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Where We’ve Been

• Broad Based Involvement

• Document the Economic Condition of Norwich
• Commit to Positive Steps to Cure It

• Results Based Accountability Methodology
• Data Intense Decision Making Process

• Time and Commitment
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Data We Used
• Norwich Demographics and Census Data
• Prior Plans and Outcomes
• S-W-O-T Analyses
• Organizational Capacity/Roles and Responsibilities
• Norwich Assets: Inventories- Downtown, Business Park, Etc.
• Perspectives: Investors, Business Owners, Developers, 

Educators, DECD, CERC, SeCTer & CTC
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What We Learned
S-W-O-T Analysis

• Norwich’s Strengths and Opportunities
– Downtown and Waterfront As Attractions
– Mixed Building Stock Vintages (1700 – 2000)
– Numerous Reuse Opportunities
– Proximity to Highways
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What We Learned
S-W-O-T Analysis

• Norwich’s Weaknesses and Threats
– Urban Taxes & Fees
– Cost of Starting Business
– Lack of Financial Resources from Incentives/Policies
– Uncoordinated Economic Development Planning
– Competing Communities/Developments
– Lack of Inventory of Suitable C&I Space
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What We’ve Accomplished

• Draft Economic Development Plan
• 20 Implementable Strategies – Short and Long Term
• Metrics to Measure Success
• WWW.NORWICHRESULTS.COM/WORDPRESS
• WWW.ASKNCDC.COM
• Established Priorities
• Work Group Assignments
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What We Learned
• Put Definition to Our Problems

• Established Understanding of Past Failures

• It Took a Long Time to Get into This Condition

• It Will Take a Longer Time andLots of Work to Get Out
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Under-Performing Assets
Downtown

Downtown

There is a
Public cost for Private Failures
Private cost for Public Failures



Building On The Strengths
Downtown Focus

• Strategic Improvement Effort
– Highly Visible Community’s “Living Room”
– Important to Community Buy-in
– Hard and Long Work to Do
– Getting Started in The “Down Market” is Key
– Leveraging Private Investment Required

Downtown



Problem - Solution
• Problem-

– Downtown Lacks Vibrancy
– Not a Destination Community
– High Vacancy Rate in Upper Floors

• Solution-
– Incentivize Private Sector Investment
– Attract Appropriate Businesses
– Create Vital Marketplace in Downtown Norwich

Downtown





A Few Downtown Facts

Unique Locations >350

Total Usable Area 1,290,000 (ft2)

Appraised Value Buildings $77,241,000
Appraised Value Land $9,034,000

Total Appraised Value $86,275,000

Downtown



60% Of Usable 
Space Downtown 
Is Above The First 
Floor.

Estimates indicate 
that +/-250,000 
square feet of this 
space is vacant

523,359 , 40%

421,492 , 33%

232,286 , 18%

91,390 , 7%
30,330 , 2%

1,289,857 Ft2 Downtown - Distribution By Floor

1st FL 2nd FL 3rd FL 4th FL 5th FL

Opportunities For Reuse
Downtown



Historic and Stately 
Buildings

1 Built in 2000s
48 Built in 1900s
59 Built in 1800s
4 Built in 1700s

Historic Architecture Means Old Buildings
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Downtown



Strategy - Fill Downtown Spaces*

• Fill Vacant Move-In-Ready Spaces
– Fill Empty Store Fronts 
– Address Inappropriate Use of Space
– Fill Select Upper Floor Office/Residential

• Populate Vacant Underutilized Space
– Address Fire Life Safety and ADA Code Compliance
– Create Economic Viability

* With People, Businesses and Employees

Downtown



Can We Turn “The Curve”
On Vacant Spaces?

Vacant Space Means Real-
• Lost Opportunities

• Low Community Economic Performance
• Hidden but Direct Costs to Taxpayers

• “Death Spiral” Syndrome

Downtown



Program Area Map
Downtown



Under-Performing Downtown Assets
Community Cost in-Taxes

Downtown

Usable Feet 2 Average 

Appraised/Ft 2

Difference in 
Value Compared 

to Downtown 
Average

Currently Lost to 
Grand List

Lost Annual 
Revenue @ 

.02802

Lost Annual 
Revenue 

Square Ft  @ 
.02802

Downtown Spaces 
86,275,000$       1,289,860      $          66.89 

Example: 77 - 91 Main Street
1,306,000$         38,400           $          34.01 32.88$               1,262,465$          ($24,762) ($0.64)

Vacant Downtown Space
250,000        32.88$               8,219,172$          ($161,211) ($0.64)

Appraised Value       
Land & Buildings



Community Cost-
Under-Performing Downtown Assets

• Additional Lost Values-
– Sales Taxes

– Corporate Income Taxes
– Employment Taxes

– Visitor Spending
– Retained Earnings

Downtown
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The Programs



ProgramDowntown Approach

• Invest to Prepare for New Business
– Improve Economic Performance (Codes)

• Attract Jobs and People Downtown
– Incent Business to Downtown (5 Year Loan)

• Create A Market
– Incent the Market to Action (5 Year Rebate)

Programs



Incentivize Downtown Action *
Code Assistance Program  $1,840,000 (* increased 8-2-10)
• Target 75,000 ft 2 of Upper Floors for Fire-Life-Safety and ADA Upgrades
• Co-investment 50/50 Public/Private as Forgivable Loan

Revolving Loan Fund $1,040,000
• Available to Preferred Businesses in Targeted Areas

• Used for Business Support

Commercial Rent Assistance $500,000
• Close The Downtown Rental Gap
• Incentivizes the Market to Action in a 5 Year Period

* Sewer Connection Assistance- eliminated 8-2-10

Downtown



How to Execute the Programs

• Target Markets
• Eligibility
• Criterion
• Outcomes

Programs





Target Markets- All Programs

• Commercial
– Technical, Medical, Legal, Financial, Corporate 

& Professional, Bio-Technical, Bio-
Pharmaceutical, Sustainable, Green & 
Emerging Fields

• Residential
– Youthful, Educated, DINKS, Senior

Programs



Criterion- Commercial Offices

• For Profit Business Use
• Number of Jobs
• Mix of Job Values / Types
• Job Mixed Use Ratio of Proposed Building Uses
• Qualitative Judgment-

– Compatibility with Downtown Objectives
– Impact on Downtown
– Impact on Locale
– Maximization of Municipal Infrastructure 

(Fiber/Utilities/Etc.)

Programs



Criterion- Residential

• Up-Scale Market Rental Rates
• Sale Prices
• Density of Units
• Qualitative Judgment-

– Compatibility with Downtown Objectives
– Impact on Downtown
– Impact on Locale
– Maximization of Municipal Infrastructure 

(Fiber/Utilities/Etc.)

Programs



Eligibility- Code Improvements

• Existing Spaces Only
• Above Street Level F-L-S & ADA Required Work 

Only
• Starts with Building Permits After Program Start 

Date
• Ends with Certificate of Occupancy
• Engineering & Approvals Required
• No Soft Cost Consideration
• For Profit Entities and 
• Within Project Area Only

Programs



Eligibility- Revolving Loans

• New and Expanding Businesses
• For Profit Entities
• Economic Development not Commercial
• Within Project Area Only
• Viable Business Plan
• 5 Year Call
• Discounted Interest Rate
• 25% Equity Requirement
• Target Leveraged Value 30:1

Programs



Eligibility- Commercial Lease Rebates
• New and Expanding Businesses
• For Profit Entities
• Within Project Area Only
• Valid Lease
• Viable Business Plan
• Tenant Occupied Space
• Up To $5.00 per Square Foot
• 5 Year Term
• Declining Block Basis

Programs



Expectations- All Programs
• Retail at Street Level

• Office on Second Floor
• Residential Above Second Floors

• No New or Expanded Social Service Provider 
Spaces

Programs



Outcomes- All Programs
• Increase in Median House Hold Income

• Grand List Growth
• Increased Number of Businesses

• Increased Commercial Rents
• Increased Homeownership

• Reduced Vacancy Rates

Programs



ResponsibleApproach to Outcomes

• Understand Past Failures
– How Were Programs Managed?

– Performance Metrics Utilized?
– Were Programs Properly Funded?

– Were Mid Course Adjustments Made?

Downtown



ResponsibleApproach to Outcomes

• Properly Manage Programs
– Full Time Professional Support

– Start With Management Metrics In Place
– Monitor Value Received Along the Way

– Make Program Adjustment Recommendations

Downtown



The Bonds

The Bonds



Definitions “Bonds”
• Long term finance of capital projects or programs.

• G.O. bonds backed by the full faith and credit of 
the City of Norwich.

• The City’s is AA- rating by both the Standard & 
Poor’s and Fitch ratings agencies.

• These ratings are considered strong investment-
grade and optimistic.

The Bonds



Bond Design

• Specific $ Amounts to Each Program
• Draw Down From Comptroller As Required
• Not Fungible for Other Uses

– Public Right to Know Use of $

– Ability to Move to Most Effective Use

The Bonds



Bond Impacts

The Bonds

Road Construction/ 
Improvements to 
Industrial Park

Economic 
Development 

Initiatives
Gas Line 

Extensions Total
First Year 3.78$                        1.26$                        -$                         5.04$            
Second Year 7.56$                        7.56$                        -$                         15.12$          
Third Year 7.56$                        20.16$                      -$                         27.72$          
Fourth Year 7.56$                        18.90$                      -$                         26.46$          
Fifth Year 7.56$                        18.90$                      -$                         26.46$          

The current mill rate for fiscal year 2010-11 is 24.04.  The portion attributed 
to debt service is 1.84.



Thank You

Questions?


