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CHAPTER 1
INTRODUCTION

A Unique Place

On first arriving to take up residence in Redding, in June 1907, Mark Twain
exclaimed “How beautiful it all is! I did not think it could be as beautiful as this.” A
generation later in the depths of the Great Depression, the Emergency Relief Commission's
Connecticut Guide commented “Redding consists of beautiful hill country, and is rich in
mineral specimens. ... " The guide goes on to describe Redding as the "jewel at the heart of
Fairfield County". Redding’s unique blend of hills, valleys, streams, picturesque meadows,
winding lanes and traditional homes has evoked accolades from residents and visitors alike.

The Connecticut Guide also noted the many illustrious persons who have chosen to
make their home in Redding, following (sometimes literally) Mark Twain's footsteps to be
surrounded by Redding’s scenic landscape unspoiled character. Now at the beginning of the
twenty-first century Redding continues to attract those who value the quality of the town’s
environment.

Since Mark Twain's time, Redding has continued to benefit from the efforts of
residents who marvel at the town's unique character and are willing to work at preserving
it. And this effort has extended beyond a postcard presentation of Redding. Connecticut
Magazine, looking beyond the town's beauty to a broader statistical examination of Quality
of Life issues, has several times awarded Redding its “Best Small Town in Connecticut”
designation.

As a result of dedication and foresight, Redding's policies and actions over the past
half century have been highly effective in:

Securing more than a third of the town’s land area as permanently dedicated open
space,

Enacting land use policies and standards, rigorously enforced, to protect public water
supply watersheds and sensitive lands,

Protecting ‘the view from the road” through a scenic road ordinance and a policy that
limits road widening,

Advancing efforts to protect historic buildings and sites,

Adopting award-winning Smart Growth policies to plan a walkable, transit-oriented
village on the site of the Gilbert & Bennett factory.

Maintaining Redding's uniqueness is a continuing challenge, and this Town Plan is
intended to serve as a source of policy in sustaining a path toward long-held goals.

A Perspective on the Region

Redding’s location at the heart of Fairfield County has made it one of the most
desirable residential communities in the northeast United States, benefitting from
accessibility to major markets while preserving a degree of isolation within Connecticut's
largest conserved forest region. Redding is within commuting distance of world-class
corporate offices and regional institutions of Stamford, Norwalk, Danbury and Westchester
County. Also accessible by commuter rail service is the nation’s corporate and cultural
capital in Manhattan.
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In the midst of rapidly urbanizing southwestern Connecticut and the densely-
populated Northeast Corridor of the United States, Redding lies at the heart of a great
swath of forest - a resource that cannot be retrieved if lost, and that is critical for sustaining
both natural habitats and quality of life for the people of a very large region. Lands in
current conservation ownership in Redding and adjacent towns together comprise the
largest unbroken forest tract in southwestern Connecticut, containing over 15,000 acres,
This vast greenspace not only protects air and water quality for all of the greater area but
forms a natural buffer between the urban centers and suburbs of southwest Connecticut
(Stamford/Norwalk), metropolitan Bridgeport, and the greater Danbury area.

In other respects as well, the Plans of Conservation and Development of the three
nearby regional planning agencies and of the State of Connecticut reinforce Redding's
longstanding conservation priorities. These plans clearly endorse the need to concentrate
future development in places where urban infrastructure is already in place, reflecting the
principle of "Smart Growth" (or “Responsible Growth” as popularized in Connecticut). This
approach to development aims to:

Discourage sprawl,

Concentrate jobs and new development where public water, sewers and mass
transportation are available,

Conserve open space and natural resources,

Encourage new development to follow environmentally-compatible and
energy efficient design principles,

Plan new infrastructure for cohesive centers and more efficient use of land.
Redding’s Town Plan 2018 embraces all of these goals.

Georgetown, in Redding’s southwest corner, is not only the sole urban complex
within Redding but also a multi-town village extending into adjacent portions of Weston,
Wilton and Ridgefield. Redevelopment currently is planned for the heart of this old village,
including the former Gilbert and Bennett factory site and the existing Main Street/Old Mill
Road retail area. When and if implemented, this will significantly enhance the entire
Georgetown community. With water service, a sewer system and a prospective new train
station, Georgetown could be poised to attract future growth as well as to serve as a model
of Responsible Growth. A collaborative planning effort across town and regional boundaries
here is needed and should be undertaken when the legal path is clear.

Resource Conservation - A Defining Need

Nine-tenths of Redding's land area lies within the central highlands of Fairfield
County, along with extensive areas in neighboring Easton, Weston and northern Ridgefield.
Within this rugged upland terrain lie the headwaters and/or major watershed areas of
rivers supplying the Saugatuck, Aspetuck, Easton Lake and Hemlocks water supply
reservoirs. In consequence the purity and quality of these streams has a direct and
substantial impact upon the well-being of over 500,000 residents of the shoreline towns to
the south.

Protection of this water resource is recognized as a critically important policy
feature the regional plan which embraces this area, as adopted by southwestern
Connecticut's regional planning agency: WESTCOG. The adopted HVCEO plan (2009,
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Regional Growth Guide Map) shows all of Redding except Georgetown within low density or
semi-rural remote area classifications intended to protect the viability of public water
resources. Special attention was devoted in the 2009 HVCEO plan to protection of surface
drinking water supplies, noting that watershed lands draining into public water supply
reservoirs are areas of special environmental concern. The HVCEO plan also noted the
critical role played by both till aquifers and stratified drift aquifers in protecting domestic
and public water supply - a principle strongly endorsed also in this Town Plan.

A reinforced focus on the importance of protecting this vital upland watershed is
expressed in the adopted Conservation and Development Policies Plan for Connecticut,
2013-2018.

Policies of the State Plan in respect to water supply watersheds include the
following:

Encourage land uses that are compatible with protection of water quality.
Permit land use types and intensities that do not require sewer service.

Minimize site disturbance through open space, conservation easements, and use
of cluster-style development to lessen impervious surfaces.

“As a general density guideline”, require minimum lot sizes of one dwelling unit
per two acres of upland (non-wetland) area.

Utilize a multiple barrier approach, including source water protection and
appropriate treatment, to ensure the availability of safe and adequate public
water supplies that meet or exceed state and federal drinking water standards;

Identify water supply resources sufficient to meet existing demand, to mitigate
water shortages during droughts, and to meet projected growth and economic
development over at least the next 50 years;

Ensure that water conservation is a priority consideration in all water supply
planning activities and regulatory decisions;

Utilize an integrated watershed management approach to ensure that high
quality existing and potential sources of public drinking water are maintained
for human consumption;

Minimize the impacts of development on drinking water sources by utilizing
development forms and densities that limit impervious surface coverage to 10%
of the overall area to be developed and which preserves the most amount of land
in a natural or undisturbed state.

The “Locational Guide Map” of the State Plan classifies all of the water supply
watershed area of Redding (89.5%) as Conservation Area, the Norwalk River basin area
outside of Georgetown (8.0%) as Rural Lands and the immediate Georgetown vicinity (2.5%)
as a Neighborhood Conservation Area. Existing Preserved Open Space lands are also shown
throughout the town. Thus the State Plan strongly supports Redding’s established policy of
low-density residential use throughout the town outside of Georgetown, and its efforts to
conserve open space as well as minimize adverse development impacts on all water supply
watersheds.

2,024 acres in Redding, officially designated the Centennial Watershed State Forest.
Are protected by the state. The Saugatuck River Watershed Partnership, embracing eleven
towns in southwest Connecticut, continues to develop an action plan for conservation of the
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water quality and natural environment of the entire 89 square mile Saugatuck river basin.
Redding is a key participant in this effort since, of all the towns in the region, it has the
largest amount of watershed area and contains most of the headwater streams, along with
highly permeable stratified drift aquifers.

Mindful of its responsibility, Redding has pioneered low-impact development
concepts within the public water supply watershed. As these concepts become more clearly
established in general planning practice, the town intends to remain in the forefront in
implementing them.

Policies and Goals Achieved

As indicated above, the past decade has seen remarkable progress toward
achievement of many of the goals expressed in the 1998 Town Plan. Among the significant
goals achieved are the following:

Conservation of Natural Resources and Open Space Preservation

In the last decade, over 45 acres of permanent open space were added to previous
totals through the efforts of the Town, State, Aquarion Water Company, The Nature
Conservancy, the Redding Land Trust, and the Aspetuck Land Trust as well as from
private gifts. These new acquisitions include the Biehn property of 30.7 acres along Hill
Road and a portion of the Fine property of 13.7 acres along Huckleberry Road, along with
numerous small open space set-asides. Redding is appreciative of the public-spirited actions
of those individuals and organizations who have helped conserve vital lands such as these.

Total land area now protected as permanent conservation and open space land in
Redding is in excess of 7,600 acres, (including open space easements and set-asides on
individual properties,) or over 37% of Town’s total land area. Moreover, most of the
conserved land is located in contiguous parcels forming undeveloped corridors through the
town. These "forever green" corridors provide protected natural habitat, opportunities for
passive recreation, and vital protection of the public water supply watershed. Redding has
well over 60 miles of trails that allow the enjoyment and exploration of these protected
assets.

Rural character

The town's rural ambiance has been well sustained, through land conservation as
well as through vigorous review of development applications and refinement of Town land
use regulations. Refinements of regulations have included updating of the Inland Wetland
Regulations, Town Road Maintenance standards, and Subdivision Regulations.

Historical and Cultural Resources

Cultural Resources Preservation requirements have become fully integrated into the
town's land use regulations and application reviews. Extensive documentation has been
made of the history and pre-history of many Town-owned properties and all recent
subdivision sites. Historic preservation has been enhanced by the Town's development of a
voluntary preservation easement program for historic dwellings.

The Umpawaug schoolhouse has been restored with a new roof, repointed mortar
and better drainage to preserve it now and into the future. This year the Town lost its town
historian Charley Couch to illness. His steadfast and knowledgeable input on historical
information and preservation issues, in support of many Town decisions, helped to protect
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and preserve historical resources. His role has now been taken up by Bruce Nelson, a
qualified and appropriate figure, well versed in area history.

Public Facilities

During the past decade the Redding Center firehouse has been expanded to add
needed space. The Police Station has been expanded. The Zoning and Health departments
have been moved into Town Hall from their former location across the street, allowing the
Building department to expand into their former offices. The sewer treatment plant
serving Georgetown has been expanded and major maintenance of its monitoring and
control systems were undertaken. The plant incorporates excess capacity vital to any future
redevelopment of the Gilbert and Bennet wire mill site as well as other local needs.

This decade saw little other expansion of public facilities in town. The lone exception
being the Calvary Baptist Church which has built an all-new facility on Redding Road.

Roads and Transportation

A multi-year road and drainage reconstruction program has been underway,
targeted at problem areas. Also, a number of town roads having histories of needing
frequent resurfacing have seen complete reconstruction, with the installation of a proper
road base and suitable drainage. This should reduce maintenance costs in the future. Also,
a newly redesigned and relocated grade crossing of the Metro North rail line at West
Redding is being installed. This is to create safer conditions at a location that saw a fatal
accident in 2013.

Housing Needs

An extensive investigation and study was undertaken with support from a State
grant to find sites in town suitable for Incentive Housing Zones (IHZ) where state
mandated affordable housing could be located. The selection process thoroughly considered,
in addition to many other factors, the housing density requirements and the resulting
impact on watershed lands, as well as the need to be near to mass transportation. The end
result was the establishment of two IHZ overlay zones, both near the Route 7 corridor. One
1s located north of Branchville on State-owned land, the other is located along both sides of
a portion of Old Mill Road in Georgetown. Development of these sites is predicated on a
number of factors and is in the earliest planning stages as of this writing. Additional
affordable units could be incorporated into the eventual plans for the former Gilbert and
Bennett site in Georgetown, should the current legal issues be resolved in a manner that
favors development of the site. A new chapter, (10) has been added to this plan to detail the
status and future planning of the Georgetown area and its centrally located Gilbert and
Bennett site.

The provision of appropriate housing for existing elderly residents of Redding
remains a concern, partially alleviated by the Meadow Ridge Life-Care facility in
Georgetown.

Economic Development

Although the Town's Grand List has continued to increase, anticipated increases in
revenue from real estate appreciation have been arrested by the recession and the resulting
downturn in Redding housing valuations. Development of a larger commercial tax base
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which was expected from the development of the Gilbert and Bennett factory site in
Georgetown has not taken place due to the bankruptcy of the developer and the subsequent
legal impasse between the Town and the developer’s lienholders. At the same time, the
State’s supporting contributions to the Town have decreased dramatically due to state
budget cuts stemming from the lingering effects of the recession. Thus Redding's finances
have become strained by increased borrowing for necessary investments in town facilities,
along with the steadily-increasing operating costs of the community. This stress is
expected to be alleviated in coming years with minimal adjustment necessary to the town's
long-term goals, as school costs level off and revenues related to development increase.
Nevertheless careful coordination will be needed in coming years between revenues and
expenses.

Existing Village Centers in Georgetown and West Redding

More than a decade ago, the Town used the leverage from its tax liens to arrange for
the former Gilbert & Bennett factory site to be redeveloped by Georgetown Land
Development Company. The developer, working in close cooperation with the Town, was
slated to construct an award-winning "Smart Growth" mixed-use urban village. The project
was to incorporate over 400 dwelling units, one million square feet of commercial floor
space for civic and cultural uses, a train station, an expanded sewage treatment plant and
supporting infrastructure. Many of the historic mill buildings were to be preserved under
the plan. The Norwalk River which snakes through the middle of the site has been
“daylighted” at this time. Unfortunately, the great recession and the subsequent
bankruptcy of the developer have put the site into a complex legal and financial quagmire
that has yet to be resolved. More detailed discussion of this can be found in Chapter 10.

The streetscape improvements to Main Street in Georgetown have created a more
pleasant appearance and have improved both parking and sidewalks, but for the area’s
businesses to gain financial stability, a larger customer base is desirable. This is another
benefit that an appropriately configured redevelopment of the Gilbert & Bennett site would
bring to the area.

West Redding, with its newly realigned rail crossing, continues to underperform economically
and local investment by business and property owners coupled with beautification and other
enhancements are needed to attract commuters and potential customers to the center’s businesses. Transit-
oriented development funding and other State financial assistance should be sought to support this
purpose.

Public Safety Operations

Enhancements have been made to the Redding Police station and the need for more
advanced and reliable emergency communications equipment across town has seen the
installation of a new antenna tower adjacent to the Police station. A related new antenna
was mounted on a cellular telephone tower that was newly erected at the Redding Ridge
Fire station. This new cellular telephone tower will help with residents’ communications on
the eastern side of town, especially needed in the event of downed wires, which have been a
recurring problem due to more frequent severe storms over the last decade.
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Community Communications

On a side note, in the fall of 2018, the Town’s primary newspaper, The Redding
Pilot, ceased publication for indicated reasons of financial unsustainability. This has left
the Town with a number of problematic issues. These include the loss of a Redding-centric,
statutorily-required vehicle for postings of legal notices, and a means for community
information such as news and listings of upcoming events, residents’ achievements, student
and athletic information, etc., to be widely disseminated. In short, this situation has also
eliminated a key resource for the maintenance of a sense of community, and communication
of issues of public concern between the Town government and Redding residents. We are
left only with the prohibitively expensive legal postings in the Danbury News-Times, which
are ineffective due to its very limited circulation in Redding, or a diffuse array of web-based
platforms that lack the necessary coherency of a unified newspaper. We recommend that
creative solutions be found, perhaps in league with neighboring towns, to find a cost-
effective way to recreate this important organ of communication and community. This
might take the form of a non-profit newspaper, an approach that has been increasingly and
successfully implemented in other locales in the U.S.

Regional Concerns

Major land use and transportation issues have been reviewed and reported on to the
responsible agencies as they arose (see preceding section “A Regional Perspective”).

Redding in the Coming Decade:

An Executive Summary of Redding's Town Plan of Conservation and
Development for 2018

Since town planning began in Redding in the late 1950’s, there has been a constancy
of purpose and unchanging set of basic goals underlying each of the Town plans, adopted
respectively in 1960, 1971, 1984, 1998 and 2008.

Those basic goals are:

e Conserve the town’s scenic, cultural and historic heritage through appropriate
planning and land use controls.

e Maintain and protect Redding’s low-density, rural residential character.

¢ Maintain more than one-quarter of the town’s land area as permanent open
space and increase it where possible.

e Plan needed public facilities and other development for minimal impact on the
natural environment and for optimum public benefit.

¢ Limit new commercial development to existing centers in Georgetown and West
Redding.

All of these goals remain entirely relevant today. Now that the 25% open space goal,
(third in the list above) has been surpassed, encompassing some 37% today - the goal is
restated as follows:
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“Acquire significant parcels of remaining open land wherever possible, to consolidate
greenway corridors and to sustain the contribution that Redding makes to natural habitat
and open space preservation in the Saugatuck and Aspetuck public water supply
watersheds. This is important because of the extraordinary contribution that open space
makes to protection of regional water resources along with benefits to the town’s natural
environment and quality of life”.

Reflecting these goals, the Redding Open Space Plan, 2018, prepared by the Redding
Conservation Commission and published under separate cover, is an integral component of
this comprehensive Plan of Conservation and Development.

The basic vision for the future of Redding as expressed in these two Town Plan
documents is that of a semi-rural residential community in which the natural environment
is protected, historic and cultural resources are preserved, public service needs are provided
responsibly and economically, the water supply watershed and Saugatuck Forest are
preserved as a boon to the entire region and as a legacy for future generations, Georgetown
village is brought to its full potential as a diverse hub of activity, and the quality of life for
all residents is sustained and enhanced.

These principles and goals are described in detail in the Recommendations lists that
are a part of each chapter of this report. They find graphic expression in the Plan of
Conservation and Development Map and the Open Space Plan Map, also accompanying this
report.

The Plan Map

The Plan map, "Town Plan of Conservation and Development, 2018" on file at the
Land Use Office and a copy of which is reproduced in this Plan, expresses graphically the
major recommendations of the Plan under four headings. Summarized, these major
recommendations are:

(1) Land Use

e Conservation Residential

Area with severe limitations for development due to natural conditions and/or
remoteness; recommended for open space and dwelling density not greater than
one unit per four acres.

e Rural Residential

Area with moderate to severe limitations for development due to natural
conditions; recommended for open space and dwelling density not greater than
one unit per two acres.

¢ Medium Density Residential

Area with moderate limitations for development, generally close to an existing
center (such as Georgetown); recommended for dwelling density of one to two
units per acre depending on natural conditions and available utilities.

e Village Residential
Area accessible to public water and sewer service; recommended for dwelling

density of two to five units per acre.
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e Planned Commercial Center

These three areas, in central Georgetown, at Ethan Allen Highway (Rt. 7) and at
West Redding Center, are proposed areas of mixed commercial and residential
use in which selected retail, service, office and residential uses are appropriate to
form cohesive community centers within the limitations imposed by available
infrastructure and environment. Future comprehensive planning is
recommended for each area.

e Incentive Housing Overlay Zone (IHZ)

Two areas, on Ethan Allen Highway (Rt. 7) and Old Mill Road, that can support
higher density affordable housing units in accordance with the State mandated
effort to incorporate affordable housing that comprises 10% of each
municipality’s housing stock. These are overlay zones that lie atop designated
portions of certain R2, BC and SB zones. (See Redding Zoning Map on the town
website)

(2) Public Facilities
¢ Town Civic Campus
Town Hall, public and civic buildings and sites, public greens
¢ Schools
Sites of existing and planned public school facilities
e Active Recreation

Sites of existing and proposed playing fields, tennis courts and other outdoor
recreation facilities (public and quasi-public)

e (Cultural Sites

Museums, library, churches and other institutions (existing)
e Infrastructure

Public and private utilities (existing)

(3) Circulation
e Arterial Road/Regional Connector
Maintain major capacity (existing Route 7)
¢ Local and State Collector Roads
Recommended classification (moderate traffic volumes)
¢ Other Town Roads
Local neighborhood service (lighter traffic volumes)
e Safety Improvement

Location of potential trouble spots where improvements should be made
compatible with Redding’s environmental and rural character, such as minor
realignment, repair, signage or traffic calming
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Circulation Improvement

Proposed minor relocation for safety or neighborhood protection
Scenic Roads

Existing or proposed scenic road designation

Proposed Closure to Vehicles

Old right of way recommended for official abandonment
Greenway

Proposed linear park or regional pedestrian trail

Norwalk River Valley Trail (NVRT)

A walking and biking trail, incomplete at this time, stretching from Norwalk to
Danbury following the Norwalk River valley.

(4) Conservation and Preservation

Special Village

Potential areas for "Village Districts" designation for protection of unique scenic
and historic buildings and sites, with design review

Historic Preservation

Areas, sites and structures of special historic or archaeological significance,
protection required

Greenbelt

Land areas of continuous countryside in natural or undeveloped condition which
possess unique value for open space and watershed protection, recommended for
conservation and only minimal development (Aspetuck, Little, Saugatuck,
Saugatuck West)

Open Space

Existing and proposed lands permanently reserved as open space, public and
quasipublic, by acquisition or easements

Scenic Protection

Areas of unique scenic quality, recommended for protection by acquisition or
easements

Water Body, Protected Streambelts

Existing lakes, ponds, streams and annual flood plains protected from
development
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CHAPTER 2
NATURAL RESOURCES

Overview: A Special Environment, a Special Obligation

In the midst of populous Fairfield County, the Town of Redding and portions of six
adjacent towns comprise a unique regional resource — a natural greenbelt in excess of fifty
square miles of relatively pristine forest land. Centered about the upper Saugatuck and
Aspetuck River watersheds and the adjacent headwater areas of several other streams, this
lightly-developed semi-mountainous area of terrain encompasses the 7,000-acre Centennial
Watershed State Forest, Devil’s Den Preserve, Trout Brook Valley, three state parks, and
over 5,000 acres of other public open space. The area has been identified by The Nature
Conservancy as one of the seven major (over 15,000 acre) intact forests of Connecticut and
by the State of Connecticut, in the adopted State Plan, as vital public water supply
watershed for all of southwestern Connecticut.

Redding, with 85.2% of its land area embracing these headwater areas, is at the very
center of this unique natural area. The Nature Conservancy has described the upper
Saugatuck River watershed as “a Fairfield County gem”, stating that “These protected
lands contain habitats critical to the health of diverse species, habitats such as forests,
streams, wetlands, hilltops and fields . . .”

The 1998 Redding Town Plan of Conservation and Development observed that “The
natural heritage of Redding is a blend of hills, valleys, streams, wetlands, rock ledges, soils,
surface water and groundwater. It also includes forests, meadows, wildlife and scenic
vistas. The town’s natural environment is its one irreplaceable resource, as indispensable to
its future as to its past”. This was reiterated in the 2008 Town Plan and, as has become
increasingly apparent over the last decade, when droughts threatened ever-increasing
water demand, the protection of these resources will in turn protect the region’s vital water
supply.

The Town is committed to managing its natural resources and protecting them from
harm. For this to be accomplished there must be a detailed understanding of the resources,
where they are located and how they relate to one another. Thus it is essential for the
Town of Redding to produce an Inventory and Assessment of Redding's Natural Resources.
This document can serve as a tool for Town officials whose responsibility it is to maintain
Redding's quality of life and unique character as well as an educational reference for
citizens interested in supporting natural resource conservation. An accurate inventory and
assessment of Redding's natural resources can enable land use decision makers to protect
the integrity of natural resources while providing for compatible growth. While the State of
Connecticut DEEP is a valuable source of natural resource information, this data is often
lacking in sufficient detail to be useful at a local scale.

The following sections describe the natural characteristics and geological origin of
Redding’s terrain, noting the significant limitations that affect development within this
area. A concerted effort by Redding and its neighboring towns will be needed, if the
environmental quality of this special area is to be conserved for future generations to enjoy.

! An Introduction to the Saugatuck River Watershed and the Saugatuck River Watershed Partnership (a report
by the Nature Conservancy’s Saugatuck Forest Lands Project, March 2006).
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Land, Water and Climate

The nearly 32 square miles of hilly terrain which make up the Town of Redding lie
in the Western Highlands of Connecticut along the rim of land which separates the
southwestern coastal slope from the interior Still River Valley.

High north-south ridges, steep-sided valleys and numerous small streams
characterize the town’s landscape in every section. The ridges and stream valleys generally
have their highest elevations near the town’s northerly border where several hills reach
heights 800 feet above sea level and 500 feet above the valley floors to the north.

The basic physiography of Redding contains three major north-south ridges or
uplands and portions of two others, separated by deep valleys along the streams described
above. The upland of West Redding includes Goodsell, Windy and Umpawaug Hills. The
high terrain of Redding Center and Lonetown represents the “middle ridge”. Redding Ridge
and Giles, Meeker and Sunset Hills comprise the third major ridge. In the northwest and
southeast corners of the town are portions of other ridges — Fire Hill and Pickett’s Ridge in
the northwest and Goodridge and Rockhouse Hill in the southeast.

Gently contoured till-soil areas, deposited by ancient glaciers, are typically
distributed over the crests and upper sides of the major ridges. Interspersed through the
intervening areas, however, are extensive areas of rough, ledgy terrain characterized by
steep slopes and numerous rock outcrops. Examples of these rocky areas are notable in
such sections of the town as Redding Glen, Gallows Hill, Peaceable Street, Hopewell Woods
and Topstone Mountain.

There are two major stratified-drift aquifers, where the receding glacier of fifteen
millennia ago laid down broad gravel terraces in deep valleys. These are found at West
Redding Center and in Poverty Hollow. Along with nineteen smaller, shallower aquifers
along various streams, these valuable groundwater reservoirs recharge adjoining streams,
wetlands and the fractured bedrock which supplies most Redding homes with potable well
water. At this time Redding does not have public wells subject to the aquifer protection
regulations of the State of Connecticut. However, protection of the quality of Redding's
domestic potable groundwater is essential for the health of all its residents, and enactment
of the aquifer protection measures should be an urgent Town priority. Redding's aquifers
are more fully described, and illustrated by map, on page 2-7.Wetlands, typically small and
poorly drained depressions, are very numerous and widely distributed throughout all
sections of the town. Two of the most extensive wetlands are Huckleberry Swamp and
Lyons Swamp in the west central and southeast sections respectively, although narrow
wetland corridors and minor flood plains occur along most streams and drainage ways.
Three rare examples of alluvial marshes exist in Redding in the Saugatuck Falls area and
two along the Aspetuck River in Poverty Hollow. Because most stream corridors are narrow
with moderately rapid stream flow, major flood plains -- areas of wide flooding in one
hundred to five hundred year frequency storms — occur at only a few locations. These
locations include the larger swamps and lowlands as well as intermittent low areas along
the Saugatuck, Little and Aspetuck Rivers. Nonetheless, disastrous floods have occurred
along the narrow stream corridors, most notably in 1955 when the Norwalk River
devastated central Georgetown and two lives were lost in the Saugatuck River at Diamond
Hill Road.

Four principal rivers originate in this highland and flow southward through Redding
toward Long Island Sound. The Norwalk River, which Redding shares with Ridgefield,
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roughly parallels the town’s western border and flows through the village of Georgetown.
The Saugatuck River, rising in the uplands just northwest of Redding, flows southeasterly
through the middle of Redding where it enters the Saugatuck Reservoir on the Redding-
Weston border. Little River, a tributary of the Saugatuck, originates at Putnam Park Pond
and flows southerly through the deep valley between Redding Center and Redding Ridge to
the Saugatuck Reservoir. In the eastern portion of Redding the Aspetuck River flows
southward through Poverty Hollow in its course to the Aspetuck Reservoir in Easton and
beyond to join the Saugatuck River in of Westport.
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About 85.2% of the town’s land area, or 17,503 acres, lies on established public water
supply watershed. All of this land drains to streams which flow southward to the Aquarion
Water Company (AWC) Saugatuck, Aspetuck, Easton and Hemlocks Reservoirs. In addition
an area of 82 acres in northeast Redding, which forms the headwaters of northwest flowing
Limekiln Brook is regarded by CT DEEP and Bethel as a potential water supply source and
1s therefore classified as a protected watershed. The headwaters of the West Branch of the
Saugatuck River encompass slightly over 400 acres in southwest Redding and contribute
potential recharge to Aquarion Water Company’s Coleytown Wellfield in Westport during
periods of heavy draw. Only the 10.1% of Redding’s land lies in the Norwalk River
watershed, surrounding Georgetown and extending along the westerly fringe of the town,
and thus is area which does not ultimately recharge public water supplies.”

The pre-development site work at the former Gilbert & Bennett site in Georgetown
has resulted in the reclamation of a unique and picturesque section of the Norwalk River
which snakes its way through the site. As part of the development process, concrete decking
and portions of buildings that totally covered much of this section of river have been
removed, exposing the waters to daylight for the first time in over seventy five years. The
river and its waterfall will eventually become a focal point for pedestrian activities in the
planned village landscape. In addition, Gilbert Pond to the north will gain a valuable public
access greenway along its shoreline.

Water is a regional resource. Redding water sources supply approximately one half
of the people in Lower Fairfield County with water, and the town's stewardship of its
surface water and aquifers is an inherent responsibility to the region. As Redding sees
further development, the town must anticipate threats to water quality and protect this
vital resource. According to HVCEO, "Whereas 25% of the Region's total land area lies
within existing water supply watersheds, 87% [sic/ of the Town of Redding is so designated.
This is the highest municipal percentage in the region, followed by 62% of the land area of
Ridgefield and 42% of Danbury."

In 2006, the Saugatuck River Watershed Partnership was formed as a regional
collaboration between eleven towns as well as various stakeholder groups such as The
Aquarion Water Company of Connecticut, Inc., The Connecticut Department of
Environmental Protection, (DEEP), Trout Unlimited and members of the local community.
These towns include Bethel, Danbury, Easton, Fairfield, Newtown, Norwalk, Redding,
Ridgefield, Weston, Westport and Wilton. As stated by the Nature Conservancy, the goal of
the Partnership is to protect and enhance the health of the watershed by working
collaboratively to link, maintain and restore habitats which support healthy populations
representing the natural biological diversity of the watershed system. These goals include
promoting education and understanding of the watershed as a natural resource; protecting
and restoring water quality in the watershed; protecting and enhancing stream flow;
encouraging sound land use and management practices; controlling invasive species;
restoring migratory fish passage; working to establish protective development guidelines;
and facilitating communication and collaboration among individuals, governments and
communities to protect the health of the Saugatuck River Watershed and promote research

and distribute information about issues concerning the watershed, its management, and
health.

Redding lies in the humid, continental cool-summer climate region of the
northeastern United States. Annual precipitation locally is about 47.5 inches, of which 23.6
inches is lost by evapotranspiration and 23.9 inches becomes groundwater and streamflow.
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A little over half of the town’s rainfall occurs between April and September. Average daily
temperatures in January, the coldest month, range between 18 and 35 degrees Fahrenheit
and those in July, the warmest month, between 60 and 83 degrees. Under these conditions,
the loamy till soils distributed over the entire town support a dense forest cover throughout
the town. Although intensively agricultural in the nineteenth century, most of Redding’s
undeveloped land has now reverted to second—growth forest, with hardwood species such as
maple, oak, ash, hickory, birch, beech and sycamore predominant. Dense shrub
understories are typically present in many recovering woodlands and in wetland margins.
The forest canopy throughout the town reaches an average of 70 to 80 feet in height and
effectively conceals much of the newer residential development, giving the town a “green”
and pristine appearance in all sections.

Redding should plan now for the potential of climate change which may reduce the
expected yield of safe surface reservoir and groundwater aquifer water supplies. According
to WESTCOG, the Union of Concerned Scientists' water supply engineers throughout New
England need to evaluate the adequacy of their surface water supplies and storage facilities
in light of the projected increase in droughts due to the potential of climate change.
Additionally, “overall, stream flow is projected to become more extreme, higher in winter
and lower in summer, exacerbating drought.” The town of Redding recognizes that wise
planning to balance future conservation and development in our municipality can make a
difference. Therefore, the town of Redding should guide future growth in a manner that will
safeguard the water supply and reduce greenhouse gas emissions from residential,
commercial, industrial and institutional land uses.

The potential of climate change means reservoir yields would be less than originally
calculated. (photo: WESTCOG)
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Geology and Soils

Far back in geologic time, what is now western Connecticut was in the midst of a
monumental collision of the earth’s North American and Euro-African continental plates.
The pressure of the collision buckled the original North American shoreline and adjacent
ocean floor into enormous mountain ranges 25,000 to 35,000 feet high composed of hard
metamorphic rock. About 200 million years ago the continents drifted apart and erosion
began the process of steadily reducing the great mountain ranges to the vestigial rock hills
which remain today. Extending through West Redding in the vicinity of Simpaug Turnpike,
Marchant Road and Redding Road northward to Bethel is a geologic boundary known as
“Cameron’s Line” which marks the original shoreline of North America. Limestone deposits,
such as those once worked near Limekiln Road, originated here over eons of shoreline
shellfish deposits. North and west of this line the mountains were formed from ancient
Precambrian rocks over 570 million years ago. South and east of this line the rocks are
Paleozoic, formed about 200 to 250 million years ago from the upthrust oceanic plate. These
eroded mountains, formed by the “Great Collision”, still exhibit a distinct pattern of
northeast to southwest ridging wherever bedrock is close to the surface. The dry ravine,
which runs southwesterly from Redding Center to Redding Glen, is an example of such a
feature. The extensive faulting and fracturing of all of this bedrock, as shown in Redding’s
Bedrock Fracture Zones map, makes possible the subterranean water supply which is
tapped by virtually all of Redding’s domestic wells. A great diversity of unusual minerals
has been found in old quarries and rock cuts in Redding, many of which are exhibited in
museums around the country.

About 18,000 years ago the last of a series of great continental ice sheets which had
covered this area began receding. Left in its wake were the elongated, smoothly-rounded
north-south ridges of glacial till soils which are so characteristic of Redding’s landscape.
Also deposited by glacial meltwaters were the gravel stratified drift aquifers of the several
valleys, originating as temporary lakes dammed by ice or sediment, and the high elliptical-
shaped hills known as “drumlins”, of which Mohawk Hill in Lonetown is an example. The
surface stones and boulders which dot the landscape, and from which Redding’s extensive
stonewalls were built, are also products of the once mile-high glacier which covered the
land. The mixing and sorting action of the glacier is responsible for the diversity of surface
soils present in the town, many of which are shallow in depth to bedrock or have limited
permeability in subsurface layers, resulting in seasonal wetness or poor drainage in
extensive areas.

Habitat

Redding’s extensive network of waterways and wetlands, and its large contiguous
tracts of open space, both forested and in the form of natural meadows, provide habitat for
diverse plant and animal species. Many animals that have been pushed aside by the
advance of suburbia elsewhere still can be found in small numbers here, including weasels,
beavers, otters, bobcats, coyote, and red fox and black bear. Certain bird populations such
as the wood thrush, kestrel and bobolink are under decline from the breakup of contiguous
tracts of forest and meadow habitat, but can still be found here in Redding.

The waterways, vernal pools and wetlands provide essential, shaded habitat for
numerous species necessary for the maintenance of a healthy aquatic ecosystem. Because
their water supply is temporary and seasonal, vernal pools provide a unique ecosystem
devoid of fish, which allows many amphibian life forms including newts, salamanders and
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frogs, to successfully breed without danger of predation. Riverfront areas and associated
native vegetation and soils maintain the diversity of stream ecosystems, filter polluted
stormwater runoff, protect water quality, prevent erosion and scouring of streambed
habitats, reduce sedimentation, absorb overland water, (often carrying fertilizers and
pesticides), and reduce flooding impacts. As the temperature of streamwater increases, the
dissolved oxygen levels decrease, and this creates an inhospitable environment for fish,
amphibians and invertebrates so crucial to the food chain. For this reason, shade is vital to
health of the watercourses, and undue clearing of their verges should be actively curtailed.
As part of a statewide effort Redding should seek to strongly encourage a 100' buffer of
naturally occurring vegetation along its waterways to provide this important safeguard.
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A vernal pool is shown transitioning from early spring to spring and summer.
(photos: www.vernalpool.org)

Due to imbalances in the predator/prey ratio and changes to the habitat, white-
tailed deer have greatly intensified in population over the last thirty to forty years. Their
population has grown so large that their overbrowsing has decimated not only saplings,
destined to replace older trees, but groundcover, understory shrubs and wildflowers as well.
As a result, there has been a marked change in the diversity of species in the area. A
number of songbird species have been prevented from nesting and feeding, and have been
added to the endangered species list in Connecticut. Rufous-sided towhees have declined by
95%, the blue-winged warbler by 73%, and brown thrashers by 99%.

The deer overpopulation has also contributed to a high incidence of deer related auto
accidents and the high number of cases of Lyme disease and other tick-borne diseases;
Redding has one of the higher Lyme incidence rates in Connecticut - ranked 25 in the
state, which in turn ranks eighth for incidence nationwide. Lyme disease can result in
permanent long-term neurological and musculoskeletal damage if not diagnosed and
treated quickly and correctly.

In order for the adult stage of the tick to reproduce, deer (or very rarely other large
mammals) must be present in high enough densities for adult ticks to find and feed upon
them in order to become fertile and lay eggs. In Connecticut, the white-tailed deer is the
only host mammal that fulfills this tick-sustaining role. White footed mice, shrews,
chipmunks, voles and many small birds are examples of several small animal hosts that
infect the larval stage of the deer tick with the Lyme bacteria. Initial efforts have been
mounted to reduce the population of deer through hunting, since their natural predators
have been marginalized due to the growth of suburban development. Currently, the deer
population in the Redding area is between 28 and 52 per sq. mile, which is far higher than
the target level of 10-12 per square mile at which Lyme disease can be contained. This
reduced density is also consistent with levels that help to maintain healthy forest
ecosystems with understory suitable for forest birds. (Data from the Conn. Agricultural
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Experiment Station, Dr. Kirby Stafford, Chief Entomologist and Milan Bull, Sr. Dir. of
Science and Conservation for the Connecticut Audubon Society).

Part of Redding's role in proper land stewardship is not merely the protection of
habitat, but the careful management of species to achieve a healthy, balanced and
sustainable status. To that end, Redding is a member of the sixteen-town Fairfield County
Municipal Deer Management Alliance (FCMDMA), which works to find solutions to control
the size and activity of the deer population.

Invasive plants are another major concern to conservationists, ecologists, natural
resource managers, and land owners because of their potential to displace native species,
alter habitat conditions, change ecosystem patterns and processes, and interfere with land
management objectives. Invasive plant species such as Japanese barberry, Japanese
knotweed, garlic mustard, winged euonymus and oriental bittersweet have made inroads
into even the wildest areas of Redding, and need to be actively prevented from negatively
affecting populations of native species. Many invasive species propagate rapidly and
aggressively crowd out or destroy their native competitors. Land disturbance has been
shown to greatly speed the introduction of invasive species by providing freshly exposed
soils in which their seeds can establish themselves; thus there is a need to develop
preventative practices to be mandated and enforced during construction work.

There is an ongoing and sustained effort to eradicate invasive plant species by
several groups including The Nature Conservancy and Saving Natural Redding.
Unfortunately, at this time invasive species are still permitted to be sold as ornamental
plants, so the twin efforts of both educating the public and landscaping firms to prevent
these plants from being distributed, coupled with eradication efforts of those already in the
environment is of paramount importance.

Major Natural Constraints

The forces that shaped the landscape of Redding have significantly influenced its
past development and impose practical limits on its future development.

Foremost among these constraints are wetlands and the annual flood plains which
lie along all streams. When combined with major flood plains — those which flood only once
in every 25, 50 or 100 years — and existing or perennial streams and water bodies, an
estimated 10.3% of the town (2,100 acres) is land unsuited for development due to wetland
conditions or potential flooding. Of the privately held vacant land in Redding (see table:
"Analysis of Town Development Potential" in Chapter 3) an estimated 707 acres (21.4%) is
water body, wetland or flood plain.

Almost as severely constrained for development is land which is predominately
steeply sloping, with 20% and greater slopes, and exposed bedrock or ledge. The hazards or
limitations here are different from those imposed by wetlands. Steep slope areas often
provide too little soil for safe sewage renovation, are subject to excessive erosion due to
rapid stormwater runoff, and provide unsafe access for driveways. In addition, earth
moving on steep slopes can be environmentally destructive. Extensive areas of such terrain
are found in all sections of Redding; nearly 10% of vacant, privately owned land is
estimated to fall into this category.

Twenty-one stratified drift aquifers lie wholly or partly within the town’s
boundaries. Two of these, at West Redding along the Saugatuck River and at Poverty
Hollow along the Aspetuck River, have major significance because of their size, depth and
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favorable transmissivity. All aquifers, however, are important sources of groundwater
recharge which supply local domestic wells. Those aquifers which lie along the Aspetuck,
Little and Saugatuck Rivers are also recharge sources for public water supply streams.
Stratified Drift aquifers are highly prone to damage from development because of their
rapidly permeable soils and frequently high water tables; in addition they are likely to
underlie surface topography with easy-to-develop characteristics. Great caution must be
exercised in planning and developing these areas, since contamination introduced to a
stratified drift aquifer can be transmitted through underlying bedrock fracture systems to
both nearby and distant wells. Of the 2,631 acres of private land still undeveloped in
Redding about five percent lie on direct (primary) recharge areas of stratified-drift aquifers.
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Recent advances in sewage treatment methods (i.e. so-called Alternative Treatment
Systems or ATS) have been touted as solutions for higher density housing designs or for use
in soils not normally sufficient for conventional septic systems. While these systems have
shown promise in controlled situations, in the field there is mounting evidence that sewage
effluent received by these systems must be limited to narrow and specific criteria for these
systems to perform as claimed. These criteria include steady flow rates, no introduced
household cleaners or chemicals, among others. In addition, while traditional septic
systems are relatively forgiving of haphazard maintenance, ATS systems require
professional long-term monitoring and maintenance in order to sustain their full
functionality. In the years to come, Redding must be cautious as the town begins to see
development proposals utilizing these systems to enable development of marginal lands and
higher density building projects. A recent study by the United States Department of
Agriculture Forest Service indicates that because of development pressure, Connecticut’s
public drinking water supply watersheds are among the highest risk in the Northeast for
water quality degradation due to forest loss and the non-point source pollution that
accompanies increased development. These cumulative effects of higher-density
development are known to be detrimental to aquatic systems and water quality on a
watershed-wide scale, and so the town should assure that any alternative sewage
treatment systems proposed for use in sensitive areas are fully proven in both their design
and their management. Current legislation in CT prohibits the use of ATS within a
drinking water supply watershed except for remediation of a failed system, or for certain
school and municipal projects. (CT GS 22a-430)

Stormwater runoff from roughly ninety percent of Redding’s land surface finds its
way to public drinking water supplies, either directly through streams flowing to reservoirs
or indirectly through streams, which are recharge sources for adjacent well-fields during
dry seasons. The Saugatuck, Aspetuck and Hemlock Reservoirs, which receive streamflow
directly from Redding (as well as from Easton and Weston) and store over 16 billion gallons,
supply about half of the total water consumed in the populous coastal towns to the south.
For Redding’s own population, moreover, equally dependent on the purity of groundwater
flow to its domestic wells, protection of natural water quality is absolutely essential. This
two-fold water quality imperative is a fundamental basis for Redding’s low-density land use
policies. Stormwater Management Regulations implemented in Connecticut in 2004 require
all towns to initiate efforts to prevent compromised stormwater from entering its storm
sewer systems before ultimately entering water bodies. Redding's Stormwater
Management plan is posted on the town website and updated annually. Best Management
Practice initiatives for the town's future implementation include increased public
education, GIS mapping of outfalls, and improved tracking of maintenance schedules.

A regional watershed perspective is inherent when dealing with non-point source
pollution. The Environmental Protection Agency estimates that this type of pollution is
now the leading cause of the deterioration of our nation's water quality. Thus, in Redding
there is a particular need to reduce or eliminate the usage of fertilizers, herbicides and
pesticides especially in areas directly effecting wetlands and watercourses. The use of
organic fertilizers, Integrated Pest Management and natural controls are safer alternatives
to the use of pesticides. With the prevalence of Lyme disease in the State, The Connecticut
DPH has advocated spraying pesticides such as permethrin, (known to be toxic to fish and
cats,) as an important component in its campaign of prevention. However, this approach
poses a threat to the ecosystem by killing both beneficial insects and those that feed
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insectivores, while introducing pesticides into groundwater and stormwater runoff which
threatens aquatic life, invertebrates, amphibians and reptiles.

Rugged topography, soils poorly suited for development, wetlands, aquifers, flood
plains, extensive public water supply watershed, the Town’s dependence on individual
wells, and a threatened, fragile ecosystem together comprise an array of factors which
mandate strong efforts to preserve the town’s low-density rural characteristics, and its
natural resources.

The major critical land areas are illustrated on large-scale Town maps at the
Redding Planning Commission office, some of which are not reproduced in this report but
are also available on the Town website.

The Challenge

The major challenge of Redding's entire 2008 Town Plan is the search for fair,
prudent, and future-oriented methods of guiding development on the more than 2,800 acres
of privately-held open land still remaining in Redding. In regard to the town's natural
environment, this challenge takes on special importance as our nation awakens to global
environmental issues and as Redding seeks to sustain its leadership in this area. This is
primarily from the following factors:

e New development, of necessity, will tend to utilize more marginal land.

e As “infill” development occurs, density will increase significantly;
fragmenting meadows and forests.

¢ Increasing land values are driving more elaborate and site-intensive projects.

Because of the fragility of the remaining open land, all of these factors are likely to
disproportionately impact the environmental quality of the aquifers, watershed, natural
habitat, and open-space resources of the entire region.

Preservation of the town’s natural heritage and natural resources has long been a
fundamental objective in Redding's Town Plan, on behalf of the town as well as in
recognition of an obligation to the wider region. In conjunction with an updated Open
Space Plan, the 2018 Town Plan proposes measures to balance future development with the
resource conservation imperatives described above.

Recommendations

1) Support the preservation, through land use regulation and best-management
practices, of existing and potential surface water supply watersheds and subsurface
aquifers as vital reserves of future local and regional water supply.

2) Protect habitats through open space conservation and environmentally sensitive
stewardship. Continue to work with partner public-benefit organizations such as
the Redding Land Trust, the Trust for Public Land, The Nature Conservancy, etc. to
further these efforts.

3) Monitor research and legislation regarding use and efficacy of Alternative Sewage
Treatment Systems (ATS). Questions regarding the in-use, long-term performance
and feasibility of these systems have been raised by several studies, most recently by
The Nature Conservancy. A moratorium on ATS installations pending further study
has twice been proposed at the State level. The significant watershed acreage
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4)
5)

6)

)

8)

9)

10)

present in Redding makes it imperative that the town should both monitor these
ongoing studies and pending legislation closely, and be extremely cautious in
approving such systems, especially in watershed areas. Determine with the Town
how to assure adequate ongoing monitoring of any ATS installations. Use data from
such monitoring to inform the State regulatory efforts.

Utilize the WestCOG and the Town’s GIS programs to assist with mapping data for
municipal stormwater management efforts.

Review Town regulations for compliance with the CT DEP Stormwater Management
Plan and the CT DEP Stormwater Manual.

Review the town's land-use regulations to strengthen the consideration of aquifer
protection and downstream water quality when making local land use decisions -
especially when considering development on watershed lands that drain to public
water supply reservoirs. Create in the body of regulation clear performance
standards for new development and stormwater runoff in sensitive recharge areas.
Within the Planning Commission, create a subcommittee to investigate a method for
adopting aquifer protection measures.

Update land use regulations to curb energy use, as part of a nationwide goal of
moderating the potential effects of climate change.

Support legislation to create a mandatory 100 ft. riparian buffer of native vegetation
and trees to provide shade for control of water temperatures and resulting dissolved
oxygen levels, as well as native, non-invasive vegetation for the protection of water
quality, riverbank stability, aquatic nesting areas, wildlife habitat and the
preservation of open space resources.

Support regulation of pesticide and herbicide application, especially near wetlands
and where storm water runoff may impact surface or groundwater which discharge
into the public water supply.

Work with State legislators to exclude proposed high-density land use projects from
the public water supply watersheds.
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Clockwise from upper left: Huntington Park, Little River,
Redding Historical Society barn as seen from the Community Garden
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CHAPTER 3
LAND USE PAST PRESENT AND FUTURE

Redding: From Wilderness to Present

The land that now comprises the Town of Redding was a densely forested wilderness
until early in the eighteenth century, accessible only by rough trails connecting Native
American settlements with long-established shoreline fishing grounds.

About 1640, however, the General court of the Colony of Connecticut granted to the
Town of Fairfield a territory extending inland some fourteen miles to a boundary along
what is now Cross Highway in Redding. North of this grant was a seventeen square mile
area of unallocated land known as “The Oblong” which would later become the northern
portion of Redding.

In 1670 the Town Proprietors of Fairfield secured the northerly six miles of their
grant by formal purchase from a group of local Indian sachems, paying in produce and
goods worth about 36 pounds, equivalent to $ 10,340 in 2018 dollars. The following year,
1671, the town meeting of Fairfield adopted a plan to divide the unsettled lands of the
interior, about seven miles wide by nearly ten miles in depth. Laid out from the southern
to the northern boundary of these lands, nearly ten miles, were a central mile-wide
common, thirteen “upright highways” and numerous “long lots” ranging from 50 to 1,150
feet wide, all parallel to the central common and to the easterly and westerly town bounds.

Long lot parcels of land were actively traded from an early date and by the early
1700s enterprising settlers were following Indian trails into the interior to claim the lands
they had purchased or inherited. A cross-country path along the north boundary of the long
lots, connecting the upper ends of the upright highways, was soon laid out as the “Cross
Highway”; other segments of this ancient highway remain in place today, west to east, as
Seventy Acres, Fox Run, Great Pasture, Church Hill and Uncle John’s Roads. Many
portions of the original upright highways also survive in Redding; these include the parallel
sections of Goodsell Hill, Dorethy, Dayton, Tudor, Sanfordtown, Greenbush, Turney and
Sport Hill Roads, as well as Church Street along the Wilton line and North Park Avenue
along the Easton line. Numerous fence lines and stone walls also align with the original
“long lot” boundaries. The basic “layout plan” of the Town of Redding thus has its roots in
the seventeenth century town plan of Fairfield - the first use of a gridded plan by which to
implement the expansion of settlement in what would become the United States.

North of Cross Highway, the seventeen square mile “Oblong” of unallocated land
attracted early speculation. Several grants for large tracts in this area were given by the
General court in 1673, 1687, 1700 and 1706. A fortified Indian village was located on a
high ridge near the center of this area. In 1714 an Indian patent for 500 nearby acres was
secured from the local sachem by the Hon. John Read, Queen’s Attorney for the Connecticut
Colony, who worded the patent to name his holding “Lonetown Manor” and himself as
“Lord Justice” of the manor.

Settlers streamed into this wilderness during the first several decades of the
eighteenth century, attracted by the broad and fertile ridges which dominate Redding’s
landscape east (Sunset Hill and Redding Ridge), center (Lonetown and Redding Center)
and west (Umpawaug, Windy Hill and Goodsell Hill). By 1723 some 15 inhabitants of the
Oblong and 25 residents of the nearby long lots petitioned the General Court to be set apart
from Fairfield as the parish of “Reading”, a name chosen in honor of John Read Esq. The
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parish petition was granted in 1729, encompassing the seventeen square mile Oblong and a
two-mile-deep portion of adjacent territory from the rear of the Fairfield long lots, totaling
about 32 square miles.

The new community grew rapidly. A meetinghouse was erected in 1733 on Cross
Highway by the northeast corner of the Mile of common, on the present Redding Center
green, and the same year an Episcopal Church was erected beside Cross Highway at
Chestnut Ridge (present Redding Ridge). A parish school was established in 1737,
conducted in rude log schoolhouses part of the year in each of three localities: the Ridge,
Lonetown and the west side. A saw and grist mill was in operation by 1737 on the
Saugatuck River at Nob Crook Brook and a fulling mill nearby in 1743. Population had
increased sufficiently by 1743 that three school districts were organized, each responsible
for maintaining a master and a schoolhouse.

Committees began work in the 1730’s to lay out needed highways. One of the
earliest roads extended from John Read’s manor to the meetinghouse; this exists in the
present day as Lonetown Road. Several additional “cross highways” were laid out in the
1740s, including east-west segments of Peaceable Street, Redding Road, Giles Hill Road
and Stepney Road. Other early roads appear to have evolved from Indian trails, following
natural north-south routes along high ground, such as Umpawaug Road, Sunset Hill Road
and Black Rock Turnpike. Nonetheless most roads at this time were ill-defined and all
were simply trails or rutted cart paths.

By the 1750s the parish was settled in all sections with farms, dwellings, and mills
on several streams. In 1750 a new Episcopal church was constructed to replace the earlier
structure on the same site, and in 1753 a new and more spacious Congregational
meetinghouse was erected on Cross Highway a half mile west of the original structure.

In 1767 the parish’s second petition to the General Court for township privileges was
granted, and the Town of Redding was officially incorporated — with a more phonetic
spelling of its name. It is estimated the new town had between 800 and 1,000 inhabitants
at the time. Town committees immediately set to work to lay out additional highways. A
parade ground and town house site were laid out at the intersection of Cross Highway and
Lonetown Road where the present green is located. In 1769 the first “Town House” was
erected here, a few yards south of the present “Old Town House” which was built in 1834.

The high terrain of Redding, commanding views south to Long Island Sound and
northward toward Danbury, assumed strategic importance during the Revolutionary War.
In April 1777 the road over Redding Ridge and Sunset Hill was the invasion route used by
British forces in their assault on Continental army provisions stored in Danbury. A year
later, in 1778 and 1779, Putnam’s division of Washington’s army was in winter
encampment at three key locations in Redding to protect the left flank of American forces
then holding the Hudson Valley. Remains of the largest of these camp sites are now
preserved by the state within Putnam Memorial State Park, which contains a colonial
museum as well as a monument to the American troops.

By the 1780s much of the better land had been thoroughly cleared, stone fences
marked property boundaries, and substantial houses and barns had been built in every
section. The growing town’s population reached 1,310 persons in 1782, as reported in the
Connecticut Census that year. Families were large, often with eight to ten children, and a
typical farm was likely to include an orchard, cropland, pasture, and domestic animals for
the family’s sustenance.
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Numerous crafts, trades and specialized services had emerged to serve the needs of
the growing community, and many farms were beginning to trade and export to distant
markets. Records of the 1790s show that there were four grist mills and four saw mills
operating on the several streams, also cider mills, a distillery and an iron works. The iron
smelting and forging operation was located on the Little River at Sanfordtown, utilizing
iron ore transported in large wagons from Brookfield and Roxbury. Also present in the
growing town during this era were six stores, five taverns, two attorneys and two
physicians. Tradesmen included tailors, blacksmiths, joiners, a shoemaker, a cooper, a
weaver, a saddler, a tanner and wheelwright. By 1800 Redding had reached a population of
1,632 persons.

As the nineteenth century dawned, Redding’s land was now thoroughly cleared and
entirely allocated among self-sufficient family farms enclosed within stonewall-fenced
fields. Produce being exported included apples, onions, potatoes, dairy products, wool, beef
and pork, hauled regularly by wagon to such ports as Black Rock, Southport, Saugatuck
and Norwalk for shipment to New York markets.

The roads of this period were little better than rocky, rutted paths, often mired in
mud. A public outcry for better roads led the General Assembly in the 1790s to begin
chartering private turnpike companies. One of the earliest of these companies was the
Fairfield, Weston and Redding Turnpike, chartered in May 1797, which improved the old
country road leading from Fairfield to Danbury via Redding Ridge (now Sunset Hill Road
and Black Rock Turnpike). Other turnpikes chartered through Redding after 1800 included
the Norwalk-Danbury Turnpike (through Georgetown and over Umpawaug Hill), the
Simpaug Turnpike (through West Redding), the Norwalk-Newtown Turnpike (through
Valley Forge, Sanfordtown and Hopewell Woods), and the Sherman Turnpike (through
Sanfordtown, Redding Center and Lonetown).

Turnpikes were clearly superior to the old cart paths that they replaced, following in
some locations the older highways but in others built on new, straighter and more level
alignments. Bridges were used instead of fords for stream crossings on the turnpikes, and
graded gravel surfaces made all-weather travel possible for the first time over long
distances. It is important to remember that a turnpike company was a business venture
and was given the right to charge a fee or toll to all of those who would be using the road.
The toll rate was carefully controlled by the state legislature and was to be collected at
tollgates placed at convenient locations along the road. The tollgate usually consisted of a
small house in which the toll taker could take refuge in inclement weather, and a pike that
could be rotated horizontally on a post. The word "turnpike" remains today as reference to
the pike or long pole that was held across the road and was raised or turned aside only
when the traveler had paid the toll.

Increased mobility not only aided Town agricultural and manufacturing prosperity
but brought other improvements in town life. Early in the 1800s stagecoach lines began
regular runs over several of the improved roads, stopping at taverns in the Boston district,
in Redding Center and on Redding Ridge. In 1809 Congress granted the Town its first U.S.
Post Office. Small neighborhood trades, such as button and comb making, expanded to full-
time operations. Several private schools were founded. Population reached 1,717 persons
in 1810.

As the century advanced, industry and production of goods for export assumed new
importance in the Town’s economy. Wagon and carriage manufacture began in
Sanfordtown in 1800, at one point employing 30 persons, and continued for over half a
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century. A woolen mill began operations on the Saugatuck in 1812, continuing successfully
until destroyed by fire in 1843. Pins, iron carriage axles, and other metal goods continued
to be produced in Sanfordtown for many years. One of the earliest limekilns in the State,
located just north of Limekiln Road, was prospering by 1803 and continued for several
generations. Hat making was another prominent industry of the era, in several locations;
the largest shop, in Sanfordtown, employed from 25 to 30 persons. Buttons were
manufactured at the same time in three shops along the gorge of the Aspetuck, employing
28 persons to produce three to four hundred gross of buttons per day. Bricks were
manufactured on Redding Ridge and a successful shirt factory also operated nearby.

In 1818 a Georgetown tanner and currier invented a practical sieve made from
animal hair and began production on the banks of the Norwalk River. By 1837 the new
partnership of Gilbert and Bennett succeeded in devising a loom to weave fine steel wire
into sieves, wire netting and fence wire. So successful was the enterprise that a half dozen
mill buildings were in production by mid-century, surrounded by a growing village of two
dozen buildings.

Another successful industry, the Sanford Iron Foundry, began operations in 1842 at
a site on the Aspetuck River at Stepney Road. Its products included agricultural
implements and a hay-cutting machine that had extensive sales throughout the country.

By mid-century (1845), Redding’s farms were annually producing, mostly for export,
large quantities of corn and oats (over 30,000 bushels), potatoes (12,000 bushels), butter
and cheese (75,000 pounds), wood, apples, onions and other produce. From the remaining
forest stands, over a million board feet of lumber was being harvested each year for the
local wagon and cabinet shops and four or five local sawmills. Large amounts of wood were
also being cut annually to supply charcoal for the iron, lime and brick industries in Town,
as well as for domestic fuel.

Town population peaked at 1,754 persons in 1850. Two years later the Danbury and
Norwalk Railroad line was completed through the west side of the Town with depots at
Georgetown, Topstone and West Redding. By the 1850s and 1860s the Town’s woodlands
were badly depleted and some farmland was beginning to lie fallow as an increasing flood of
lower priced western produce came to eastern markets. Not surprisingly, some Redding
farmers emigrated to the new land opening up in Kansas and other Midwestern areas.

This also was a period in which new steam powered factories were being built along main
rail lines. Redding’s small water powered industries could no longer compete and gradually
began to cease operations. Only Gilbert and Bennett, with access to the new railroad for
coal and raw materials, and for shipment of its finished wire goods, was able to survive in
the new economy. An 1867 atlas map depicted a rural town with an extensive network of
roads, the new railroad line, 341 dwellings, 10 district (one-room) schools, four churches,
three post offices, six neighborhood stores, and 35 small mills, shops and factories still in
existence. By 1870, however, the Town’s population declined by 130, to 1,624 persons.

The next half-century was the quiet period of Redding's history. As the small water
powered mills and industries disappeared and less-productive farmland was abandoned,
population continued a steady decline. Farming, mostly producing dairy and other produce
shipped daily to nearby centers, was now the mainstay of the Town’s economy, and those
families with the better farmland managed an adequate livelihood. Despite a disastrous
fire in 1874, the Gilbert and Bennett Company rebuilt immediately on its site with modern
buildings and machinery. The Company continued to prosper and expand thereafter,
employing nearly 600 persons by the early 1900s. Consequently, the village of Georgetown
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grew modestly during this period, adding new homes and streets while the countryside of
Redding remained rural and pastoral.

Several noteworthy public gifts by Redding citizens occurred during this era. In
1878 a bequest established a public high school, the Hill Academy, in Redding Center. A
few years later about 35 acres of land were donated to the State to establish the Israel
Putnam Memorial Campground (now Putnam Park). Early in the 1900s a public school
was presented to the Georgetown community by the Gilbert and Bennett Company.

During the 1890s Redding was “discovered” by prominent summer visitors from New
York City and vicinity who were enchanted by the Town’s tranquil beauty. Within the next
two decades several dozen old farms, colonial houses and woodland tracts had been
purchased by distinguished writers, artists, business and professional people who
established summer homes and country estates in Poverty Hollow, Redding Ridge, Sunset
Hill, Sanfordtown, Redding Center, Diamond Hill, Umpawaug and other sections. By 1910
automobiles were frequently seen on Redding’s dirt roads, owned by the more
adventuresome and affluent residents.

About 1909 one of the literary newcomers, Mark Twain, organized and donated a
public library to the Town, which grateful townspeople promptly named for him. A few
years later the Town had its first telephone exchange (located in a private dwelling on
Cross Highway), with a small group of subscribers. Post offices continued to operate from
private dwellings and country stores. After several disastrous fires, a volunteer fire
company was organized at Redding Ridge around 1916, followed shortly by other fire
companies at West Redding and Georgetown.

In 1916 the State of Connecticut embarked on an ambitious program to construct a
network of trunk-line highways linking population centers and providing farm-to-market
access for the rural towns. Construction of two-lane paved highways began shortly along
the corridors of Route 7 and Route 58, the latter completed in 1921. Other state roads
followed in the twenties and thirties, and Redding began a program of oil-surfacing the
principal Town roads. By the mid-1930’s hard-surfaced roads reached every section along
with telephone and electric lines, and the Town’s rural isolation passed into history.

While the rise of the automobile brought state-financed enlargement of some roads,
the inability of automobiles to traverse the town's more severe roads resulted in widespread
abandonment of minor roads. Traces of these roads are still visible in areas of second-
growth forest throughout the town. The development of the Bridgeport Hydraulic reservoir
system in Redding during the 1930's and 1940's led to additional road abandonment. One
of the ongoing tasks of the Planning Commission in the present time is to research these
roads to assure that they have been properly discontinued from designation as public
highways, while being documented and sustained in the town's historical record. In some
cases, discontinued roads have been put to new use either as private driveways or as public
ways for passive recreation and other minor uses.

As farming declined and the land reverted to woodland or was absorbed into country
estates, the Town’s population reached its lowest ebb since the first census in 1782, with
only 1,315 persons counted in 1920. Despite this, new civic clubs and organizations were
founded by newcomers and new homes and small wayside businesses such as tearooms and
gasoline filling stations began to appear along the principal paved highways. By 1931-32
the Town had closed all of its one-room district schoolhouses and enlarged the former Hill
Academy at Redding Center to four classrooms to serve the eight elementary grades.

Town of Redding Page 3-5
Plan of Conservation and Development — 2018
Chapter 3: Land Use



Home building slowed but did not cease during the Great Depression years of the
1930s. About two dozen farms were still operating, although Redding's land had by now
returned to approximately 70% forest and woodland. A major controversy raged during the
1930s over the Bridgeport Hydraulic Company’s plan to flood the Saugatuck valley for a
large new water supply reservoir, inundating the historic village of Valley Forge and much
of Redding Glen. Opponents lost their appeals and the Saugatuck Reservoir was completed
in 1942,

Redding continued to attract artistic and professional persons through the period; its
population in 1940 stood at 1,758 persons, equaling its peak from 90 years earlier.

With the close of World War II and the beginning of the great postwar housing
boom, new house construction in Redding commenced at a vigorous pace. Now within easy
commuting distance of job centers in Bridgeport, Danbury and lower Fairfield County,
Redding began to attract speculative developers and its citizens realized that a potential
avalanche of development threatened the still-rural Town. Following a public referendum,
zoning was established and the Town’s first zoning regulations became effective in June
1950.

As the fifties began, the anticipated rush of new development became a reality.
Several large tracts were subdivided into one-acre lots, new subdivision roads were built,
and the school population began to spiral upward putting pressure on the combined
facilities of the Hill School and the new eight room Redding Elementary School, completed
in 1948. Responding to Town wide demand, in 1953 the Zoning Commission enacted two
acre residential zoning all areas outside of Georgetown, which retained enclaves of
multiple-family, % acre and 1 acre lot zoning.

Concern about the Town’s future persisted, and in 1956 a town meeting authorized
the establishment of a planning commission. Regulations to control the layout of
subdivisions were swiftly prepared and adopted in February 1957. The construction rate
for new dwellings was now about 40 per year, and the Town rushed to completion a new
classroom wing at the elementary school, doubling its capacity. The same year, 1957,
Redding and Easton referenda approved the formation of a regional school district, and a
35-acre site was purchased from a farm on Black Rock Turnpike for a school site. The new
Joel Barlow High School, initially serving grades seven through twelve, opened for classes
in the fall of 1959. The Town acted to create needed public office space by converting the
Hill School into a Town Hall, and over the next twelve years the town also would acquire
two modest wood-frame buildings and one historic dwelling adjacent to the Hill School site
(these buildings are now the Town Hall Annex, the Police Department and the former
Heritage House).

The buildings to house the Police Department and the Heritage House were
purchased from the First Church of Christ Congregational, and this transaction
represented a major shift in institutional ownership patterns in Redding Center. The First
Church of Christ Congregational consolidated its facilities (church, church hall, and
parsonage) on the Redding Green, in structures originally built as a distinguished private
residence and as the town's Methodist church. In so doing the church vacated its historic
parsonage of 150 years. The town government, in like manner, consolidated its facilities in
structures originally built for other purposes (school, dentist office, parsonage, Sunday
school) around the Redding Parade Ground (which had been itself originally a part of the
farm lot of the Congregational parsonage). This rationalized the facilities of both
institutions, and ironically it brought to Redding the simple image of a Connecticut town
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centered on a green with a Congregational church and parsonage, while in reality Redding's
physical, political and religious history had been somewhat more complex than this.

In 1960 the Planning Commission adopted a “Policy Plan” for the Town, which
recommended preserving the low-density character of Redding and proposed an open space
program for the Town. The Town’s 1960 population was recorded at 3,359 persons, a 65%
increase from its size ten years earlier. By the mid-sixties new residential construction was
running at the rate of 60 to 70 units per year and the Town initiated planning for another
school. John Read Middle School, located on a new site on Route 53, opened in early 1966.

1964 saw the official establishment of the Redding Conservation Commission and in
1965 a long and successful public-private partnership for land preservation was begun with
the founding of the Redding Land Trust. The Land Trust, a private non-profit organization,
was founded to encourage gifts of open space land, and it quickly became a groundbreaking
model for such organizations, advancing Redding to the forefront as a model of grassroots
creativity and a community-based vision. The Redding Land Trust has remained a key
Town institution ever since that time.

In 1965, a town-wide survey undertaken by the Planning Commission showed that
73% of Town respondents favored spending tax money to buy open space land; the
Commission adopted, as long-range policy, the goal of preserving one-fourth of the Town —
5,000 acres — as permanent open space. A town meeting on October 20, 1967 authorized
using up to a total $1.3 million of the Town’s credit for purchase of open space land should
opportunities arise. To assess the worth of this policy, the Town commissioned a study by
an economic research firm. The study showed statistically that buying acreage for open
space would be more beneficial to existing taxpayers than building houses on the
land. The study demonstrated that tax revenues from new homes would not fully
offset the added costs for schools and infrastructure that they would necessitate.

Private efforts, spearheaded by the Redding Land Trust, supplemented what the
town could afford. Over the years the Land Trust has received more than 150 donations of
land for open space, its ownership co-ownership and easements today encompassing
approximately 1736 acres, an increase of approximately 230 acres over the last decade.

When the 412-acre estate of famed photographer Edward Steichen came on the
market in 1970, a referendum approved its purchase for a Town park centered on the
property's large pond. When a later referendum reversed that approval, members of the
Planning Commission journeyed to Lincoln, Massachusetts to assess that community's use
of joint public-private purchase of open space. The result was the creation by a group of
citizens of Redding Open Lands Inc. As a not-for-profit development entity, ROLI
borrowed enough to purchase more than a quarter of the Steichen tract (118 acres),
reducing the Town's costs by a sufficient amount to gain voter approval. ROLI in turn
donated 75 wetland acres within its acquisition to the Audubon Society, and divided the
remaining 43 acres into ecologically laid-out lots of three to 10 acres each. ROLI was able
to repay its bank loan with the proceeds from selling these lots for single-family house
development.

Over the next ten years, using then-available Federal grants-in-aid, State matching
funds, and Town funds in the amount of 1.18 million dollars, the Town purchased thirteen
tracts of land totaling 1,256 acres. By 1979 a total of 2,627 acres had been acquired or
reserved as permanent greenspace — 1,367 acres held by the Town, 737 acres in two State
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parks, 336 acres donated to the Redding Land Trust and 187 acres in two tracts owned
respectively by the Connecticut Audubon Society and by the Nature Conservancy.

The "Race to Save Open Space" was timely and effective. Subdivision and new
house construction continued at a fast pace through the sixties and seventies, increasing
the Town’s population by an additional two-thirds each decade. In 1980, only thirty years
after the development boom began, Redding’s population exceeded 7,200 persons and about
35% of its land area was developed, the great majority comprising newer single-family
homes distributed throughout all sections of the Town. Although Federal and State open
space grants essentially ceased after 1975, the open space network continued to grow
through private donations and a newly enacted local requirement for open space set-aside
in subdivisions. From all sources, Redding's open space resources reached 2,730 acres by
1984.

When the Town Plan was updated in 1984, it was expanded to incorporate a formal
Open Space Plan. This document strongly reaffirmed the Town’s commitment to the twin
goals of preserving 25% of the Town’s land area as permanent open space and maintaining
the Town’s “country atmosphere” of low density residential, rural roads, and protected
water resources.

Town development slowed in the latter 1980s and early 1990s due to a lengthy real
estate recession. At the same time Redding's land use regulations were comprehensively
strengthened. Nevertheless, the Town registered a 1990 population of almost 8,000
persons. New plans and Town regulations were adopted for the village area of Georgetown
in 1989. A special Town Plan supplement was prepared for Redding Center in 1992, and at
mid-decade the Town undertook a comprehensive remodeling of the Town Hall consistent
with preservation of the historic character of the area.

During the decade from 2008 through 2018, Town growth continued at a very
modest rate, adding 97 new dwellings and approximately 860 new residents. A new town
Community Center, on land west of the Elementary School, was constructed at mid-decade,
providing much needed space for indoor recreation and an expanded Senior Center. School
additions were completed at John Read Middle School and at Joel Barlow High School, as
well as extensive new playing fields at the Barlow campus and at the Redding Community
Center.

Perhaps the two most significant land use developments during the decade,
however, were the continued modest growth in permanently conserved open space land and
the currently stalled plan for redevelopment of the former Gilbert & Bennett site in
Georgetown, which awaits legal resolution. Georgetown is a complex land-use issue which
requires its own separate chapter in this plan (See Chapter 10 for a detailed discussion).

Long threatened by potential sale for development, over 15,000 acres of watershed
land held by the Aquarion Water Company — including more than 2,800 acres in Redding —
were acquired in a collaborative venture between the State of Connecticut and The Nature
Conservancy and is now the “Centennial Watershed State Forest”. In a similar
collaborative venture the Town of Redding partnered with The Nature Conservancy (TNC)
and Redding Open Lands Inc. (ROLI) to purchase five large tracts, aggregating 332 acres
for public open space. In 2016, the Town, in partnership with the State, the Redding Land
Trust and Aquarion acquired the 30.7 acre Biehn property located centrally in Redding,
now known as the Mary Anne Guitar Nature Preserve, in honor of the late former First
Selectman and longtime president of the Redding Land Trust. Bordering the Saugatuck

Town of Redding Page 3-8
Plan of Conservation and Development — 2018
Chapter 3: Land Use



River, this key parcel links large contiguous tracts of open space on the east and west sides
of Redding for the first time. By 2017, Town residents lived in the midst of more than 7,640
acres of greenspace - 37% of the Town’s area - greatly surpassing the previous Town Plan’s
goal of 25% “forever green”.

Present-day Land Use Picture

Land use is the bedrock foundation of all Town planning, since the manner in which
a community’s land is used and conserved is a measure of both its current character and its
future potential. The starting point, therefore, of this update of the Town Plan was
preparation of a new and more accurate town base map, using digital “geographic
information system” (GIS) technology.

The new base map, which is coordinated with previously prepared natural resource
mapping of the town and with prior land use maps, shows all roads, streams, water bodies
and lot lines. GIS mapping provides a base of improved accuracy for future data analysis.

Land use has been mapped to the end of 2018, and classified in accordance with
seven major categories of Developed Land and six major categories of Undeveloped Land, as
counted in acres and expressed in Table 3-A. Various symbols and facility names are used
to identify significant uses.

Since 2008, land in the "Developed" and "Permanently Reserved (Open Space,
Public; Open Space, Private; plus Conservation Easements)" categories has increased faster
than Town population. The total of developed land has increased by a little over 1% from
9550 acres to 9,638 acres while privately owned land potentially available for development
has declined by one-third, from 3,300 acres to 2,951 acres, a figure which includes
substantial areas of unbuildable ledge outcrop or steep slopes, rendering the usable acreage
to be much lower, (see Table 3-A). Due to the shrinkage of land available for development,
it is now realistic to anticipate a maximum future Town population of between 10,900 and
11,500 persons, depending on such variables as family size, future development in the
Georgetown area, likely quantities of dwelling units in Affordable Housing Developments,
and Town land use policies.

As noted in the 2008 Town Plan, the R-2 Residential Zone at 97.4% of total Town
area continues to experience most of the Town’s new single-family residential growth. All
but a handful of new homes built occurred in recent subdivisions within this “Rural
Residential” Zone, throughout all sections of the Town. In addition to the 97 new single
family dwellings counted an estimated 18 accessory residential apartments and 9
condominium apartments were created. Residential unit totals do not include the

approximately 200 assisted-living units in the “Meadow Ridge” life-care community on
Gilbert Hill.

At the last land use survey in 2006, Light Industry and Corporate Office categories
were included to provide for undetermined future uses in the Georgetown area. In the 2006
land use table the former Gilbert and Bennett complex, now zoned Historic Mill Center
(HMO), is classified as "Vacant." However, the underlying zone regulations in HMC
provide for master plan-based development standards, and the now expired, but still
relevant master plan and resulting form-based supplementary zoning for that site provide
for potential light industry and research uses, so those use classifications appear in the
2018 land use table.
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In the group of “Permanently Reserved”? lands there has been an increase, with the
two largest being the 30.7 acre Biehn property, and the 13.1 acre donation to the Aspetuck

Land Trust by Jerrold Fine.

Note: All italicized figures are subtotals of category figures in bold just above.

Table 3-A

EXISTING LAND USE (Rev. Dec. 2018)
Part 1 - Developed Land In Acres - By Zone

CATEGORY R-4 R-2 R-1 | R-1/2 RV | HMC | SDD NB SB BC OR | Total
Residential - 8,119 90 33 22 - - - 2 4 - 8,270
Incentive housing* - - - - - - - - — — - 0
Institutional - 347 1 3 2 - 58 - - 2 - 413
Town Government - 5 - - - - - - - - - 5
Public School - 70 - - - - - - - - - 70
Recreation - 211 - - - - - - - - - 211
Public Safety - 6 - - - - - - - 1 - 7
Library/Museum - 9 - - - - - - - - - 9
Life-care Facility - - - - - 58 - - - - 58
Religious - 33 1 3 2 - - - - 1 - 40
Cemetery - 13 - - - - - - - - - 13
Commercial - 6 2 - - - - 5 15 13 - 41
Light Industry - - - - - - - - 4 3 - 7
Corporate Office - - - - - - - - - - - 0
Utilities - 109 - - - 2 - - - - - 111
,Ilff::sspi‘r cation - 749 12 | 6 2 3 2 4 11 7 - 796
TOTAL DEVELOPED - 9,330 | 105 42 26 5 60 9 32 29 - 9,638
Legend:

o R-2: Rural Residential Zone

e R-4: Conservation Residential Zone

e R-1: Low Density Residential Zone

e R-1/2: Suburban Residential Zone

HMC: Historic Mill Center Zone

SDD: Special Developmt. District

NB: Neighborhood Business Zone

SB: Service Business Zone

OR: Office and Research Park Zone

RV: Village Residential Zone

BC: Business Center Zone

* Incentive Housing Zones are overlay zones superimposed on pre-existing Residential R-2 and
Commercial SB and CB zones, effective July 30, 2014. As of December 2018, none of the three TH
Zones had developed housing uses; existing uses in each IHZ are included in the underlying zone

2 Permanently Reserved lands are recorded on the Assessor’s record as “Protected.”
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categories listed in the table.
NOTE: Part 2 of this table, Undeveloped Land and Water Area, including Vacant Land and Dedicated Open
Space areas, continues on next page

Table 3-A
EXISTING LAND USE (Rev. Dec. 2018)

Part 2 - Undeveloped Land
In Acres - By Zone

Note: All italicized figures are subtotals of category figures in bold just above.

ZONES |R4| R2 |R1 | X | ry | HM | 8D \p | sp | BC | Or | TO"R

1/2 ¢ | D *

ZONE AREA - in Acres 20001 150 | 46 | 30 | 58 | 137 | 14 | 60 | 34 20,53
Less DEVELOPED LAND

(from Table 3A-part 1, above) 9,330 | 105 | 42 | 26 | 5 | 60 | 9 | 32 | 29 | - | 9,638

Net UNDEVELOPED AREA P71 45 | 4 | 4 |5 | 77| 5 |28 | 5 1089

DEDICATED OPEN SPACE

Open Space, Public - Total** -- 5,451 -- -- -- -- -- -- -- -- 5,451
o Town - Wholly Owned - | 1,617 -- -- -- -- -- -- -- -- -- 1,517
o Town & Land Trust Jointly 263 | - 3 3 3 3 3 3 3 3 3232
Owned
e State Park - 749 | - -- -- -- -- -- -- -- -- 749
o Centennial Watershed State 2,822 3 3 3 3 3 3 3 3 3 2,824
Forest
Open Space, Private -- 1,362 - -- -- -- -- -- -- -- - 1,362
Conservation Easements -- 659 - -- -- -- 77 -- -- -- -- 736
Less TOTAL DEDICATED
OPEN SPACE 7,472 77 7,549

Net VACANT UNCOMMITTED

PRIVATE LAND*#** 3,203 | 45 4 4| 54 0 5| 28 5 0

3,348

TOTAL - less water bodies | 2,951

Town totals may vary slightly from parenthetical subcategory totals due to figure rounding.

wx The town of Redding has collaborated with the Nature Conservancy and several other civic/conservation

organizations to finance and acquire desirable land parcels as recommended in the Town’s Open Space Plan.
A determination of potential residential area within the RV, HMC, NB and SB zones will be made in future
planning studies.
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The vacant uncommitted private land above is not restricted by easements, dedication or common covenants is
potentially available for development. Note that this acreage figure includes land unsuitable for development,
including steep slopes, ledge, wetlands and approximately 391 acres of water bodies including the Saugatuck
Reservoir, and approximately 100 small lakes and ponds.

Conserving Open Space and Rural Character

The State-enabled Village District overlay zoning controls are being studied as a
way of preventing unwanted degradation of the historic character for a number of sections
in town. Areas discussed are the Georgetown area, West Redding center and Redding
Ridge. This designation would give Town government, and by extension the residents of
Redding, some control over the aesthetics of future development in key, historically
sensitive areas of town.

For several decades a particularly effective program in maintaining Redding’s rural
character has been its reduction of property tax on sizable land holdings, authorized by
C.G.S. Section 12-107a through 12-107¢ as amended and known as "Public Act 490". Under
Public Act 490, property tax reduction is applied, at differing rates of reduction, to three
categories of land:

e Forest land (minimum of 25 acres certified by a state forester),
e Farm Land,
e Open Space land.

Without Public Act 490 tax relief benefits, the financial burden on landholders
would have resulted in a substantially larger quantity of residential development and a
correspondingly smaller amount of land conservation during the recent ten-year period.

In Redding, by virtue of an amendment to the Town Plan of Development in 1970,
contiguous land areas in excess of four acres under unified ownership are classified as Open
Space by the Assessor. The resulting property tax savings to land owners are subject to
proportional recapture if the designated land is sold during the first ten years after
classification.

In 1981 land qualifying for Public Act 490 property tax reduction in Redding totaled
6,750 acres. By 2018, 37 years later, the amount of tax reduced acreage has declined to
5,329 acres - although this does not indicate a reduction in land conservation since many of
the parcels removed from the Public Act 490 program have been purchased by the Town
and/or The Nature Conservancy or have been donated to private land preservation bodies
such as the Redding Land Trust. Aquarion Water Company land purchased by the State
for the Centennial Watershed Forest has also been removed from this category. Per Town
Assessor figures:
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Table 3-B
Acres of Private Land, Tax-Reduced by P.A.490

Description 1996 2006 2018
Farm 255 211 312

Forest 3,881 1,135 3585
Open Space 1,868 1,553 1430
Total 6,003 2,899 5,329

Redding's use of the Public Act 490 program has been successful in its original
mission of preserving farms, forest and open space land. Tax reduction on larger acreages
continues, and this form of conservation remains as an essential ingredient in Redding’s
rural ambience. Some owners have been able to hold their land over many decades until a
satisfactory final disposition could be achieved. Gratefully, the outcome on many parcels
also has benefitted the Town and has aided in the protection of regional natural resources
and water resources in harmony with the stated goals of the Town Plan of Conservation
and Development. Without Public Act 490 many of Redding's preserved acres would have
been developed long before they could have been considered for preservation.

Table 3-C
ANALYSIS OF TOWN DEVELOPMENT POTENTIAL

Vacant Land Suitable For Development, In Acres

(a)

(b)

(©

ZONES (Total Acres of Private Vacant

Vacant Land Generally Not Suitable

Suitable for

Land) (1) for Development Development
Lake, Major
Pond and Wetland Steep
Water and Flood | Slope and
Body (2) Plain (3) Ledge (4) Net Acres (5)
RESIDENTIAL
R-2 (3,203) 54 623 317 2,209
R-1 (95) 2 15 9 69
R-1/2 4) 1 3
RV (4) 2 2 0
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SPECIAL USE
HMC (59) 11 3 45
SDD (0) 1 6 0
NONRESIDENTIAL
NB (5) 1 4
SB (28) 6 11 11
BC (5) 1 2 2
NOTES:

(1) Vacant private land totals derived from Table 3-A (Part 2).
(2) Surface water bodies only (excludes aquifers). Does not include water bodies within reservations or developed land.

(3) From Town wetland, flood plain and natural resources mapping; minor wetlands and narrow stream corridors excluded, as
these do not typically preclude site development.

(4) From Town slope analysis mapping; slopes 20% and greater.

(5) Land deemed suitable for development is the amount of vacant private acreage, Column (a), minus the sum of seriously
constrained acreages within such land, Column (b).

Land Use Issues For The Future

Since planning was initiated in Redding a little over sixty years ago, the Town’s
landscape has changed dramatically.

In the mid-1950s the 98% of Redding outside the village environs of Georgetown was
essentially rural — characterized by widely spaced country homes, a dozen or more
operating farms, and much open land in every section. Residential development at the time
occupied about 10% of Redding’s land area. All other developed and reserved land
(including Georgetown, Bridgeport Hydraulic lands, and Putnam Park) occupied another
17% and nearly three-fourths of the Town area was developable land in private ownership.

Today nearly half of the land area of Redding, 47%, has been developed for active
use and of this amount 86% is residential, mostly in single-family dwellings on two acre and
larger lots. Of more than 160 Town roads, 81 have been created by subdivision of formerly-
large tracts. As a result of the more than 7,495 acres of permanent open space set aside
over the past half century, this impact from development is offset by establishing 36.7% of
the Town's area as “forever green”, exceeding the long-established goal of 25%. Privately
owned developable land has declined to approximately 2,631 acres, or 13% of the Town’s
area, widely distributed across the Town.

But what of these 2,631 acres of land as yet uncommitted to future use? Herein lies
a particular imperative for thoughtful evaluation of growth alternatives, as it is quite likely
that serious development challenges will arise involving these lands during the years
ahead. Longstanding land-use practice in Redding has mandated a high standard of
environmental design, in part because of an overall orientation toward land conservation
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and in part because of the town's necessary role in protecting underlying public water
supply resources. Some of the areas of concern for the upcoming ten-year period include
the following:

High density affordable housing applications: State law (General Statutes, 8-30g.)
presently permits appeals of denied applications for Affordable Housing
Developments, with the burden of proof falling upon the Town’s Planning and Zoning
Commissions (8-30g does not impact Inland Wetlands decisions) to prove that a health
and safety issue is at stake that supersedes the established need for Affordable
Housing. Such proof can be highly technical and difficult to sustain, and in both the
language of the law and in case histories, it appears that Affordable Housing appeals
have not adequately addressed the negative environmental impacts that can arise
when dense multi-family projects proliferate in public water supply watershed areas.
Due to this Redding is at particular risk of negative impacts from inappropriately
sited Affordable Housing Developments, and the environmental risk involved has the
potential to affect over 500,000 people regionally who depend upon reservoirs in
Redding, as well as most of Redding's residents who obtain water from the same
watershed through private wells. Given these circumstances Redding should advocate
to amend Sec. 8-30g, in order to prohibit high-density zoning overrides for housing
projects in public water supply watershed areas. At the same time, Redding is
actively taking on the challenge of creating Town-owned Affordable Housing
Developments on Town-owned land.

Redding has proactively begun the process of creating affordable housing in town. In
2013, Redding received a grant to study suitable locations in town for development of
affordable housing. As a result, two sites were found that met the requirements for
both support of housing density and access to mass transportation, one on State
owned land along Ethan Allen Highway, and one along Old Mill Road. An ad hoc
committee was formed to guide the process further. The task of acquiring the right
from the State to develop the Ethan Allen Highway site is being pursued, and the
multi-ownership nature of the Old Mill Road site requires concerted and coordinated
action on the part of those owners to be fully realized. Additional affordable units
could be part of the Gilbert and Bennett site once its legal and financial disposition is
known.

Advancing technology in water supply and waste treatment: New techniques for
wastewater purification, as well as for renovation of lower-quality drinking water
sources, have begun to be available, and could eventually remove or diminish
traditional barriers to more intensive development in water supply watersheds and to
minimum lot sizes for on-site wells and septic systems. Questions have been raised,
however, about the sustainability and utility of these technologies in actual practice,
and expert sources such as the Nature Conservancy have recommended a moratorium
on the use of such systems. At present Redding's regulatory environment does not
prohibit or discourage the use of these systems. This policy our requires ongoing
vigilance, and Redding should advocate on the state level for a moratorium on these
technologies until they can be shown to be safe in real-world usage (see also Chapter
2, Natural Resources).

Growing regional infrastructure and transportation needs: As population and
congestion intensify in this northeast corridor there will be increasing pressure for
new transportation facilities, institutional growth, expanded utility systems, senior
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and affordable housing, and other needs of an urbanizing area. Examples of regional
growth that have recently had an impact on Redding include the highway upgrades of
Route 7, plans for expanded Danbury branch rail service, and a potential new rail
station at Georgetown. More are likely in the future due to Redding’s location and
accessibility, and in the absence of careful planning unnecessary impacts may occur.
Town plans must carefully define, in concert with regional planning’s agencies, where
growth of regional facilities may be located to successfully coexist with the town's
conservation and preservation needs. The Georgetown/Branchville area, straddling 4
towns, is in need of multi- town coordinated planning, perhaps under the auspices of
WestCOG, to prevent excessive traffic congestion and overburdening of the resources,
utilities and environment in the future.

e Special Treatment of Sensitive Lands: Redding's longstanding partnership with both
public and private charitable institutions has been a key factor in sustaining both the
desirable visual character of the town as well as the viability of the underlying public
water supply watershed. Specific techniques such as conservation easements, open
space purchases, bequest programs, and set-asides on development parcels have been
effective in providing for sustainable development in sensitive areas. These
techniques will be of particular importance as development pressure begins to be felt
on the town's remaining large parcels.

As State and Regional Plans have evolved over the past several decades, the greater
portions of Redding, Easton and Weston, as well as southern Danbury and Bethel, northern
Ridgefield and southwestern Newtown have been recognized as an extensive greenbelt
which separates urban centers and provides vital fresh air, water supply, recreational and
environmental benefits to all of southwestern Connecticut. Special conservation studies
and coordinated acquisition efforts such as The Nature Conservancy’s “Saugatuck Forest
Initiative,” the Norwalk River Valley Trail system and the Aspetuck Land Trust’s Green
Corridor concept are currently underway for this area.

At the heart of this special area, Redding has a key role to play in conserving a
sound environment for future generations who will inherit our region as their homes. The
town's land use policies must reflect this mission.

Recommendations

1. Purchase tracts of land as recommended by the Town Open Space Plan as they come on
the market to protect the Town as a vital watershed, maintain its rural character,
provide for active and passive recreation, and preserve an equitable tax base by
minimizing costs of additional schools and services. Continue meetings of Redding’s
seven-member Open Space Committee (consisting of two members from the
Conservation Commission and Planning Commission, a representative of the
Historical Society and the Redding Land Trust and the Land Use Coordinator) on an
as-needed basis to review the status of available land and make acquisition
recommendations to the Selectmen.

2. Pursue legislation to accomplish the recommendations of State and Regional Plans,
including the State Plan of Conservation and Development, which recommend
retention of a maximum density standard for population per unit of land. This is in
direct opposition to the new 10% impervious cover standard which does not properly
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account for the effluent output and other burdens imposed on land arising from
increased population concentration in multi-story dwellings that might otherwise
meet a cover-based standard.

3. Protect the Town’s groundwater resources by enacting:
a) aquifer protection districts and regulations;

b) a Town health code with stricter standards in recognition of Redding’s special
environmental issues including its presence on a public water supply watershed.

4. In order to preserve environmentally sensitive land, consider adoption of coordinated
amendments to the Zoning Regulations and Subdivision Regulations to require that
the countable portion of newly created lots in residential zones shall not include land
comprised of wetlands, watercourses, 100-year floodplains or slopes of 20% or
greater.

5. Support the considered limitation of the public water supply franchise area and sewer
service area to higher-density areas, as delineated on the Town Plan, to avoid
pressures for intensive development in outlying environmentally sensitive areas.

6. Utilize Incentive Housing Zones under the Connecticut Housing Program for Economic
Growth in order to create Affordable Housing consistent with other planning
priorities of the town. Examine the potential for non-profit development on Town-
owned land in order to assure maximum affordability and minimum environmental
risk (see also Chapter 9 — Housing and 10 — Georgetown).

7. In an effort to preserve the scenic character of the Town as well as its existing smaller
homes, study ways to amend Subdivision Regulations and Zoning Regulations to
provide clearer regulation of maximum building area. Investigate potential for
using floor-area ratio as a further means of regulating building bulk.

8. Continue supporting Public Act 490 as a means of preserving Redding’s farm, forest,
and open space land. Study the potential impacts that would result if 490 tax
reductions were expanded to include lands having permanent conservation
easements upon them. Examine ways to strengthen 490 further by seeking
strategies to incentivize prolonged maintenance of this status for these protected
lands.

9. Recognize that farming and animal husbandry are established elements in Redding’s
history and rural residential character and are therefore desirable to preserve
insofar as they contribute to open space, food production and community values.
Such activities, however, should not be conducted so as to cause injury to the health,
safety or unduly affect property values of neighbors or the community.

10. In reviewing Subdivision applications, encourage use of scenic and historic vistas, the
“view from the road” and ridgelines as open space set asides to preserve the rural
character along with the long-standing priority of land conservation. Study ways to
amend the Subdivision Regulations and Zoning Regulations to protect scenic vistas
and areas of unique environmental value.

11. Continue to support the economic and cultural revitalization of central Georgetown
including the Gilbert and Bennet site project and the Main Street/Old Mill Road
enhancement. Coordinate with adjacent towns to study joint policies by which to
affect the Georgetown community as a whole. As current development projects
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begin to reach completion and occupancy and new patterns emerge, plan a thorough
review of the past 20-year planning effort for Georgetown and set new goals to
assure a sustainable future for the community (See Chapter 10).

12. Evaluate the viability of current Alternative Treatment System technology for on-site
sewage disposal, and advocate on the state level for a moratorium on the use of such
systems until they are proven from real-world testing to be environmentally safe
(see also Chapter 2).

13. Continue to develop the Town's GIS mapping management procedures to coordinate the
needs of the Town's various departments and agencies, and to place responsibility
for communicating with the town's GIS consultants into the hands of a single GIS
Manager. As part of this, develop procedures for updating the Land Use map in a
unified process whenever the Town Assessor's map is updated.
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CHAPTER 4
POPULATION AND PEOPLE OF REDDING

Population Change Over the Years

From the time of its first settlement, early in the eighteenth century, to the end of
World War II, Redding remained a distinctly rural community.

At the Connecticut Census of 1774 Redding contained 1,234 inhabitants, or about
one person for every seventeen acres of land. The town grew slowly for the first eighty-three
years of its existence, reaching a peak population of 1,754 persons in 1850. Thereafter the
town experienced a gradual decline in its population for another eight decades as many of
its small family-operated industries and rocky farms were abandoned. Redding’s population
in 1920 stood at only 1,315 persons, just what it had been in 1782. Twenty years later, in
1940, the Town’s population reached 1,758 persons, equaling its peak of 1850. Throughout
this early period there were no more than 41 to 55 persons, approximately 12 to 18
households, for every square mile of Redding’s terrain.

Table 4-A POPULATION HISTORY OF REDDING 1782 — 2006

Year Town Population® Persons Per Square Mile**
1782 1,310 41
1800 1,632 51
1850 1,754 55
1900 1,426 44
1910 1,617 50
1920 1,315 41
1930 1,599 50
1940 1,758 55
1950 2,037 64
1960 3,359 105
1970 5,590 174
1980 7,272 227
1990 7,927 247
2000 8,270 258
2010 9,158 286
2017 9233 288

Population figures from Connecticut State Census (1782) and Federal Decennial
Censuses (1800-2000). Estimated population based on State census figures.

** Town area rounded to 32.1 square miles for consistency with State Register and
Manual area figures.

In the six decades following World War II, however, Redding has become closely
linked to the economy and population trends of the surrounding area, especially Fairfield
County and the New York metropolitan region. Along with the seven towns which encircle
it, Redding has grown dramatically in population, adding about 7,600+ residents since
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1950. As shown in Table 4-B this group of towns increased in population between 1950 and
2000 by 146% to 442%, Redding’s increase being 306%. This tidal wave of suburbanization
has transformed the character of Redding and its environs from a semi-rural area to a
highly-developed, mostly low-density, spread-out exurban residential area. Peaking in the
1960’s and 1970’s, the rapid population growth rate has slowed since 1990 due to a
shrinking supply of developable land and an escalation of land values, as the diminished
rates of increase from 1990 to 2000 demonstrate.

Continued population growth in Redding and adjacent towns is predictable for the
next several decades, but recent trends suggest that the rate of growth throughout the area
will tend to diminish as towns approach their development capacity. Currently, Redding
has 2.63 persons per household

Table 4-B
CURRENT POPULATION AND DENSITY
Redding and Adjacent Region

Entity Population Rate of Increase Pop./Sq. Mile
Year 2000 Year 2015 1950-2000 1990-2000 2000-2015 Year 2000 Year 2015
9,19
REDDING 8,270 6 306.00% 4.30% 11.2% 263 291.9
Bethel 18’067; 18?;3 254.00% 3.00% 3.1% 1,076 1108.9
Danbury 74’83 844’35 146.70% 14.10% 12.4% 1,777 1998.7
7,41
Easton 7,272 1 235.90% 15.40% 1.9% 265 270.5
Newtown 25’0? 28(;; 236.10% 20.50% 12.3% 433 486.2
Ridgefield 23’6§ 242’? 442.80% 13.00% 41% 687 715.7
Weston 10,0? 107’; 402.40% 16.10% 1.4% 507 513.8
Wilton 17’62 171’2 286.90% 10.30% 1.6% 654 663.5
3,405 3,59
State of CT ’ 565 0,88 69.70% 3.60% 5.4% 611.7 645.0
6

Data Source: Population and population density figures as reported in 2000 and 2015 census estimates prepared by the
American Community Survey
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Town Growth Potential

Redding’s potential population capacity depends on three factors: land use policies,
trends in household size, and the amount of land available for residential development.

It is reasonable to assume that presently established zoning and land use densities,
as well as Town policies encouraging restraints on intensive development, will continue for
the foreseeable future. Based on recent trends it is also reasonable to expect that average
household size will remain steady at around 2.8 persons per single-family household (see
Table 4-D) which is consistent with the Town’s predominantly single-family character and
with area wide demographic trends. Accessory apartments, townhouses, and assisted-living
units, comprising a minority of future residences in Redding, are projected to average no
more than 1.5 persons per dwelling unit.

Table 4-C, “Residential Growth Capacity” combines these factors with the land
available for future development (Table 3-B) to project the number of dwelling units likely
to be constructed in Redding, and thereby the town’s probable population capacity. From
this analysis it is estimated that Redding could grow to a population, at full development,
just short of 12,000 persons. It is important to note that a significant change in any of the
three factors mentioned would influence town growth and alter this estimate upward or
downward.

The rate at which Redding’s population will grow in the future is considered in the
projections given in Table 4-C. Following the great recession, the rate of new residential
construction significantly slowed and home sales have been generally sluggish, and the
Georgetown redevelopment project has not gotten started due to ongoing legal wrangling
following the developer’s bankruptcy. Consequently, the year 2020 projection is modest. The
projection for 2020, however, reflects an anticipated housing recovery and restart and
completion of the Georgetown project, and 2030 anticipates a more modest growth as
developable land continues to be consumed.
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Table 4-C
RESIDENTIAL GROWTH CAPACITY

Town of Redding
(1) Estimated Current Dwelling Units (12/18)
Single-family detached 3,059
Multiple-unit (all types, including apartments) 390
Town Total (all zones) 3,449
(2) Potential Growth in Dwelling Units by Type Zone
R-2 680
Single-Family Detached R-1 14
R1/2, RV,SDD 0
HMC 31
Total Potential Addl. Single-Family 725 units
R-2& R-1 50
Multiple-Unit (all types) R-1/2, RV, SDD 104
HMC 350
Total Potential Addl. Multiple-Unit 504 units
(3) Estimated Max. Town Potential Dwelling Units
Single-family dwellings (8,020 existing + 725 potential) 3,745
Multiple-unit dwellings, all types (390 existing + 504 potential) 894
Potential dwelling units at full-growth 4,639
(4) Projection of Population at Full Capacity
Single-family dwellings (assumes 2.8 persons / dwelling unit.) 10,490
Multiple-unit dwellings (assumes 1.5 persons / dwelling unit.) 1,340
Town Population at Capacity 11,830
(5) Population Projections, Town of Redding
Census Population, 2000 8,270
Census Population, 2010 9,158
Current Town Population (2017) 9,233
Projected Town Population, 2020 9,670
Projected Town Population, 2030 9,960

Notes:(1) Figures derived from 2000 and 2010 Census counts and Town permit records for new dwellings 2008-2018.

(2) Estimate of additional dwelling units likely at full build-out of land available for development by Zone (Table
3-B). Factors used: R-2 Zone, 3.2 ac./d.u.; R-1 Zone, 1.4 ac./d.u.; HMC Zone, units approved; all other zones
(apartments), 3.0% of total potential single-family units.

(3) Assumes all available land will be developed at mid-range (not maximum) zone capacity, with allowances for
open space set asides, roads and lot oversizing.

(4) Occupancy ratios reflect average conditions and will vary over time. All estimates based on existing zoning
and development standards.

(5) Projections assume slower growth 2018-2028, an upsurge in 2020-2024 as the mill village in Georgetown is
occupied, and a declining growth rate thereafter.
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Characteristics of the Town Population

Social and economic trends in Redding’s population over the past several decades

are summarized in Table 4-D.

The typical age of Redding residents has increased markedly since 1970. In 1970,
44.1% of the population was under age 24 and 31.5% was age 14 or younger; in 2000 the
under-24 age group had fallen to 32.2% and those of age 14 or younger had declined to
24.7% . In corollary fashion, Reddingites age 45 and over were 28.6% of the population in
1970 and 41% in 2000. Seniors, those 65 and over, were 7.8% of Redding in 1970 and 10.1%

in 2000.

Over the same period, with a smaller proportion of children in town, average

household size has declined from 3.36 persons to 2.83 persons, a trend echoed in other

similar surrounding towns.

Redding remains an overwhelmingly single-family residential town. 95.4% of its
residential units in 2018 were single-family, as compared with 94.0% of units in 1970.

Table 4-D
SELECTED DEMOGRAPHIC TRENDS
Town of Redding
1970 1980 1990 2000 2017
Population By Age
Under 5 8.7% 5.7% 6.8% 7.0% 5.3%
5-14 22.8% 18.4% 13.7% 17.7% 14.6%
15-24 12.6% 14.9% 11.3% 7.5% 10.1%
25 -44 27.3% 31.1% 33.0% 26.8% 14.5%
45— 64 20.8% 22.1% 26.4% 30.9% 36.3%
65 & over 7.8% 7.8% 8.8% 10.1% 19.2%
Total 100.0% 100.0% 100.0% 100.0% (9233)
Household Size
Avg. Pers./Household 3.36 3.13 2.86 2.83 2.64
Dwelling Units By Type
Single Family Detached 1,664 2,273 2,843 2,945 3,059
Two (+) Families / Unit, Apartments 107 179 147 141* 390
Total 1,771 2,452 2,290 3,086 3,449
Continued

Data Source: Population and population density figures as reported in 2000 and 2015 census estimates prepared by the

American Community Survey
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Occupational Profiles of Town Residents 1970 1980 1990 2000 2018
Management, Professional & Related N/A 65.2% 62.0% 62.8% 62.2%
Service Occupations N/A 7.4% 5.8% 7.3% 7.7%
Sales & Office N/A 14.1% 19.0% 20.1% 20.4%
Farming & Forestry N/A 1.8% 2.0% 0.4% 0.4%
Construction & Maintenance N/A 9.5% 7.9% 6.2% 5.4%
Production & Transportation N/A 2.0% 3.3% 3.2% 3.9%
Total N/A 100.0% 100.0% 100.0% 100%

Employment Locations for Redding Residents
Redding N/A 16.5% 18.0% 20.1% 23.4%
Stamford N/A 9.8% 10.0% 14.2% 14.1%
Danbury N/A 13.1% 14.5% 8.5% 8.4%
Norwalk N/A 10.8% 8.7% 6.6% 6.5%
Westchester, NY N/A N/A 3.5% 6.3% 5.2%
Manhattan, NY N/A 5.7% 5.8% 5.8% 5.7%
Wilton N/A 11.2% 6.1% 5.5% 5.6%
Westport N/A 5.6% 4.1% 5.2% 5.1%
Other CT towns N/A N/A 28.2% 25.7% 24.2%
Other locations N/A N/A 0.9% 2.1% 1.8%
Total N/A N/A 100.0% 100.0% 100%

Source of Data: Federal Decennial Census, 1970 — 2010 inclusive.

* Includes 58 accessory apartments; does not include 312 assisted-living apartments at Meadow Ridge.

N/A indicates that data for these years are not available.

Although only twenty-year comparisons are available, the trend shows that

Redding’s work force is becoming increasingly ‘white collar”. The management,
professional, sales and office groups have increased since 1980 from 79.3% to 90.3%. Quite
dramatic declines have occurred in construction and maintenance employment for town

residents (down from 9.5% to 5.4%) and in farming and forestry (down from 1.8% to 0.4%).

Figures reported in Table 4-E for income and residence value have dropped or
moderated during the 2008-2018 period but remain valid as general indicators of the

economic health of Redding’s population in relation to adjacent towns and the state. The

data show a distinct correlation between education and relative prosperity. WestCOG

reports that median family incomes decline from south to north as a town-by-town pattern
in western Connecticut. The drop in house values since the last town plan is reflective of
the general softening of the real estate market following the so-called “great recession” of
2007-2009. Some recovery has occurred in the last year, but the lower home values persist
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and have reduced the tax revenue for the Town at a time when State funds to support
education have been trimmed as well, causing financial pressures on the Town budget.

Table 4-E
Selected Economic and Social Characteristics

Redding and Adjacent Region

Family & Per Capita Income Persons 25 & Over Education Relative Affluence
Median
Median Family | Per Capita | Completed High Residence 2 or More Cars
Income Income School College or Advanced Degree Value Per Household
REDDING $152,344 $61,043 98.8% 66.7 % $ 393,700 81.0%*
Bethel $99,568 $36,608 93.1% 43.5% $ 219,200 70.7%*
Danbury $74,420 $31,461 75.6% 25.5% $ 186,500 58.2%*
Easton $149,884 $58,532 94.2% 58.0% $ 455,700 81.6%*
Newtown $120,507 $45,308 94.9% 54.1% $ 260,900 79.9%*
Ridgefield $169,033 $75,634 98.2% 76.0% $ 439,000 75.8%*
Weston $285,612 $92,794 99.2% 83.2% $ 633,900 86.4%*
Wilton $203,047 $78,131 97.8% 76.5% $ 561,100 79.8%*
CT State $84,170 $36,775 90.2% 38.4% $273,100. 58.2%.

Explanatory Notes:
The data in Table 4-E except for car ownership is based upon 2017 Town Profiles by American Community Survey.

* The most recent data on car ownership per household for Table 4-E is from 2010, except for the State as a whole which is
from 2017.

A Perspective

Significant nation-wide demographic trends, as well as continuing advances in
personal mobility and communications, are likely to impact Redding’s future population in
several ways.
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An aging population. Demographers now predict that the over-65 age group,
currently 13% of the nation’s population will, increase to at least 20% of the population by
the year 2030 with consequent impact on life style, service needs and housing preferences.

Longer lifespan. Dramatic improvements in health care have lengthened the
productive working life of the population with the result that many “second careers” will be
operated from homes or domestic offices; this also foreshadows an increase in care costs for
the very elderly.

Multiple wage earners. For most families in metropolitan areas both husband and
wife now pursue separate careers, elevating household income but impacting commutation,
child care needs, maintenance services and other aspects of life, a trend likely to continue
as household size stabilizes or diminishes further.

Mobility. In Redding, as elsewhere, the 2010 Census showed that only 60% of
residents had occupied the same house for five years or more, clearly demonstrating that
job relocation and retirement to other places produces a constant turnover in the local
population.
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CHAPTER 5
HISTORICAL AND CULTURAL RESOURCES

Perspective

Among the many qualities of Redding which define its unique character, the town’s
blend of scenic natural beauty, unspoiled natural environment and traditional New
England appearance are quintessential elements uniformly appreciated by all of its
residents.

Despite the development which has occurred over the past half century, Redding
retains a wealth of historic homes, barns and public buildings, many framed by century-old
trees and stonewall-bordered lanes and roadways. With over three centuries of settled
existence as a community and perhaps ten thousand years of human habitation before that,
Redding has an extraordinarily rich heritage in need of documentation and preservation.
Conservation and enhancement of the town’s cultural legacy for the benefit of future
generations of Redding residents is one of the most urgent and essential objectives of the
Town Plan.

Scenes in Redding (Images from www.HistoryofRedding.com)

<2135 Sitngiag sl

A bucolic field and barn Statue by Anna Hyatt Huntington Old Town House in Redding Center
at Huntington State Park

Cultural Traditions

Redding has a long tradition of distinguished residents and institutions which has
enriched the social and cultural life of the community.

Among the early residents of Redding were John Read, colonial attorney, land
speculator and the Town’s founder (1714), and Joel Barlow (1754-1812), poet and diplomat.
During the latter half of the nineteenth century two notable private schools flourished in
town the Hill Academy in Redding Center and the Redding Institute at Redding Ridge
(later the distinguished Sanford School), forerunners of a tradition of excellence in
secondary education which continues today at Joel Barlow High School. An 1880’s donation
by a local landowner initiated preservation of one of Connecticut’s most significant
Revolutionary War landmarks, the winter encampment of General Israel Putnam's army.
A portion of this encampment, known colloquially as the "Northern Valley Forge", is now
Putnam Memorial State Park with its historical museum and exhibits. The year 2008
marked the centennial of the Mark Twain Library, founded as a gift to the community by
the famed author during his final years in Redding. Another renowned resident, sculptor
Anna Hyatt Huntington, presented three magnificent equestrian statues to the Redding,
which now grace the entrances to Redding Elementary School, Putnam Park and Mark

Town of Redding Page 5-9
Plan of Conservation and Development — 2018
Chapter 5: Historical and Cultural Resources



Twain Library. Additional statues by the sculptor exist at Huntington State Park. The list
of accomplished artists, musicians, educators, writers, scientists, professional and business
leaders who have resided in Redding is very long and speaks eloquently of the town’s long
standing appeal to persons of exceptional talent and civic instinct (see Table 5-1 below).

Table 5-1

A representative listing of Redding’s accomplished residents during over 200 years
of history:

Joel Barlow - Poet, Diplomat

Dan Beard - Illustrator, Founder of Boy Scouts
Rosamond Bernier - Art lecturer, author
Leonard Bernstein - Composer

Stuart Chase - Writer, Economist

Hume Cronyn - Stage and film actor

Howard Fast - Writer

Varian Fry - "The American Schindler"

Robert S. Fitzgerald - Poet, Critic and Translator
Hal Foster - Cartoonist

D. Gilbert Fox - Cartoonist

George Giusti - Graphic Designer, [llustrator
Eliot Janeway - Economist, Writer

Frank Hawks - Aviator

Jascha Heifetz - Violinist

Elsie Hill - Women's Suffragette

William Hill - Political Cartoonist

Anna Hyatt Huntington - Sculptor

Charles Ives - Composer

Alfred Winslow Jones - Sociologist, Hedge Fund Originator

Igor Kipnis - Music Director, Harpsichordist

Joseph Wood Krutch - Writer, Critic and Naturalist

Hope Lange - Actor

Enoch Light - Musician

David Lilienthal - TVA Director

Carmen Mathews - Actor

John G. Mitchell - Writer / Editor Audubon & Natl. Geographic

Flannery O'Connor - Writer

Albert Bigelow Paine - Writer

Maj. Gen. Samuel H. Parsons - Revolutionary War Commander

John Russell - NY Times Art Critic and Author

Edward Steichen - Artist, Photographer

Ruth Stout - Horticulturalist, Writer

Jessica Tandy - Stage and film actor

Anne Parrish Titzell - Writer

Tasha Tudor - Writer, Artist

Mark Twain - Writer

Walter White - Head of NAACP
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Cultural institutions and programs are important facets of life in Redding today. In
addition to the quality education provided in its public schools, and the programs of a dozen
active religious communities within the town, Redding’s assets include:

¢ Highstead Arboretum

e New Pond Farm Education Center

e The Redding Historical Society's museum at Lonetown Farm
e The Historical Museum at Putnam Memorial State Park

e C(Collis P. Huntington State Park

e The Mark Twain Library

e The Redding Community Center

Many of the above facilities actively sponsor educational and cultural events
throughout the year including art & antique shows, lectures, concerts on The Green, and an
Annual Book Fair to further enhance the community. Community clubs and organizations
include The Redding Open Lands & Trails, The Redding Land Trust, The Redding
Historical Society, Redding Preservation Society, Redding Garden Club, Neighbors and
Newcomers, Redding Boys & Girls Club, The John Sherman Hoyt Training Center and Boy
Scout Reservation, Georgetown Farmer’s Market and more. The tradition of public support
for cultural institutions, respect for historic tradition and dedication to environmental
conservation is the essence of Redding’s distinctive character as a community. To sustain
this quality of community life for the benefit of future residents is one of the most
important objectives of the Town Plan.

Historical Sites and Buildings

T L L oo TR

Umpawaug School Daniel and Esther Bartlett House Putnam Park

Redding’s existence as a settled community since the very early 1700’s is reflected in
the town’s exceptionally rich heritage of dwellings, barns, churches, public buildings, stone
walls, mill sites, ancient cemeteries and locations of historic significance.

Two National Register Historic Districts have been designated in Redding,
embracing 123 buildings and sites in Georgetown (1987) and 39 buildings and sites in
Redding Center (1992). Individual sites listed in the National Register of Historic Places
include the Umpawaug School (brick school house at 304 Umpawaug Road), the Daniel and
Esther Bartlett House (Redding Historical Society, at 43 Lonetown Road), the Aaron
Barlow House (at 313 Umpawaug Road) and Putnam Memorial State Park, the oldest
Connecticut State Park.
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Historic Postcards

Putnam Park Pavillion

Several comprehensive studies have documented virtually all of the historic
structures in Redding and many of the sites of historic and prehistoric significance (see
Table 5-2 for a list of the most significant surveys). From these compilations Redding
appears to have, as of this writing, 375 standing structures deemed to be historically
significant. One hundred nineteen of these structures date from the eighteenth century
and another 90 were erected in the first half of the nineteenth century (1800-1849). Despite
a decline in the town’s population after 1850, another 127 of the still-standing structures
were built in the years from 1850 to 1899. Thirty-nine buildings which were erected in the
early 1900’s but before 1950 are also considered architecturally or historically significant
and deserving of preservation.

Table 5-2
Old - Date 1700 - 1800 - 1850 - 1900 -

Dwelling Type Unknown 1799 1849 1899 1949 Total

Quantity 0 82 62 59 28 231
Houses listed on the State Historic
Resource Inventory (2007)

Percent 0.0% 2.5% 1.9% 1.8% 80.0% 7.0%

Quantity 68 67 36 91 19 281
Houses not currently listed on the State
Historic Resource Inventory (2007)

Percent 2.1% 2.0% 1.1% 2.8% 0.6% 9.0%

While the great majority of these structures are private dwellings, a small number
of very old barns and outbuildings survive. Six church buildings ranging in age from 100 to
175 years still serve their congregations and there are at least ten burial grounds present in
Redding, all of which preserve invaluable records of the town’s early settlers and founding
families. A survey of over 1,800 headstones in Redding cemeteries, conducted in the 1930’s
before decimation of these markers by acid rain and recent vandalism, identified
105 headstones from the 1700’s and 1,113 headstones from the 1800’s although these totals
undoubtedly under-represent the town population during those eras.
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Surviving structures which are significant in Town history include two small
masonry-arch bridges, one on Poverty Hollow Road over the Aspetuck River and the other a
stone and brick rail viaduct over Simpaug Turnpike.

One lane stone & masonry train trestle A Redding barn and field A peaceful Redding cemetery

Additionally, there are about a dozen masonry-construction factory buildings that are to be
preserved in the redevelopment of the former Gilbert and Bennett Company site in
Georgetown. Discussion of planned development of Georgetown is discussed in Chapter 10.

-
-
: - s
The waterfall énd Norwalk River in 1900 A The waterfall in 2008 prior to removal of concrete slabs
(image from www.HistoryofRedding.com) (image from The Redding Pilot)
Table 5-3
A Selected List of Available Historical and Archeological Studies
Town of Redding
1. The History of Redding, Connecticut, From Its First Settlement to the Present Time. By Charles Burr Todd, 1906
(MTL).

2. Building Survey, Town of Redding. By Work Projects Administration, 1934. (MTL, vertical files)
3. Georgetown and Its People, By Irene Baldwin, History Department, Danbury State College, April 1956. (RPC)

4. National Register of Historic Places Inventory Nomination Form, Georgetown Historic District. By U.S.
Department of the Interior, (Two separate documents, RPC)

5.  Historic and Architectural Survey of Redding, Phase I. By Preservation Computer Services Inc., Steven Bedford and
Nora Lucas, Consultants, June 1988. (MTL, RPC)

6. Inventory and Map of Historic Structures in the Redding Section of Georgetown. By Clois Ensor, Margaret Wixted
and Mary Ann Root, February 28, 1989. (RPC)

7. Redding Center Historic District, National Register of Historic Places Inventory. By U.S. Dept. Of the Interior,
October 1, 1992. (MTL, RPC)

8. Redding Center National Historic District, By the Redding Historic Study Committee, November 1992. (RPC)
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9. Phase II. Cultural Resource Survey of Redding: a continuation of Phase I. By Preservation Computer Services Inc.,
Steven Bedford and Nora Lucas, Consultants, 1995. (MTL, RPC)

10. Archaeological Investigations at Lonetown Manor, Redding, CT. Six archaeological survey reports. By Stuart A.
Reeve, 1997-1999. (RPC, Application #469 file)

11. Inventory and Map of Redding Historic Structures, Appendix 1 and Table 2, Redding History of Development,
Construction Dates of Standing Structures. By Stuart A. Reeve, December 1997. (RPC)

12. Redding’s Land, A History of Changing Use Over Three Centuries. Prepared for HVCEO by John Hayes,
Consultant, March 1998. (RPC)

13. Archaeological Investigations at Three Sites in Redding Center Historic District, Redding, CT. Prepared for the
Town of Redding, Office of the First Selectman. By S.A. Reeve, Archaeological Consultant, 1998. (RPC)

14. Archaeological Investigations at the Burritt Property, Redding, CT. Prepared for the Office of the First Selectman,
Town of Redding. By S.A. Reeve, Archaeological Consultant, Katherine Forgas, Scott Palumbo, Andrea Berger,
1998. (RPC)

15. An Historical and Archaeological Assessment Survey of Redding, Connecticut. By Stuart A. Reeve, Archaeological
Consultant, September 1999. (MTL, RPC)

16. Redding and Easton (Images of America series). By Daniel Cruson, 2000 (MTL)

17. The History and Archaeology of Poverty Hollow: The Rise and Fall of an Industrial Community in Redding,
Connecticut. By Kathleen von Jena and Stuart A. Reeve, 2002. (MTL, RPC)

18. Georgetown Historic District, National Register Form, January 2004. (RPC)
19. House Histories (two volumes). By Margaret Wixted, undated. (MTL, RHS)
20. Historic Houses of Redding: Based on the Research of Margaret Wixted. By Jean Taylor, undated. (MTL/RPC)

Notes on selection of titles and sources:

The studies selected for this list are those of direct relevance to the historic development or archaeology of the Town of
Redding, or to particular localities within the town. For works which relate primarily to individual persons, buildings or
events, to the cultural history of the region or state, or to basic resource guides, refer to the more complete bibliographies
maintained by each of the sources cited above.

The source where the document is on file follows each listing:
(MTL), Mark Twain Library

(RPC), Town of Redding, Planning Commission Archives
(RHS), Redding Historical Society

Titles of listed works are from a compilation by the Redding Planning Commission and arranged in chronological order.

The Prehistory of Redding

A significant area of Redding’s cultural heritage is not readily apparent to most
townspeople because it lies just beneath the surface of the ground and is discovered by
archaeological surveys.

It is only in recent years that the prehistoric human record of the area has begun to
receive serious attention from municipal historians and land use boards. Yet it is well
documented that Native American peoples were living a fairly-settled existence here in
Fairfield County for at least 10,000 years before the arrival of the first European settlers in
the mid-seventeenth century. Scholars have identified seven distinct periods of cultural
advance among this population from about 12,000 years ago to the final phase, the Contact

Town of Redding Page 5-14
Plan of Conservation and Development — 2018
Chapter 5: Historical and Cultural Resources



Period, which lasted from the 1630’s to the virtual extinction of Native American culture in
the local area by the early days of the American Republic.3

Concern about loss of Connecticut’s archaic cultural heritage resulted in the
establishment of the State Historic Preservation Office during the 1970’s and the Office of
State Archaeology in the late 1980’s to assist municipalities in planning for conservation of
cultural sites, preparation of appropriate regulations and review. Within the local area
comprehensive historical and archaeological preservation regulations have been adopted in
Greenwich, Westport and Redding. A firm legal base for such regulations was established
in 1993 when the Connecticut Supreme Court ruled that planning and zoning boards may
consider historic and cultural resource preservation issues in their land use regulations and
decisions, provided that the Town Plan specifically addresses local historic preservation
concerns (Smith vs. Town of Greenwich Zoning Board of Appeals, 227 Conn. 71, 1993).4

Prior to 1996 only twenty-two archaeological sites had been discovered in Redding
and reported to the State Archaeologist. Of these, seventeen were located on land of the
Bridgeport Hydraulic (now Aquarion) Water Company; others were on the floodplain of the
Aspetuck River, near the Five Points intersection (at Route 58/Sunset Hill Road/Hopewell
Woods Road), and at Putnam Park.

Town-sponsored historical and archaeological assessment surveys were initiated in
1996 with adoption of regulations requiring reports on areas within subdivisions sensitive
for historic or prehistoric remains. Since that time approximately ninety additional sites
have been professionally investigated and documented, with significant findings about
Native American cultural and Colonial life in Redding from many of the sites. Among the
more significant historic sites that have been investigated, mapped and documented are the
1711 homestead site of Hon. John Read (Town founder), the 1733 original Town meeting
house site, and the 1778-79 winter encampment of Putnam's division of the Revolutionary
Army.

Areas of high sensitivity for evidence of early peoples generally occur along stream
banks, on river terraces and in areas where rock shelters occur. Several sites have been
documented in Redding, from recovered artifacts, which date from the Middle and Late
Archaic Periods (1000 to 6000 BC). A map, Archeological and Historical Sensitivity,
Redding, Connecticut, prepared for the Town in 1999 by Stuart A. Reeve Ph.D.,
Archaeological Consultant, provides guidelines with references to individual sites which are
especially sensitive for cultural protection. Please refer to enclosed map titled “Significant
Historic and Cultural Sites.”

A Policy of Cultural Preservation

Despite growing public appreciation for the town’s cultural heritage, and the bucolic
impression that Redding gives to the visitor of a place where change happens slowly and
carefully, many of Redding’s historic cultural landmarks are in constant risk of destruction.
One of the central purposes of the Town Plan of Conservation and Development is to set
policies in place that will reverse this trend.

This is not a new vision for Redding; earlier Town Plans, and vigorous efforts by
townspeople, community organizations, and the various agencies of the town government

3 “The Prehistory of Fairfield County”, by Daniel Cruson, published by The Newtown Historical Society, 1991.

4 “Municipal Planning Strategies For The Protection of Archaeological Resources in Connecticut”, by Nicholas F. Bellantoni,
William R. Haase and Deborah Winick, published by Office of State Archaeology (CT), undated.
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over the course of time have placed the preservation of cultural, archaeological, and
architectural resources into a steadily higher position on the town's agenda and vision for
the future.

For example, prior to the enactment of Cultural Resource Preservation requirements
in the town's Subdivision Regulations, Redding's rich trove of evidence of earlier European
and Native American settlement was being slowly plowed under by the bulldozers of home
builders. One of the three main areas of the 1778 Revolutionary Encampment was
destroyed for a housing subdivision. Now, the town has trend-setting methods in place for
sustaining culturally sensitive sites - and for retrieving evidence when necessary - without
unduly restricting the normal course of the development process.

The destruction of miles of original fieldstone boundary walls has accelerated in
Redding as in other communities, due to the desirability of Connecticut Fieldstone as a
decorative building material. The town's Scenic Road Ordinance has allowed the town to at
least slow this trend, permitting the residents of a road to vote for a degree of historic
protection for their walls. It should be noted that since these walls are the original method
for denoting boundaries, they often straddle the property lines. Along roadsides they also
are, in many instances, jointly owned by the town and resident.

The preservation of historic barns and outbuildings has long been one of the most
daunting of preservation tasks, since they are poorly identified in the town's records and
since there is little functional incentive toward their preservation as agricultural uses have
diminished. However, the National Register Historic District designation for Redding
Center cites the fact that the historic houses of the district have survived in many cases
with their outbuildings intact, illustrating not only the architectural artifacts, but also a
hint of the daily life of colonial Redding. To assure that this continues to be true, the town
has completed a town wide survey of those barns and outbuildings that have survived, so
that in the future our agricultural buildings will be on par with other structures when
discussions of preservation occur.

Table 5-4

Completed Elements of the Town of Redding's Cultural Preservation efforts,
over the course of two and a half decades.

1984  Town Plan advocates Historic Sites and Historic Districts

1986  Scenic Road Ordinance protects historic roadscapes

1987  Georgetown National Register Historic District

1988  Historic and Architectural Survey of Redding’s Structures, Phase I

1992 Redding Center National Register Historic District

1997  Archaeological, Historical and Cultural Resources Preservation in Subdivision Regulations

1998* Phase II Cultural Resource Survey of Redding, a continuation of Phase I * note- report was written in
1999 1998 Town Plan adopts 13-point program for protection of cultural resources

2004  Town adopts plan to return “Heritage House” to private ownership with historic preservation easement

9013 Town adopts the Demolition Delay Ordinance and establishes a Historical Review Committee to help
preserve or document historic structures slated for partial or complete demolition
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But despite these past successes, a key task remains: finding a means by which to
assure the continued presence of Redding's substantial stock of pre-Revolutionary and
Federal era houses and other structures. As yet there are no protections, other than the
love of individual homeowners for their historic homes, to assure that the town will
continue to embody a living link to the breadth of American architectural and social
history.

Pressures for the demolition or drastic remodeling of old homes and other buildings
have intensified, in Redding and elsewhere, in recent years for several reasons:

o Age-related deterioration and loss due to natural causes;
e The high cost of authentic restoration;

¢ Functional obsolescence, and the accompanying problem of adapting historic
structures to contemporary needs without leaving their historic value behind,;

e Kscalating land values, creating intense competition for new building sites and
incentives for the construction of much larger houses.

While identification of historic structures is a significant task in itself, it is even
more complicated to set in place active policies of preservation. Pragmatic concerns of
function - and the legitimate prerogatives of property owners - are very real, and even an
imposing honorary plaque noting National Register historic district designation serves only
to identify, not to preserve. For this reason the Town of Redding has shifted its focus from
attempting to enact active regulatory programs of preservation such as locally-
administered Historic Districts, and has chosen instead to develop voluntary programs that
can be implemented property by property, over the course of time.

In 2006 the Board of Selectmen initiated a multi-agency Historic Preservation
Committee to guide a path toward active preservation of historic structures. A multi-stage
plan was set in place; however, committee activity did not advance beyond this initiation
phase. Several elements of the original plan are still relevant to the current period and are
included in the goals listed at the end of this chapter.

Mark Twain at Stormfield Historic postcard of Brookside Park Gilbert & Bennett office building
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Village District

State Statutes, Section 8-2j, provide towns with a legal mechanism to conserve their most
unique and historic areas. Language excerpted from that enabling statute states its
purpose as follows: “To protect the distinctive character, landscape and historic structures
within such districts, ...(the zoning commission) may regulate new construction, substantial
reconstruction and rehabilitation of properties within such districts and in view from public
roadways ... to maintain and protect the character of the village district" (excerpt from
General Statutes enabling act).

By law a village district must be:

* Small in size, and limited to a special area identified in the Town Plan;
* Uniquely historic and scenic in character;

* An indispensable contributor to community attractiveness;

* Of value to the cultural values of the State, Town and Region.

Positive benefits of a village district are:

*+ Conserves the unique character of an established neighborhood or local community;

* Provides guidance and design expertise to local property owners for maintenance of
historic properties and sites;

* Enhances property values within the protected area.

A village district confers unique benefits to its residents in enabling their participation in
determining the future character, appearance, and quality of life within their local
neighborhood.

In Redding's case, much thought and attention have been devoted in the Town Plan to

identification of the Town's historic sites, scenic character and cultural values. (Town Plan
Report, Chapter 5).

The Town Plan 2018-2019 proposes enactment of a village District in four general locations
which coincide with four of the Town’s most historic and developed neighborhoods. Briefly
summarized for significance and extent these are:

* Central Georgetown, excluding the entire Historic Mill Center (HMC) Zone (the
brownfield proposed redevelopment area); including the BC, RV and R1/2 residential
neighborhoods as defined by the Georgetown National Register Historic District;

* West Redding Center, the small enclave of long-established buildings and uses which
comprise the train station, U.S. post office, " Brookside Park" historic site, residences and
several business establishments (generally the NB Zone and environs).

* Redding Center, the historic and iconic center of Redding, within which are located the
Town Hall, Town Hall Green, Old Town House and adjacent green, First Congregational
Church, and approximately 20 well preserved dwellings and other structures dating from
the 18th and 19th centuries (generally the Redding Center Register National Historic
District).

* Redding Ridge, the old existing village along Black Rock Turnpike, extending about three
miles from south of Pine Tree Road to the intersection of Hopewell Woods and Sunset Hill
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Roads. Fronting this ancient (pre-Colonial) path are over 100 dwellings — many close to
the road -, four business establishments, two churches, two cemeteries, a U.S. post office,
and nine intersecting streets. History happened here: Revolutionary War invasion and
troop movement (plaque at Cross Highway; "My Brother Sam is Dead"; the famous
Sanford School; etc. Over half of the structures here are more than a century old,
approximately 30 date from prior to 1900. A significant need here is to preserve the area's
historic and residential ambiance in the face of intensifying traffic volume on Route 58. As
this State Highway becomes a regional artery.

We recommend that the Town establish a Village District Committee, comprised of local
citizens with backgrounds in architecture, historic preservation, planning, site design and
allied fields to assist the Zoning, Conservation, Planning and other Town agencies in review
of new construction or renovation projects in the several Village Districts. The purpose of
the committee shall be to advise those proposing to make changes deemed out of character
with the district to alter their plans so as harmonize with the district’s character. However,
this committee would not be empowered to regulate or enforce any such limitations. Only
by pro-active effort will Redding's unique character be assured for the future.

Recommendations

1. Where public support is evident, encourage and directly assist in the establishment
of State and/or Federal Register of Historic Places designations, including
designations of Historic Districts per CGS 7-147(b) and/or individual structures or
sites by designating Historic Properties per CGS7-147(p)-(y.)

2. Study the concept of “Village Districts”, as enabled by Public Act 98116, as a
methodology for protection of the distinctive character, landscape and historic
structures of designated areas. The map “Significant Historic and Cultural Sites”
within this Town Plan identifies some of the sites that could be worthy of inclusion.
Determine if sufficient protection of historic structures can be assured in the
crafting of one or more Village Districts, and if so, make appropriate
recommendations to the Zoning Commission for their enactment of such Districts.

3. Support the establishment of an Architectural Advisory Board to review plans for
commercial, municipal and institutional construction in order to assure harmony
with the environs in terms of scale and architecture and to protect public
viewscapes.

4. Continue to adhere to the provisions of the State of Connecticut's Plan of
Conservation and Development which address the preservation of rural landscapes
and identifies Redding as a greenspace, watershed Town in which the rural
landscape would be fittingly preserved.

5. Recommend amendments to Zoning Regulations to require a professional historical
and archaeological survey before construction in areas designated as being more
likely to contain historical or archaeological sites.

6. Study means to further codify and strengthen the protection, through zoning or
Town ordinances, of large old trees, early stone walls, historic bridges and other
significant historic landscapes.
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10.

11.

12.

Initiate and support Town funding for continued research on the historic, cultural
and archaeological background of the Town of Redding as well as the preservation of
vital historic records and artifacts.

Survey or redefine the “Onion Field” adjacent to the Lonetown Farm Museum to
assure that the Historical Society 99-year lease extends westward to include the
field and a sufficient treed buffer area at its western edge.

Study the best means of utilizing property tax incentives for historic preservation,
and propose these for adoption by the town.

Explore the advantages (and possible disadvantages) of seeking "Certified Local
Government" status for the Town of Redding from the National Park Service and the
State Historic Preservation Office/State Historic Preservation Officer. This status
could possibly permit the town to be more pro-active in the preliminary screening of
applications for State and Federal historic designations for structures in Redding
and qualify the town for grants that could be used to fund projects.

Explore the need to re-establish the Historic Preservation Committee or to create
other town agencies in order to more effectively achieve the goals of this plan.

Seek to Establish Village Districts and a Village District Committee to advise
applicants on conformal approaches to development in these districts.
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CHAPTER 6
ECONOMICS

An Overview of Redding’s Evolving Economic Life

From the town’s beginnings in 1767 to the mid-nineteenth century Redding’s
economic livelihood depended principally on self-sufficient agriculture and small industries.
From the mid-nineteenth century onward, however, local farming began a long and gradual
decline as abundant western produce flooded eastern markets and as many of Redding's
farmers moved west. At the same time the town’s small water-powered local industries
could no longer compete with the new steam-powered factories being built along the
recently constructed railroad lines. Except for the Gilbert and Bennett Manufacturing
Company, located in Georgetown beside the Danbury and Norwalk Railroad, the small
industries faded and disappeared from the Redding scene over the several decades
following the Civil War. By 1900 Redding’s population had declined by 25 per cent from its
1850 peak and much of its farmland was reverting to forest.

Starting in the late 19th century, however, a major shift in the town's economic base
began as it became a haven for weekend and country houses of people from urban areas,
including notable arrivals of members of the New York intellectual elite. This began the
trend, continued to the present day, of valuing the town's fallow farms as open space for
scenic appreciation and passive recreation. The twentieth-century conversion of the
Saugatuck and Aspetuck valleys into public water-supply reservoirs, with watersheds
encompassing 89% of the town's land, has made permanent this transition from an actively-
developed farm economy to a residential haven with limited potential for commercial
development.

A concomitant shift in the town’s economic base began during the 1920's as the
automobile became predominant on the roads, and the State of Connecticut's Trunk Line
Routes began to be implemented. As the roads developed, it became more and more
practical for people employed elsewhere to take up year-round residence in Redding and
commute to their jobs. It also was during the 1920's that the town saw the gradual
installation of electricity and telephone service along the intercity conduits that the new
trunk roads represented.

Since that time, Redding has grown fivefold in population and has evolved into a
residential community in which most inhabitants depend on income sources or employment
originating outside the town.

The percentage of agricultural and industrial workers, initially dominant in
Redding, has declined steadily over the course of this 150-year history although such
residents are still a presence in the town including a significant number of people
practicing skilled construction and craft trades.

Ever since the post-Civil War evolution of Redding began, transforming the place
from a farm town to a semi-rural haven, Redding has attracted well-educated professional
and managerial persons along with people associated with leadership in the arts and
letters. At the same time Redding is affected by the currently-accelerating trend toward
income stratification from town to town in Connecticut, with a concentration of highly paid
professional people in the low-density suburban towns of lower Fairfield County. As a
result Redding's economic and demographic profile is in some respects influenced not by its
geographic position and its immediately neighboring towns, but by the characteristics of
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other low-density commuter towns to the south and west. This trend is noted because it is
likely to continue and accelerate during the coming ten-year period; at present, however,
Redding's economics and demographics are at its region's statistical center and
demographic pivot-point. Not coincidentally, in a county stratified economically based upon
each town's commuting distance from New York, Redding's geographic location at the
center of the county corresponds to its economic position (see Table 6-A).

Median household income in Redding presently exceeds $144,000. To place this in
context, median household income for Connecticut as a whole is less than $74,000, and for
Fairfield County as a whole is slightly more than $90,000. By comparison, median
household incomes for the seven commuter towns to the west of Redding average $176,600,
while those of the nine towns to the east of Redding average $94,292. Median household
incomes in Fairfield County's four cities are much lower, especially in Bridgeport. The
average for the three cities of Norwalk, Stamford, and Danbury is $68,556, while the
median for Bridgeport is $43,137

While the calculation of median household income includes all the wage earners
within a household, and includes many two-income households, it also includes many
elderly and single person households and people living on fixed incomes. Despite the
general affluence of Redding’s population, the 2016 American Community Survey data
revealed that approximately 29.8% of Redding households had incomes below $50,000 a
year, with 10.7% having incomes of less than $20,000 per year.

Traditionally artists, actors, musicians and writers have been active participants in the
town’s social and cultural life and were early examples of what have come to be known as
"knowledge workers" whose work is not tied to a specific worksite and thus can include a
substantial amount of work at home. In today’s developing trend toward integrated work
and residential settings aided by computer and telecommunication technology, a premium
can be placed on attractive surroundings over ease of commuting. A significant number of
professional service personnel now work from home. Rising energy costs may tend to
increase this trend of working at home in the coming years. Although it is true that most
Reddingites commute to jobs in other communities, and though the town has minimal
commercial districts for traditional employment, the single largest work destination for
people in Redding is Redding itself (per Connecticut Economic Resource Center Inc.). This
trend has a noticeable effect on such variables as family life, volunteer efforts, town
services, and property values.

Another notable recent trend, which is related to and has affected the town
concurrently, has been a recent decrease in regional corporate employment as some major
companies have left Connecticut for more tax-friendly environments. This has been one
cause of a stagnation in property transfers and a reduction in housing prices, putting
further pressure on the Town in maintaining, supporting and developing amenities and
services. While the demographic "bubble" of 1980's births that led to this increased demand
for services appears to have peaked, the town's increasing affluence is likely to continue
and is likely to drive continuing high expectations for town services. Also, as the average
age of town residents has increased over the last decade, younger families need to be
attracted to Redding to renew its diversity and vibrancy.

At the same time, public sentiment in Redding continues to strongly support the
Town’s efforts to sustain its rural character and to purchase significant tracts of open space
land. There has been a longstanding recognition of the contribution that open lands make
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in stabilizing the demand for public services and in preserving the attractive rural
character of the town.

During the next ten years, the demand for services and attitudes toward tax levels may
shift significantly as the demographic "bubble" of 1980's births subsides, and the town becomes
increasingly dominated by the needs of retiring Baby Boomers. This may result in a long-term
shift in focus toward austerity in town services, while adding increased demand for senior-
oriented services. With a recent trend of decreasing property values and rising taxes, many senior
Reddingites are selling their homes and leaving the state. Those who once could not afford
Redding, are now finding affordable entry points and calling Redding home.

West Redding continues to underperform as a business center. Part of this is
inherent, due to its location being off the beaten track. Many years ago, when the Redding
Emporium existed there, (before it tragically burned down,) its characterful, historical
charm overcame the location issues and attracted people from the region. This in turn
helped the other adjacent businesses receive collateral benefit. The solution to the area’s
business climate malaise is uncertain, but a broad-based effort to beautify the area and
spruce up the facades of the buildings to restore charm would be a good first step. This will,
however, take a common commitment of effort and funds from the West Redding business
and property owners, augmented by whatever State economic development grants can be
found to support such an effort. The Town can assist in seeking the latter. West Redding’s
development is constrained by the extensive wetland soils and flood zone location, so
expanded development of the area is limited by these factors.

As more and more Redding residents work entirely or frequently from home, the
town residents will benefit from high speed communications and data transmission. Several
project s are currently underway in town, including one to provide fiber optic-based, high
speed internet to all of Redding and another project that is seeing installation of micro-
cellular phone coverage across town.

Redding’s many miles of trails are a recreational resource available to hikers from
the surrounding towns. An effort to expand regional awareness of this vast resource could
result in greater patronage of local businesses. Expanded efforts to publicize our trail
system and bucolic scenery could make a difference for Redding’s businesses, so the Town
should embark on a regional publicity campaign in this area. Such a campaign could serve
to enhance property values.

Town Finance: Current Trends and Reserve Capacity

The economic health of the Town of Redding -- particularly its ability to finance the
facilities and services needed by present and future residents -- is critical to a sound Town
Plan. State law directs the Plan to consider economic trends and requires that, “the plan
shall be designed to promote with the greatest efficiency and economy the coordinated
development of the municipality and the general welfare and prosperity of its people,”
(General Statutes, Section 8-23).

Redding’s ability to finance both its infrastructure needs and the essential services it
provides to its citizens is directly related to the size and growth of its Grand List. This list
is the adjusted total of all taxable property, including real estate, motor vehicles and
personal property, multiplied by the assessment rate (70 per cent), and is updated every
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five years. The last town-wide revaluation was conducted in 2017 and will be reflected in
the tax base for the 2018-19 fiscal year.

As is true of many Connecticut towns with a similar economic profile, in recent years
town expenditures have increased more rapidly than growth in the Grand List. Over the
ten-year period between 2009 and 2018 the Town’s Grand List has decreased by 22%, (see
Table 6B below) reflecting both revaluation and new construction, while per capita Town
expenditures grew by 14% (see Table 6C). Both revenues and expenditures are assumed to
be equally influenced by inflation and so no adjustments for inflation are included. The
significant grand list decrease over the last decade has been due to stagnation in the real
estate market, lack of significant new construction following the great recession of 2008-9
and recent corporate departures further reducing the demand for area homes.

Recent increases in the price of petroleum products have altered the cost of
operations of the town, and signs point to continued pressure from high energy costs in the
future. The challenges that this will bring are in two areas: costs to the Town's operating
budget, ranging from town vehicle fuel costs and heating of town buildings, to increased
cost of supplies and petroleum products such as asphalt. Services contracted by the town
will undoubtedly show increases to cover related costs borne by contractors.

The former Gilbert & Bennett property, traditionally a major component of
Redding’s tax base, is temporarily off the ratables list as a result of the site’s stalled
clearance for remediation and future redevelopment due to ongoing litigation arising from
the bankruptcy of the site’s developer. An in-depth discussion of the property appears in
Chapter 10.

The sources of the funds actually used to operate the Town, with comparisons over
the past twenty-year period, are shown in Table 6D. A heavier burden of Town funding has
been shifted to Town taxpayers over this period as the proportion of expenses raised by
property tax has increased from 91% to 96%, largely as a result of a sharp reduction in total
State aid from 11% of Town costs to 2%. Since this decline in state funding has coincided
with the drop in revenue from the Gilbert & Bennett property to nothing, the Town is
currently passing through a challenging period in its economic history - a simultaneous
reduction in housing marketability has coincided with increased tax burdens on all
residents, in turn making the houses less attractive to potential buyers — a self-feeding
conundrum.
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Table 6-A
REDDING IN COMPARISON WITH AREA MUNICIPALITIES

Act.

Commercial

Town | HH Houwse  Litber Capra FerCopita VpOS Ml g &Indusirial DU
Income Sales Capita Tax EXRerl e Rating Rf/lte Rate @ oiQrand Expend.
() 1st
Weston $218,152 $857,700 $347,981 $6,520 $3,826 Aaa 28.67 | 18.74 1.0 8.6
Darien $208,125 | $1,248,200 $623,628 $5,895 $3,291 Aaa 15.35 | 9.45 7.8 8.0
New $176,601 | $1,373,100 $610,328 $6,433 $5,936 Aaa 15.98 | 10.54 4.7 11.6
Canaan
Wilton $179,844 $812,100 $352,127 $6,199 $4,510 Aaa 26.83 | 17.60 13.7 8.3
Easton $133,356 $629,200 $258,306 $5,337 $3,370 NA 30.38 | 20.66 2.6 6.9
Westport $166,307 | $1,087,700 $596,365 $6,566 $3,626 Aaa 18.09 | 11.01 11.8 8.0
Ridgefield | $145,014 $673,900 $287,781 $4,844 $3,176 Aaa 26.01 | 16.83 10.9 8.4
Redding | $129,643 | $603,300 $249,848 | $4,960 $2,134 Aal 28.91 | 19.85 7.5 4.3
Greenwich | $134,223 | $1,205,600 $802,314 $5,609 $2,425 Aaa 11.27 | 6.99 14.0 8.0
Newtown $110,036 $402,200 $163,590 $3,618 $2,479 Aal 33.07 | 22.12 8.0 8.7
Monroe $113,333 $374,500 $155,994 $3,745 $2,089 Aa2 34.35 | 24.01 11.3 6.9
Fairfield $122,135 $589,500 $264,395 $4,407 $3,202 Aaa 24.79 | 16.67 9.9 8.0
Brookfield | $106,278 $358,500 $184,539 $3,362 $1,921 Aa2 25.70 | 18.22 14.9 6.1
Trumbull $112,674 $392,800 $186,570 $4,041 $2,491 Aa2 32.87 | 21.66 17.7 7.4
Bethel $94,292 $335,800 $143,893 $3,095 $1,479 NA 32.18 | 21.51 14.5 4.1
Shelton $87,277 $338,200 $161,886 $2,465 $1,108 Aa2 22.31 | 15.2 17.7 9.0
Stratford $69,336 $249,600 $121,827 $3,150 $5,390 Al 36.98 | 25.86 17.7 14.4
Stamford $81,634 $504,200 $249,113 $3,753 $3,247 Aal 25.43 | 15.06 27.8 10.4
Norwalk $80,896 $416,800 $203,038 $3,365 $2,396 Aaa 2491 | 16.57 20.3 7.8
Danbury $67,430 $286,400 $118,509 $2,311 $1,767 Aal 28.26 | 19.50 25.3 9.4
Bridgeport $43,137 $168,200 $60,239 $2,045 $4,299 A2 42.20 | 33.94 20.4 12.9

Data for Table 6-A is from the 2018 Town Profiles by the Connecticut Economic Resource Center, Inc., and is
included for comparative purposes among the communities of lower Fairfield County. The data may vary in
some details from Tables 6-B through 6-F which have been derived from audited Annual Reports of the Town of
Redding, or with the data of Table 4-E which reports US Census Data from 2010
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TOWN GRAND LIST AND TAX REVENUE PER CAPITA

Table 6-B

2009 - 2018
Fiscal . . .
Year Fiscal Year Flscal. Fiscal Year | Fiscal Year Ipfiziel Izl
. Year Mill Year per Year
ended Grand List @ Budget® Levy® .
Rate® Capita® Pop.
6/30,
2009 $2,011,160,445 $21.00 $43,225,272 $41,000,000 | $4,480.87 9150
2010 $1,981,185,520 $21.79 $38,896,371 $42,000,000 | $4,586.15 9158
2011 $1,993,334,753 $22.22 $44,722,593 $44,000,000 | $4,731.69 9299
2012 $1,990,241,898 $22.79 $45,769,082 $44,000,000 | $4,731.69 9299
2013 $1,995,568,915 $23.28 $46,741,890 $45,000,000 | $4,839.23 9299
2014 $1,627,088,324 $28.95 Not Available | $46,000,000 | $4,946.77 9299
2015 $1,631,649,246 $28.91 $47,444,321 $46,000,000 | $4,946.77 9299
2016 $1,633,281,007 $29.24 $47,796,002 $46,000,000 | $4,963.85 9267
2017 $1,633,286,303 $29.62 $47,654,442 $46,000,000 | $4,959.03 9276
2018 $1,566,019,612 $31.72 $48,233,326 $47,000,000 | $5,066.84 9276

Explanatory Notes (General):

All figures are rounded. Column (1), (3) and (4) figures are in millions of dollars. Data source: Town of Redding annual

financial reports.

Column Notes:

(1) Grand List is the total of taxable real estate and personal property as of October 1 of the year that precedes the
fiscal year. Tax-exempt properties are not included in the Grand List. Real estate assessments are generally fixed at 70% of
fair market value as of the date of the last Town-wide revaluation. which occurred in 2018.

2) Mill rate expresses the rate of taxation in dollars per thousand dollars of assessed property value.

3) Adopted Budget is the total Town financial outlay, combining all expenditure accounts for the particular fiscal year
(July 1 through June 30) as approved by the annual Town Meeting and referendum.

(4) Projected Tax Levy states the amount of tax revenue anticipated each fiscal year from the adopted tax rate applied
to the Grand List of taxable property. This figure typically comprises more than 85% of the annual Town financial outlay; the

balance of operating funds are derived from fees, grants, interest on invested funds, and other outside sources.

5) Tax Levy Per Capita indicates the average Town tax obligation per each resident, calculated by dividing projected
tax revenue (Column 4) by estimated Town population of that year.
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TOWN REVENUES VS. EXPENDITURES PER CAPITA

Table 6-C

2009 - 2018
Fiscal Revenu
Year Revenues - evenues - Total Revenue Adopted Actual Expenditure
Other . . .
End Taxes Revenues | per Capita Budget Expenditures | s per Capita
Sources
6/30,
2009 | $40,453,041 | $2,772,231 | $43,225,272 | $4,724.07 | $42,617,416 | $41,937,601 $4,583.34
2010 | $35,654,872 | $3,241,499 | $38,896,371 | $4,247.26 | $39,853,357 | $39,208,357 $4,281.32
2011 $42,303,785 | $2,418,808 | $44,722,593 | $4,809.40 | $44,174,737 | $43,672,498 $4,696.47
2012 $43,457,281 | $2,311,801 | $45,769,082 | $4,921.94 | $45,769,082 | $45,639,472 $4,908
2013 $45,701,489 | $1,040,401 | $46,741,890 | $5,026.55 | $46,929,511 | $46,652,558 $5,016.94
2014 $47,637,784
2015 $45,174,368 | $2,269,953 | $47,444,321 | $5,102.09 | $47,625,246 | $46,931,027 $5,046.89
2016 | $45,137,277 | $2,658,725 | $47,796,002 | $5,157.66 | $47,796,002 | $47,188,300 $5,092.08
2017 | $45,441,249 | $2,213,193 | $47,654,442 | $5,137.39 | $47,654,442 | $46,976,328 $5,064.29
2018 | $46,105,132 | $2,128,194 | $48,233,326 | $5,199.80 | $48,233,326 | $47,939,092 $5,168.08
Explanatory Notes (General):
All figures are rounded. Data source: Town of Redding annual financial reports.
Table 6-D
CURRENT AND PAST REVENUE SOURCES
Source 2007-08 2017-18
Property Tax $34,344.509 166.4% $45.,875,995 222.3%
Interest and Lien Fees and Other $2,553.877 12.4% $1.961,217 9.5%
Transfers from other Fund Balances $0 $0
Total Town Revenues $36,898,386 178.8% $47,837,212 231.8%
State Education Grant $553,059 2.7% $16,547 0.1%
Other State Grants $276,856 1.3% $379,567 1.8%
Total State Grants $829,915 4.0% $396,114 1.9%
TOTAL REVENUE $37.728,301 182.8% $48,233.326 233.7%
Source: Annual financial reports, Town of Redding.
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The manner in which the Town allocates its current budget is itemized by major
categories, and is shown in Table 6-E. Total costs for education, both primary and
secondary, continue to dominate overall expenditures, as they did ten years ago, at just over
70% of fiscal outlay. General Town government, employee benefits and debt service have
each increased by fewer than two percent of the Town budget, while small decreases have
occurred in proportional Town spending for public safety, public works and the capital
reserve fund.

Table 6-E
TOWN EXPENDITURE ALLOCATIONS
For The Fiscal Years Ending 6/30/99 and 6/30/08

Expenditure 2007-08 2017-18
Board of Education (Elementary & Middle $17,715,91 | 44.9 $20,752, 43.3
Schools) 3 % 623 %
Regional School District (Joel Barlow High 25.2 $12,727, 26.5
School) $9,959,078 | "y, 188 %
General Government (Town Depts., Agencies & 6.3 $2,819,4 5.9
Boards $2,504,699 % 34 %
Debt Service (Bond and Note Retirement, 5.2 $3,007,5 6.3
Interest) $2,062,599 % 80 %
. 4.8 $2,959,3 6.2
Employee Benefits (Town Share) $1,905,293 o 04 9
Public Safety (Police, Emergency Response, etc.) $1,735,930 4; $2’501£ 5;y20
Public Works (Highways, Landfills & Recycling) | $1,520572 | % $1’369ég %
. S 2.2 1.9
Parks & Recreation (Facilities & Programs) $870,008 o $919,106 o
Capital Programs (Current Projects & Reserve 1.8 0.0
Fund) $690,495 o $5,898 o
. . . . 1.1 1.3
Human Services (Health, Social Services, Library) $424,243 o $634,237 o
. . . 0.2 0.5
Miscellaneous (Misc. Transfers & Contingency) $65,650 o $242,198 o
$39,444,48 | 100. $47,939, 100.
Total 0| 0% 092 0%

SOURCE: Annual financial report, Town of Redding, Office of the Controller.
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The ability of the Town to finance major capital improvements, such as roads, schools,
athletic fields, business district parking, and public buildings, as well as desirable open
space acquisition, depends in large measure on its ability to sell bonds at favorable interest
rates. Table 6-F summarizes the Town’s current debt position. As of June 2018 the Town
had a total of 37.9 million dollars in bonds and notes outstanding, which represents 11.2%
of its statutory debt capacity.

CURRENT TOWN DEBgﬂ);I(;)GBP;)RROWING CAPACITY
Town of Redding
Bé) e Individ_lue}l LDl Net Indebtedness Reserve Capacity
ategory Limit
General Purpose $108,459,214 $20,134,080 $88,325,134
Schools $216,918,428 $17,736,225 $199,182,203
Sewers $180,765,357 $0 $180,765,357
Urban Renewal $156,663,309 $0 $156,663,309
Pension Deficit $144,612,286 $0 $144,612,286

Explanatory Notes:

. The Town’s debt limit for all purposes is fixed by the General Statutes at seven times the Town’s annual receipts
from taxation; currently $337,428,666.

. Figures reported above for Net Indebtedness include bond and note obligations of other municipal entities within
Redding, such as the Georgetown Sewer District and the Fire Districts.

. Indebtedness includes bonds outstanding in addition to the amount of bonds authorized and unissued against which
bond anticipation notes are issued and outstanding.

. Redding’s combined debt of $37.9 million is well within legal debt limits.
b) Long Term Debt

. All long term liabilities are generally liquidated by the General Fund.

. As of June 30, 2018, the Town’s outstanding General Longterm Obligations stood at $19,055,535, of which
$1,087,545 million were general obligation bonds for school improvements.

. In addition, the Town participates with the Town of Easton in providing a regional high school for students residing
in each town. Total outstanding debt of Regional School District No. 9 at June 30, 2018, which matures through
2038, amounted to $7,241,225. The related school building grant amounts due from the State of Connecticut were
$28,977 and $1,563, respectively, for principal and interest. The Town of Redding’s share of the debt, net of the
related grant, was $14,343,215.

Data Source For This Table:

Comprehensive Annual Financial Report For The Town of Redding, Connecticut, by RSM US LLP; Certified Public
Accountants (Town Auditors), December 20, 2018, Exhibit D and related schedules.

Town of Redding Page 6-9
Plan of Conservation and Development — 2018
Chapter 6: Economics



The value of Redding's residential properties’ decrease has been influenced by the
prices of properties in towns with which Redding shares demographic affinity (mainly to
the south and west), and yet Redding's property values still fall at the bottom of the range
for these towns. Redding's long term land use policies have created a real estate
environment within Redding that offers amenities of excellent schools, a rural, historic
character and uncrowded, convivial conditions that are increasingly difficult to find in the
traditionally higher-priced communities, and these amenities balance against a lower level
of town services in Redding. With the recent regional outflow of major corporations, a large
number of houses sit unsold, despite abnormally reduced valuations. Property taxes are
very high in relation to similar structures in surrounding communities since there are very
few commercial entities to share in the tax burden. As density builds still further to our
south and west, and young families seek the qualities that Redding uniquely offers, a
return to improved property values can be projected, especially if the redevelopment of the
Gilbert & Bennett site proceeds in a noteworthy and appropriate manner.

Redding's property values are well above the average of the nine towns to its east,
indicating an increasingly wide stratification of values between Redding and these
communities.

Investment For Redding’s Future

Ten years ago, Redding had almost no debt but had a large backlog of deferred
capital expenses. Today, much of Redding’s basic infrastructure is sound and up to date,
and debt, while having increased, is still at a moderate level. New playing fields have been
created at Redding Elementary School and at Joel Barlow High School, the Town Hall has
been extensively renovated, a new Community and Senior Center have been constructed, a
substantial road reconstruction program has been initiated, and six major parcels of private
land have been purchased for permanent open space.

And yet, one of the most important purposes of a Town Plan is to look into the
future, anticipating the future needs that will arise for public facilities and other
infrastructure investments. From the analyses of Town needs and goals identified in other
sections of this Plan, the projected list of potential capital investments, with approximate
estimated costs in today’s dollars, is summarized in Table 6G below.
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Table 6-G
POTENTIAL CAPITAL RESOURCES NEEDS
2018 Through 2028

. . L. Anticipated .

Project Description Schedule Estimated Cost
Road Construction and Related Equipment 2019 - 2022 $3,770,000
Wastewater Treatment Repairs 2019 - 2022 $1,238,000
Town Building Repairs & Equipment 2019 - 2023 $ 230,000
Replacement
HVAC Replacements at Community Center 2019 - 2021 $142,000
Recreation, Pavilion and Playground 2019 - 2020 $100,000
Replacement
Emergency Communication Radio 2019 - 2023 $1,144,000
Replacement
Board of Education Facility Related Repairs 2019 - 2022 $ 719,000
to Schools
Projected Ten Year Program Total $7,343,000
Less Potential Open Space, STEAP and other
Grants
Estimated Capital Investment Required $7,343,000

1 All figures used for Estimated Cost are purely conjectural, based on anticipated size of project and approximate 2018 costs,
The purpose of this compilation is solely to identify
approximate near future capital needs of the Town as a basis for planning and establishment of priorities.

with no allowance for inflation, contingencies or revised priorities.
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In addition to the charted capital expenses outlined in Table 6-G, the town should
initiate a review of its landholdings for the siting of future public facilities such as playing
fields, a potential additional school, and other recreational and administrative facilities. In
addition the need for Affordable Housing may necessitate the purchase of land for town
initiated housing projects (see Chapter 9, Incentive Housing Zones). The town's recently
completed building projects, the playing fields projects currently in the pipeline, and the
future capital expenses anticipated in the near term, will result in full utilization of the
town's existing buildable sites. As the number of large sites available in town diminishes,
and as those remaining contain more marginal land for the kinds of uses that could be
needed, it may be desirable to maintain a permanent outlook toward, and evaluation of,
sites that could be made available functioning much as the town's Open Space Plan guides
acquisitions of open space lands.

While Redding's moderate level of indebtedness indicates a solid economic base for
the town, the fact that the past ten year period has reflected a growth of expenses
significantly greater than the growth in tax revenues reflects a trend that cannot be
continued indefinitely. During the coming years it will be increasingly important to match
income with expenses. Fortunately, three factors should help to make this possible:

e The demographic "bubble" of 1980's births, which has brought increased school
enrollments has also brought corresponding increases in the town's most
expensive activities, but this demographic "bubble" is now subsiding;

e The tax revenues from the town's most intensively developed lands in
Georgetown, including the town's main sources of nonresidential tax revenue,
have been reduced dramatically during a period when calls upon tax revenue and
borrowing capacity for capital projects have been high. However, the eventual
development of the former Gilbert& Bennett site should reverse this trend in
coming years as tax revenues from the newly developed site come on line. Care
should be taken however to exercise sound planning when resuming
development of this site. Careful study and projections of new, ongoing expense
burdens arising from areas including but not limited to increased school
population, emergency services and infrastructure maintenance, should be
weighed against any projections of increased revenues from taxes and other
sources. It is common in such studies for these burdens to be underestimated,
while the revenue is overestimated, a mistake that Redding can ill afford.

¢ Residential property values in Redding, while aberrantly low, are nevertheless
likely to return to higher levels in the future, and values appear to be
sustainable at a level at which the tax revenue from the average household will
pay for the services consumed by that household (see Table 6-H below). Despite
these factors that mitigate the uncertainty of future Town revenues, there is no
way to adequately lay out future revenues with any precision; this indicates that
prudence is needed in planning new expenses so that funds will be available
when and where they are needed. A "Pay as you Go" plan will be needed by
which new Capital Expenses are not entered into until increased revenues can be
realistically predicted.
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Table 6-H
A COMPARISON OF RESIDENTIAL TAX LEVY AND
RESIDENTIAL SERVICE COSTS
Town of Redding, 2018

a) Estimated Tax Levy Per Typical Single Family Dwelling, 2017-2018:

Average Residence Sale Value X Ratio X 31.72 mils = Average Per Residence

$603,300 0.70 0.3172 $19,137

b) Residential Contribution to Total Town Services Cost:

Total Town Budget X the X the = Portion of Town Budget | % Total Town
2017 - 2018 Proportion Proportion of | Supported by Taxation of | Budget (2017 -
from Town | Tax Revenue Residences 2018
Tax Derived From
Revenue Residences
$47,939,092 .96 .86 $39,578,514 82.56%

c¢) Estimated Town Services Cost Per Typical Dwelling:

Major Budget Program 2017-2018 Budget Rig;g‘;ﬁ:izf OTI:X E];S,Zi:'n];lj::}l?r?;t
Education (Town & District 9) $33,479,811 $27,472,316 $7,026
General Government $11,745,935 $9,638,287 $2,465
Debt Service $3,007,580 $2,467,911 $631
TOTALS $348,233,326 $39,578,514 $10,122

Explanatory Note and Analysis:

This table analyzes the degree to which the “typical” single family dwelling supports its share of services provided by the
Town.

Source: Data from Table 6F and Town of Redding annual reports.
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Recommendations

1.

Carefully regulate development in line with long established Town standards.
Conservation of the public water supply watershed is a mandated requirement in
Redding, limiting the overall development potential on 89% of the Town's land area.
Within this context Redding's ability to generate revenues from a mostly residential
tax base will largely depend upon the increased valuation of existing properties rather
than the generation of new land development, and upon sustaining moderate taxes
rather than on a depth of Town services.

Actively pursue land acquisition for open space, recreation, conservation, water
supply protection as a vital investment in the Town’s future quality of life and
financial stability. Existing partnerships in this effort, involving the Redding Land
Trust, Redding Open Lands Inc., and the Nature Conservancy, should be actively
continued.

Continue a close partnership with the Georgetown Land Development Company to
achieve a successful redevelopment of the former Gilbert and Bennett factory site in
conformance with the spirit of the public Charrette process that led to the current
Master Plan. The project is important to both the tax base and the livable character of
the community.

Encourage redevelopment of the existing central area of West Redding within an
environmentally sensitive scale, to realize its full potential for commercial activity as
well as for a wider variety of housing needs than are presently served. The Town
should draw upon West Redding's existing infrastructure and transportation
resources, and existing commercial uses, in a creative way for potential "smart
growth" development including transit oriented projects. The realignment of the rail
crossing in West Redding could be a catalyst for such improvements.

Anticipate infrastructure investments on an orderly capital improvement schedule in
order to minimize future capital outlay and bonding costs. The Town should establish
a priority order for capital investments, and set in place a "pay as you go" program
calibrated in such manner that the Town will normally enter into such investments
only as expected improvements to the Town's tax base come on line. In addition,
evaluations of the costs of capital improvements should include long term evaluation
of any related costs such as increased operating expenses or personnel expenses.

Allocate prudent annual budget amounts to the Town capital reserve fund, along with
effective fiscal management costs for administration and facilities.

Encourage and provide continued support for public interest organizations that
provide services with limited calls upon the tax base. These organizations should
receive appropriate support from the Town in the form of operational partnerships
and activities that utilize joint funding. Among these public benefit institutions
serving the general public include the Mark Twain Library, the Redding Land Trust,
recreation clubs such as the Boys and Girls Club, the Town's religious organizations,
the Highstead Arboretum and others.

Pursue a limited quantity of suitable land available for the Town's future facility
needs, or for potential Town-developed affordable housing using the Incentive
Housing Zones created under the Connecticut Housing Program for Economic Growth.
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This process should be carried out in a manner parallel to the Town's traditional
planning for open space acquisition, with particular attention given to securing from
the State the property along Ethan Allen Highway (Rt. 7) identified and zoned as THZ
for affordable housing.

9. Pursue measures for ameliorating rising fuel costs by means of investment in such
things as vehicles with greater fuel efficiency, implementing of solar hot water and
electric installations, bulk fuel or asphalt contract purchasing, and others.

10. Encourage formation of a West Redding business and property owners’ group to forge
consensus and a commitment to beautify the structures and to collaborate with the
Town in seeking State aid for further improvements.

11. Seek input from the State regarding funds are available for landscaping, pedestrian
paths, and other improvements to the West Redding setting so as to refresh the
aesthetic aspect of the area and improve the circulation of people to the business
center.

12. Launch a publicity campaign touting our extensive trail system and beautiful
surroundings to passive recreation seekers from the region in an effort to bolster
economic activity for Redding businesses and potentially bolster property values.
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CHAPTER 7
ROADS AND MOBILITY

Mobility in the Twenty-First Century

In little more than a century the ability of Redding residents to travel outside their
local neighborhoods has expanded enormously. To reach nearby towns a century ago
required an arduous journey, measured in hours, by horse and buggy over dusty roads.
More distant destinations at that time required daylong or longer journeys by one or more
connecting rail lines.

Today local residents travel to nearby centers in minutes and to major cities, in this
country and abroad, in hours. The revolution in mobility, generated by technological
advance in all forms of transportation — but especially in automobiles, high-speed rail and
jet air travel — has brought Redding and all of southwestern Connecticut within easy reach
of major employment centers, central city cultural attractions and international airport
facilities.

A key factor in the increase in long-distance mobility is the omnipresent private
automobile, which is directly responsible for the explosive growth of suburban Fairfield
County and semi-rural areas such as Redding. As population has tripled throughout this
area since 1950, automobile registration has leapt upward by an even greater amount. In
Redding, as in most of the adjoining towns, two or three automobiles are now present in
over eighty percent of local households. For this growing and decentralized population,
longer trips to various destinations for employment, shopping and other services have been
an unavoidable necessity.

Consequently Redding is experiencing a significant increase in both local and
intertown traffic volume on all of its state roads, and also on many of its primary Town
roads. Early morning and late afternoon hours now exhibit relatively high traffic volumes
at Routes 107 and 53, at Newtown Turnpike and Glen Road, at Routes 57 and 107 in
Georgetown and along many connecting roads.

Currently evolving transportation and communication technologies are likely to
have an impact on Redding in the future. Among these, new inter-modal transportation
facilities and high-speed rail are planned for nearby centers and a trend toward home-
based workstations and offices made possible by teleconferencing and telecommuting is
already underway. Vehicles with greater fuel efficiency and advanced guidance systems
are predictable, but unfortunately there appears to be no end in sight to the growth in
vehicles per household or residential growth of still rural towns to the north. It is therefore
probable that intertown traffic volumes will continue to increase on local roads for the
foreseeable future.

Regional Transportation Needs and Plans

Redding is no longer on the fringe of a suburban area but lies rather in the midst of
rapidly developing southwestern Connecticut. Major expressways lie just north (Interstate

Town of Redding Page 7-1
Plan of Conservation and Development — 2018
Chapter 7: Roads and Mobility



84) and south (Merritt Parkway and Interstate 95) of the town. Immediately to the west
and east of Redding are major arterial roads, Routes 7 and 25, each of which is now a
controlled-access expressway in its southerly portion. The existing Route 7 roadway has
recently been widened to four lanes from Route 35 in Ridgefield (near northwest Redding)
to Danbury, and from southern Wilton to Cannondale. A special traffic study of the
remaining two-lane section of Route 7, which includes the Georgetown and Branchville
sections and was jointly sponsored by the South Western Regional Planning Agency
(SWRPA) and HVCEO, (now WESTCOG), was performed in 2009. This study will help
determine future plans for the “gap”. The study rejected the creation of a controlled access
highway for the remaining portions of Route 7. Both of these roads are heavily congested on
a daily basis and will require additional capacity unless relieved by alternative forms of
transportation in future years. Such alternatives may include expanded mass transit,
special bus lanes on major roads, van pooling, bikeways and alternative workday or work
hour scheduling.

There are five State highways which traverse various sections of Redding. One of
these, Route 7, Ethan Allen Highway, extends for about two-thirds of a mile along
Redding’s western border and is the only major arterial route within the town. It is also the
most heavily traveled route, directly connecting Interstate 95 and the Merritt Parkway in
Norwalk with Interstate 84 in Danbury. Route 7 along the Redding border is presently
burdened by an estimated 18,700 vehicles per day in a 2013 State study and extensive
roadside commercial development.

The other four State highways, Routes 53, 57, 58 and 107, serve primarily local
intertown traffic and are almost entirely residential in character. For example, the three
miles of Black Rock Turnpike (Route 58) from the Easton town line to John Read Road is
fronted by 112 dwellings, many quite close to the road, as well as by several small
commercial and institutional uses. Another example is the two-mile section of Redding
Road (Route 107) from Glen Hill Road to just south of Blueberry Hill Road, fronted by
approximately 60 dwellings.

Increasingly intensive traffic through such residential areas, and along other roads
where houses are at roadside, is a direct threat to the comfort, safety and property values of
affected residents. Preservation of the character of many older Redding neighborhoods
depends on minimizing traffic impacts along such roads. The policy of the 2008 Town Plan
is reiterated and endorsed:

“The challenge of the Town Plan is to devise a strategy which, through the use of
environmentally-sensitive improvements, protects the rural, residential quality of Redding
roads while accommodating increasing traffic and safety demands.”

“Such a strategy will require intensive collaboration with State and Regional
agencies to plan and locate regional transportation systems, such as rail and highways,
where they will have the least impact on Town residential and water supply watershed
areas.”

In order to preserve the residential and low-density character of Redding, especially its
frontages along Routes 53, 57, 58 and 107, this 2018 Town Plan strongly endorses major
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widening and capacity improvements in existing Routes 7 and 25, the principal arteries
immediately west and east of Redding. Maximizing the capacity of existing Route 7, in
particular, will benefit the redevelopment of the center at Georgetown and alleviate traffic
pressures on such secondary roads as Routes 107, 57 and 53. Permanent abandonment of
once-proposed plans for a “Super Seven” expressway is strongly endorsed by this Town
Plan, consistent with similar recommendations by WESTCOG in the HVMPO 2015-2040
Regional Transportation Plan For The Housatonic Valley Region.

The reasons why a Super Seven expressway would be ill-advised, and plans for it should be
permanently cancelled, are numerous and compelling. These include:
1.  The route through Redding would traverse a much longer path across the

Saugatuck River public water supply watershed with consequent adverse impact
on the quality of this vital public water resource.

2. Projected traffic increase induced by an expressway, estimated at 33% in existing
environmental impact statements, would intensify urban sprawl and
decentralization of development in southwestern Connecticut and to the north,
contrary to the “smart growth” principles which underlie both State and Regional
plans for the area.

3.  The excess of jobs over available housing which exists in the South Western Region
will intensify housing pressures on Redding and other towns remote from
employment centers, as an expressway promotes faster but longer commutation
and results in housing shortages in outlying areas. Greater fuel consumption and
loss of transportation efficiency are additional undesirable impacts.

4.  An expressway “solution” to corridor transportation needs would not only be costly
and environmentally destructive but would undercut public investments in
urgently needed public transit facilities, such as an upgraded Danbury Branch rail
line.” An expressway entering Rt. 95 would exacerbate the current overflow of
traffic on that highway.

Roads in Redding are classified in WESTCOG’s regional transportation plan according to
their most appropriate function. This plan strongly influences State policy on funding for
State and local transportation projects.

The regional transportation plan and the Connecticut Department of Transportation
classify all roads within five functional categories:

¢ Expressway — All Interstate routes and controlled access intercity routes (e.g.,
Interstate 84).

e Principal Arterial — Major traffic carriers and intra-region connectors (e.g., Routes 7
and 25).

e Minor Arterial — Connectors of lesser volume, which serve more limited areas and
allow more emphasis on roadside access (e.g., Routes 53, 58 and 302 within Bethel).

e Collector (Major and Minor) — Roads which serve both local and intertown traffic,
but with lower volumes than arterials, and also provide access to local
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neighborhoods. This classification now includes as major collectors: Routes 53, 58,
107 (except in Georgetown) and Long Ridge Road in Redding, and as minor
collectors: Cross Highway, Diamond Hill Road, Old Redding Road, Church Hill
Road, Poverty Hollow Road and Sport Hill Road in Redding.

e Local — All roads not classified in one of the categories above; generally these roads
primarily serve for access to properties along their frontage.

Sustaining the natural environment of Redding, and the quality of life of its
residents, is a goal intrinsically tied to the task of solving regional transportation problems
associated with the growth of urban and suburban areas beyond the town’s borders.
Redding must work closely with WESTCOG and the State to strengthen the Routes 7, 25
and 1-84 transportation and mass-transit corridors, to upgrade rail service on the Danbury
branch of Metro North, to control curb cuts on existing Route 7, to implement a train
station at Georgetown, to promote regional bikeways along major and minor collector roads,
and to implement traffic-calming measures for protection of established residential areas.
These measures are critical elements of the Town Plan of 2018.

Redding’s Local Road System

Roads in Redding not only carry volumes of daily traffic but also play a role in
defining the character of the community. They make possible the widely-separated, low-
density, large-lot residential pattern of the town, the semirural insularity which creates the
visual frame of Redding, the view of their surroundings which residents appreciate as they
travel through the town. Our roads are central in tying the 32 square miles and
approximately 9,660 inhabitants of Redding together into a definable community. The
rural character of this area — now just a memory in many other parts of Fairfield County —
has been maintained not only by Town policies relating to land use and open space, but also
by assiduous efforts to retain the character of old, residential town roads.

The Town’s Highway Department is responsible for maintenance of some 169 Town
roads, totaling approximately 94 miles of roadway. 86 of these roads were created by post-
World War II subdivisions, each road paved and two lanes wide. Most of the primary local
roads have been improved to two full lanes as well, and these provide adequate access to all
sections of the community.

The Town will be continuing major multi-year program to resurface 15 miles of roadway by
2023, all of which need to be substantially reconstructed with needed drainage, This work
is expected to be financed by a bonding issue as has been done in the past.

Many of the more picturesque Town roads are narrow within meandering
alignments bordered by stone walls, and surprise the traveler with abrupt grades and
sharp turns. Examples include Peaceable Street, Wayside Lane, Poverty Hollow Road and
Stepney Road. Thirteen entire Town roads and major portions of three other Town roads
have been officially designated as “Scenic Roads” pursuant to the Town Scenic Roads
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Ordinance adopted in 1986. This ordinance protects each of these roads against alterations
which would significantly affect its existing character. The sixteen Town or Scenic Roads,
all shown on the Town Land Use Map, are (in order of designation): Topstone Road,
Whortleberry Road, Old Hattertown Road, Lee Lane, Limekiln Road, Sherman Turnpike,
Wayside Lane, Marchant Road, Poverty Hollow Road (paved portion), John Read Road,
Pine Tree Road, Cross Highway, Mark Twain Lane, Side Cut Road, Umpawaug Road and
Chestnut Woods Road. In order to further preserve the historic nature of Redding’s rods, a

list of additional candidates for designation as Scenic Roads is recommended. Suggestions
include: Newtown Turnpike (Glen Road to Sanfordtown Road), Giles Hill Road, Stepney
Road (Poverty Hollow to North Park Ave.), Sunset Hill Road, Sanfordtown Road, Diamond
Hill Road, Dorethy Road, George Hull Hill Road, Simpaug Turnpike, the remainder of
Topstone Rd., Simpaug Turnpike to Ridgefield line, Gallows Hill Rd., Church Hill Rd.,
Wood Rd., Pocahontas Trail, Lonetown Road (northern end), Old Stagecoach Rd., Great
Pasture Rd., and others.

A Redding Road

Traffic and Safety on Local Roads

Over the next decade it is evident that Redding will face increased traffic burdens
from its own residents as well as from through traffic. The empirical data and technical

discussions contained in this chapter depict a growing management issue resulting from
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quantitative changes in traffic volumes, yet the driving force for the Town's planning efforts
is the task of sustaining the town's overall quality of life for its residents.

The frequent calls and letters to the Redding Pilot, Planning Commission, Police
Department, and Selectmen with concern about Redding’s roads - their condition and the
traffic on them - indicate that things could be better in the eyes of the town’s residents.
With traffic volumes increasing in the future, and these factors left unaddressed, conditions
can only deteriorate.

Redding must redouble its efforts and plan strategies for reducing unguided traffic
volumes, excessive speeds and roadside drainage problems, as well as avoiding unnecessary
changes to the natural character of its roads through their occasionally unwarranted
widening and straightening. Adopting the recommendations in this chapter will aid in

preserving Redding's quality of life and will help to assure that Redding’s history and
natural beauty remain evident to visitors.

A Suburban Style Road A Rural Road

The extent to which motor vehicle traffic has increased on Redding’s state roads over
the past twenty years is outlined in Table 7-A.

While current traffic volumes on Redding’s four major collector highways (Routes 53,
57, 58 and 107) are substantially less than the 18,700 ADT measured in 2013 for Route 7,
volumes on these roads have nonetheless increased within a range of 24% to 73%. These
figures reveal a distinct pattern of growing volume toward Georgetown and southwest
Fairfield County from areas north of Redding; the greatest increases occurred on the
portions of Routes 107 and 53 oriented in that direction.

A proposal in 2008 to increase the vertical clearance of the railroad overpass on
Route 53 from 11 feet, 4 inches to 13 feet, 9 inches, endorsed in the 2007 Bethel Town Plan,
was successfully opposed by Redding because such a clearance increase would inevitably
induce a significant increase in traffic of large trucks through residential neighborhoods in
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Redding along Route 53 and its feeder roads. Because Route 53 in Redding is residential in
character, close to the Saugatuck River, has hazardous intersections, is fronted by a public
school, and is roughly parallel to Route 7, such expansion for heavy truck traffic was seen
as extremely deleterious to the town and its environment. In addition, increasing the
clearance would have removed an effective traffic calming device.

Table 7-B summarizes Redding’s motor vehicle accident history for 2006 and 2007 plus
2015 through the first half of 2018 from the records of the Redding Police Department. As
in previous analyses records show that driver error — excessive speed and other moving
violations — accounts for the majority of all accidents, dramatically pointing to the need for
traffic calming measures on many roads to alter driver psychology for greater safety.
Interestingly, “Roadway Topography” — Redding’s large array of sharp turns, narrow travel
ways, and irregular road alignment — accounted for only 5% of accidents, suggesting that
the physical limitations of most Redding roads is not a significant accident factor. It is
common knowledge that many deer and animal collisions are not serious enough to be
reported; hence the low number shown, yet this remains a safety problem, particularly in
regard to deer strikes.

Managing future traffic safety on Redding roads while preserving residential
amenities and the town’s environment in the face of escalating traffic volumes will be a
major challenge over the next ten to twenty years.

There is a strong and articulated preference among Redding citizens and land use
boards for “non-structural” means of resolving hazards and traffic conditions created by
increasing traffic volume on both major and minor roads. In general, while not all
measures are applicable to all situations, such measures may include:

a) Traffic Calming —Modify the psychological environment of the driver by use of such
devices as rumble strips, reflectorized center lines, optical lane narrowing and
techniques illustrated in the Sample Traffic Calming Devices section below.

b) Safety — Enhance safety by use of guard rails, gravel or grass shoulders, removal of
a painted center line where 2-way traffic is not feasible and conversion to one-way
roads where other means of control or alignment prove ineffective or

environmentally destructive (e.g. Newtown Turnpike from Cross Highway north to
Black Rock Turnpike).

¢) Sight Line Requirements — Re-establish sightline requirements to create a more
direct relationship between 80t percentile road speeds and sightline requirements
for new driveways and roads. This would rationalize the well-established
relationship between reaction time, road speed and stopping distances. Studies from
the Transportation Research Institute at Oregon State University have established
that 1.5 seconds is a conservative sight-decision distance for rural roads such as
ours. Currently, all new roads and driveways in Redding have a uniform sightline
distance, whether on a narrow dirt road or a heavily travelled State route.
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d) Signage — Subject to the authority of the Connecticut Department of Transportation
and the Redding Police Department, post three-or four-way stop signs or traffic
signals at dangerous and high-accident frequency intersections (advance warning
signs and rumble strips are potential enhancements if warranted). Where there is
negative impact from truck traffic, authority to place “No Through Trucks” signs
may be requested from the Connecticut Department of Transportation;
Neighborhood Watch programs also may assist police in monitoring.

e) Speed Limits — Periodically review, and rigorously enforce, posted speed limits on
sections of roads that are constricted by narrowness or severe curves and where
blind spots exist. More frequent stop signs also can be used to slow traffic, subject to
state limitations and the authority of the Redding Police Department.

f) “T” Intersections — Redesign dangerous intersections to a "T" configuration to slow
traffic and increase safety. Within this context, it is desirable for corners to be
maintained with as small a radius as is safe for longer vehicles, both to bring
approaching traffic to a controlled stop, and to reduce the turning speeds of traffic
not having a stop or yield sign (such realignment effectively slows through traffic
and may reduce excess paved area).

g) Employ constables to direct traffic when groups must cross Town roads to reach a
scheduled activity.

h) Shuttle Buses — Utilize buses to remedy parking problems at organized events in
town, by transporting people from overcrowded facilities to adequate parking areas.

1) Business Parking — Develop parking facilities to serve the Old Mill Road and Main
Street commercial area of Georgetown. Due to zoning changes, the town has
incurred the responsibility to provide parking facilities of adequate scale to serve
local business requirements. These facilities should be developed and maintained in
cooperation with local businesses under the guidance of the Town's Parking
Committee, with parking availability being gradually increased in a manner
calibrated to the growth of business activity.

7))  Undertake traffic studies, fully funded and on a regular basis, to track volumes,
speeds and time of day patterns to assist in the Town’s planning and remediation
efforts.
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Table 7-A
TRENDS IN TRAFFIC VOLUMES
Town of Redding
Average Daily Traffic, State Roads

Location 1985 1995 2005* 2013 %égo}?;gi;*
Redding Road:
Route 107 at Wilton Town Line 9,800 12,100 12,200 11000 -9.8%
Route 107 South of Peaceable Street 5,900 8,600 9,800 8600 -12.2%
Route 107 West of Glen Road 4,700 6,400 7,100 4800 -32.4%
Routes 107 and 53 7,100 9,500 10,200 6900 -32.4%
Route 53 South of Side Cut Road 4,500 6,700 7,100 4100 -42.3%
Route 53 at Bethel Town Line 7,300 8,700 9,200 6200 -32.6%
Hill Road:
Route 107 West of Great Oak Lane 3,800 5,800 6,300 6000 -4.8%
Route 107 in vicinity of Police Department 2,300 3,100 3,800 3200 -15.8%
Lonetown Road:
Route 107 North of Gallows Hill Road 2,600 3,100 NA 2800 NA
Putnam Park Road:
Route 107 West of Black Rock Turnpike 1,500 2,100 2,600 2100 -19.2%
Newtown Turnpike:
Route 53 at Weston Town Line 3,800 4,600 5,300 5700 7.5%
Glen Road:
Route 53 between Newtown Tpke. & Route 107 3,100 3,500 NA 2600 NA
Black Rock Turnpike:
Route 58 South of Cross Highway 4,300 6,200 5,400 6700 24.1%
Route 58 between Cross Highway & Route 107 3,300 4,300 4,600 4400 -4.3%
Route 58 at Bethel Town Line 4,400 5,300 5,700 5000 -12.3%

Source: Average Daily Traffic (ADT; average number of vehicles per midweek day) is calculated from machine recorded
traffic counts conducted by the Connecticut Dept. of Transportation. 2005 data were not available (NA) for two of the
counting stations listed above. 1985 ADT for the Redding portion of Ethan Allen Highway (Route 7) is not available; the
2005 count for this section of roadway was 17,500 vehicles. All figures rounded to nearest 100.

* Figures listed in the 2005 column are means (averages) from counts conducted in 2004-2006, in order to correct for
variations caused by construction, revised count locations and other factors.

** Figures shown for the 2013 study show a marked drop in traffic volumes after years of steady increases. This suggests an
anomalous dataset; the data gathering methodology needs to be examined for flaws. Conclusions should therefore not be
drawn from the 2013 data.
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Table 7-A (Continued) Average Daily Traffic
Selected Town Roads

Road 1995 2007 2013 % Change**
Church Hill Road 1,900 2,357 1900 -19.4%
Diamond Hill Road 650 752 No data NA
Lonetown Road (@ Cross Hwy.) 1,300 1,567 3200 104.2%
Long Ridge Road 2,300 2,380 2100 11.8
Stepney Road 650 1,304 1200 -8.0

Source: 2007 ADT figures are based on actual counts, provided by Redding Police Department. Current volume data on other
Town-maintained roads is not presently available from State or Town sources. 1995 ADT figures are Town Police Department
estimates made that year.

** Figures shown for the 2013 study show a marked drop in traffic volumes after years of steady increases. This suggests an
anomalous dataset; the data gathering methodology needs to be examined for flaws. Conclusions should therefore not be
drawn from the 2013 data.

Table 7-B
RECENT MOTOR VEHICLE ACCIDENT HISTORY
Town of Redding
Accident Category 2006 2007 1/1/15 -
8/22/18
Fatality 2 0 0
Injuries 48 43 110
Property Damage 240 231 578
Deer/Animal Related 45 45 53
TOTAL, ALL ACCIDENTS 335 319 636
Town of Redding Page 7-10
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Traffic Calming

It is important to note that measures to improve safety and reduce vehicle speeds
must always be tailored to the specific characteristics of each site for optimum results.
Context-Sensitive Design is an approach which recognizes and preserves as fully as possible
the unique environmental and aesthetic assets of a specific site. This CSD approach is vital
to the preservation of Redding’s overall rural character, and should be an essential
underpinning of any design process undertaken to address traffic issues.

Sample Traffic Calming Devices Applicable to Redding Roads
Speed Humps:

These are asphalt humps, typically constructed to be 3 to 8 feet to
traverse and 3 to 4 inches high, creating an abrupt transition for fast

moving vehicles to surmount. The disadvantages are that vehicles with
low ground clearance can be damaged since both pairs of wheels can
straddle the hump and harm their mufflers and undercarriage. Also,

vehicles with long suspension travel can cross these humps at higher
speed and their suspension will “soak up” the hump, thus defeating the feature’s purpose.

Speed Tables:

A speed table is essentially a longer, flat-topped speed hump. Also,
whereas speed humps are typically paved, speed tables are constructed
with a textured material. Ramps start from 6 feet on each side of the table

and lead to a 10 foot long top. These dimensions result in an overall length
of 22 feet. The elevation profile of a speed table is either parabolic or
trapezoidal with a height of 3-4 inches depending on the desired speed

reduction. As with speed humps, the primary purpose for installing speed tables is to
reduce travel speeds.

Speed tables have been shown to be effective in reducing travel speeds by 5-10 mph,
though the speed reduction is dependent upon the design and profile of the table.

Textured Pavement:

This treatment provides a coarse and uneven surface on the road itself. The non-
smooth surface texture provides a vibration that causes motorists to slow down. Typical
materials used include concrete papers, asphalt enrobed gravel, stamped concrete, brick
and cobblestones. Although these materials are effective in producing lower travel speeds,
these materials can cause trip step hazards for pedestrians and a bumpy ride for bicyclists.
Additional noise can result as well.

In a positive sense, the textured surface’s effect is to reduce vehicle speed. Also
these materials add a visual cue about the function of the road, indicating that the area is
unique. The section of road is no longer viewed as a highway only for vehicles, but a shared
environment, requiring greater attention by the driver.
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Utilization of Existing Topography:

Redding’s hilly topography itself provides a natural traffic calming
condition. The narrow sections, curves, camber changes, undulations,

rises and dips present on many of Redding's roads are natural traffic
calming features while also being defining parts of the rural character of the town.
Retention of these features during road maintenance and repaving is critical to maintaining
reduced traffic speeds in town.

Optical Lane Narrowing:

This strategy, which has been proven to work in several studies, relies upon the use
of vegetation or striping along the shoulder of the road to create the optical perception of a
narrower travel way. This in turn signals a need for caution to drivers and results in lower
speeds. Mowing practices along Redding's roads may need review in light of this approach.
Optical methods have the lowest cost of all the imposed solutions for traffic calming.

Chicanes:

Chicanes are shoulder extensions that alternate from one side of the road to the
other to create a repeating curvilinear alignment to replace a straight section. The resulting
alignment forms the series of smooth flowing S curves. The shoulder extensions
perceptually narrow the road, and add more green space to the streetscape. The purpose of
chicanes is to reduce travel speeds along an entire section of road. When new roads are
built to incorporate chicanes, long straight sections and excess width are avoided as part of
an overall strategy.

Gateways:

A gateway is a physical geometric landmark that indicates a
change in the environment from a high-speed arterial to a low-speed
residential or commercial area. Gateways send a clear message to drivers

that they are entering a special or unique place and should slow down.

Many of the traffic calming treatments, when placed near the entrance to a
neighborhood or village area and enhanced with landscaping and textured material, are
referred to as gateways.

Roundabouts, traffic circles, neck downs, center islands, and raised intersections are
types of treatments that can be enhanced to function as a gateway.

Modified or Realigned T Intersections:

This intersection treatment changes the alignment of the through
road at a T intersection to eliminate the straight maneuver. A bend is
added to the approach with the intent of forcing vehicles traveling along
the straight segment of the intersection to deviate and turn, causing a
reduction in speed for through traffic. Although this measure is not very

common, it is one of the few that are effective at T intersections (this
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technique has been partially implemented at the intersection of Marchant Rd. and Simpaug
Tpke).

Modifying the alignment of a T intersection can also be useful in reducing cut-
through traffic because it impedes the free flow of traffic. However, if not properly designed,
the bends within the intersection can cause driver confusion regarding priority of
movement.

Source: Portions of the text on the two pages of this description are excerpted, with appreciation, from Traffic Calming &
Pedestrian Facilities, a report published by the Greater Bridgeport Regional Planning Agency, October 2002, material in turn

extracted primarily from reports on traffic calming and pedestrian facilities published respectively by the Institute of
Transportation Engineers and the US DOT.

Preservation of Rural, Historic and Quasi-Abandoned Roads

Much of Redding’s charm and character derives from its picturesque, narrow,
winding roads and lanes, both paved and unpaved. Over a dozen of these roads which are
still in active use have been officially designated and protected as Town “Scenic Roads”
under the Scenic Roads Ordinance (adopted in 1986). These are shown on the Land Use
Map. A number of others which are recommended for scenic designation because of their
outstanding natural roadside beauty or exemplary scenic character are shown on the Town
Plan Map.

One stretch of State road in Redding — Route 53 from the Weston line to Route 107,
along the Saugatuck Reservoir and Redding Glen — has been accorded a State “Scenic Road”
designation.

It may be highly desirable to seek state Scenic Road designation along other state
routes in Redding, in order to establish a stronger rationale for preserving these roads
without major alteration as well as for desirable “traffic calming” effects.

Still in existence on various older Town maps and in property deeds are a number of
once-public highways or rights-of-way, usually bounded by old stone walls, which have
never been, or have long ceased to be maintained by the Town or actively used by the
public. These are shown on the Land Use Map as roads of “Uncertain Status.” Many of
these old rights-of-way constitute a Town liability, and may in fact invite speculative
subdivision along their “frontages.” Virtually all would require extensive construction work
to be made serviceable or safe for vehicular travel and some could never be made to meet
any reasonable modern road standard.

It is recommended that a study be conducted to determine the legal status of these
quasi-abandoned roadways, and that wherever feasible such roadways be officially
discontinued. Pedestrian easements for passive recreation and other minor forms of use
should be retained wherever possible. Measures that would eliminate the right of way
entirely from town maps or from minor use will serve to destroy the town's land patterns
for future generations, and so these should be avoided where possible.
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Recommendations

1y

2)

3)

4)

5)

6)

Support State and Regional classification of existing Routes 7 and 25 as Major
Arterial Roads, and seek reclassification of Routes 53, 57, 58 and 107 as Minor
Collectors. Investigate and, if found to be advantageous, press for return of selected
State roads to Town control, especially where predominantly residential in
character. Continue to support local efforts to both abandon plans for “Super 7,” and
to increase funding for the widening of Route 7 so as to complete construction earlier
than currently scheduled.

Continue to monitor State, Regional and adjoining areas’ road plans and
development policies. Work to minimize traffic impact on Redding and to protect the
residential and environmental quality of the town. Oppose any plan to increase the
vertical clearance of the Route 53 rail overpass, noting the 2000 Regional agreement
between Redding, Bethel and HVCEO that no increase in the clearance of this
bridge should be permitted.

Support upgrading of commuter rail service, private van pooling and other forms of
mass transportation which reduce private automobile dependence. Research
possible sites for additional commuter parking facilities at key locations for future
use. Plan and support pedestrian paths, bikeways and greenways for non-motorized
travel wherever feasible.

Seek traffic calming measures on State and Local roads. Where appropriate,
support Town traffic calming action, including optical lane narrowing strategies,
physical speed control features, signage, signals and “T” intersections wherever
feasible.

There are a number of intersections of Town roads where minor realignment could
improve safety by reducing speeds and traffic conflicts while enhancing roadside
aesthetics. A study should be undertaken to identify locations with geometric
deficiencies and then find sound engineering solutions to lower the public’s exposure
to undue risk at these locations.

Encourage preservation of the character of Redding’s officially designated Scenic
Roads, along with its other historic roads by the following measures:

a) Limit the widening or straightening of such roads or sections of roads as a
combined traffic calming and historic preservation strategy.

b) Carry out safety and drainage improvements only at identified problem locations
with careful attention to minimal environmental or scenic disruption.

c¢) Make structural improvements only where non-structural alternatives are
unfeasible.

d) Actively propose additional historic Redding roads for designation as scenic roads
under the Town’s scenic road ordinance.
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7)

8)

9)

10)

11)

12)

13)

e) Add a standard information field in the Town Assessor’s Field Card Database, to
record those property parcels having Scenic Road frontage.

f) Enforce the restriction against any changes to Designated Scenic Roads by the
Town or private individuals without prior Planning Commission approval. Make
this a clearly stated Town policy.

On specific roads where there is documented negative impact from truck traffic,
request that the Redding Police Department place “No Through Truck” prohibitions
with assistance in monitoring by Neighborhood Watch Groups where feasible.

Update the Town Road Regulations and Subdivision Regulations to eliminate
inconsistencies. Establish standards appropriate for safety and adequate service in
relation to levels of traffic, and for consistency with the Town’s rural character.

Recommend that the zoning commission re-examine current sightline requirements
for new driveways and roads. This study should determine if sightline requirements
based upon a 1.5 second sight-decision distance at the 80th percentile road speed
would be a more appropriate safety standard.

Recommend that the Selectmen adopt the Roadway Maintenance Guidelines for the
Town of Redding, a component of the Town Road Regulations recently prepared by
the Town’s engineering consultant to guide repair and restoration work on Town
roads.

Recommend that the Selectmen amend the Town Ordinance, “Procedure for Making
Changes in Roads,” to require notice by Certified Mail to abutting property owners
in advance of any road repairs or changes, and to require that any plans for
significant road alterations be referred to the Planning Commission for review as
provided by Section 8-24 of the General Statutes.

Research and document roads with special character or need for protection,
including roads with outstanding scenic qualities, roads long unused and eligible for
discontinuance (including the possibility of their retained use for passive recreation
or other minor use), and roads suitable or desirable for roadside pedestrian paths or
bikeways. Work with the Town and local civic groups to develop plans and secure
funding for appropriate projects, for additional scenic road designations (both State
and Town), and for other measures to conserve the character of local roads and
byways.

Examine the potential for a pedestrian path linking the West Redding train station
with the business district to the east. The most direct path lies on Aquarion land
and is situated in a floodway. These factors would have to be worked through.
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Historical Progression of Road Construction in Redding

Data Sources:

1867 from Beer's map
1929 from Dolph and Stewart Atlas

1959 from USGS topographic map

1994 and 2000 from CT DEP road layers

Map made by Brian Hall at the Harvard Forest.
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CHAPTER 8
PUBLIC FACILITIES AND UTILITIES

An Evolving Community

In its gradual evolution from a country town to an upscale exurban residential
community over the past six decades, Redding has undergone dramatic changes in its civic
needs and public infrastructure.

At the end of World War II, with a population of 1800 residents, Redding’s town
government functioned with three paid officials, a single office at the Old Town House, and
a four-room elementary school. There was no Town garage, no local high school, and except
for Putnam Park, no public recreation facilities. Police protection existed only at a distance,
from State Police barracks. Volunteer fire companies were well organized but working with
buildings and equipment primitive by modern standards. Most of the commissions and
professional staff positions which today govern the Town and serve many diverse interests
had not yet come into existence.

Now, some 70 years later with 9,233 residents (as of 2017), the Town of Redding
employs 66 full-time, and 7 permanent part-time personnel in 17 departments, not
including the school system. Public facilities include the four municipal buildings in
Redding Center, the RCC (Redding Community Center), three schools, four fire stations,
active recreation facilities at several locations, and town highway garage, recycling and

sewage treatment facilities. The town’s major public facilities and sites are described in
Table 8-A.

Redding has a well-established tradition of volunteerism in public services. In
addition to its three volunteer fire companies, approximately 140 citizens serve without
compensation on various boards, commissions and committees of the Town and its three
fire districts. Numerous organizations provide essential services to the town population,
and the continued presence of these organizations is a vital part of the life of the town.
Among these private institutions are the Mark Twain Library, Redding Boys and Girls
Club (youth programs), Lonetown Farm and New Pond Farm (historical and educational
museums), Highstead Arboretum, the Redding Country Club, and ten religious institutions
(churches, synagogue, monastery), all of which are located on the 2018 Land Use Map.

Civic and public institutions are accorded special zoning privileges. They are
permitted in residential zones and are the only category of use permissible in virtually any
zone. Along with special privileges, however, come special obligations. The Zoning
Regulations recognize them as distinct from residential uses and require “Special Permit”
applications in residential zones to assure the protection of adjacent neighbors through the
same high standards of land conservation, historic preservation, density, intensity,
sustainability and appropriateness as are applied to residential land uses.

The Town Plan proposes that vital services required as the Town grows toward its
full population capacity should continue to be provided in a constructive partnership
between the Town and its many civic organizations and institutions. While certain of these
functions, such as recreation, roads, law enforcement and land use regulation, are clearly
public responsibilities, this plan encourages public and private collaboration, working in
harmony, toward a shared vision of the future community. Such constructive collaboration
may include recreation programs, social service programs, services to the elderly and needy,
historic preservation, civic beautification, emergency medical and disaster response, trails
development in open space lands, cultural events and many other areas of civic need.
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Strong encouragement should be given to continued voluntary participation by
townspeople in all aspects of community service. Redding’s future quality of life and civic
character depend on contributions by talented citizens.

Recent Growth in Infrastructure

In the mid-1990s, while the 1998 Town Plan was being prepared, Redding was on
the cusp of a major program of expansion of public facilities, made necessary by the massive
population growth of the prior several decades.

Over the past ten to twelve years the following significant accomplishments — many
recommended in the 2008 Town Plan — have been realized or are in process:

¢ Ongoing efforts to extricate the former Gilbert & Bennett factory site from
bankruptcy and litigation to allow resumed planning for a major redevelopment
project including a possible Georgetown train station and expanded sewage
treatment plant.

e Acquisition, in a collaborative partnership with The Redding Land Trust, the
State and Aquarion Water Company, of a new major open space parcel, totaling
over 30 acres.

e Expanded Police Station and improved communications towers.

¢ Installation of an all-weather, artificial turf sports field and track with new
bleachers and night-game lighting at Joel Barlow High School.

e A new playground at the Redding Elementary School.
¢ Renovation of train tracks and bridge on Long Ridge Road in West Redding

In addition to these Town-sponsored projects, several major projects completed by
the State and by private utility companies have left a lasting impression on the town.
Foremost among these was action by the State, in concert with The Nature Conservancy, to
acquire permanent development rights to the entire watershed acreage in Redding and
adjacent towns of lands formerly held by the Aquarion Water Company, now permanently
protected as the “Centennial Watershed State Forest”. Another State project brought to
fruition a significant restoration of Putnam Memorial State Park, including a new visitor
center in the restored pavilion. The largest utility project has been the erection of an
additional cellular telephone tower at the Redding Ridge Fire Department to serve the
burgeoning need for more widespread and reliable wireless communications by Redding
residents and public entities. This will also provide valuable leasing income to help fund the
Fire District.

Town Growth and Future Facility Needs

The extent of long-term facility needs reflects both existing deficiencies and
anticipated Town population growth.

From the most recent land use survey of the town (2018) and the analysis of its
realistic growth potential (Table 4C), Redding’s likely “ultimate” population size has been
projected at between 11,500 and 12,000 persons. It will take several decades, at least, based
on recent rates of growth, to reach that size. Although the central Georgetown
redevelopment project and affordable housing development construction could well induce a
brief upswing in the rate of population increase between 2018 and 2028, the long-term
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trend is for slower growth due to gradually declining average household size, a growing
proportion of elderly persons and a diminishing supply of land which is free from
development constraints. Recent school enrollments and projections tend to confirm the
trend toward slower growth in Redding during the coming ten year period.

The Town is fortunate in that it does not face explosive growth and can plan needed
facilities within moderate parameters for additional growth.

As a familiar proverb says, “prudence is foresight” and the Town Plan 2018
recommends that the Town undertake two programs to insure its future capacity to meet
unforeseen needs. These are:

¢ Rebuild the Town’s Capital Reserve Fund to provide financial capacity for future
infrastructure not presently needed or predictable, whether schools, roads, utilities or
other unavoidable costs, and

e Acquire a reserve of land or sites, strategically located, to accommodate future facility
expansion wherever and whenever such may be needed. Examples could include
undeveloped land adjacent to Town, civic, school or recreational facilities in the
central area of the town, land for future off-street parking in Georgetown or land for
affordable housing development having the requisite adequate water supply, suitable
soils for sewage disposal and located for transit-oriented access.

Existing Facility Sites

Table 8-A lists the sites of major existing public facilities in Redding and analyzes
the additional development capacity for each. The extent of the site area already developed
— including buildings, septic areas, parking, playfields etc. — has been measured, as have
these factors which inhibit additional development such as wetlands, slopes above 20% and
reservation for another use (e.g., Town Green or Historical Society leasehold). The result is
the estimate of “Developable Reserve” area given for each site in the table.

Land which is permanently dedicated to public open space serves an important
function in providing for environmental protection and passive recreation and is not part of
this “Facilities Sites” analysis. These lands include all of the Open Space and Public lands
shown on the current Land Use Map. Examples include “The Rock Lot”, “Saugatuck Falls
Natural Area” and the “Ground Pine Sanctuary”, all owned by the Town.

From the analysis in Table 8-A, it is clear that public land available and usable for
expansion of such essential facilities as Town Administration, public schools, public safety
and active recreation is quite limited. The Plan proposes efficient utilization of available
existing space and early action to acquire additional key areas of land where needed for
future facilities.

Subsequent sections of this chapter list five broad areas of public service
responsibility and propose programs to meet civic needs in these areas. Included are:

e Town government and social services
e Public education
e Public safety
e Parks and recreation
e Utility services
Town of Redding Page 8-3
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Public Facilities Mentioned

Redding Community Cente
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Over 60 Miles of Trails One of Two New Playgrounds at Expanded Police Station
Redding Elementary School
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Table 8-A

MAJOR PUBLIC FACILITY SITES

This table analyzes site capacity only. For facilities evaluation see the following sections of this chapter.
See explanatory notes at the end of the table.

SITE Site Area in Acres

Location (Ownership/Use) Total: Developed Developable Reserve

Town Hall 2.64 1.7 Minimal. Restricted by septic fields, zoning

100 Hill Road setbacks, essential parking space. With Town

(Town/municipal offices) Hall green and 1998 building additions, site is
now fully utilized.

Town Hall Annex 0.52 0.5 Little or no additional capacity, due to septic

10 Lonetown Road & setback limitations. Enlarged parking area

(Town/municipal offices) 1998, also serves Town Hall.

Old Town House 0.03 0.03 None. Entire building perimeter adjoins

Cross Hwy. @ Lonetown Road roads and Congregational Church property.

(Town/municipal offices)

Community Center 22.7* 20.5 Approximately 2.2 acres in two locations,

Lonetown Road, at rear of Redding adjacent to building and to fields at northeast

Elementary School corner.

(Town/senior center, public community

room, offices, gymnasium, playfields)

Lonetown Farm Museum 3.5% 0.9 Entire site restricted by 99-year lease. Open

43 Lonetown Road 2.6 acre field used regularly by Society for its

(Town, 99-year Lease to Redding activities.

Historical Society/house, barn and field)

Redding Elementary School 35.7* 35.7 Site fully developed after deducting area for

33 Lonetown Road Community Center and Lonetown Farm

(Town/public school, auditorium, Museum.

playfield, parking, septic fields)

Police Dept. & Emergency 0.71 0.7 Minimal. Entire site in use for buildings,

Communications Center setbacks, septic and parking.

96 Hill Road

(Town/police station & “E-911” office)

Hill Road Vacant Lot 4.01 -- 2.5 acres, after deducting wetlands, setbacks

99 Hill Road and portions unusable due to lot shape.

(Town/light woodland, adjacent to Center Potential site for new public safety/police

firehouse) building.

John Read Middle School 24.3 13.5 Approx. 2.0 acres around existing school

486 Redding Road building. Restricted by septic fields, wetlands,

(Town/public school, playfield) setbacks.

Joel Barlow High School 118.1 64.0 Approx. 8 acres in 2 sections, west side of site.

100 Black Rock Tpke. & 70 Turney Road Developed area includes extensive building,

(Regional School District 9/senior high parking, septic and recreation areas. Balance

school, 2 gymnasiums, tennis courts, 6 of site is mostly wetland, ledge and steep

multi-purpose playfields) slope.

Topstone Park 274.9 6.0 Approx. 7 acres, near entrance drive and

Topstone Road & Old Redding Road pond; limited potential for small-scale

(Town/public recreation pond w. swimming recreational facilities. Remainder of tract is

facilities) rugged, ledged terrain and wetland, used for
passive recreation with 3.7 miles of hiking
trails.

Town of Redding
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SITE Site Area in Acres

Location (Ownership/Use) Total: Developed Developable Reserve

Redding Center Fire Station 1.38 0.4 0.3 acre, after deducting developed area &
105 Hill Road setbacks.

(Fire District #1/firehouse)

Redding Ridge Fire Station 0.84 0.8 None. Entire site in use for building, septic,
186 Black Rock Turnpike parking, cellular tower and setbacks.

(Fire District #1/firehouse, meeting rooms
and cell tower)

West Redding Fire Station 4.55 0.8 1.7 acre, after deducting developed area and
306 Umpawaug Road setbacks.

(Fire District #2/firehouse, meeting rooms
and recreation field)

Georgetown Fire Station 0.47 0.47 None. Entire site in use for building and
6 Portland Avenue parking.

(Georgetown Fire District firehouse &
meeting rooms)

Town Garage 6.5 5.5 Minimal. Vacant woodland adjacent to Great
28 Great Oak Lane Oak La. is compost area and residential
(Town/Highway Dept. garage, salt shed, buffer. Setbacks required from adjacent
equipment storage area) stream. Sloping hillside behind building.

Site close to full development.

Transfer Station and Recycling Center 13.87 11.0 1.2 acres, adjacent to transfer/recycling
84 Hopewell Woods Road complex. Closed landfill occupies most of
(Town/solid waste transfer facility & closed remainder of site.

landfill site)

Georgetown Sewage Treatment Station 0.18 0.18 Minimal. Entire site in use for treatment
Redding Road plant. Site being enlarged as required for
(Town/wastewater treatment facility) plant expansion to serve future development

& Meadow Ridge.

West Redding Rail Commuter Station 2.05 1.3 0.3 acre (reserve area lies in R-2 Zone and
3 Long Ridge Road requires setback variances for parking use).
(Conn. Dept. of Transportation/
Metro North RR parking lot)

Vacant Lot, West Redding Center 1.0 -- Approx. 0.4 acre after deducting wetlands &
6 Side Cut Road setbacks. N.W. corner lies in NB Zone,
(Town/light woodland) balance (0.6 acre) in R-2 Zone.

Explanatory Notes

The twenty sites analyzed in the Table are tracts owned or leased by Town, State or other public agencies to provide essential
local infrastructure services, such as Town government, public schools, recreation, fire and police protection and utility
services. Privately owned institutions, utility services and public open space lands are not evaluated here. The purpose of
this analysis is to determine the approximate capacity of existing public infrastructure sites to accommodate future facility
growth.

Developed area for each site was calculated or estimated from available site plan, survey map and land use information, and
generally includes area occupied by buildings, service yards, activity areas, accessory structures, parking and driveways,
septic fields and utility areas.

Developable Reserve area excludes existing developed area, zoning and wetland “setback” areas and area severely limited for
development due to such natural constraints as wetland, flood plain and steep slopes.

* Site area is determined by approximate extent of the facility use within the overall Town-owned tract of 72.9 acres. Site
allocations above do not include approximately 11.0 acres of buffer land at rear of tract.
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Town Government and Social Services

As a result of investment by the town in new facilities over the past dozen years
much has been accomplished to alleviate problems cited in the 1992 Redding Center
Supplement to the Town Plan and in the 1998 Town Plan.

In 1998 construction was completed on a major renovation and addition to the Town
Hall, increasing floor area by approximately 1,900 square feet and providing enlarged
meeting space, office areas and code compliance. The enlarged Town Hall building provides
adequate office space for the foreseeable future for the nine Town departments currently
established there, as well as a spacious meeting room capable of accommodating up to 95
persons. Public hearings are frequently held at the meeting room.

The Redding Community Center building was constructed on approximately five
acres of the “Burritt Farm” site in 2001-02. Opening in August 2002, the facility provides
much needed facilities for all ages. The structure, which houses a large community room for
meetings and election day polling, is flanked on one side by a new Senior Center with
offices for Social Services staff and on the other side by offices and gymnasium facilities
serving the programs of the Park and Recreation Commission.

Across the street from the Town Hall, the 1% story Town Hall Annex continues to
house the Redding Center Post Office and the Building Department, while the Health and
Zoning Departments have been moved across the street to Town Hall. Parking was
expanded on this half-acre site in 1998 to jointly serve the Annex and the main Town Hall,
but this still remains inadequate at times of peak use.

After a study, the existing Police Station was renovated and enlarged to
accommodate the department’s expanding staff and other needs. The aging radio mast was
replaced by a taller tower carrying new communications antennae to facilitate emergency
communications.

It should be possible for the existing Annex building to accommodate the Redding
Center Post Office into the foreseeable future as well as to eventually provide a more secure
location for dead file storage and necessary parking capacity for the Town Hall.

The Old Town House, facing the original Town Green at Cross Highway and
Lonetown Road, is an historic structure that has served Town Government since 1834. It
presently serves the Land Use Office and provides file storage and meeting space for the
Conservation and Planning Commissions. An off-street parking area at the rear, shared
compatibly with the adjacent First Church of Christ Congregational, works well. The
arrangement provides adequate space for these two departments for the foreseeable future
and should be continued.
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Public Education

Redding Elementary School in its central two-story portion, dates from 1948.A
memorial gymnasium/auditorium was constructed on the north side of the original building
about 1949-50.

Successive additions in the early 1970 have created two large classroom wings on
the south and west sides of the original building. Originally planned as an eight grade
school, Redding Elementary School now serves pre-kindergarten through Grade 4 pupils.
Overcrowding which had developed by the mid-1990’s was alleviated in 1999 by transfer of
the fifth grade to John Read Middle School. Present enrollment at Redding Elementary
School (2008-2009 school year) is 465 students, a decrease of 37% over the past ten years.
However, the middle-range enrollment projection by consultants to the school’s
administration forecasts an increase in Pre-K through Grade 4 enrollment by 10% to an
estimated 529 elementary school students in the 2027-28 school year. Redding’s slow rate of
growth and a demographic phenomenon, the passage through the system of the smaller
average number of children born between 2009 and 2015, accounts for a interval of
declining enrollment. However, the birth rate rose again starting in 2016. This will produce
enrollment at levels last seen in the years surrounding 2011 and will require increased
staffing and incremental budgetary increases in a time of diminishing State support of
education budgets. Hopefully these constraints on the State support are short-term and will
once again increase with economic growth.

John Read Middle School, which serves Grades 5 through 8, opened in 1966. Its
compact two-story original section was doubled in capacity almost immediately with an
addition in 1967-68. Further additions, consisting of a one-story six-classroom wing at the
rear and a library wing at the front were completed in1999. In its present configuration the
middle school is expected to fully accommodate the Grades 5-8 program for the foreseeable
future. Student enrollment at John Read Middle School reflects the same trends noted in
elementary school enrollment; over the past eight years the number of students has
declined by 33% to 388, the present enrollment. This number is projected to increase again
to 426, a 7% larger student body by 2027-28. The middle school is sound and functional.

Joel Barlow High School serves Grades 9 through 12 for Regional School District 9,
comprised of the towns of Easton and Redding. The original section was built in 1959, on a
35-acre site off Black Rock Turnpike for a capacity of 650 students. A major addition,
designed to provide for a student capacity of 1,000, opened in 1971-72. In 1974 the District
purchased the 83-acre “Blaha” tract adjoining on the south, creating a total site of 118
acres. A complex of athletic fields, parking and tennis courts (about 25 acres) was built on
this portion of the site in the latter 1970’s. A large-scale and complex building project,
commenced in 2001 and completed in 2005, has created 26 additional classrooms and
laboratories as well as renovation of existing classrooms, auditorium, cafeteria, laboratories
and offices. Site improvements simultaneously constructed a new competition field, new
multi-purpose fields, a new cross-country course, eight new tennis courts, and additional
parking facilities. In its enlarged capacity for 1,200 students, Joel Barlow High School is
now capable of accommodating the maximum probable enrollment which would occur when
Easton and Redding reach their design population size, or “holding capacity”, of 21,000
persons for the two towns. The current enrollment (2017-18) of students from Redding at
Joel Barlow High School is 488 students, out of a total student enrollment, including
Easton students, of 883. This number is projected to remain decline through the latter half
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of the next decade to a low of approximately 695 students before increasing again as the
students from the lower grades matriculate, beginning an upward trend in enrollment that
by the 2027-28 school year should pass 720 students and continue an upward trend in
succeeding years.

The Regional School District administrative offices have been relocated within the
District, to the space recently vacated in the former Staples School in Easton.

Recent and on-going physical improvements at each of the three schools, Redding
Elementary School, John Read and Joel Barlow, have resulted in sound facilities and ample
capacity for projected enrollments. However age and obsolescence in the older portions of
these schools may require attention in future years and planning should be done to
evaluate options for improved efficiency and the flexibility of interior space required by new
technology. An expensive project to replace the heating boilers at Redding Elementary
School was completed in the last few years, and repairs and renovations to the roof and
HVAC system at Joel Barlow High School was also completed.

Pre-K-8 enrollments are expected to increase in the foreseeable future as birth rates
have once again increased following the great recession, turnover of town homes brings in
new young families and as the town grows to its capacity population. Such growth could
eventually result in an additional 350 to 450 students in the Pre-K-8 system. There is no
realistic additional expansion capacity at John Read School due to septic limitations, high
water tables and adjacent wetlands. The Redding Elementary School site, now reduced to
about 35.7 acres as a result of development of other portions of the former property for the
Community Center and several playfields, is essentially fully developed with little reserve
space for new building or septic fields. It is therefore urgent that studies be conducted to
identify and secure a site or sites wherein additional elementary school facilities may be
constructed in the future if needed. Centrality of location, suitability of soils, and
topography suitable for play spaces and parking are the prime determinants for a site.

Public Safety

The Redding Police Department has been an independent municipal police force
since July 2002 when the Town adopted an ordinance creating the department under the
professional direction of a Chief of Police. In addition to the chief, the staff includes one
captain, one detective, three sergeants, eleven officers, four full-time and one part-time
dispatchers, one supervisor/records clerk, one school security officer (during the school year)
and one animal control officer. The Communications Division of the department operates
the Town’s 24-hour 7-day emergency service for police, fire and medical emergencies (911
calls) for all sections of Redding.

At present the Police Department and the Emergency Communications Center are
housed in an expanded facility at 96 Hill Road adjoining the south end of the Town Hall
green. This 0.71-acre site also accommodates a departmental garage, the recently replaced,
taller radio tower and a small parking lot.

Redding’s four fire stations are well located for strategic coverage of the town’s
extensive territory. Site space is available for expansion as needed at the Redding Center
and West Redding firehouse sites.

All Redding residents rely upon three all-volunteer fire companies, each established
within a legally constituted municipal fire and tax district, to provide fire and rescue
services, while paid emergency medical services staff answer medical emergencies. Redding
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Volunteer Fire Co. #1 (Redding Fire District #1) operates from two firehouses at Redding
Ridge and Redding Center, and covers approximately half the town. The West Redding
Volunteer Fire Company (Redding Fire District #2) and the Georgetown Volunteer Fire
Company (Georgetown Fire District) serve the remainder, the latter including adjacent
areas in Weston, Wilton and Ridgefield. Each fire company is well equipped and holds
weekly training sessions that have resulted in most active volunteers attaining the level of
Medical Response Technician or higher. Nonetheless, there is a severe shortage of trained
personnel available for emergency response at various times, typically weekdays when
many volunteers are at work outside Redding. This is especially problematic in Districts 1
and 2. Each company responds to between 200 and 300 emergency calls per year. A
mutual aid plan enables each company to call for back-up assistance from one of the
adjoining fire companies, or from a department in an adjoining town, in the event of a
major fire or disaster. Growing emergency medical response needs, and a shortage of
reliable volunteers have necessitated the shift to paid EMT staff since the 2008 Town Plan.

Redding Fire District #1 completed a major addition to the Redding Center fire
house located at 105 Hill Road. The addition will more than doubled the size of the former
building, providing two additional bays and conference and storage rooms.

Additional measures needed to sustain and enhance the Town's effectiveness
in fire response include:

e Implementation of requirements for the inclusion of fire sprinkler systems in
new houses having higher risk of loss from fire (i.e. large houses, isolated
sites, high-density zones, etc.).

e Continued inclusion of underground water tanks serving hydrants in new
residential subdivisions

e [Establishment of access to more ponds capable of providing ready refilling of
the Fire Districts' tanker trucks.

Parks and Recreation

Redding’s active recreation facilities consist of the Redding Community Center
housing office space, a large gymnasium and other facilities for the many programs
sponsored by the Park and Recreation Commission. Three playing fields are located
adjacent to the Community Center.

The Park and Recreation Commission is served by a professional director and four
staff persons who oversee a wide range of programs, on a four-season schedule, for all age
groups. Youth athletics, concerts on the Town Hall Green, exercise classes, crafts
instruction, special excursions, summer camps, adult tennis, swimming in season at
Topstone Park, and the “Extended Day” program at Redding Elementary School are but a
sampling of the programs offered.

The Park and Recreation Department assumes the maintenance responsibility for
all of the Town recreation fields, including those at the Community Center and at the John
Read and Elementary Schools. The department also maintains Topstone Park and the
Town tennis courts.
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Despite the recent advance in athletic fields and program facilities the Park and
Recreation department staff has identified a number of still unmet needs or resident
requests. These include:

e Additional athletic fields; 2 desirable including a practice field and an all-
purpose field, to allow existing fields to recoup from heavy use; an artificial turf
field preferred.

¢ An additional meeting room for daytime programs and to avoid disruption of
scheduled programs when Town events pre-empt the Community Center
common room.

e Other items either requested by the public or seen by staff as highly desirable
include, a pavilion for the RCC, bleachers for the gymnasium, a playground and
a pavilion for Topstone Park, a fitness center, outdoor lighted basketball courts,
and replacement of the presently aging tennis courts.

Joel Barlow High School provides several athletic fields, tennis courts and a running
track, all of which are available when not pre-empted by school schedules for use by town
residents. In addition, several private recreation facilities function in Redding, with
extensive programs for members, most notably the Jesse P. Sanford Boys &Girls Club of
Redding and the Redding Country Club.

Residents continue to call for an expansion of recreational offerings such as a
swimming pool, additional playgrounds and places to bike, skate and skateboard, along
with expansion of programs for teens and adults. The limiting factors on delivering these
amenities include budget requirements and space. Studies should go forward to determine
which of these offerings can be brought forward in spite of these constraints. The first step
will be to accurately gauge real likelihood of use vs. the cost of providing each new
opportunity. Only then can a prioritization for these efforts be created.

Utility Services

Repair and maintenance of the Town’s system of roads, bridges, storm drains and
various public grounds is the essential responsibility of the Highway Department, which
has an operational base on a 6.5 acre tract off Great Oak Lane, adjacent to the southwest
corner of Redding Elementary School. Department equipment is housed in two large garage
buildings. Adjoining the garage buildings are a sand and salt storage shed, an office, and a
large work/storage yard. A wood chip and topsoil storage area is located to one side of the
entrance driveway, near Great Oak Lane. Due to the large size of new highway equipment,
and additional storage needs, an enlarged garage was constructed in 2014.

The Town’s Transfer Station and Recycling Center is located at the front portion of
the former Town landfill site, a 13.9 acre tract on Hopewell Woods Road near the Newtown
line. A permit system is in effect for Town residents. About two acres are in use for several
buildings which house recyclable materials, reusable goods and a small office. Storage bins
and enclosed trailers for paper and other bulky commodities are located adjacent to the
buildings. The Center accepts a wide range of recyclable materials which are sold to private
recycling contractors and is a transfer station for solid waste which is transported to
regional reprocessing facilities. Hazardous waste must be transported out of town to a
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designated collection center at owner expense. Compost is accepted and available to town
residents for fertilizer.

In 1996 the new Georgetown sanitary sewer system and treatment plant began
service to residents and businesses located on Old Mill Road, Main Street and small
adjacent portions of Redding Road, Brookside Road and Portland Avenue. The sewage
treatment plant is located on a site at the south side of Redding Road adjacent to the
railroad spur and is under lease from the developers of the former Gilbert and Bennett
property. Redevelopment planned for the G&B site, to create an urban village of mixed
uses, will significantly expand the existing sewage treatment plant from its present
capacity of 75,000 gallons per day to 245,000 gallons per day in order to serve the new
village. A modest surplus capacity is incorporated in the design of the new high-tech plant.
It is seen as vital to the development of the G&B site that this additional capacity not be
allocated or granted to other uses.

Private utility companies, regulated by the State Department of Public Utility
Control and the State Siting Council, provide electric, telephone and cable services to all
Redding residents.

There is a decided trend toward ownership of electric and plug-in hybrid vehicles,
and in the next decade we will undoubtedly see more and more residents driving these. A
study should be made to determine whether the town should install charging stations,
identify locales where residents are both likely to need charging and where the duration of
their parking represents a useful charging interval. These might include Town Hall, the
schools, the Mark Twain Library, West Redding and the Georgetown area. Both free-to-use
and paid options should be examined.

The production of meaningful amounts of electrical energy from solar panel arrays
has been shown to be ever more cost effective. Neighboring towns have made investments
in the area, such as the solar array behind Easton’s Samuel Staples Elementary School. It
is our understanding that this array generates enough power for the whole school. Redding
has a capped landfill that cannot be used as a building site but would be ideal for a solar
farm. Additional possible locations for such installations are the large flat roof areas of the
middle and high schools, and even the sloping roofs of the elementary school. The electricity
generated therefrom could be of real, public benefit and could meaningfully offset some of
Redding residents’ expenses.

Recommendations

1) Move toward full implementation of the Plan for Redding Center, based upon
findings and recommendations of the Redding Center Supplement of 1992, the Town
Plans of 1998 and 2008, and studies by the Redding Interior Space Committee
(RISC).

2) Survey or redefine the “Onion Field” adjacent to the Lonetown Farm Museum to
assure that the Historical Society 99-year lease extends westward to include the
field and a sufficient treed buffer area at its western edge. Use of this field should be
limited to civic events that do not require any modification of the field's preserved
agricultural character.

3) Consider creating a Village District overlay zone, to confer protective regulations for
Historic Districts such as Redding Center. This would trigger an architectural
review by an Architectural Advisory Committee.
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4)

5)

6)

7)

8)

9)

10)

11)

12)

13)

Populate an ad hoc Architectural Advisory Committee to review plans for
commercial, municipal and institutional construction, when requested by the Board
of Selectmen and the Redding Planning Commission. The role would be to advise on
issues of ensuring harmony with the environs in terms of scale and architecture, and
to protect public viewscapes. This would be especially needed in the event that any
Village District designations were adopted in town.

Plan for a committee to be formed on an ad hoc basis should a municipal,
educational or public use facility need will require new land acquisition. Such future
land acquisitions may be needed for civic purposes, including education, active
recreation, and the various operations of the Town government. An organized
process of identifying suitable sites for future purchase should occur in consultation
with all Town boards and commissions.

Expand the Community Center north wing by a sufficient amount to create
“Daytime Programmable” meeting space.

Plan and budget for maintenance and replacement of existing fields, tennis courts
and other facilities which are heavily used, to preserve their viability and safety.

Implement, at Town expense, a continuous training program to assure that all police
officers, emergency dispatchers, volunteer firefighters and other key Town personnel
are and remain certified to Medical Response Technician levels. Continuing
education for fire marshals, building officials and other appropriate Town
administrative personnel in fire safety, public health and safety issues is strongly
recommended, as is adequate staffing for code enforcement.

Provide basic life-saving equipment (oxygen, bandages, automatic defibrillators, etc.)
for police cars and places of public assembly, (schools, senior center, churches, town
auditorium) for MRT use in medical emergencies.

Encourage coordinated training and operations of the several fire companies, the
Town Police and Highway Departments for maximum effective utilization of
available resources in emergencies, particularly the limited number of personnel
available for public safety service.

Given the reliance of the Town on volunteer fire departments, the projected growth
of the Town and the trend toward large dwellings, it is recommended that new fire
protection measures be initiated including the following:

a) Amend the Subdivision Regulations to increase the availability of water
resources in proximity to all newly-constructed houses.

b) Study potential amendments to the Zoning Regulations to require that all new
dwelling units having higher risk of loss from fire (i.e. large houses, isolated
sites, high-density zones, etc.) are protected by automatic fire suppression (i.e.
sprinkler) systems.

Monitor long-range plans of commercial utility services for system improvements
and new facilities. Support legislative and other efforts to ensure protection for the
residential and natural environment of the town.

Support strict adherence to the Zoning Regulations that require low level lighting at
public, institutional and commercial facilities as well as private residences.
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14)

15)

16)

17)

18)

19)

20)

Explore development of a Town policy to encourage, assist, and where feasible
require, underground installation of all new and upgraded power and
communications cables, in collaboration with respective utility companies, with
special emphasis on Historic Districts, Scenic Roads, areas of dense development
and for commercial and institutional uses.

Maintain satisfactory operations at the Town Recycling Center and Town Public
Works Garage, as at present. Update and modernize as required for safety and
efficiency.

Continue to recruit and encourage voluntary participation by able townspeople as
members of various Town boards and commissions, as emergency responders, and as
active participants in civic and social organizations that contribute to both needed
public services and the quality of community life in Redding.

Continue to monitor the State of Connecticut Water Protection Act, its
implementation and support in Redding.

Study the cost, feasibility and potential use of new recreational amenities. The
Redding Parks and Recreation Department should lead such a study in concert with
the Selectmen and the Redding Planning Commission.

Study the logistics, costs and benefits to the town of developing solar installations at
sites around town including the landfill acreage, and the roofs of the school
buildings.

Study the potential costs and benefits of installation of electric vehicle charging
points at suitable locations around town.
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CHAPTER 9

RESIDENTIAL TRENDS AND HOUSING
OPPORTUNITIES

A Residential Town

Over the past century, as small home enterprises and farming declined in Fairfield
County and as transportation technology made longer commutes possible, the portion of
Redding outside the village of Georgetown has become steadily more fully dedicated to
residential uses. Redding’s natural beauty and quality of environment initially made the
town an attractive weekend refuge for urban dwellers including artists, writers and other
creative persons, and the town has gradually evolved into a permanent home for
commuters, despite its relatively long distance from jobs and urban centers.

Since 1950, with the rise of suburban centers of professional employment, Redding
along with neighboring towns has experienced a large influx of new residents seeking
homes in peaceful, spacious, semi-rural surroundings. In 1950 the town, including
Georgetown, contained fewer than 600 dwellings; as of July, 1 2017, the number of all
dwellings is approximately 3,892. Of this number roughly 93% are detached single-family
dwellings on individual lots.

About 89.5% of Redding’s land surface lies on the watersheds of four public water
supply reservoirs and one well field, all operated by the Aquarion Water Company!.
Protection of this vital water resource, which serves a regional population of approximately
520,000 persons, is a fundamental necessity of Town land use policy as well as an
imperative expressed in the State Policies Plan 2004-2009 and policies of the several
regional plans of the area. Much of Redding’s land area, moreover, is characterized by steep
slopes and shallow soils over ledge, interspersed with numerous wetlands. In recognition of
these limitations, 97.4% of the town’s area is zoned for single-family residential use on
minimum lots of two acres or larger.

The sensitive lands located within the public water supply watershed serve to limit
Redding's housing density in most of the town. And yet, the portion of Redding that is
permitted to use these public water resources is limited to the 5% of town land area
comprising the central part of the village of Georgetown, (Georgetown lies within the
Norwalk River valley and hence is not within a public water supply watershed area). This
abundance of protected watershed and Redding’s hilly, ledge-strewn landscape with highly
permeable, stratified drift aquifer soils in its valleys directly influences the difficulty
Redding has in adhering to the State’s mandate for higher densities of affordable housing,
(See Chapter 3).

Within central Georgetown, since the time of the 1998 Town Plan the public water
supply franchise area has been enlarged and a sanitary sewer system has been installed,
both to resolve longstanding environmental issues in the business district and to facilitate
residential and mixed-use development on specific, targeted sites. The sewage disposal
plant that serves the Georgetown business district and the Meadow Ridge assisted living
complex was redesigned and expanded by Georgetown Land Development Company
(GLDC) to serve the currently stalled redevelopment of the former Gilbert and Bennett
factory site.

!'In addition to the Saugatuck Reservoir in Redding and Weston, these include the Aspetuck, Hemlocks and Easton Lake
Reservoirs in Easton and Coleytown well field in Westport.
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Within Georgetown, the 88 acres comprising the RV (Village Residential) and HMC
(Historic Mill Center) Zones, residential townhouses and apartments are permissible at a
density of 7 to 8 units per gross acre of site area. Surrounding this old village center are
approximately 200 acres of R-1/2 and R-1 Zone (single family residential at one-half acre
and one acre per lot, respectively), both zones nearly fully developed. (See Chapter 10)

Redevelopment planned for the former Gilbert and Bennett site in Georgetown was
expected to create more than four hundred new dwelling units, including freestanding
houses, attached town houses, conventional apartments, and loft apartments. Fifty-five
dwelling units were scheduled to conform to State guidelines for the creation of officially-
certified affordable housing, though in formulating a new master plan, this number should
be reviewed to reflect changes in area demographics and real-estate demand trends.

Throughout the town, the Redding Zoning Regulations have since the 1980's
authorized the creation, by special permit, of a 600 square-foot apartment accessory to a
single-family dwelling in any residential zone. At present Redding has 164 accessory
residential apartments, of which 94 are attached to a principal dwelling and 70 are in
detached structures, according to records of the Town Assessor. Properly counting many of
these toward the stock of state-certified affordable units should be prioritized, and their
legal qualification by property owners incentivized.

As noted in earlier chapters new residential construction in Redding peaked during
the period between 1960 and the latter 1980’s. New houses erected in that era were
typically single-family dwellings containing three or four bedrooms, most with attached
one-car or two-car garages. In following years however, rapidly escalating land values and
construction costs had inflated average dwelling prices to more than twice the 1980 levels.
The consequent result led to a shift in the type of dwelling then currently being constructed
in Redding to a luxury style residence, much larger than formerly and typically with five or
six bedrooms, a three-car garage and many special features.

Redding’s Present Housing Complexion

Although more current data will not be available until after the next census in April
2019, the 1990-2000 data clearly portray several significant and longstanding trends.
Reflecting the town’s desirability and growth in new homes, the proportion of home
ownership increased by 4%. Average household size continued its forty-year trend of
decline, albeit only slightly in the 1990-2000 period. Not surprisingly, household incomes
shifted upward, but disproportionately. Low income households, those under $20,000 (8.1%)
remained virtually the same as in 1990 (8.9%) while the proportion of high income
households, those above $100,000 (53.2%) increased substantially over 1990 (36.6%). Over
the same period the cost of housing tended to increase faster than incomes for both owners
and renters. Homeowners paying 30% or more of their income for housing rose from 28.8%
to 30.6%, and renters paying 30% or more of income rose from about 34% to 37%.

The general characteristics of Redding’s housing stock, as measured by the U.S.
Census in 1990, 2000 and 2010, are summarized in Table 9-A>

3 It should be noted that Census-based housing data are not as current as some of the other data sources used in the Town Plan,
but the Census as a source provides a greater statistical validity on certain types of data including housing data.
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Table 9A - HOUSING CHARACTERISTICS - 1990 and 2000

Town of Redding, Connecticut, per US Census Data

1990 2000 2017
Number Percent Number Percent | Number | Percent
Dwelling Units
Single-family 2,843 95.10% 2,945 95.40% 3323 86.5%
g:}éz;ﬁizrgnjf:aﬁﬁzis per uni¢ 147 4.90% 141 4.60% 512 13.5%
Total 2,990 100.00% 3,086 100.00% 3793 100.0%
Ownership and Tenancy
Owner-occupied 2,429 81.20% 2,629 85.20% 2898 83.9%
Renter-occupied 341 11.40% 289 9.40% 557 16.1%
Vacant (for sale, for rent) 220 7.40% 168 5.40% 393 8.9%
Total 2,990 100.00% 3,086 100.00% 3793 100.0%
1990 2000 2017
Average Household Size: Persons Persons Persons
Owner-household 2.93 2.89 2.68
Renter household 2.39 2.30 2.27
Town Average 2.86 2.83 2.62
Household Occupancy By Type:
Single person 13.40% 13.50% 21.3%
Married couple family 75.50% 75.70% 66.3%
Other family/unrelated persons 11.10% 10.80% 12.4%
Total Households 100.00% 100.00% 100.0%
Household Incomes
Below $10,000 2.30% 1.50% 3.6%
$10,000 - $24,999 6.60% 6.60% 5.7%
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$25,000 - $49,999 20.60% 10.50% 8.8%
$50,000 - $99,999 33.90% 28.20% 20.0%
$100,000 - $149,000 18.20% 23.90% 17.0%
$150,000 and over 18.40% 29.30% 44.9%
100.00% 100.00% 100.0%
Housing Cost as Proportion of
Household Income
Owner Households:
Less than 20% 49.50% 44.40% 34.3%
20% to 29.9% 21.70% 25.00% 27.4%
30% and over 28.80% 30.60% 38.3%
100.00% 100.00% 100.00%
Renter Households:
Less than 20% 16.80% 38.20% 35.3%
20% to 30% 41.80% 24.80% 14.8%
30% and over 34.50% 37.00% 49.8%
Not reported 6.90% n/a 0.01%
100.00% 100.00% 100.0%
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During the period since the great recession of 2008, land values and the prices of both
existing and newly-constructed houses fell sharply as buyers were scarce. Still, living
expenses stayed high and without a rise in personal incomes, and the value of their land
and homes falling, a financial strain was placed on many residents. Current statistics
would show that Redding's residents are expending steadily-larger portions of their
resources on shelter, while tax rates have been generally forced to stay high, with State
support for some town services diminishing in recent years.

Of 2847 homeowners reporting in the American Community Survey of 2017, 2,024
(71.1%) carried mortgages, about one-fourth for $500,000 or more. Slightly over 10% of
Redding householders had resided in the same dwelling for 30 years or more and nearly
38% had resided in the same dwelling for less than 5 years.

The age of Redding’s dwellings closely parallels the periods of town growth. Of the
3,086 dwelling units counted in 2000 approximately 9% were constructed between 1990 and
2000, and over half, 54%, were constructed in the thirty-year period between 1960 and
1990. Approximately 20% of Redding dwellings pre-date World War II (1939 and earlier).
Fewer than 15% of Redding dwellings could be termed “small” (5 rooms or less). Larger
dwellings, 8 rooms or more, constitute over 40% of homes in Redding.

Diversity and Affordability, a Challenge

The current construction trend toward larger and more costly homes, in Redding as
well as in neighboring towns, presents several concerns related to the demographic
diversity that has long been part of Redding’s tradition. For example, the median sale price
for house sales in 2007 represented more than five times the size of the median household
income. Despite Redding's relative affluence this price level exceeds normal standards of
affordability for the median household. For lower-income Reddingites, including especially
the town's oldest and youngest households, current price levels are simply out of reach.

The State of Connecticut has documented similar trends throughout the state,
representing a key challenge in sustaining a high quality of life and in attracting young
people to remain in Connecticut's workforce. Statewide, recent-year statistics are readily
accessible and they bode ill for the state's towns and cities (source of data- CT Partnership
for Strong Communities):

¢ Housing prices stayed flat between 2010 and 2018 and have not appreciated
significantly despite a national rebound since recovery from the recession.

e Nearly 21,000 one- and two-bedroom dwellings have been lost since 2000, while four-
, five-, and six-bedroom houses have increased by 31,000.

¢ A higher percentage decrease of population in the 25-34-year-old age group has
occurred in Connecticut than in any other state. A primary challenge to Redding’s
housing policy, and one noted as long ago as the 1971 Town Plan, is to offer housing
for a variety of family incomes and age brackets, thereby providing a more diverse
town. Of immediate concern is the fact that most dwellings in Redding are priced out
of reach of many persons who serve the community in essential ways, such as police,
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trades people and volunteer firefighters — not to mention the sons and daughters of
local families seeking a first home or senior citizens unable to afford to remain in
their longstanding family home.

A related - and sometimes disturbing - challenge in regard to housing diversity had
been the "teardown" phenomenon in which older dwellings are fully or substantially
demolished in order to build much larger replacements on the same sites. This trend
toward replacement reflected an economic cause and effect that occurs when land of high
value underlies structures that are fully depreciated, in need of substantial renovation, and
of a size and type that cannot achieve maximum economic value.

While teardowns are understandable on an economic level, and while they do serve
to renew the investment in and condition of the town's housing inventory, this practice
disrupts the fabric of the community. Smaller and older houses traditionally have provided
housing opportunities for young families and for people of moderate means, and high land
values make the creation of new housing of this type unlikely on a conventional market
basis. In addition, while many of the teardowns are development houses from the 1950's
and 1960's that have no established historical or architectural value, other towns have seen
sizeable numbers of historic dwellings lost to the teardown phenomenon. While Redding
has lost only a small number of historic homes so far, these losses are not reversible and
they serve to discard the long continuum of a community's history, turning the town into a
monument to short-term real estate market factors. Thus the teardown phenomenon,
inevitable though it may seem, is in large measure an economically and culturally
destructive trend for the community at large, and should be discouraged at all costs)

State Framework for Affordable Housing:

Connecticut’s General Statutes (Section 8-23) require each municipality to address
housing concerns in preparing its Plan of Conservation and Development (Town Plan). The
Town Plan must “... make provision for the development of housing opportunities for
multifamily dwellings, consistent with soil types, terrain and infrastructure capacity . . .”
The same law requires the Town Plan to “...promote housing choice and economic diversity
in housing, including housing for both low and moderate income households...”

Most initiatives for creating affordable and workforce housing opportunities are
based upon utilizing higher densities than exist generally in Redding. Thus Georgetown,
where sewer, water, and transportation resources make higher-density housing more
feasible, is the locale where most higher-density housing attention has been focused for
Redding in recent years, and this focus continues.
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The State of Connecticut has two affordable housing frameworks established by

statute that require the town's attention. These programs, with Redding's approaches in

utilizing them, are as follows:

1.

Connecticut "Affordable Housing Land Use Appeals Act (CGS Sec 8-30g).

Since 1989, housing diversity and affordability have been mandated by the
State of Connecticut's “Affordable Housing Land Use Appeals Act” (General
Statutes, Section 8-30g). Under this law, the term "Affordable Housing" has become
a legal term of art reflecting the specific incentives and sanctions arising from the
statute. In brief, state-certified Affordable Housing units are dwellings that are
either: a) part of an income-limited public housing project, or b) owner-occupied and
financed by a CHFA (Connecticut Housing Finance Authority) mortgage, or c)
income-regulated within an Affordable Housing Development. Each town in
Connecticut is mandated to work toward a goal of having 10% of its total inventory
of housing units as certified Affordable Housing units.

In Redding there are no public housing projects, and price levels in Redding
generally exceed the maximums for use of CHFA mortgages. Thus the focus in
Redding, as in other area towns, has been construction of Affordable Housing
Developments. These developments must be designed, constructed, and managed
according to formulas set forth in the statute setting requirements for the
percentage of total housing units that must be certified as Affordable, the income
levels for which the units must be priced, and management standards for how the
Affordable Housing units are to be advertised, marketed, and leased or sold.

The statute's development standards generally make Sec. 8-30g inapplicable
to existing dwellings, and instead they create incentives for private for-profit and
non-profit development of newly constructed multi-family townhouse and
apartment-style dwellings at very high suburban densities of 12-18 units per acre.

Sec. 8-30g provides for several differing types of Affordable Housing
Developments, with differing requirements regarding income targets, mixes of
market-rate and affordable units, and the lengths of the required deed restrictions.
Among the housing types set forth in the statute are conventional family housing,
age-limited elderly housing, and accessory apartments within single-family
dwellings. In Redding, a typical family-housing project under Sec. 8-30g must
dedicate 30% of its housing units to Affordable Housing, with half of the affordable
units limited to families having incomes at 80% of State Median Income and half at
60% of State Median Income. Deed Restrictions are required to codify the projects'
requirements, as well as to set expiring time periods for the requirements (this time
period is 40 years in most cases, 10 years for Accessory Apartments).

As a sanction for towns that might resist approving Affordable Housing
Developments, an applicant whose land use application has been denied approval
has the right to appeal the denial to a state court whose judicial mandate is modified
by statute to: a) place the burden of proof upon the town, and b) favor approval
unless the town can demonstrate a compelling health and safety need, the
importance of which supersedes the acknowledged need for affordable housing.
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As a positive incentive for accepting Affordable Housing Developments, under
current rules a town earns a three-year moratorium from appeals under Sec. 8-30g
when a qualifying Affordable Housing Development is completed.

The Affordable Housing Land Use Appeals Act has been controversial
through almost twenty years of operation, since it provides for a critical need but in
so doing may foreclose the possibility of considering broader planning issues.
Modifications have been studied by two Blue Ribbon Commissions and by numerous
interest groups including small towns such as the Town of Redding.

Although very few applications have been made in Redding for Affordable
Housing Developments, and although two Affordable Housing Developments have
been approved without as yet reaching fruition, Redding currently is the only town
in Connecticut having no DECD (Dept of Economic and Community Development)-
certified Affordable Housing units. Not coincidentally, Redding's neighboring town
of Easton also has a very low count of Affordable Housing units, and these towns are
among the Connecticut communities most heavily dominated by lands within public
water supply watersheds. The rugged landscape of Redding, the lack of public
utilities within the town, and the presence of development constraints on behalf of
the water resources of other communities, make an environment seemingly
recognized by the town and by developers alike as problematic for the kinds of large-
scale, high-density suburban multifamily housing projects incentivized by Sec 8-30g.

This special challenge, which Redding faces in complying with legislative
affordable housing mandates while respecting natural resource limitations, is
amplified by the policies of adopted State and regional plans. The State
Conservation and Development Policies Plan 2013 — 2018 and the 2009 HVCEO
(Housatonic Valley Council of Elected Officials) regional plan, (as adopted by
WESTCOG upon its formation,) both recognize Redding as being part of the low-
density residential rural fringe significant to the preservation of regionally
important watershed, natural habitat, and open space resources. Nevertheless,
Redding is required to meet the conflicting goal of accommodating high-density new-
construction housing developments of the type incentivized by Sec. 8-30g.

2. Connecticut Housing Program for Economic Growth

In 2007, in response to a growing perception that the Connecticut economy
was being jeopardized by high housing costs and that Section 8-30g was failing to
resolve the problem, the Connecticut General Assembly enacted a new initiative
sponsored by the “Home Connecticut” campaign to promote affordable workforce
housing. The keystone of this new approach, which is based on well-established
Smart Growth principles and is titled the "Connecticut Housing Program for
Economic Growth", is the provision of incentives to municipalities to voluntarily
create Incentive Housing Zones (IHZ’s). The statute requires that IHZ areas be
designated in town centers or where Smart Growth considerations are present such
as access to transportation and services.

At of the time of the writing of this Town Plan, the statutory requirements
for IHZ's include ensuring that at least 20% of the housing units in each
development will be affordable for residents earning 80% or less of Area Median
Income (this is in distinction to Sec. 8-30g, in which a lower figure for Statewide
Median Income governs eligibility in Redding). In addition, IHZ dwellings must be
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deed-restricted to sustain affordability for at least 30 years. The maximum size for
any ITHZ is 10% of a town's total land area, and the maximum for all IHZ's taken
together is 25% of the town's land area.

Predictably, the use of increased housing densities is a part of this program.
At present the minimal densities qualifying for grants and for certification as
Affordable Housing in an IHZ are:

e For single-family detached houses: 6 units per acre;

¢ For Duplexes or Townhouses: 10 units per acre;

¢ For multifamily apartments: 20 units per acre.

e In any IHZ: THZ overlay must increase density by at least 25%.

In contrast to Sec. 8-30g, this new legislation gives municipalities control
over the location, quantity and design standards for the new housing, and is
intended to facilitate locally-based planning to position needed housing in Smart
Growth locations where essential infrastructure is available, or can be economically
provided, to support greater densities in keeping with Redding’s historical character

Along with creative planning and design solutions, the legislation encourages
the use of non-profit housing development and assistance organizations. For
example, if a project is built on land owned by the town or by a specialized non-profit
entity, and is to contain entirely Affordable Housing units, then the town may
request to waive the density requirements. This may be a key ingredient in
successful implementation of an IHZ plan in Redding.

The State of Connecticut's Office of Policy and Management has begun a
program of direct grants to localities to provide incentives for the creation of IHZ
districts and the implementation of housing within those districts. These grants
presently include:

e Planning Grants to initiate local planning for Incentive Housing Zones. This
program has a streamlined application procedure and few pre-ordained
requirements as to the outcome of the planning process.

e Zone Adoption Grants to reward the enactment of Incentive Housing Zones.
These grants are structured as a dollar amount for each unit allowable in the
IHZ

e Building Permit Grants to reward the actual construction of Affordable
Housing units. These grants are structured as a dollar amount for each
building permit issued within the IHZ. (Have any of these grants been, or can
be granted?)

The use of Incentive Housing Zones incorporating Smart Growth
development techniques may also call for the use of Cluster Development
techniques. State statute requires the Town to consider the appropriate use of
Cluster Development in its town plan. It has been longstanding policy in Redding to
see a history containing both environmental benefit, or abusive intent in the
implementations of cluster housing in the state, and so previous Town Plans have
endorsed cluster concepts within very strict limits.
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Cluster development is acknowledged as a means for achieving the
conservation of open space land, consistent with the Town's goals for housing
diversity, environmental sensitivity, and the preservation of underlying cultural
resources such as historical and archaeological artifacts. However, in Redding much
of the land has an already-low carrying capacity for development, and so it has been
town policy that cluster development should be implemented only if shown to be a
means of increasing the environmental quality of development, rather than as a
means of justifying densities higher than those conventionally reached through
existing Planning, Zoning, and Conservation regulations. Clustering may be of more
immediate utility in Redding if residential densities are increased in certain areas of
the town through the use of an IHZ plan. Clustering would, in effect, assure that
along with sufficient land for the placement of dwellings, a development site would
also have adequate areas of environmental buffer to avoid negative impacts.

For Redding, the formulation of its IHZ plan represents a significant step in
simultaneously addressing its housing needs and to further applying the Smart
Growth principles that underlie such recent Town initiatives as the currently stalled
redevelopment plans for central Georgetown, and support for expansion of the Metro
North rail service.

Because of the development constraints outlined earlier in this chapter -
related to public water supply watershed, lack of public water and sewer in most
areas of Redding, rugged terrain, and a rudimentary road network - the locations of
Incentive Housing Zones have been carefully studied. Higher density housing units
should be located in the limited areas where they can meet the program's goals of
Smart Growth and Transit-Oriented Design and can avoid the incursion of excessive
urbanization on the public water supply watershed.

Local Initiatives for Meeting State Affordable Housing Goals

1. A Self-Perpetuating Problem:

The arithmetic of affordable housing in Redding represents a self-
perpetuating problem, in which even the prescribed solutions begin by enlarging the
degree of difficulty involved. The arithmetic can be daunting. Redding today has
3,410 dwelling units, of which 341 are mandated to be affordable under Sec 8-30g
and the existing inventory of such dwellings is zero,

341 may seem like a large number of new dwellings for the town to absorb,
but in reality the challenge is much larger than this. Since the state mandate
requires only 30% of the units in an Affordable Housing Development to be
Affordable Dwelling Units, 70% of the newly-constructed dwellings will be market-
rate, profit-making housing. Thus the real-world outcome is that to achieve its
mandated goal Redding would have to permit the construction of 1,137 dwelling
units, all of them in the form of dense, urbanized apartment and condominium
housing. This would increase the Town's housing inventory not by 10% but by
roughly a third

But the problem does not stop there. As 341 affordable dwellings and 796
market-rate dwellings are added to the town, the total housing inventory rises to
4,457 units. Now, the 10% affordable calculation calls for the town to have 445
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Affordable Housing Units... and in meeting that goal by building more housing, the
same 30% affordable/70% market rate will apply, bringing the requisite 104 new
affordable units along with 346 new market-rate units. No matter how hard the
town might try to meet the state Affordable Housing goals, these goals will remain
maddeningly just beyond its reach.

When the fact that 89.5% of Redding's land area is sensitive public water
supply watershed land is factored into this housing supply equation, it becomes clear
the associated environmental problem of dramatically urbanizing the town and in
particular its public water supply watershed lands are at odds with sensible
stewardship of the watershed.

2. Solving the Problem:

The preceding discussion may seem like a textbook policy matter in which the
broad public interest in drinking water resources would predominate.
Unfortunately, this is not true; Redding continues to be at risk for successful
Affordable Housing appeals under Sec. 8-30g because the risk of negative impact on
regional health and safety resources such as the public water supply watershed has
not as yet become fully recognized in the case law or statute related to land use
appeals under Sec. 8-30g.

Because Sec. 8-30g is a statute aimed at appeals on land use decisions (i.e.
planning and zoning decisions), environmental concerns - especially those related to
the impact of intensive development in public water supply watershed areas - are
difficult to bring to bear in defending a local decision. Despite the State of
Connecticut's recent advances in pursuing Responsible Growth, and Low-Impact
Development, Affordable Housing appeals are being lost more than they are being
won by towns that seek to protect fragile and essential natural resources. It is
untenable that it will fall to Redding with its limited budget to embark on continued
legal action to defend the sources of region’s water supply against constant attempts
to build densely in these sensitive lands.

The 1998 Town Plan dealt with this affordable housing conundrum by
recommending that the Town work toward modifications to Sec. 8-30g, and that it
take small but creative steps to build an inventory of DECD-certified housing units.
This has not been a successful strategy. Thus, while these features are included in
the 2008 Town Plan, a new town initiative on affordable housing also is ?
recommended in which the major focus must be on the production of Town-initiated,
non-profit Affordable Housing Developments consisting of 100% affordable units.
The affordable housing should be constructed on town-owned land, and deed
restricted in perpetuity to preserve affordability. This may in fact be the only way to
generate an adequate number of DECD-certified affordable units without excessive
urbanization of the town's sensitive lands.

Moreover, each time a successful Affordable Housing Development is
completed in conformance with the Town Plan, a 3-year moratorium on appeals
under Sec. 8-30g 1s generated. Thus a successful series of town-sponsored
Affordable Housing Developments will inoculate the community against forced
failure of its stewardship role in the public water supply watershed by permitting
the Town of Redding to control how, where, and in what form its Affordable Housing
will take shape.
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The choice for Redding is stark and simple: provide DECD-certified
Affordable Dwelling Units as required by statute, or others will provide them for you
in a form that will do damage to the Town's most basic planning priorities.

The use of Incentive Housing Zones appears to be the best means by which
Redding might provide affordable housing tailored to the town-center locations
envisioned by the statutory language of the Connecticut Housing Program for
Economic Growth. Application for a planning grant under the IHZ program is
recommended as the first step in utilizing the IHZ concept, but as a key part of this
recommendation it is noted that the creation of Incentive Housing Zones must be
undertaken with extraordinary care to avoid unanticipated consequences. Careful
study, budgeted adequately to assure thoroughness, is an essential ingredient for
Redding in responding to the attractive opportunity of the Connecticut Housing
Program for Economic Growth.

In Redding, even areas that are deemed appropriate for higher densities
because of proximity to services and transportation may be subject to environmental
challenges. For this reason Incentive Housing Zones should be configured in
Redding only in one of the following two ways:

e as an overlay for carefully crafted, self-limiting zone areas related to priorities of
smart growth, transit oriented development, and environmental management.

e as a more broadly defined overlay zone for sites under Town of Redding
ownership and for use only with non-profit or publicly-financed development of
projects having 100% Affordable Housing. The town of Redding should include in
its capital-expense planning an ongoing program of seeking, evaluating, and
purchasing sites appropriate to this class of IHZ affordable housing.

It is recommended that the town create a series of town-owned Affordable
Housing Developments, utilizing non-profit development and containing 100%
Affordable Housing Units. These must be carefully situated throughout the town, in
varying densities, but with a particular focus on the use of Smart Growth
techniques, transit oriented neighborhoods, and sustainable technologies. The end-
users of these dwellings could be renters and/or purchasers, in a manner conforming
to the provisions of Sec. 8-30g.

It is Redding’s intention to move ahead with development of a significant
number of affordable units where feasible. Using funds from a State grant, Redding
has proactively studied multiple suitable sites for Town-driven development of
significant numbers of affordable units. The study examined all factors, including
the impact of larger scale sewage discharge, (tightly constrained in our watershed-
limited environment), potable water requirements, suitable transit-oriented location
as urged by the State, and others. In conclusion, the study determined that two sites
in the Norwalk river valley were the only ones suitable. Redding residents then
ratified the creation of two IHZ overlay zones for these sites as a first step, and an
IHZ committee was formed to develop plans and acquire lands for this buildout.

The next steps will be to secure Town ownership of one of the sites, and on
the other site, to garner the support of a group of individual commercial property
owners who would benefit from the expanded use of their holdings in such a build-
out. Land acquisition will be necessary, and a small administrative infrastructure
will be needed. Affordable housing cannot be built without subsidies of some kind,
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and under this recommended plan the subsidies will have to come from the Town of
Redding. To some extent, the use of non-profit development will provide a
subsidizing effect in lowering the cost of development, but bond funding is likely to
be required. It should be noted also that money spent on affordable housing is an
investment, not a dead expense. Most of the funds invested will return to the town
from either operating income or resale of the affordable dwelling units.

If these Town-owned Affordable Housing Developments are absorbed by the
Town at a reasonable pace over time, the resulting completions should generate
moratoria on Affordable Housing Appeals by others under Sec. 8-30g, and this will
sustain the Town's goal of exercising prudent stewardship over its sensitive lands
and open space resources, along with its role in protecting the public water supply
watershed.

3. Locally-Applied Techniques to Supplement State Framework:

To aid in responding to the State of Connecticut's mandates for housing
diversity and affordability, Redding's Town Plan includes a number of
recommendations for local Town action intended to function alongside the
formalized state programs. These recommended actions represent a determined
local response to housing needs, mindful of the unique considerations that apply to a
semi-rural town, with very limited areas served by public sewer and water and with
difficult land forms and roads of limited capacity.

In using any locally-developed Affordable Housing programs, however, it is
critically important that the Town be mindful of state-sourced definitions. Along
with the real need for housing diversity in Redding, there is a concurrent need to
achieve an inventory of dwellings that are certifiable for inclusion on the DECD
Affordable Housing list. These two needs are not completely consistent with each
other, but it is recommended during the period of applicability of this Town Plan
that the DECD list take precedence.

In discussing techniques outside the realm of existing state-mandated
programs, it should be noted again that affordable and workforce housing cannot be
built in our region without some form of subsidy. The two major state programs
envision this subsidy arising from the development process itself: higher density is
permitted in order that the profit on the additional housing units can be used to
provide a limited number of less-expensive units. A key limitation in Redding, given
the town's environmental limitations and lack of infrastructure, is that densities are
difficult to meet. This the key reason why Redding has failed to provide certifiable
housing units based upon the process set forth in Sec. 8-30g. It is recognized in
Redding that alternative techniques of subsidy must be found, before substantial
numbers of affordable dwellings will be found in the town. Among the techniques
under study that do not rely solely upon increased density are the following:

a) Seek Changes to Sec. 8-30g Provisions for Accessory Apartments: In the 1998
Town Plan, the Town of Redding recognized that affordable accessory
apartments might be a promising avenue for realistically achieving Affordable
Housing, since the town already has a large inventory of accessory apartments,
with rents that in many cases already meet the standards set by the Affordable
Housing Land Use Appeals Act. Redding currently has 70 “in home” or attached
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apartments, and over 90 detached accessory apartments in its single-family
zones. The town identified the state-required deed restriction as a key reason
why homeowners had not availed themselves of this concept.

Redding has actively worked with other small towns as well as with the
Housatonic Valley Council of Elected Officials (HVCEO) to propose legislative
changes that would permit non-deed-restricted accessory apartments to be
certified as Affordable Housing units. This would require the creation of an
alternative means of administering limits relating to rent levels, tenant income
levels, ete. Such a modification would achieve a solution more feasible to the
particular environment of Redding and other towns like it, and could lead to the
certification of and regulation of a significantly enlarged pool of Affordable
Accessory Apartments.

Although this proposal has not been successful, Redding intends to continue
pursuing innovations along these lines. It is clear, though, that other solutions
relevant to the town of Redding must be sought, and active collaboration will
continue to be necessary with HVCEO, state legislative representatives, and the
other small towns and watershed towns throughout the state.

b) Seek changes to Sec. 8-30g related to Public Water Supply Watershed Lands: The
Town of Redding has supported past legislative efforts, and should support
future efforts, to exclude public water supply watershed lands from land use
appeals under Sec. 8-30g. Since public water supply watershed lands represent
a key resource for the overall development of the state, and since high-density
residential development has been shown to be incompatible with the fragile
character of the watershed, this initiative would resolve a key conflict between
Sec. 8-30g and current "best practices" as commonly recognized for Smart
Growth/Responsible Growth. Further, to enact such an exclusion would bring
the 20-year-old language of Sec. 8-30g into coordination with the State of
Connecticut's more-recent Affordable housing initiative, the Connecticut Housing
Program for Economic Growth (the more recent program specifically excludes a
wide variety of fragile and rural lands as being incompatible with best practices
for Smart Growth).

The proposal to exclude public water supply watershed areas from appeals under
Sec. 8-30g is an active and on-going initiative in Connecticut's legislature,
although it has not been successful up to now. This initiative, however, is
parallel to a successful initiative to exclude certain types of industrially-zoned
lands from Sec. 8-30g appeals. It is a reasonable expectation that, with vigorous
efforts by affected towns such as Redding, the state's legislators eventually will
see the future-oriented wisdom of more fully protecting the shared water
resources upon which the economic viability of the state will increasingly depend.

¢) Changes to Local Regulations for Accessory Apartments: The Town's regulations
related to Accessory apartments predate the Affordable Accessory Apartment
provisions of Sec 8-30g, and so there is no coordination among the provisions of
these two sources of regulation. It would be a significant benefit if the Town's
Zoning Regulations could be fully coordinated with state Affordable Accessory
Apartment standards.
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Along with this, it would be possible to provide a model of the Town's proposals
for changes to Sec. 8-30g by creating a renewable, locally administered
“affordability covenant” by which to assure that affordable accessory apartments
will achieve stated goals including rent levels and tenant income levels
consistent with State Affordable Housing statutes, along with owner occupancy
of the primary residence. To provide further incentive for owners to create and
maintain such apartments, the Town’s assessment policy could be modified to
value accessory apartments governed by “affordability covenants” at lower rates,
in recognition of their contribution to Town housing needs.

d) Aging in Place: Nationwide polls confirm that aging in one’s own home is the
preferred choice of the elderly population. As a group, these households in
Redding pay considerably more in taxes than they consume in services. Tax
relief, assisting the non-affluent elderly to remain in their homes, represents
substantial savings when compared to the development cost associated with
proposals for publicly owned senior housing. At the same time the town benefits
from the skills and enthusiasm of retired residents who offer their wisdom and
energy to the town's governance and its charitable institutions at the highest
rate of any age group.

And yet, in a high-housing-cost environment such as Redding, older people on
fixed incomes face particular difficulty staying in their homes. Even if they own
their homes outright, the cost of real estate taxes can be a key impediment in a
time of rapidly-escalating land values.

The Town can have a significant impact on this problem. Redding has long
maintained a Senior Citizen tax credit, by which real estate taxed are reduced
for older homeowners irrespective of need. This credit should be sustained, and
its value should be reviewed on a regular basis to assure that its relevance is
sustained as housing costs escalate. It is recommended that this credit be
matched by a rent assistance grant for older residents who rent their homes.

Consideration also should be given to home-sharing for the non-affluent elderly.
Under this concept, existing elderly residents would be permitted to share their
homes with one or two elderly in-home tenants.

In addition, a proposal is recommended for review by the Town as a whole, to
provide deeper assistance based upon need. Under this proposal, older residents
with demonstrated need would be entitled to obtain relief from all property tax
payments, with the Town assuming equity in their home in an amount equal to
the amount of relief. Residents who avail themselves of such a program would be
permitted to remain in their homes until the ends of their lives, with the Town
recouping its equity in a required sale (or buyout by heirs) after the death of the
resident owner.

e) Direct Purchases of Existing Dwellings by the Town: Another program worthy of
further study - especially for family and workforce housing - is the direct
purchase by the Town of existing dwelling units, and rental or (preferably) resale
to families or individuals qualifying for Affordable Housing. It would be possible
under a program such as this to create certifiable Affordable Housing units
under Sec 8-30g without having to enter into the difficult process of finding sites
for new construction of high-density development projects. Deed restrictions on
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income levels of the residents, and of rental and/or resale values, should meet the
standards set in Sec. 8-30g.

It should be noted that a purchase/resale or purchase/rental program to meet
affordable housing needs would be a locally-funded housing subsidy, requiring
substantial funding from the town. However this funding may be less than will
be required to provide town services to larger Affordable Housing developments,
which can be imposed by the actions of developers independent of the town's
planning priorities.

End-users for this housing could include rental tenants, or preferably would be
purchasers under the CHFA mortgage program. Dwellings incorporated into the
program could include blocks of apartments in existing developments, or
scattered single-family houses. This program could be of particular value if
mortgage foreclosures due to current economic conditions bring hardship to
Redding's households.

Another important use for this program would be the preservation of existing
smaller homes, which may become "teardown" sites if not preserved through
appropriate subsidy.

f) Affordable Lots in Subdivisions: In larger subdivisions, (encompassing more
than ten lots), a program of special Affordable Housing Lots could be set aside.
This program could be treated as an alternative to the town's existing open space
set-aside program by which the impact of development is offset by providing a
public benefit component in the subdivision. Houses built on these Affordable
Lots would be required to meet the requirements to be certified as Affordable
Housing Units under Sec. 8-30g, including income levels, resale price
restrictions, and a deed restriction in perpetuity for the Affordable Housing
provisions to remain in effect. A suggested program could provide for 10% of lots
to be designated for Affordable housing, just as the norm for open space set-
aside’s calls for a dedication of 10% of the land area.

g) Real Estate Conveyance Tax: The State of Connecticut's real estate conveyance
tax brings a stream of unrestricted income to the Town of Redding, largely
related to residential transactions. Each of the other housing initiatives noted in
the Town Plan will require at least some degree of funding, and so it could be
seen as a fitting dedication of the Conveyance Tax income, or a portion of it, to
use it as the core of a fund for use in meeting the Town's need for housing
diversity and affordability.

h) Zoning Policies: Demographically speaking, Redding residents are increasingly
trending older; as a result, the desire to downsize their dwellings has become
more important. It may be that a reexamination of zoning policy is warranted in
terms of house size, cohabitation rules and creation of multifamily living options,
such as by the dividing of existing houses in two. All such changes would have to
carefully thought through so as not to create unforeseen results that would
negatively affect existing property values
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Recommendations

1) Enhanced Residential Fire Safety- Study potential changes to the life-safety
provisions of Redding's land use regulations, including the following:

a) Amend the Subdivision Regulations, and suggest coordinated changes to the
Zoning Regulations, to increase the availability of water storage for fire-fighting
in proximity to all newly-constructed houses.

b) Work with the Zoning Commission to study Regulation changes requiring that
newly-constructed dwelling units having higher risk of loss from fire (i.e. large
houses, isolated sites, long driveways, high-density zones, etc.) be protected by
automatic fire suppression (i.e. sprinkler) systems.

2) Provide Town-Initiated Affordable Housing using our Incentive Housing Zones-
Create a Town-administered program, adequately funded for operational overhead,
by which to initiate and execute non-profit Affordable Housing Developments on
Town-owned land. This program should include the following:

a) Initial planning studies have lead to adoption of two Incentive Housing Zones
under the Connecticut Housing Program for Economic Growth. The IHZ’s
development should be planned and their differing characteristics should govern
their initial stages of development:

1. Land acquisition by the Town of the State-owned site on Ethan Allen Hwy.
1. Formation of a property owners’ working group to coordinate with the Town
on the planning process for a coherent end result.

b) The Town should seek grant funding to the maximum extent applicable from the
Connecticut Housing program for Economic Growth as well as from other
relevant sources.

c¢) IHZ's should be configured to apply to Town-owned properties or to properties
having potential for town purchase, using non-profit forms of development, and
with100% of dwellings created under the IHZ being deed-restricted in perpetuity
as Affordable Housing Units.

d) The town of Redding should include in its capital-expense planning an ongoing
program of seeking, evaluating, and purchasing sites for the creation of non-
profit IHZ affordable housing.

3) Work to modify Affordable Housing Statutes- Encourage legislative changes in the
State of Connecticut's statutes related to Affordable Housing, in order to recognize
the special needs of small towns and watershed environments such as Redding. The
following currently active proposals are noted to be of particular importance:

a) Support proposals that recognize existing accessory apartment units as
certifiable Affordable Housing Units under Sec. 8-30g. A key goal is to achieve
less-onerous deed restriction requirements, such that existing accessory
apartments can be certified on a calendar-term basis rather than through deed
restriction, and a more-realistic incentive will exist for the creation of additional
certifiable units.

b) Support legislative proposals to enhance the Connecticut Housing Program for
Economic Growth by restoring the provisions that were a part of the originally-
proposed statute but were not included in the version that was finally enacted.
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4)

5)

6)

7)

These included a 15-year reimbursement to towns for additional school costs
resulting from implementation of an IHZ plan, and a project-based 30-year
rental assistance plan for IHZ projects that price 25% of their housing units to be
affordable by residents earning 50% of the Area Median Income or less.

¢) Continue to support legislative proposals to exclude lands within public water
supply watershed areas from land use appeals under Sec. 8-30g.

Survey Existing Lower-Cost Housing Units- Conduct periodic surveys to obtain the
accurate number of dwelling units, for rent or sale in Redding, that meet the cost-of-
housing standards of the State of Connecticut's Affordable Housing programs.

Housing Support Programs- Conduct a study to determine how many people are in
need of various forms of assistance and methods which have been used elsewhere to
provide economic support of housing for elderly individuals.

Examine alternative or new zoning regulations to facilitate the desire of Redding
residents to remain in town and downsize without creating a mechanism that would
in any way negatively affect the character of Redding or property values of extant
dwellings.

Pursue Local Initiatives for Housing Diversity and Affordability- Fully develop a
program of local initiatives for Housing Diversity and Affordability as outlined
herein. These initiatives are noted briefly as follows:

a) Property tax relief for Aging in Place, including sustaining the existing Senior
Citizen Tax Credit, extending this credit to apply to renters, permitting home-
sharing by the non-affluent elderly, and potential reverse-equity mortgages for
low-income seniors.

b) Direct purchase and resale and/or rental of existing dwelling units, with local
subsidy to establish these dwellings as Affordable Housing Units under state
definitions.

¢) Designation of 10% of the lots in subdivisions of 10 units or more as "Affordable
Housing" lots with the resulting houses to meet state definitions for certification
under Sec. 8-30g.

d) To provide a more fully-developed model for suggested changes to Sec. 8-30g,
coordinate the Town's zoning provisions for Accessory Apartments with state
definitions for Affordable Accessory Apartments. Along with this, provide for a
renewable "Affordability Covenant" as an alternative model for sustaining the
dwelling unit as an affordable unit.

e) To provide further incentive for owners to create and maintain such apartments,
the Town’s assessment policy could be modified to value accessory apartments
governed by “affordability covenants” at lower rates, in recognition of their
contribution to Town housing needs.

f) Apply local revenues from the state Real Estate Conveyance Tax to create a fund
for achieving the housing diversity and affordability initiatives outlined herein.
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CHAPTER 10
GEORGETOWN AND THE GILBERT & BENNETT SITE

Brief Overview of This Chapter’s Structure

This chapter has been written in the face of uncertainty over the eventual outcome
of legal disputes over control of the former Gilbert & Bennett factory site which has been
mired in controversy since the recession induced bankruptcy of the town’s chosen developer.
Since this process is incomplete at this time, the Redding Planning Commission has
determined that the best way to describe a plan for the coming decade is to structure this
chapter as follows:

Provide an account of the past history of Georgetown

Describe more recent history with the attempt to develop the site

Briefly describe the legal issues currently stalling renewed site development

Discuss the overall guiding principles for future site planning and development of the
Gilbert & Bennett site and Georgetown as a whole

The Challenge

No subject is of greater importance to Redding’s future than how it approaches the
development of Georgetown, and particularly the 58-acre Gilbert & Bennett site. There is
potential for commercial growth as well as for a variety of attractive housing and other
kinds of amenities. The opportunity exists to create a noteworthy destination for
commerce, entertainment, work and living that would bolster Redding’s reputation as being
in the vanguard of setting a high standard for quality of life in the region. The presence of a
vibrant, thriving Georgetown has the potential to make Redding attractive to young
families, reversing the trend in town to an older demographic and reducing housing prices.
With transportation bottlenecks starting to throttle growth, the presence of a rail station on
site can further facilitate this attractiveness.

No other area of Redding offers the potential for development of important net tax
revenues of the kind enjoyed by most of the towns in Fairfield County. Currently, the town
attempts to provide a full range of services and educational opportunities on a tax base
largely limited to single-family housing. This has become increasingly difficult to sustain.

Early History

Georgetown grew into existence due largely to the presence of the Gilbert & Bennett
wire mills. What first started as a home-based business to make sieves from horse hair
cast off by tanneries, became more and more sophisticated, first replacing the horsehair
with more durable steel wire, then manufacturing the wire itself, drawing it through
diamond dies and creating the first production of window screens by 1837. The company
prospered and grew so that, by the mid-19th Century, there were half a dozen mill
buildings and a village of more than twenty buildings. Proximity to a rail line, then as now,
was essential to the company and to the growing village. The factory pond on the Norwalk
river which runs through the center of the site was harnessed with the addition of a
sophisticated water turbine power system. They began to coat wire with zinc to prevent
corrosion and ran extensive machinery to both weave the wire and efficiently produce other
products such as chicken wire.

The company flourished well into the 20t century until global competition and
pricing issues ended its magnificent run. In the mid-1980’s, the company closed its doors.
This left behind a large number of potentially re-purposable buildings, but also the residues
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of their manufacturing operations in the soil, including a number of heavy metal
contaminants. As a result, plans to redevelop the site had as a precondition the clean-up of
the industrial contamination.

The Move to Develop

The Town recognized the great potential importance of the 58 acre Gilbert &
Bennett brownfield site and its location in central Georgetown for many years. Flanked by
a rail line, State Routes 7, 57 and 107, it was conveniently located at the southwestern
gateway to Redding and was an ideal location for carefully planned collaborative
redevelopment.

By the time of the 1998 Town Plan revision, Georgetown was a key continuing focus
- and an ongoing worry - for the Planning Commission and the town at large. Reflecting
recommendations in the 1998 Town Plan, a multidisciplinary effort was begun involving all
of the Town's relevant agencies, which contributed personnel to the ad-hoc Georgetown
Master Plan Committee (GMPC). The stated objective was to overcome the loss of more
than 10 years in which planned redevelopment of the site had not occurred despite the
Town's rezoning for mixed-use development, based on a master plan that had been
proposed by the developer.

That master plan had been approved in 1989, yet the site had remained largely
unoccupied with no new development activity. Concern also grew that the existing
buildings could require demolition if they deteriorated much longer. In 1994, the owner had
put the site up for auction, but no qualifying bid was obtained. By the time of the formation
of the GMPC, the Town held a tax lien approaching $1,000,000 in value, and so the Town's
Iintent was to use the leverage derived from the lien to facilitate appropriate redevelopment.

The main impediment to a successful redevelopment effort had been identified as
uncertainty as to the development potential of the site. This reflected concerns about
unknown environmental costs, unknown potential for the expansion of sewer and water
resources, demand for space in the redeveloped site, etc. Assurance of the town's assistance
was seen as a means of at least mitigating the impact of these uncertainties.

The Georgetown Master Plan Committee considered a wide variety of options
ranging from simple vending of the lien to direct public ownership of the site. In the end it
was decided that the best course of action would be to find a private developer capable of
delivering a finished product, who would also be willing to work within the boundaries of
the Town's stated interests. Among those interests was the use of Andres Duany, of Duany
Plater Zyberk, the world's leading "New Urbanist" planning firm, to develop a new Master
Plan from a public-participation Charrette process (the Charrette process involves
developing the Master Plan in a short-term period of intensive on-site work with a multi-
disciplinary professional team and continuous public meetings).

The winning developer, Steven Soler, an experienced brownfields expert, met the
town's requirements and since the time of the Charrette further developed the Master Plan
in a continuous teamwork process with Town officials. The result was a project that
brought multiple awards to both the Town and the developer, including a United States
Environmental Protection Agency national Smart Growth award in 2005.

The project, after lengthy rounds of review and approval on local, state, and federal
levels, was designed to form a true town center for Georgetown - a walkable, transit-
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oriented neighborhood that would include the best of the historic existing factory buildings
as well as substantial new construction. The Master Plan’s mix of planned uses included:

¢ Single-family and multi-family residential,

e Office and retail space

e Space for small-scale craftsmen and artisans,
e Space for the arts and for recreational uses

e Public access for protected open space along the Norwalk River and the Gilbert
and Bennett Pond.

e A newly-re-established Georgetown station on the Metro-North railroad

Across the unfortunate traffic gulf created by the state's 1954 imposition of Route
107, the Georgetown Land Development Company's project looked out toward Main Street
and Old Mill Road. These streets, comprising only a few blocks, constitute the historical
commercial center of the village of Georgetown. Improvements to the intersections along
this section of route 107 have been made to increase safety for traffic and pedestrians that
will both grow with the eventual build-out of the site.

Unfortunately, the Great Recession from roughly 2007 to 2009 brought these plans
to a halt, and GLDC declared bankruptcy before the environmental remediation was fully
completed. This has left the site and its future stalled as various parties, including the
Town and investors wrestle for control and attempt to untangle the issues of control of the
site, debt and financial losses. It is in the Town’s interest to restart the process of
development in some form, but these plans have been on hold pending resolution.

Since the Town’s tax income, service burdens and creation of new amenities for our
residents will be significantly shaped by the outcome of these proceedings, great care will
need to be used in finding a resolution that configures the site in a manner that will not
limit long-term benefits, nor burden the Town with an unsuitable or unsustainable balance
of site components. Since the Master Plane was drafted in 2005, the residential market
needs have changed, the State requirement for the Town to have ten percent of its housing
qualify as affordable has been set and other economic and demographic factors have
evolved, so a fresh look at the relative mix of uses in the Master Plan is warranted.

The successful completion within the past decade of the Meadow Ridge life care
facility is a model for possible future development. Cooperation among the Town
government, the public and the developer resulted in a handsome complex of,more than 300
units available for independent living. This has brought to the Georgetown area an active
group of senior citizens who patronize all the local business and restaurant establishments
in the area. This welcome infusion of seniors has been a significant benefit to the local
economy. Meadow Ridge in addition has a special assisted living facility and Ridge Crest, a
five-star rehabilitation unit that serves not only Meadow Ridge residents but people in the
area. The development provides employment for a sizable number of local residents. It
should be noted that Meadow Ridge is the second-largest taxpayer in Redding. It provides
a welcome infusion of tax dollars for the general support of the Town while making only a
limited claim on the Town’s services.
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Collaboration with the Georgetown Community

At the time when the Georgetown Master Plan Committee was setting a plan in
place for the former Gilbert & Bennett factory site, the Committee also began
implementation of longstanding planning goals for preserving the physical form and
increasing the business potential of the existing commercial center of Main Street and Old
Mill Road. Other interest groups also coalesced around the need for improvements on Main
Street and Old Mill Road. Of particular importance was the Georgetown Village
Restoration (GVR) group, encompassing both merchants and residents, which became a key
stakeholder representative. The Norwalk River Watershed Association (NWRA) also
became instrumental in the planning of improvements. Over the course of a time period
now approaching a decade and a half, the town, the GVR group, NWRA, and several
consultants have sought the right solution for this area. The planning of improvements for
Main Street/Old Mill Road has been slow and complicated but as of this writing, a number
of improvements and realignments to the streetscape of Main Street have been made. As a
result, the street is a more visually coherent whole, but visibility for businesses there and
limited parking are remaining issues. When a successful project finally is finished, it will
have benefitted from both a long-term Town commitment and indefatigable grassroots
efforts.

Planning Considerations

As far back as the early 1980s the Planning Commission had realized that the
impending closure of the Gilbert and Bennett Manufacturing Company and the aging
central business district along Main Street and nearby Old Mill Road would require serious
planning attention. The 1984 Town Plan stated, in respect to Georgetown development:
“Town planning and action programs should be carried out to create needed parking, traffic
circulation and other improvements in collaboration with Georgetown business people.” As
a result the Commission and its consultants prepared the Georgetown Supplement to the
Town Plan, embracing a study area of 1.080 acres predominantly in Redding, but including
peripheral areas in Ridgefield, Weston and Wilton, adopted in 1989.

Based on studies of land use, natural resource limitations, water supply, sewage
disposal, traffic circulation, etc. a major focus of the plan (along with the Gilbert & Bennett
site) was revitalization of the Main Street/Old Mill Road commercial district. Detailed
studies of the district were carried out by the Commission throughout the 1990s and early
2000s, analyzing parking deficiencies, site limitations and growth potential. A streetscape
enhancement analysis and plan was prepared, and grants were obtained by the Town to
carry out work within the street right-of-way such as sidewalks, lighting, plantings, and
street trees. In 1999 the Commission amended the Town Plan to define its program for the
Main Street / Old Mill Road business center as follows:

e Establish building lines to allocate appropriate areas for buildings, streets, parking,
open space and other uses.

¢ Encourage a village center which incorporates residential uses.

e Provide for infrastructure improvements, including streetscape enhancement, parking,
pedestrian walks, lighting and planting.

e  Work with local property owners for private investment and to encourage harmonious
design.
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Having implemented many of these improvements, the 2008 goals remain fully
valid. To these, some new and more-specific concepts have been added:

e Provide active pedestrian linkages between the Main Street/Old Mill Road commercial
area and the mixed use development being planned on the Gilbert and Bennett factory
site. These linkages should encourage pedestrian traffic in a safe and controlled
manner across Route 107, as well as a pedestrian linkage directly to the large parking
area planned for the southern end of the G&B site.

¢ Continue to provide on-street parking, supplemented by surface parking lots and
limited, shared, complementary use of the parking garage anticipated for construction
on the G&B site. As a generally-applicable concept, property owners should be relieved
of the requirement for providing off-street parking and instead this should be provided
by the Town for shared use by the businesses of the district.

e Provide for traffic calming, and coordinate traffic planning with the traffic planning for
the G&B site.

A program of incentives for business center property owners has been enacted by the
Zoning Commission on the recommendation of the Planning Commission. Under this
program, a Main Street or Old Mill Road property owner who donates land along the street
frontage, up to the Building Line adopted by the Planning Commission, receives a
substantial benefit in additional floor space allowed and is relieved of on-site parking
requirements. The first phase of added building lines went into effect as a Pilot Program in
2007, along the west side of Main Street. Since then realignment of sidewalks and
beautification measures have been undertaken.

This 2018 revision of the Town Plan of Conservation and Development envisions a
healthy and attractive future for central Georgetown. New planning initiatives for this
part of town are not be appropriate at this time, however, while G&B site is in litigation
between the Town and the creditors of GLDC. As this project begins to reformulate itself
upon solution of the litigation, new planning for the site should go forward at the earliest
time, reflecting new patterns of need, activity, market forces, and other emphases and
constraints will emerge. A thorough review of the Town's 20-year effort to bring
Georgetown into a new 21st-century life will be valuable both in learning from the past and
guiding a crucial long-term vision for what Georgetown can, and more importantly, should
become. Thus, there is a possibility that a new Georgetown supplement to the Town Plan of
Conservation and Development will be issued before the next general-revision date for this
document.

Current Status

The unfortunate bankruptcy of the developer has left a legal snarl which is still in
litigation. At this time, ongoing legal disputes and negotiations between the Town and the
developer’s creditors have been moving slowly through the courts with some findings and
appeals. The issues center around both control of the site and determination of the status of
the investments by the creditors. At this time, the Town has foreclosed on the property due
to the owner, the Georgetown Special Taxing District, owing the town substantial back
taxes. The situation is still unresolved at this writing, so the best the Redding Planning
Commission can do in creating forward-looking guidance for the site is to acknowledge the
uncertainties inherent to the situation, and then discuss broadly-based issues, concerns and
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principles that should govern proper future planning following a resolution. The planning,
use allocations and infrastructure features of the site will have significant effects on the
rest of Georgetown since the attraction of predictable and reliable patrons, employees and
residents are the key factors in developing a vibrant and sustainable future for the
Georgetown area as a whole.

The Needs

The town needs to create a noteworthy destination for commerce, entertainment,
work and living that enhances and continues Redding’s reputation as being in the vanguard
on improving quality of life in the region. Over past decades Redding resisted denser
suburbanization in favor of open space, and we are stewards of significant acreage of
important watershed lands. This has created a preservation-minded community where open
space and a historic, quasi-rural character has been carefully maintained. This quality of
life attribute is an attractant to new residents and has been enshrined in the Town’s
planning ethos and by extension, in our land-use regulations. In planning the eventual
development of Georgetown, we can take the next step in demonstrating what a forward-
thinking community we are, while building a revenue-positive base for Redding’s future
needs. Redding has never had a downtown, a walkable village center, or a significant
commercial base. By designing a transit-oriented hub in Georgetown the possibility exists
for this aspect of Redding to finally be brought into being. It would satisfy a number of
social, commercial and revenue needs, while creating an attractive and noteworthy gateway
to our community.

Goals for Georgetown

These concepts are all admirable in their raw form, but the devil is in the details.
Many studies have confirmed that lurking within apparent tax revenue benefits from
development, lie many small offsetting costs and service burdens, ranging from school costs,
new police & fire staffing, facilities and equipment, to new ongoing maintenance expenses.
These costs prove to be a substantial burden when their collective impact is properly
calculated, commonly offsetting anticipated revenue gains. Thus, potential new sources of
tax revenue cannot be studied in isolation from the very real long-term expense burdens
arising from them. One goal of development of the site should therefore be assurance that
the mix of uses in the site is of net financial benefit to Redding, even under the most
pessimistic projections.

A second goal for the site, and for Georgetown as a whole, is to create a vibrant and
sustainable mixed-use, transit-oriented locale with a distinct identity, one which will
engender high regard from those who review its attributes in the media, those who are
passing through as well as existing and prospective homeowners, tenants and commercial
entities. It is this subjective response that can ultimately create the excitement and pride of
place that will enhance the overall reputation of Redding and raise all of our property
values by attracting new families and activity to our town through a burnished reputation.

Another goal is to find an appropriate match between the new amenities contained
in a renewed Georgetown and the needs of both Redding’s and other area residents to
enhance ongoing utilization and thus vibrancy for the community. Only by providing a
realistic and desirable set of new attractants and opportunities for our residents can we
expect people’s habits to change in embracing a new destination and travelling to it, located
as it 1s, at a corner of our town.
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Preservation of the historic mill buildings to the extent possible should be another
goal. There is a lot of history in Georgetown, and keeping some of the more identifiable,
picturesque and architecturally significant structures intact should be the underpinning of
future planning of the site. Creation of a Village District zoning overlay as defined by State
enabling legislation could assist in the preservation efforts.

Some consideration to the use of portions of the site as parkland is relevant to
consider as well, and public or municipal uses for the site should be studied as solutions to
the ultimate disposition of the vacant acreage.

Finally, the obvious presence of the Norwalk River and the Factory Pond and
waterfall are features of Georgetown that can significantly enhance any plan for the site,
and should be made as visible and publicly accessible as possible. Also, a long-discussed
footbridge over the river from the area south of Route 107 and west of the Norwalk River,
(that has been envisioned for a parking lot,) would alleviate parking limitations for
businesses along Main Street and Old Mill Road. This parking area would also serve a new
ConnDOT-approved rail station to serve Georgetown. Once build-out has occurred, a station
at this location would not only have the ridership to be fully justifiable but would alleviate
crowding at the nearby Branchville station. The ability to commute to and from the new
station would have tremendous benefit to both employees working at the site, and residents
of the site itself and greater Georgetown. As Route 7 is reaching and exceeding rush hour
capacity, fostering rail commutation is increasingly desirable and an attractant to new
residents and business development in Georgetown.

Some scenarios for the build-out of the former Gilbert & Bennett site envision
various forms of soil remediation to remove the remaining hazardous waste contamination
from portions of the site. These measures can take many forms including conventional soil
removal, capping and bio-remediation. There is no need to utilize only one approach, since
the site is varied in contamination, anticipated use and eventual build-out timeframes.
Some consideration to use of portions of the site as parkland is relevant to consider as well,
and public or municipal uses for the site should also be considered.

Strategically, the Town must get proper control over the site, in order to prevent outside
parties from driving forward an unsuitable development of the G&B site with the only
criterion to be profit maximization. That approach could benefit those forces, yet leave the
town with significant, enduring cost burdens, and without any of the attributes we need for
Redding. A balance must be struck between appropriate commercial development to expand
both our revenue base and local employment opportunities, while adding housing
configured and in quantities to be suited to the market and affordability needs without
overburdening the school system infrastructure and adding other service costs.

The Future

At this writing, interest rates are near historic lows and funding for a renewed development
project is the least costly. The ongoing litigation is the only barrier to revisiting the
development of G&B within the context of a revitalized Georgetown. We hope that Redding
can free the site from these entanglements expeditiously.
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Recommendations

1. Develop information on trends that will inform long-term planning once the litigation
1s complete, including real-estate, demographics, areas of interest for needed
amenities from both existing town residents and populations representing future
residents.

2. Examine the best location for the planned rail station. The currently planned location
south of Route 107 is favorable in terms of parking that could also serve the Main
Street/Old Mill Rd. area, and such parking may be the only use for this portion of the
site due to high level of capped in-ground contaminants. However, regional
transportation needs may be better served with better ingress/egress at a more
northerly location on the site. These options and their implications for land use, traffic
and pedestrian flow should be examined as part of any revised development plan.

3. New FEMA flood plain data have been developed for the are that extend further on
site than previously. Consider the implications to the land use and building code
requirements in drafting any new plan for redevelopment to minimize risk and
potential losses in the event of flooding.

4. Examine different models for commercial use of the site, eg. medical offices, new
business incubation, arts and entertainment, green businesses, studios for artists and
recording etc., flexible loft space...

5. Look at how other towns and cities across the state have redeveloped mill properties
successfully. There are over 1400 such properties in Connecticut alone. Find the
names of developers who have successfully produced the sort of result that we want.

6. Consider a enacting a State-enabled Village District overlay status for all or a portion
of the Georgetown area to shape future development.

7. Contact the Connecticut Trust for Historic Preservation about successful approaches
elsewhere.

8. Consider how the Norwalk River Valley trail could interact with the site, both as an
amenity that would give access to this trail as it evolves, and to create a greenway
that could span the area.
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