon full occupancy, Renaissance Place Phase I will 

generate a net revenue of $3,669,949 on an annual basis.  This revenue would be 

available for possible debt and principle payments on bonds for public infrastructure 

improvements to support the project and payment into the General Fund. 

 

The analysis is presented in a series of tables inclusive of footnotes as to sources and 

assumptions. 
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VII. Regional Economic Impact Analysis 
 

A. Purpose of Analysis 

This section presents an analysis of the regional economic impacts that could be 

generated by the Renaissance Place Project proposed in Naugatuck, Connecticut.  

This analysis uses projected construction expenditures and assumptions regarding 

employment presented by the Conroy Development Company, the project 

sponsor, as a foundation for the analysis.  Using RIMS II (the Regional Input-

Output Modeling System, generated and maintained by the U.S. Department of 

Commerce, Bureau of Economic Analysis) multipliers, this analysis will estimate 

likely economic impacts resulting from the construction and operation periods of 

the Renaissance Place Project.  This analysis will consider the potential impacts 

from only Phase 1 of the project.  The two types of impacts to be discussed 

include direct expenditures associated with the project and spin-off activity 

occurring in the region as a result of the direct expenditures.  The discussion will 

conclude with a comparison between the findings of this analysis and the 

projected economic impacts estimated by the developer’s team. 

 

B. Construction Period Economic Impacts 
1. Description of Analysis Methodology 

Several approaches can be used to estimate regional economic impacts using 

RIMS II multipliers for the construction activity of a new project.  For 

Renaissance Place, two approaches will be employed.  One approach will 

approximate regional economic impacts resulting from the construction period 

using the projected direct expenditures for Phase 1 of Renaissance Place.  RIMS II 

refers to the impacts of these direct expenditures as final demand output impacts, 

and provides multipliers specified as final demand multipliers.  For purposes of 

general understanding in this report, this analysis will refer to such final demand 
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multipliers as direct impact multipliers, meaning those impacts resulting from the 

direct spending in the construction industry associated with the proposed action. 

 

The other approach will use the developer’s assumptions on direct impacts in 

earnings and employment for the construction of the project to approximate 

resulting impacts.  Combined, both approaches will provide a likely range of 

economic impacts for total expenditures, earnings, and employment. 
 

RIMS II is based on an input-output table framework, which quantifies the inter-

industry relationship amongst various sectors, and enables accurate estimating of 

potential economic impacts resulting from a particular expenditure in a specific 

industry.  For this analysis, RIMS II multipliers specific to a geographic area 

comprised of New Haven County and Fairfield County combined were obtained, 

and are based on 2003 industry data, which is the most current available.  The 

New Haven and Fairfield county area will be treated as the economic region for 

this analysis, or the area in which the projected economic impacts will be most 

likely to occur.1 
 

Table 20 presents the proposed program components and direct expenditures 

anticipated by the developer for Phase 1 of the Renaissance Place Project.  The 

investment in constructing Phase 1 is comprised of a $203,623,775 in direct 

expenditures for the construction industry, because construction is a final good.   

                                                 
1 For more information on the RIMS II, please reference the Bureau of Economic Analysis website at 
http://www.bea.gov/bea/regional/rims/. 



Fiscal Impact and Market Analysis Renaissance Place Naugatuck, CT 49 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2. Direct Expenditure Impact Multiplier Approach 

As detailed in Table 21, the direct impact multiplier for the region’s Construction 

Industry is 1.8814, which essentially means that for each dollar expended in the 

region’s Construction Industry, there will be a total of $1.88 in the expenditure of 

all industries combined.  Likewise, the earnings multiplier for the region is 

0.5725, which means that each dollar in expenditures in the Construction Industry 

would result in an additional $0.57 in earnings in the region’s economy.  Finally, 

for every $1 million in expenditures in the Construction Industry, 13.83 jobs will 

be created in the region’s economy.  These are the selected multipliers to be used 

in estimating the regional economic impacts based on the $203,623,775 

investment in constructing Phase 1 of Renaissance Place. 

TABLE 20

LAND USE 1 PROGRAM 1 OWNERSHIP DEVELOPMENT COST

RESIDENTIAL 552 Dwelling Units PRIVATE $120,612,000
TECH / FLEX 170,000 GFA PRIVATE $19,550,000
RETAIL 223,800 GFA PRIVATE $38,605,500
ENTERTAINMENT 44,300 GFA PRIVATE $9,934,275
PARKING 829 Structured Spaces PUBLIC $14,922,000

TOTAL $203,623,775
Notes:
1   Land Use and Program elements based on Renaissance Place Economic Impact Analysis, 09/16/2005.
Compiled by Harrall-Michalowski Associates, Inc. (March 2006).

DEVELOPMENT COST ASSUMPTIONS
RENAISSANCE PLACE - PROPOSED PHASE ONE

BOROUGH OF NAUGATUCK, CONNECTICUT
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When applying direct expenditures of $203,623,775 to the output multiplier listed 

in Table 21 (1.8814), the estimated impact on gross output is approximately 

$383.1 million, including the direct expenditures of nearly $203.6 million.  

Factoring the earnings multiplier of 0.5725 against the $203.6 million investment 

yields an estimated impact on earnings of approximately $116.5 million.  In 

addition, applying the employment multiplier of 13.8355 per each $1 million in 

direct expenditures yields an estimated impact of 2,614 total jobs.  Included in 

these figures are the initial outlay, on-site jobs required to build the project, and 

the earnings associated with these on-site jobs, in addition to the remaining off-

site spin-off activity benefiting the region’s economy. 

TABLE 21

CONSTRUCTION 
INDUSTRY ANALYSIS

OUTPUT
(in dollars)

Direct Expenditures $203,623,775
Direct Impact Multiplier:

Output (dollars) 1.8814
Earnings (dollars) 0.5725
Employment (jobs) 1 13.8355

Impact on:
Output (dollars) $383,097,770
Earnings (dollars) $116,574,611
Employment (jobs) 2,614

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).

Notes:

PROJECTED REGIONAL ECONOMIC IMPACTS - BASED ON EXPENDITURES
CONSTRUCTION COMPONENT OF RENAISSANCE PLACE - PROPOSED PHASE ONE

FAIRFIELD AND NEW HAVEN COUNTIES

1    The employment multiplier is measured on the basis of a $1 million change in output delivered to final demand.  
$203,623,775 in today's dollars is approximately equivalent to $188,939,791 in 2003 dollars.  Since the employment multipliers 
are based on 2003 data, the estimate of 2003 dollars of $188,939,791 must be used to project employment impacts.
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3. Direct Effect Multiplier Approach 

In addition to direct impact or expenditure multipliers, the RIMS II generates 

direct effect multipliers, which can be used when information on the estimated 

changes in employment and earnings are available for the construction aspect of 

the proposed project.  As listed in Table 22, the region’s direct effect multiplier 

for earnings in the Construction Industry is 1.6730, which essentially means that 

for each dollar in earnings in the Construction Industry, there will be an increase 

of $1.67 in earnings in the region.  Likewise, for each on-site job created by the 

construction of the project, 1.8116 jobs will be created in the region’s economy.  

These selected multipliers are used in projecting the regional economic impacts 

based on the developer’s assumed on-site jobs and earnings associated with the 

construction of Phase 1 of Renaissance Place. 

TABLE 22

CONSTRUCTION INDUSTRY ANALYSIS
OUTPUT

(in dollars)
Direct Impact:

Earnings (dollars) $71,268,321
Employment (jobs) 1,425

Direct-Effect Multiplier:
Earnings (dollars) 1.6730
Employment (jobs) 1.8116

Impact on:
Earnings (dollars) $119,231,901
Employment (jobs) 2,582

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).
Notes:

PROJECTED REGIONAL ECONOMIC IMPACTS - BASED ON DIRECT EFFECTS
CONSTRUCTION COMPONENT OF RENAISSANCE PLACE - PROPOSED PHASE ONE

FAIRFIELD AND NEW HAVEN COUNTIES
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The developer assumes that 1,425 on-site jobs will be created by the construction 

of Phase 1, and that earnings associated with these jobs will total almost $71.2 

million.  When applying the direct on-site earnings of $71.2 million to the direct 

effect earnings multiplier listed in Table 22 (1.6730), the estimated impact on 

earnings in the regional economy is approximately $119.2 million, including the 

direct earnings of nearly $71.2 million.  In addition, applying the direct effect 

employment multiplier of 1.8116 yields an estimated impact of 2,582 total jobs.  

Included in these figures are the initial jobs required to build the project and the 

earnings associated with these on-site jobs, in addition to the remaining off-site 

spin-off activity benefiting the region’s economy. 

 

C. Spin-Off Economic Impacts 

The impacts discussed above pertain to the total impacts, or the combined impacts 

including the direct expenditures associated with on site construction and the 

spin-off economic activity likely to occur as a result from the construction of the 

project.  Deducting the initial investment or project’s direct expenditures from the 

total yields the estimated spin-off activity that would occur elsewhere in the 

region as a result of the project’s construction.  The resulting spin-off economic 

activity likely to benefit the region in the form of off-site expenditures, earnings, 

and employment will be analyzed in this section. 

 

1. Spin-Off Expenditure Impacts 

The results of the economic impact analysis earlier suggested a total impact of 

approximately $383.1 million in total output in the region.  After deducting the 

direct impact of approximately $203.6 million in expenditures for Phase 1 of the 

project, the resulting estimated impact in spin-off expenditures is nearly $179.5 

million.  The calculation used to arrive at this figure is detailed in Table 23. 
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2. Spin-Off Earnings 

As previously noted, the direct expenditure impact approach and direct effect 

approach were both used to estimate the total economic impact to earnings across 

all industries in the region.  Using both approaches yields an estimated impact 

range, where the two endpoints of the range are checked against each other for 

consistency.  The direct expenditure impact approach yielded a total impact on 

earnings of approximately $116.6 million, while the direct effect approach 

resulted in an estimated impact on earnings of $119.2 million.  When the assumed 

direct outlay of approximately $71.3 million in earnings for on-site construction 

workers is factored out, the estimated spin-off earnings is estimated to be between 

approximately $45.3 million and $48.0 million.  Therefore, between $45.3 and 

$48.0 million in additional spin-off earnings could be generated across all 

industries in the regional economy.   The calculation used to arrive at this figure is 

detailed in Table 23. 

 

3. Spin-Off Employment 

For the same reasons, two approaches were also taken to estimate the gross 

economic impact to the region’s employment levels.  The direct expenditure 

impact approach yielded a total impact on employment of approximately 2,614 

jobs, while the direct effect approach resulted in an estimated total impact on 

employment of 2,582 jobs.  When the assumed direct on-site employment of 

1,425 construction workers is factored out, the estimated spin-off employment 

gains are projected to be between 1,157 and 1,189 jobs.  Therefore, between 1,157 

and 1,189 in spin-off jobs could be generated across all industries in the regional 

economy, as a result of Phase 1.   The calculation used to arrive at this figure is 

detailed in Table 23. 
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TABLE 23 

 

D. Operational Period Economic Impacts 

In addition to economic impacts related to the construction activity required to 

develop Phase 1 of Renaissance Place, economic impacts will also result from the 

on-site activities programmed for the development site.  The impacts associated 

with on-site activities are estimated using assumed generation rates or 

employment intensities for the proposed uses, as well as estimated annual wages 

for on-site employment, by job type.  Finally, using direct effect multipliers for 

the on-site employment levels, spin-off employment and earnings impacts will be 

projected.   

CONSTRUCTION 
INDUSTRY ANALYSIS

IMPACTS

Total Expenditure Impact   
Total Impact on Expenditures $383,097,770
Direct Impact, in Expenditures $203,623,775

SPIN-OFF EXPENDITURES IMPACT $179,473,995

Earnings
Total Impact on Earnings (Direct Expenditure Approach) $116,574,611
Total Impact on Earnings (Direct Effect Approach) $119,231,901
Direct Earnings $71,268,321

$45,306,290
$47,963,580

Employment
Total Impact on Employment, in jobs (Direct Expenditure Approach 2,582
Total Impact on Employment, in jobs (Direct Effect Approach) 2,614
Direct Employment, in jobs 1,425

1,157
1,189

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).
Notes:

PROJECTED SPIN-OFF REGIONAL ECONOMIC IMPACTS
CONSTRUCTION COMPONENT OF RENAISSANCE PLACE - PROPOSED PHASE ONE

FAIRFIELD AND NEW HAVEN COUNTIES

RANGE OF SPIN-OFF EARNINGS

RANGE OF SPIN-OFF EMPLOYMENT
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1. Projected On-Site Employment 
The developer’s team assumed a number of on-site jobs using employment 

generation rates per their Economic Impact Analysis (09/16/05).  A review of the 

data concludes that the generation rates used to estimate future employment are 

within reason, with one exception.  Assuming that most of the Entertainment 

space in Phase 1 will be used as a movie theater, 1 job per 500 square feet appears 

considerably high.  Recent industry data suggest that movie theaters may employ 

roughly 4 persons per screen.  This generation rate will serve as the only 

substitution to the assumed rates used in the developer’s calculations. 

 

Table 5 details the development program and employment generation rates that 

will be used for this analysis.  As listed in Table 24, an estimated total of 959 on-

site jobs could be created once the development reaches its operation stage.  

 
 

TABLE 24 

 

 

 

 

 

 

 

 

 

 

PHASE 1 COMPONENT
DIRECT 

EMPLOYMENT

RESIDENTIAL 552 Units 0.02 per Unit 11
TECH / FLEX 170,000 GFA 2 per 1,000 sf 340
RETAIL / RESTAURANT 223,800 GFA 1 per 400 sf 560
ENTERTAINMENT 44,300 1 GFA 4 per screen 40
PARKING 829 Spaces 10 per 1,000 spaces 8

TOTAL 959

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).

Notes:
1    Assuming approximately 4,400 sf per screen yields a projected 10 movie screens.  Generation rate of 4 employees per screen consistent with 
recent industry trends.

PROJECTED ON-SITE EMPLOYMENT
PROJECTED OPERATIONAL EMPLOYMENT- RENAISSANCE PLACE - PROPOSED PHASE ONE

DEVELOPMENT GENERATION RATE

Source of Development program and all other employee generation rate is Renaissance Place, Economic Impact Analysis (09/16/2005)
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2. Estimated On-Site Full Time Equivalent (FTE) 

Employment and Income 

The estimated on-site employment levels detailed above must be converted into 

Full Time Equivalents (FTE) in order to accurately apply average annual wages 

and estimate on-site income levels.  For this analysis, it is assumed that the 

employment levels in Table 24 associated with each category, except for retail, 

represent the FTE.  For retail, it is assumed that 20% of the total jobs would be 

full-time supervisory positions, with the balance consisting of part time retail 

sales positions.  The calculation of number of jobs from Table 24 into FTEs is 

detailed in Table 25.  In total, the 959 jobs estimated in Table 24 are projected to 

be equivalent to 739 FTE positions. 

 

With the number of FTE positions estimated, research and analysis was conducted 

regarding the average annual wages for comparable positions in the Waterbury 

Labor Market Area.  The wage data used in this analysis was obtained from the 

Connecticut Department of Labor, and is current to June 2005.  Each of the 

primary building use categories listed in Table 25 is further divided into several 

categories of employment positions.  For the positions listed, average annual 

wage data was obtained and multiplied by the number of pertinent positions to 

estimate total on-site income.    
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TABLE 25 

 

Based on the data in Table 25, approximately $27.2 million in on-site earnings are 

estimated to occur based on the assumed employment levels.  Approximately 

$14.6 million in earnings would be attributable to the tech/flex activities, with 

another $11.1 million in earnings going to support the retail/restaurant activities.  

The balance in earnings would be split between residential management and 

maintenance, entertainment, and parking activities. 

PHASE 1 COMPONENT JOB TYPE NUMBER OF 
JOBS

ASSUMED 
FTE JOBS

AVERAGE 
ANNUAL 
WAGE

INCOME

RESIDENTIAL 11 11 $356,890
Management 1 2 2 $55,208 $110,416
Building / Grounds Maintenance 2 9 9 $27,386 $246,474

TECH / FLEX 340 340 $14,560,704
Industrial Production Managers 3 68 68 $83,658 $5,688,744
Production Occupations 4 170 170 $32,901 $5,593,170
Office and Administrative Support 5 102 102 $32,145 $3,278,790

RETAIL / RESTAURANT 560 336 $11,063,136
Supervisors / Managers 6 112 112 $45,898 $5,140,576
Retail Salesperson 7 448 224 $26,440 $5,922,560

ENTERTAINMENT 44 44 $1,077,907
Supervisors / Managers 6 9 9 $45,898 $413,082
Cashiers 8 35 35 $18,995 $664,825

PARKING 8 8 $178,863
Supervisors / Managers 6 1 1 $45,898 $45,898
Cashiers 8 7 7 $18,995 $132,965

TOTAL 963 739 $27,237,500

1 Per Published average wage for Property, Real Estate, and Community Association Managers in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
2  Per published average wage for Building and Grounds Cleaning and Maintenance Occupation in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
3  Per published average wage for Industrial Production Managers in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
4  Per published average wage for Production Occupations in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
5  Per published average wage for Office and Administrative Support Occupations in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
6  Per published average wage for Retail Supervisors / Managers in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
7  Per published average wage for Retail Salespersons in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.
8  Per published average wage for Cashiers in Waterbury Labor Market Area, Connecticut Department of Labor. 1st Quarter, 2005.

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).

Notes:

ESTIMATED ON-SITE EMPLOYMENT BY TYPE AND INCOME
PROJECTED OPERATIONAL EMPLOYMENT OF RENAISSANCE PLACE - PROPOSED PHASE ONE
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3. Estimated Off-Site Secondary Employment and Income 

The estimated 739 FTE positions during the operational phase of the project will 

also have an economic impact on increased employment and earnings elsewhere 

in the region.  This spin-off impact can be estimated based upon direct effect 

earnings multipliers available from the RIMS II model.  The RIMS II provides 

direct effect multipliers for 60 aggregate industries, which can be used with the 

information for on-site positions to estimate the spin-off economic activity likely 

to result from the operational activities associated with Phase 1 of Renaissance 

Place. 

TABLE 26 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

PHASE 1 COMPONENT
ASSUMED 

INCOME OF ON-
SITE JOBS

DIRECT EFFECT 
EARNINGS 

MULTIPLIER 1

NET EFFECT 
EARNINGS 

MULTIPLIER

NEW INCOME 
FROM OFF-SITE 

JOBS IN ALL 
INDUSTRIES

NEW OFF-SITE JOBS 
IN ALL INDUSTRIES 2

RESIDENTIAL 356,890$           4.8
Management 110,416$              1.6253 0.6253 69,043$                  1.3
Building / Grounds Maintenance 246,474$              1.7309 0.7309 180,148$                3.5

TECH / FLEX 14,560,704$      188.7
Industrial Production Managers 5,688,744$           1.6253 0.6253 3,557,172$             68.4
Production Occupations 5,593,170$           1.6904 0.6904 3,861,525$             74.2
Office and Administrative Support 3,278,790$           1.7309 0.7309 2,396,468$             46.1

RETAIL / RESTAURANT 11,063,136$      135.7
Supervisors / Managers 5,140,576$           1.6253 0.6253 3,214,402$             61.8
Retail Salesperson 5,922,560$           1.6489 0.6489 3,843,149$             73.9

ENTERTAINMENT 1,077,907$        13.3
Supervisors / Managers 413,082$              1.6253 0.6253 258,300$                5.0
Cashiers 664,825$              1.6489 0.6489 431,405$                8.3

PARKING 178,863$           2.3
Supervisors / Managers 45,898$                1.6253 0.6253 28,700$                  0.6
Cashiers 132,965$              1.6489 0.6489 86,281$                  1.7

TOTAL 27,237,500$   17,926,593$     344.8

2  Assumes average annual wage for all industries of $52,033, per Connecticut Department of Labor wage data for June 2005.

Compiled by Harrall-Michalowski Associates, Inc. (March 2006).

Notes:

PROJECTED OFF-SITE SECONDARY EMPLOYMENT BY TYPE AND INCOME
PROJECTED OPERATIONAL EMPLOYMENT OF RENAISSANCE PLACE - PROPOSED PHASE ONE

DIRECT EMPLOYMENT SECONDARY EMPLOYMENT

1 Per Direct Effect Multipliers for Output, Earnings, and Employment by Industry Aggregation, New Haven - Bridgeport, CT Region, RIMS II, US Department of Commerce, based on 
2003 data.
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Table 26 lists the assumed income of on-site employment, by category and type, 

for Phase 1 of Renaissance Place.  Using RIMS II, direct effect multipliers for 

earnings are listed in Table 26, according to the most comparable industries 

relevant to the job position.  Subtracting “1” from the direct effect earnings 

multipliers yields a net effect multiplier, or the multiplier excluding the on-site 

jobs at Renaissance Place.  Multiplying the net effect earnings multipliers by 

estimated earnings on-site yields the estimated new income associated with off-

site jobs across all industries, as a result of Phase 1’s operational stage.  In total, 

approximately $17.9 million in new income in secondary jobs could be created 

elsewhere in the regional economy as a result of the normal operations projected 

for Phase 1 of Renaissance Place.  Applying the average annual wage for all 

industries in Connecticut of $52,033 as of June 2005 to these jobs yields an 

estimated number 345 newly created secondary jobs, allocated across all 

industries in the region.  
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VIII. Project Financing 
 

A. Development Budget 

The Conroy Development Company has prepared a Project Development Budget 

dated 9/16/05.  This budget estimates a total Phase 1 development cost of 

$217,967,775 broken down as follows: 

Private Development  $188,701,775 

Public Development $  26,969,000 

Public Facilities $   2,297,000 

Within the public development cost estimates, public development includes on-

site expenditures such as site work and land ($12,047,000) as well as parking 

($14,922,000).  The Public Facilities cost estimate includes off-site improvements 

such as road network improvements, walkways and similar items.  Based on the 

cost estimates for the pump station and road network improvements discussed 

earlier in this report, these budget items are assumed to encompass the $3,000,000 

to $4,000,000 for these items.  The costs related to sub-surface site conditions 

must be determined based on geotechnical analysis.  These costs will need to be 

included in the $12,047,000 site work and land estimate.  We believe this is the 

cost item with the greatest level of unknowns and potential impact on the overall 

development budget.  In turn, this has the greatest impact on the public costs and 

financing.  Therefore, further detailing as to the nature and responsibility for these 

costs must be completed before development agreements between the Conroy 

Development Company and the Borough are signed. 

 

B. Financing 

The scale and complexity of this project will require a range of financing methods 

and funding sources.  For purposes of our analysis, we have assumed that private 

development costs and financing are the responsibility of The Conroy 

Development Company.  Within these costs there may be the opportunity for state 
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and federal funds to be used to varying degrees.  These sources will be discussed 

later. 

 

For the public costs as well as some private costs, there are 3 potential sources of 

funds; local, state and federal.  The following are some specific sources: 

 

Tax Incremental Financing 

The Fiscal Impact Analysis estimates that approximately $3,500,000 to 

$3,750,000 of additional tax revenue will be available to the Borough on an 

annual basis upon full development of Phase 1 and after the payment of 

municipal and school costs attributable to the project.  A portion of this 

revenue could be used to make principle and interest payments on bonds 

issued for the purpose of financing the public development and facilities 

included in the development budget.  The capital amount of such bonds which 

could be financed is dependent on the amount of tax revenues pledged, the 

rating of the bonds and the bond market at the time of issuance. 

 

Based upon current market conditions and Naugatuck’s bond rating, an 

interest rate of 4 ½ to 5% is reasonable to use for estimating purposes.  

Assuming a 30-year bond at these rates, each $1,000,000 of tax revenue 

dedicated to payment would support a bond in the range of $15,500,000 to 

$16,500,000.  It will be a public policy decision as to the amount of public 

development and facility costs to be funded in this manner. 

 

Brownfields Financing 

As a municipality, Naugatuck is eligible to apply for environmental 

remediation funds through a variety of programs.  These programs include the 

Brownfields Economic Development Initiative (BEDI) Program administered 

by the U.S. Department of Housing and Urban Development; U.S. 

Environmental Protection Agency Assessment Grants, Cleanup Grants and 

Revolving Loan Fund Grants.  The Assessment and Cleanup Grants are 
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limited to $200,000 per site.  The Revolving Loan Fund Grants provide up to 

$1,000,000 for five years.  The Naugatuck Valley presently participates in this 

program.  The State of Connecticut also has funds available for Brownfields 

cleanup and development. 

 

Economic Development Program 

The State of Connecticut offers a range of economic development programs 

administered primarily through the Department of Economic and Community 

Development.  Some of these funds are directly allocated to specific projects 

as Urban Act Funds.  This department also administers the federal Small 

Cities Community Development Block Grant (CDBG) Program.  As part of 

this program, loans and grants for economic development can be made.  In 

addition, the Section 108 Loan Grantee Program linked to the CDBG Program 

can provide below market rate loans. 

 

Innovative Energy Financing Programs 

The Conroy Development Company proposes to incorporate a variety of 

innovative initiatives in Renaissance Place in support of energy independence.  

As these concepts are detailed, resources at both the federal and state levels 

can be pursued.  Connecticut Innovations, Inc. (CII) receives state funding to 

support such initiatives.  Fuel cells are being considered as part of 

Renaissance Place development and Connecticut has two of the major 

companies in the country presently manufacturing fuel cells.  This could lead 

to creative partnerships. 

 

Transportation 

Transportation is important to Renaissance Place in two regards.  One is the 

street / highway network and the other is rail.  As discussed in the Market 

Analysis section, the access to Route 8 and the Metro North Waterbury line to 

access Fairfield County is an important positive factor.  Funds for 

improvement to both of these transportation modes should be aggressively 
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pursued.  Active involvement in the Central Naugatuck Valley Council of 

Governments which serves as the Metropolitan Planning Organization (MPO) 

for transportation projects is very important.  Projects needed to support 

Renaissance Place should be placed on the Transportation Improvement 

Program (TIP) for future funding. 
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APPENDIX A 



PROSPECT 
$280,000  1500 s.f. = $186/s.f. 
   1750 s.f. = $160/s.f. 
 













SEYMOUR 
$269,900 ÷  1345 s.f.  =  $186/s.f. 



SHELTON 
2500 s.f.  @  569,000  =  $228/s.f. 
 



SHELTON 
$399,900 ÷  1800 s.f.  =  $222/s.f. 
 



NAUGATUCK 
Manufactured Housing 



$272,000 ÷  1200 s.f.  =  $226/s.f. 
 
 

BRIDGEPORT
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