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How do we move
forward?

In 2017, Norwalk began to lay the,ground work for the
Wall Street and West Avenue Corfidlor to become an
Innovation District. We wantto Ieverage this momentum
and build an economic development s;crategy aimed

at revitalizing underutilized parcels of land. We look to
encourage business relocation, expanéion, retention and
new development attracting both established compa-
nies and emerging entrepreneurs. Our approach is to

further develop our infrastructure and amenities as well
as provide valuable incentives. The goal is to create an
innovation district that is amenity-rich,'operates 24/7,
has diversified housing opportunities and is a hyper-
connected area via both technology and transportation.

R T R

- time is right 70 leverage
walk's redevelopment




hy does Norwalk:
}‘ﬁeed an innovation
district?

Norwalk has robust anchor institutions, but has struggled
to attract and retain synergistic companies in fields like
healthcare, technology, design and science.

Creating an Innovation District that is incentivized by the
City and State will draw businesses to the district while
providing a cohesive and vibrant community made up of
mixed-income employees and residents alike. Beyond the
businesses, what makes the Innovation District unique is
the people that work within them. The addition of these
businesses to Norwalk will create an env Fonment of pro-
fessionals of multiple income levels that i‘lhte{act on a daily
basis. These interactions will foster a synergistic relation-
ship between people, business and place, create a lively
environment and transform an area into a destination

, with a strong identity and core values.
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Geographic
Boundaries

The Innovation District will have distinct geographic

| boundaries that have been selected to include three main
| aspects: the anchor institutions, ayailable space, and ame-
nities. Of these, the most crucial fﬂeing anchor institutions.

se institutions are well established, are major em-
ployers and have the potential to draw other synergis-

tic businesses to the district. Having these institutions
within the District will not only benefit the cohesiveness
of the District as a whole, but also incentivize the anchor
institutions and new businesses hoping to enter the
District. The institutions also have the potential to create
synergistic relationships with one another within the un- -
derutilized areas in the District boundary entered on the

themes of healthcare, science, design and technology.

S

Waypointe District

!

FactbryﬁUnderground Norwalk Hospital'f
GardeﬁECinemas King Industries
Wall Street Theater Devine Brothers
Avalon Residential Lillian August
Fréese Park - Yale-New Haven.
- \thldren’s Hospital

Union Park
Norwalk Main Library

Stepping Stones Museum
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Anchor Institutions
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Incentives

The Iogle behind tax incentives is to change the n}?k/reward
calculatlons of market participants in order to encourage
them to invest more;in research, product development and
business process improvements. The following incentives
can be used in combination or standalone, depending on
the business and/pr project.




Infrastructure
Investment
Incentive

Real Estate
Development
Incentive

Small
) Business
Iy Incentive

Incentives are eligible to co‘iﬁﬁanies and/or projects that are of
advanced health, science, design and technology, located within
the District. Additionally, new mixed use developments that
dedicate a mmlmum of twenty percent of the gross leasable -
floor area to specnfled District amenities are also eligible. E)

’ . [

A service payment ggreement where the tax increment may be fully applied to
support financing public infrastructure projects within the district for up to 30
years provided the service payments are equal to the taxes that would have been
paid to the City but for the exemption. As a result, the district will be able to sup-
port new business growth and mﬁ)feased population throughout the area which
would have otherwise not been possdole without significant City financing.

The tax increment is exempted up to 50% for not more than 10 years on new
mixed use and not more than 15 years for office development projects that have
street frontage on main arterials within the District, that reserve not less than 10%
of their developable square footage as highly activated public realm, dedicate 5%
of any required workforce housing units to people employed within the district or
commit not less than 10% of their gross floor area to health, science or technology
uses. Eligible projects are valued at not less than $10 million. This is to incentivize
investment in new larger scale real estate development in the district and to allow
those that are building the opportunity to invest more capital into their develop-
ment projects as they come to market and to allow the project to economically
stabilize before realizing the full tax impact.

Designed to incentivize small busi“nesses and entrepreneurs that have less

than fifteen full time employees to ths Innovation District by fully exempting
them from both the property tax assoaated with their business’s space and any
personal property tax associated with the business during their first four years
of operations. Primary conditions include evidencing a minimum of three full
time non-related employees that spend a minimum of 60% of their time in the
District at the point of opening and maintaining at least three such employees
each year of the incentive and the dccupied space cannot exceed 10,000 square
feet. Similarly, for small businesses already located in the District, additions of
three or more new employees would entitle them to-the same tax benefit with

the same restrictions.
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District
Commercial
Preservation
Incentive

The Skilled
Job Creation
Tax Credit

B Corp Tax
Incentive

A significant par’t of the District contains a Historic Preservation District as desi’é-
nated by the Connecticut State Historic Preservation Office (SHPO). As the District
gains momentum as a place of strategic innovation it will be important to bring
new life into many of the District’s historic structures and ensure that they contin-
ue to positively influence the District's sense of place, distinctness and architec-
tural relevance. For this purpose a twenty year special valuation is recommended
for District historic structures that undergo approved historic rehabilitation. The
primary benefit of the special valuation would be that during the twenty year spe-
cial valuation period, property taxes would not reflect the value of the substantial
improvements made to the historic property. Eligible properties, would include
those as defined by the Norwalk Common Council, are designated as contribut-
ing properties to the Wall Street Historic District, buildings in the District that are
located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical 519n|f|cance.The property must
have undergone an approved rehabilitation within the two years prior to the date
of application and rehabilitation cost must equal or exceed 25% of the assessed
value of the property, exclusive of land value, prior to rehabilitation. Expenditures
are based on Qualified Rehabilitation Expenditures. "Qualified rehabilitation
expenditures” are expenses chargeable to the project, including improvements
made to the building within its original perimeter, architectural and engineering
fees, permit and development fees, loan interest, state sales tax, and other ex-
penses incurred during the rehabilitation period. Not included are costs associat-
ed with acquiring the property or enlarging the building.

The Job Creation Tax Credit rewards businesses that increase the number of
skilled jobs available in the District. A business can apply the credit to its prop-
erty tax obligation if it creates five or more new full time jobs, that spend a
minimum of 60% of their time in the District and pays each position $50, OOO or
more annually in a ngen year. Program participants must commit to mamtammg
business operations‘in the District for five years and maintain staffing levels ata
minimum of five such jobs since the starting period. The credit amounts for the
new jobs created is 2% of annual wages paid for each new job up to $5,000 per
new job created,-,whichever is higher for each of the five years going forwa,rd.

This incentive allows all new, sustainable businesses committed to creating jobs
in the District to fully exempt thelr tax obligations for their real estate for the first
five years. The B Corp business must have upon opening and maintain at least

“two non-related employees for the full term of the incentive and the employees

must work in the District 60% of the time and the incentive is capped at the
property taxes for not-more than ten thousand square feet.
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Boston Innovation
District
The Seaport District

Boston designated an Innovation District in 2010 to further
the Mayor's vision for development of the Seaport District.
Since its designation, the district has attracted large com-
panies such as GE and Vertexﬁ and smaller companies such
as Zipcar and NPR Digital. The dxstnct has seen tremendous
growth since 2010 which has resulted in the addition of
over 5,000 new jobs.

Boston attributes some of this growth to its relationship
with MassChallenge — the world's largest tech startup ac-
celerator. The company expanded into the district in early
2010. MassChallenge facilitated the organization of several
roundtables for groups of 10-12 local entrepreneurs to
meet with the Mayor and provide input about their needs.
More affordable housing, places to eat, event space, and
non-Class A office space were listed at the top. Addition-
ally, companies were looking for well-aligned talent, fund-
ing streams, and a work-life environment that would be
agreeable to their employees. The Mayor committed to the
development of more affordable housing and social mfra-
structure — including interesting spaces and events that
would bring the community together within his vision fO{
the development of the district. Coid

Fast forward to today, the district has grown and maintained
both small and larger businesses and corporations. The dis-
trictis expected to continue to expand with over 1.3 rpllhon
square feet of office space and more than 2,700 residential

units in the pipeline. The key to its success and contmued

‘growth is-‘fch‘e aid of a City that is dedicated to supporting

businesses, their employees, and their lifestyles within a
single, interconnected, and innovative space.
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Seatjtle Innovatian
District
South Lake l,gnion

Seattle established an lnfw%)vation District and incentive
zoning package in 2013. This arose mainly from Vulcan Real
Estate, the major developer and land owner in South Lake
Union, building 5 million square feet of office, life sciences,
residential and mixed use projects in the neighborhood

which attracted Amazon to the district.

The incentive zoning package enables developers to
achieve extra floor area in exchange for providing 15%
on-site affordable housing or pay a fee-in-lieu per square
footage of bonus floor area, or purchase transfer of devel-
opment rights (TDR) to preserve existing affordable hous-
ing. Developers are also able to achieve bonus floor area
by providing public benefits such as open space, green
street improvements, TDR to protect historic structures,

or for protection of regio\nal farms and forests.

This resulted in the construc’ffg)n of over 50 new buildings,
job growth of over 2,000 employees and the addition of
over 1,400 new housing units within the district. The district

has also attracted major bio and tech companies such as
Fred Hutchinson Cancer Il'{esearch Center, Seattle BioMed,
Seattle Cancer Care Alliance, GroupHealth"and PATH.The
district is expected to support a growth of 12,000 house-
holds and 22,000 jobs over the next 20 years, exceeding
initial growth predictions. .- g
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"lnnovation districts
embaody the very essence
of cities: an aggregation
of talented; driven people,
assembled in close quarters,
who exchange ideas and
knowledge in a dynamic
process of innovation,
imitation, and improvement.”

-Sir Peter Hall, Cities in Civilization:
Culture, Innovation, and Urban Order
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An Innovation District is a defined geographic area within
a city where research, technology, and creative businesses
and institutions are clustered. The area offers amenities
and an atmosphere that encourages open ideas and
shared resources. Businesses are encouraged to connect
and grow together. Start-ups, accelerators, and incubators
collaborate with incumbent and established institutions.
These new business-building ecosystems are emerging

as the new urban business centers across the country

and even the world.
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How do we move
forward?

/ in 2017, Norwalk began to lay the ground work for the

{ Mall Street and West Avenue Corridor to become an
Innovatlon District. We want to leverage this momentum
and build an economic development strategy aimed
at revitahzmg underutilized parcels of land. We look to
encourage business relocation, expansion, retention and

new development attracting both established compa-

nies and emerging entrepreneurs. Our approach is to
further develop our infrastructure and amenities as well
as provide valuable incentives. The goal is to create an
innovation district that is amenity-rich, operates 24/7,
has diversified housing opportunities and is a hyper-
connected area via both technology and transportation.
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Why does Norwalk
need an innovation
district?

Norwalk has robust anchor institutions, but has struggled

to attract and retain synergistic companies in fields like
healthcare, technology, design and science.

Creating an Innovation District that is incentivized by the
City and State will draw businesses to the district while
providing a cohesive and vibrant community made up of
mixed-income employees and residents alike. Beyond the
businesses, what makes the Innovation District unique is
the people that work within them. The addition of these
businesses tcg‘ Norwalk will create an environment of pro-
fessionals of 'fnu iple income levels that interact on a daily
basis. These i‘hte}} ctions will foster a synergistic relation-
ship between people, business and place, create a lively
environment and transform an area into a destination

with a strong identity and core values.
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Geographic |
Boundaries (

The Innovation District will have distinct geographic

boundaries that have been selected to include three main
spects: the anchor institutions, available space, and ame-
ities. Of these, the most crucial being anchor mstltutipns

hese institutions are well established, are major em- '
ployers and have the potential to draw other synergis-
tic businesses to the district. Having these institutions :
within the District will not only benefit the cohesiveness
of the District as a whole, but also incentivize the anchor
institutions and new businesses hoping to enter the

District. The institutions also have the potential to create
synergistic relationships with one another within the un-
derutilized areas in the District boundary entered on the

themes of healthcare, science, design and technology.

J

Waypointe District

Factory Underground I\:{or\gvalk Hospital
Garden Cinemas | ng Industries
Wall Street Theater Devine Brothers
Avalon Residential +. Lillian August

Yale-New Haven
Children’s Hospltal

Freese Park

'Union Park
Norwalk Main Library

o Stepping Stones Museum

Lol

Anchor Institutions
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Incentives

The Iogié behind tax incentives is to change the risk/reward
calculations of market ﬁg;nicipants in order to encourage
them to invest more in research, product development, and
business process improvements. The following incentives
can be used in combination or standalone, depending on
the business and/or project. |




Infrastructure
investment

Incentive
/i

b

' Real Estate
Development
Incentive

Small
Business
Incentive

Incentives are eligible to companies and/or projecté that are of
advanced health, science, design and technology, located within
the District. Additionally, new mixed use developments that
dedicate a minimum of twenty percent of the gross leasable
floor area to specified District amenities are also eligible.

A service payment agreement where the tax increment may:be fully applied to
support financing public infrastructure projects within the district for up to 30
years provided the service payments are equal to the taxes that would have been
paid to the City but for the exemption. As a result, the lstrict will be able to sup-
port new business growth and increased population throughout the area which
would have otherwise not been possible without significant City financing.

The tax increment is exempted up to 50% for not more than 10 years on new
mixed use and not more than 15 years for office development projects that have
street frontage on main arterials within the District, that reserve not less than 10%
of their developable square footage as highly activated public realm, dedicate 5%
of any required workforce housing units to people employed within the district or
commit not less than 10% of their gross floor area to health, science or technology
uses. Eligible projects are valued at not less than $10 million. This is to incentivize
investment in new larger scale real estate development in the district and to allow
those that are building the opportunity to invest more capital into their develop-
ment projects as they come to market and to allow the project to economically
stabilize before realizing the full tax impact.

Desngned to incentivize small businesses and entrepreneurs that have less

than’ flfteen full time employees to the Innovation District by fully gxempting
them: frdm both the property tax associated with their business’s space and any
personal property tax associated with the business during their first four years

of operations. Primary conditions include evidencing a minimum of three full
time non-related employees that spend a minimum of 60% of their time in the .
District at the point of opening and maintaining at least three stich employees
each year of the incentive and the occupied space cannot exceed 10,000 square
feet. Similarly, for small businesses already located in the District, additions of

_three or more new employees would entitle them to the same tax benefit with
" the same restrictions.
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l : ‘District
Commercial
Preservation
Incentive

The Skilled
Job Creation
Tax Credit

v

B Corp Tax
incentive

A significant part of the District contains a Hist‘,o‘r.i“c“: Preservation District as desig-
nated by the Connecticut State Historic Preservation Office (SHPO). As the District
gains momentum as a place of strategic innovation it will be important to bring
new life into many of the District’s historic structlres and ensure that they contin-
ue to positively influence the District’s sense of place, distinctness and architec-
tural relevance. For this purpose a twenty year special valuation is recommended
for District historic structures that undergo approved historic rehabilitation. The
pri‘mary benefit of the special valuation would be that during the twenty year spe-
cial valuation period, property taxes would not reflect the value of the substantial
improvements made to the historic property. Eligible properties, would include
those as deflnee‘gi bythe Norwalk Common Council, are designated as contribut-
ing properties to'the Wall Street Historic District, buildings in the District that are
located within the Nptxonal Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must
have undergone an approved rehabilitation within the two years prior to the date
of application and rehabilitation cost must equal or exceed 25% of the assessed
value of the property, exclusive of land value, prior to rehabilitation. Expenditures
are based on Qualified Rehabilitation Expenditures. "Qualified rehabilitation
expenditures” are expenses chargeable to the project, including improvements
made to the building within its original perimeter, architectural and engineering
fees, permit and development fees, loan interest, state sales tax, and other ex-
penses incurred during the rehabilitation period. Not included are costs associat-
ed with acquiring the property or enlarging the building.

The Job Creation Tax Credit rewards businesses that increase the number of
skilled jobs available in the District. A business can apply the credit to its prop-
erty tax obligation if it creates five or more new full time jobs, that spend a
minimum of 60% of their time in the District and pays each position $50,000 or
more annually in a given year. Program partiﬁipafits must commit to maintaining
business operations in the District for five years ahd maintain staffing levels at a
minimum of five such jobs since the starting period. The credit amounts for the
new jobs created is 2% of annual wages paid for each new job up to $5,000 per
new job created, whichever is higher for each-.of the five years going forward.

This incentive allows all new, sustainable busmesses committed to creating jobs
in tF\e District to fully exempt their tax obligations for their reaﬂ estate for the first
five years The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees
must work in the District 60% of the time and the incentive is capped at the
property taxes for.not more than ten thousand square feet. RR







Boston !nnovatmn
District

The Seaport District

Boston designated an Innovation District in 2010 to further
the Mayor’s vision for development of the Seaport District.
Since its designation, the district has attracted large com-
panies such as GE and Vertex and smaller companle‘s such
as Zipcar and NPR Digital. The district has seen tremendous
growth since 2010 which has resulted in the addition of

over 5,000 new jobs.

Boston attributes some of this growth to its relationship
with MassChallenge ~ the world’s largest tech startup ac-
celerator. The company expanded into the district in early
2010. MassChallenge facilitated the organization of several
roundtables for groups of 10-12 local entrepreneurs to
meet with the Mayor and provide input about their needs.
More affordable housing, places to eat, event space, and
non-Class A office space were listed at the top. Addition-
ally, companies were looking for well-aligned talent, fund-
ing streams, and a work-life environment that would be
agreeable to their employees. The Mayor committed to the
development of more affordable housing and social infra-
structure — including interesting spéces and events — that
would bring the community together within his vision for
the development of the district. iy

Fast forward to today, the district has grown and maintained
both small and larger busjnesses and corporations. The dis-
trict is expected to continue to expand with over.1.3 million
square feet of office space and more than 2,700 residential
units in the pipeline. The key to its success and continued
growth is the aid of a City that is dedicated to suppo' ng
businesses, their employees, and their lifestyles withi;
single, interconnected, and innovative space.
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Seattle Innovation
District
South Lake Union

Seattle established an Innovation District and ihcentive
zoning package in 2013. This arose mainly from Vulcan Real
Estate, the major developer and land owner in South Lake
Union, building 5 million square feet of office, life sciences,
residential and mixed use projects in the neighborhood
which attracted Amazon to the district.

The incentive zoning package enables developers to
achieve extra floor area in exchange for providing 15%
on-site affordable housing or pay a fee-in-lieu per square
footage of bonus floor area, or purchase transfer of devel-
opment rights (TDR) to preserve existing affordable hous-
ing. Developers are also able to achieve bonus floor area
by providing public benefits such as open space, green
street ifnprovements, TDR to protect historic structures,

or for pf‘rotection of regional farms and forests.

3
|

This resultéé! in the construction of over 50 new buildings,
job grthH’bf over 2,000 employees and the addition of
over 1,400 new housing units within the district. The district
has also attracted major bio and tech companies such as
Fred Hu’tchinson Cancer Research Center, Seattle BioMed,
Seattle Cancer Care Alliance, GroupHealth and PATH. The
district is expected to support a growth of 12,000 house-
holds and 22,000 jobs cilvér the next 20 years, exceeding
initial growth predictions.r"
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- “"Innovation dlstrncts

embody the very essence

~ of cities: an aggregation

"  of talented, driven people

" assembled in close quarters,
who exchange ideas and
knowledge in a dynamic
process of innovation,
imitation, and improvement.”

-Sir Peter Hall, Cities in Civilization:
Culture, Innovation, and Urban Order

?

Y

o

" Norwalk City Hall, PO. Box 5125, 125 East Avenué: Norwalk, CT 06851

norwalkredevelopmentagency.com

s g
™ o,
" N NORWAI\.K @DEVELOPM ENT A‘QENCY

N Ay o
\Q%E < L
mt , b
)




Memo re special Heey

g ol

" THE PLANNING COMMITTEE ,
" OF THE COMMON COUNCIL PC !VleW/

iy

125 East Avenue N
P.0. Box 5125
Norwalk, CT 06856

MEMORANDUM
TO: PLANN ING COMMITTEE MEMBERS
FROM: - TIM SHEEHAN, STAFF
DATE: APRIL 13,2018 :
RE: INNOVATION DISTRICT INCENTIVE DRAFT ORDINANCE

For the past few months the Planning Committee has actively been engaged in assessing
the economic development potential of an Innovation District in the Wall / West urban
corridor and the appropriate tax incentives that would assist in advancing the conomic
development goals of the proposed district. At 1its March meeting staff was instructed to
seek comment on the proposed incentives from Corporation Counsel as to municipal tax
policy and state statute provisions, Redevelopment Agency Commission as the principal
planning agency for the District and the Board of Estimate and Taxation as it relates to
city fiscal policy. We will review with the Planning Committee the comments that were
obtained from these meetings at Monday’s Special Meeting. There were, however, some
comments as to the structure of the tax incentives that required modification in order to
ensure compliance with the provisions of CGS 12-65b and 12-65h. Those adjustment are
reflected in the revised incentives attached to this memo.

Additionally, there was preliminary discussion within the Planning Committee regarding
the possibility of delegating the Common Council’s approval authority over the tax
incentive applications to another body. In reviewing this concept with the Connecticut
Office of Legislative Research and Corporation Counsel, that approach is generally
thought to be inconsistent with the referenced state statute which requires the legislative
body to approve all such tax agreements. An additional structural consideration was to
approve the Iniovation District and the associated tax credits as a simple Common
Council Action or:to have such embodied in the City Code as a City Ofdir}e}nce. Staff is
recommending the latter because it is consistent with how the City has rec;gﬁgnized other
existing tax incentives, such as the Enterprise Zone and the Senior Tax Incentive
Program, and it is consistent with how other municipalities have employed their authority
under the referenced state statutes.

Attached is a draft of the proposed City of Norwalk Innovation District ‘Business
Incentive Ordinance. The related tax incentives are included as an exhibit as is the ‘
geography of the proposed district. It is the goal of Monday’s Special Meeting to work
through any remaining concerns and or required modifications to the proposed ordinancé
that might remain with the committee members, so that the appropriate modifications can
be made and the proposed document can be taken up as a favorable referral by the
Planning Committee to the Ordinance Committee on May 3", The highlighted .
provisions of the document indicate that which staff wants to review with the Committee
to ensure members are both aware of and comfortable with each provision. .

PO BOX 5125 - 125*.!EAST AVENPE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 - FAX 203-854-7734
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OF THE COMMON COUNCIL
125 East Avenue Co
P.O. Box 5125
Norwalk, CT 06856

TO: MEMBERS, PLANNING COMMITTEE OF THE COMMON COUNCIL

FROM.: JOHN KYDES, CHAIRMAN
DATE: APRIL 9, 2018
RE: MEETING NOTICE
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A Special Meeting of the Planning Committee of the Common Council will be held on
Monday, April 16th, 2018 at 7:00 pm in Room 231 in Norwalk City Hall. Please Note

the Time and Location.

PLANNING COMMITTEE OF THE COMMON COUNCIL

SPECIAL MEETING
APRIL 16,2018
7:00 PM
AGENDA
. CALL TO ORDER
ROLL CALL
PUBLIC PARTICIPATION

I. INNOVATION DISTRICT
A. Review of feedback received
B. Review proposed Innovation District Incentive Ordinaﬂlce
C. Review approval process N
D. Next steps A

II. OLD BUSINESS
III. NEW BUSINESS
o ADJOURNMENT

PO BOX'BjI 25 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203~85.4-7810 » FAX 203-854-7734




THE PLANNING COMMiTTEE

OF THE COMMON COUNCIL

125 East Avenue
P.O. Box 5125
Norwalk, CT 06856

MEMORANDUM

TO: PLANNING COMMITTEE MEMBERS

FROM: TIM SHEEHAN, STAFF

DATE: APRIL 13,2018

RE: INNOVATION DISTRICT INCENTIVE DRAFT ORDINANCE

For the past few months the Planning Committee has actively been engaged in assessing
the economic development potential of an Innovation District in the Wall / West urban
corridor and the appropriate tax incentives that would assistin advancing the economic
development goals of the proposed district. At its March meeting staff was instructed to
seek comment on the proposed incentives from Corporation Counsel as to municipal tax
policy and state statute provisions, Redevelopment Agency Commission as the principal
planning agency for the District and the Board of Estimate and Taxation as it relates to
city fiscal policy. We will review with the Planning Committee the comments that were
obtained from these meetings at Monday’s Special Meeting. There were, however, some
comments as to the structure of the tax incentives that required modification in order to
ensure compliance with the provisions of CGS 12-65b and 12-65h. Those adjustment are
reflected in the revised incentives attached to this memao.

Additionally, there was preliminary discussion within the Planning Committee regarding
the possibility of delegating the Common Council’s approval authority over the tax
incentive applications to another body. In reviewing this concept with the Connecticut
Office of Legislative Research and Corporation Counsel, that approach is generally
thought to be inconsistent with the referenced state statute which requires the legislative
body to approve all such tax agreements. An additional structural consideration was to
approve the Innovation District and the associated tax credits as a simple Common
Council Action or to have such embodied in the City Code as a City Ordinance. Staffis
recommending the latter because it is consistent with how the City has recognized other
existing tax incentives, such as the Enterprise Zone and the Senior Tax Incentive
Program, and it is consistent with how other municipalities have employed their authority
under the referenced state statutes.

Attached is a draft of the proposed City of Norwalk Innovation District Business
Incentive Ordinance. The related tax incentives are included as an exhibit as is the
geography of the pr oposed district, It is the goal of Monday’s Spec1a1 Meeting to work
through any 1ema1mng concerns and ot required modifications fo the proposed ordinance
that might remain with the committee members, so that the appropriate modifications can
be made and the proposed document can be taken up as a favorable referral by the
Planning Committee to the Ordinance Committee on May 3" The highlighted
provisions of the document indicate that which staff wants to review with the Committee
to ensure members are both aware of and comfortable with each provision.
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BE IT ORDAINED BY THE CITY OF.NORWALK that the following is adopted as City Ordinance: -
# _and shall be entitled City of Norwalk Innovation District Business Incentive
Ordinance pursuant to CGS12-65b and 12-65h:

1. Purpose

Formulation of the District

It is hereby found and declared that the establishment of a Norwalk Innovation District
in the Wall Strejé;t and West Avenue area (Exhibit A Map) will assist in the'revitalization
of that area and diversify its economy as it relates to advanced health, science, design
d technology and therefore is a necessary economic developm
Srships bet ic:and private utions, busi

ntial - the numberfand quality of jobs, housingiunits,
tax base increase, and more - with a district approach and the active participation of the
City of Norwalk. '

t

Related District Tax Incentives

The City of Norwalk (City) recognizes that the Innovation District will exist in an
economically competitive global marketplace and therefore elects to use authority
granted it by the State of Connecticut to expand and diversify its commercial tax base
within the District to enable the retention of existing businesses that want to expand
and by attracting new businesses and investment into the District consistent with the
District’s stated economic development goals. Utilizing the Innovation District as an
economic development tool to promote high quality economic development projects
that contribute jobs and increase the District’s tax base the City has developed the
Innovation District Business Incentive Ordinance (“Ordinance”). '



2. lLegal Authority

This ordinance is adopted under authority of CGS 12-65b and 12-65h, which each
authorize the City, following a vote by its legislative body to so, enter into agreements
(“Agreement”) with applicants eligible under the terms of said statutes and of this
Ordinance to provide specified forms and amounts of tax relief for prescribed periods of
time.

3. Eligible Projects
The following projects are deemed eligible for consideration by the City under this
ordinance and as aligned with the tax incentives outlined in Exhibit B:
(a) Office use
(b) Retail use
(c) Manufacturing use
(d) Information Technology
(e) Light Manufacturing

4, Eligibility Requirements

From time to time eligibility requirements can be amended by the Common Council, but
those stated at the adoption of this Ordinance are contained in Exhibit B

5. General Provisions
a. The decision to grant or reject any application under this Ordinance shall be within

.the sole and exclusive discretion of the Common Council. The Common Council is
under no obligation to approve any application, nor will any application be granted

" that does not comply with CGS 12-65b and 12-65h. The Planning Committee of the
Common Council will review every application and determine those that proceed to

‘the Common Council for action with the recommendation of the Redevelopment
Agency and the comments of the Board of Estimate and Taxation. Should the
Planning Committee choose to advance an application to the Common Council that
is contrary to the recommendation of the Redevelopment Agency, approval of said
application shall require a two thirds majority vote of the Common Council.

b. The City assessor shall in the assessor’s sole discretion determine the assessment of
real property or air space and /or the personal property and any and all -
improvements constructed or to be constructed on the real property which is the
subject of the agreement.

c. The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has
determined involve valuations greater than five million ($5,000,000) dollars. The




Redevelopment Agency Commission will take formal action on all applications and
advance the application, related assessments and its action to the Planning
Committee of the Common Council, who shall refer said application to the Board of
Estimate and Taxation for it comment to be completed within forty five days. Upon
receipt of the Board of Estimate and Taxation comment the Planning Committee will
vote to advance the application to the Common Council for final consideration. The
intended timeline for application approval is ninety days, however the City does not
formally obligate itself to take action on an application within ninety days.

. The fixed assessment period shall commence the first fiscal year for which a tax list
is prepared on the October 15t immediately following the issuance of a Certificate of
Occupancy by the appropriate building official for the construction of the buildings
or manufacturing facilities or other structures and all improvements in or on the real
property or air space which is the subject of this agreement

Notwithstanding anything in this Ordinance to the contrary, and provided in all other
respects the applicant qualifies under the provisions of CG512- 65b or 12-65h and
this Ordinance, the Common Council, may in its sole discretion, offer to enter into an
Agreement with such applicant for an abatement of taxes of a lesser percentage and
Jor of fewer years than authorized by the statute(s)

On a case by case basis, the Common Council in its exclusive discretion and to
further the purposes of this Ordinance, may grant an applicant, in addition to the
incentives provided by CGS 12-65b and 12-65h, a full or partial waiver of (1) fees
under the building code; and or (2) filing fees with land use agencies. ‘

This Ordinance is not retroactive to any project located within the District that has
previously obtained a foundation or building permit prior to the adoption of the
Ordinance.

Projects are required to evidence the commencement of construction within six (6)
months and shall be complete within 30 months of execution of the Agreement.
Failure to comply with this schedule shall result in termination of the Agreement by
the Common Council.

If an applicant valuation exceeds $5, 000 000 and during the period of participation
in this program and during the term of an Agreement it: (a) relocates its business
from Norwalk; (b) becomes delinquent in taxes or fees; (c) declares bankruptcy; (d)
substantially reduces its operations on the subject property during the time of the
Agreement, with substantially reduced “operations” meaning for purposes of this
Ordinance, among other things, a reduction in square feet occupied within the
facility by more than 20% or more, a reduction in workforce by more than 20% or
more, a failure to construct upon additional phases of construction, and/or sale or
lease of some or all of the property; and /or in any other way fails to comply with

" the Agreement, this Ordinance and or C.G.5> 12-65b and 12-65h then the Common
Council shall terminate the Agreement and any tax incentive or other benefit
enjoyed by the applicant under this program and the Agreement shall be




immediately forfeited and the applicant shall be required to pay back all taxes it
would have been assessed had the application not been granted and the Agreement
not been entered into. Every Agreement shall contain a provision to this effect.
j.  No agreement entered into pursuant to this policy shall be subject to assignment,
transfer or sale without written approval from the Redevelopment Agency.
k. No agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.
l.  Any Agreement hereunder shall be recorded in the land records of the City of
Norwalk.
6. Application Process
(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the
Common Council. After determining that an application is comp!ete it shall be
forwarded to the Redevelopment Agency for its review. The application and the
recommendation of the Redevelopment Agency shall be forwarded to the
Planning Committee of the Common Council. The Planning Committee shall |
advance the Redevelopment Agency materials to the Board of Estimate and
Taxation (BET). The BET shall review the Redevelopment Agency materials and
provide its comments to the Planning Committee within forty five (45) days.
Planning Committee shall review all materials, recommendations and comments
and determine application advancement to the Common Council for final action
consistent with the limitations of subsection 5a. '
(b) After review of an application as provided in subsection (a) above, an application
reviewed favorably by the Common Council will contain an authorization for the
Mayor to enter into the agreement with the applicant.
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EXHIBIT B

Proposed Incentives

The Agency is proposing seven tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project and must further the themes
of technology, science, health, or design. The advancement of an application regarding a
proposed incentive will require Redevelopment Agency and Common Council approval.

The Agency will develop the vatious incentive applications for the Innovation District that will

vet applicants and streamline the process prior to coming to the Agency Commissioners and the
Common Council for approval. Such application will be reviewed with the Planning Committee.

£
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e Real Estate Development Incentive:
Housing Development: The tax increment is exempted up to 50% for not more than 15
years for housing development projects that have street frontage on main arterials that
reserve not less than 5% of their developable square footage as highly activated public
realm, dedicate 5% of any required workforce housing units to people employed within
the district or commit not less than 5% of their gross floor area to health, science or
technology uses, Eligible projects are valued at not less than $10 million.

Other Eligible Uses (Office, Retail, Permanent Residential, Light Manufacturing,
Information Technology, or Indoor Recreation Facilities): The tax increment is exempted
up to 50% for not more than 7 years for projects including the uses listed above that have
street frontage on main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dedicate 5% of any required workforce housing
units to people employed within the district or commit not less than 5% of their gross
floor area to health, science or technology uses. Eligible projects are valued at not less
than $10 million.

o The Skilled Job Creation Tax Credit:
The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the ‘option to take advantage of the increase
if it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year, Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (¢) up to 100% for an increase of 40% in skilled jobs.

e District Commercial Preservation Incentive:
A significant part of the District contains a Historic Preservation District as designated by
 the Connecticut State Historic Preservation Office (SHPO). As the District gains
' momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively




influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
increment value for no more than 7 years; (b) at least $500,000 will have a'0% increment
value for no more than 2 years; or (c) at least $25,000 will have a 50% increment value
for no more than 3 years. The primary benefit of the special valuation would be that
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the Norwalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must
commence construction on an approved rehabilitation within six months after the
execution of the agreement and complete the project within 30 months. Rehabilitation
cost must equal or exceed 25% of the current assessed value of the property, exclusive of
land value, prior to rehabilitation. Expenditures are based on Qualified Rehabilitation
Expenditures. “Qualified rehabilitation expenditures” are expenses chargeable to the
project, including improvements made to the building within its original perimeter,
architectural and engineering fees, permit and development fees, loan interest, state sales
tax, and other expenses incurred during the rehabilitation period. Not included are costs
associated with acquiring the property or enlarging the building.

o Small Business Incentive:
Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or less for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimur of 60% of their time in the District at the point of opening and maintaining at
Jeast three such employees each year of the incentive and the occupied space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,
additions of three ot more new employees would entitle them to the same tax benefit with
the same restrictions. :

o B Corp Tax Incentive: This incentive allows all new, sustainable businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees must o
work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

o Sustainability Incentive:




New Construction or Rehabilitation: Any real estate development project that is designed
to meet LEED Green Building Rating System gold certificate or other equivalent
certification and does not exceed 70% of the energy use allowed by the state energy code
for new construction are exempt up to 50% of the increment for up to 15 years on
housing projects and 7 yeats on other uses (Office, Retail, Permanent Residential, Light
Manufacturing, Information Technology, or Indoor Recreation Facilities). Projects that
qualify may also be eligible for tax credits equivalent to a percentage of allowable costs
based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program,

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 15
years on housing projects and 7 years on other uses (office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facilities). The
exemption may increase as the renewable energy source use increases within the plO_]CQt
on a matching basis. For example if a project uses 70% renewable energy sources the
increment may be exempted up to 70%.

e Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 7 years. This promotes art throughout the district which will
add to character and sense of place. It also may create more affordable spaces for artists
to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.
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THE PLANNING COMMITTEE ’c Me’ﬁ)éf/y |

OF THE COMMON COUNCIL
125 East Avenue . -
P.O. Box 5125
Norwalk, CT 06856

MEMORANDUM
TO: PLANNING COMMITTEE MEMBERS
FROM: .  TIM SHEEHAN, STAFF
DATE: APRIL 26, 2018
RE: INNOVATION DISTRICT BUSINESS INCENTIVE ORDINANCE L

In June of 2017 the City’s Economic Development Director appeared before the Planning
Committee to discuss the need to incentivize further development in the urban area north
of 195. She indicated that this idea had been considered at multiple economic
development meetings with the Mayor and city staff. As a way of accomplishing this
objective she recommended expanding the City’s already established Enterprise Zone
north to include census tract 441.

The proposed expansion of the Enterprise Zone raised a number of questions and
concerns with Planning Committee members. First, there was concern that the Enterprise
7one benefits were extended as of right to an eligible applicant without any local project
review. Second, there was uncertainty within the Committee as to what type of
development the economic development staff was actually seeking to incentivize. Third,
the Committee questioned the need to incentivize further development in this geographic
area based on the development that had already occurred or was in construction at the
time.’ To address these issues in further detail the Committee established a sub-
committee. The sub-committee was to work with staff to first determine if the area
warranted the Common Council’s consideration of developmental incentives. Once that
question was answered the sub-committee was to report its determination back to the full
Committee.

In November of 2017, the sub-committee determined that there was an evidenced need to
provide some level of incentive to the area and the full Committee was presented a
review of census tract 441 demographics and the development projects that had occurred
or were in construction. The full Committee concurred with the sub-committee’s
findings. The sub-committee was then asked again to work with staff to address the
additional questions it had regarding the potential incentives, primarily what type of
development should be incentivized and through what structure.

In February of 2018 the concept of designating the geographic area as an Innovation
District was brought back to the Committee. Innovation districts use the existing

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 - FAX 203-854-7734
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attributes of the designated geography to spur productive, inclusive and sustainable
economic development. At a time of sluggish growth, they provide a foundation for the
creation and expansion of firms and jobs by helping companies, entrepreneurs,
universities, researchers and investors—across sectors and disciplines—co-invent and co-
produce new discoveries for the market. Further, the structure of the proposed incentives

" to encourage such development was addressed with the Committee in February of 2018.

The Committee was generally supportive of advancement but directed staff to seek
further review and comment on the proposed initiative from the Finance Director, Board
of Estimate and Taxation and Corporation Counsel as to municipal tax policy and the
Redevelopment Commission. That request was completed and comments were brought
back to the Committee in March of 2018.

The Committee is currently considering referring a draft ordinance to the Ordinance
Committes for its review and advancing implementation actions. The proposed
ordinance would allow the Common Council to consider the use of property tax
incentives in Census Tract 441 on a case by case basis provided the applicant seeking
such consideration meets the statutorily and programmatic objectives as outlined. The
proposed ordinance does NOT confer any tax benefit as of right for any project, nor is it
predicated on any pending project. The ability to convey any tax benefit via the
ordinance rests with the Common Council alone. The tax incentives prescribed are
consistent with the authority granted the City via CGS12-65b and 12-65h.

The Committee discussions to date on this proposed ordinance reflect its understanding
that tax incentives are not the only consideration in making a business development,
relocation or retention decision and that the use of such incentives should be done
sparingly and in accordance with evidenced need that meets an underlying “but for”
requirement. This is fundamentally why the Committee rejected the proposed expansion
of the existing Enterprise Zone Program and why it will seek to reconsider that program
going forward. The Committee has also taken a targeted approach to the City’s use of
such tax incentives by defining the specific geography in which they can be deployed.
Finally, the Committee has determined that this incentive program will be in place for
only five years. At the end of that period, the Committee will assess its effectiveness and
quantify its economic impact and determine if there is a further need for the program
going forward. "

Attached is an article that was published by the Boston Federal Reserve Bank regarding
the effective use of property tax incentives for economic development activities. The
article provides cautionary guidance regarding when such incentives should be deployed
and the article’s theme reflects a high degree of caution. Suggesting that not every
request should be approved, the use of the incentive should be targeted in its approach
and the effectiveness of the incentive should be thoroughly evaluated. These themes
have mirrored the Committee’s shared comments and concerns and should be fully
employed should the Common Council ultimately approve an ordinance authorizing the
use of tax incentives.

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 * TELEPHONE 203-854-7810 + FAX 203-854-7734
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ACTION

1. The Planning Committee favorably advances to the Ordinance Committee for its
review and action on the attached ordinance entitled City of Norwalk Innovation

District Business Incentive Ordinance.

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 < FAX 203-854-7734:
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Innovation District Tax Incentives

§99-1. Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District

(the “District”) In the Wall Street and West Avenue area will assist In the revitalization of

that area and diversify its economy as it relates to advanced health, science, design and

technology. The District shall serve as an economic development tool by which ,
partnerships between public and private institutlons, businesses, and government will [/
| future job growth. The District’s conce tjs that collaboration and productivity

ompanies, securi
district, can live

§99-3. Eligible Projects

* The following project types are eligible for tax incentive consideration:
(a) Office use ;
(b) Mixed Use
(c) Retail use
(d) Manufacturing use .
(e) Information Technology
(f) Light Manufacturing

§99-4. Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council,

{00033363.DOCX 1}




§99-5, Review Process T

a. The decision to grant or reject any application shall be within the sole and exclusive
discretion of the Common Council. The Common Council is under no obligation to
approve any application, nor will any application be granted that does not comply
with CGS 12-65b and 12-65h.

b. The Planning Committee of the Common Council will review every application with
the advice and analysis of the Norwalk Redevelopment Agency and determine those
applications that shall proceed to the Common Council for a vote on approval of tax
incentives, ‘

c. If approved for a tax incentive, the fixed assessment period shall commence the first
fiscal year following the issuance of a Certificate of Occupancy for the real property
of air space which is the subject of the tax agreement '

d. The Common Council, may, in its sole discretion, enter into an Agreement with a

reduction in square feet occupi
reduction in workforce by more than 20% or more, a failure to construct upon
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, this Ordinance and or
C.G.S> 12-65b and 12-65h,the Common Council may terminate the Agreement and
any tax incentive or other benefit granted to the successful applicant under this
program, the Agreement shall be deemed breached, and the successful applicant
shall be required to pay all assessments which were abated under the Agreement.

(f) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. The application and the recommendation of the Redevelopment Agency
shall be forwarded to the Planning Committee of the Common Council. The
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and

{00033363.DOCX 1} . -




b, comments and determine application advancement to the Common Council for final
action consistent with the limitations of subsection 5a.

{00033363.D0OCX 1}
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Innovation District Tax Incentives

§99-1. Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

§99-2. Objectives

The District’s objectives include; leveraging area advantages, improving local industry
research, growing, attracting and retaining new technology companies, securing a
sufficient workforce and ensuring that those who work in the district, can live in the

district.
§99-3. Eligible Projects

The following project types are eligible for tax incentive consideration:
(a) Office use

(b) Mixed Use

(c) Retail use

(d) Manufacturing use

(e) Information Technology

f) Light Manufacturing

§99-4. Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

§99-5. Review Process

a. The decision to grant or reject any application shall be within the sole and exclusive
discretion of the Common Council. The Common Council is under no obligation to
approve any application, nor will any application be granted that does not comply.
with CGS 12-65b and 12-65h.

b. The Planning Committee of the Common Council will review every application with
the advice and analysis of the Norwalk Redevelopment Agency and determine those
applications that shall proceed to the Common Council for a vote on approval of tax

incentives.
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c. Any projé(:t located within the District that has previously obtained a-foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not
eligible.

d. If approved for a tax incentive, the fixed assessment period shall commence the first
fiscal year following the issuance of a Certificate of Occupancy for the real property
or air space which is the subject of the tax agreement.

e. The Common Council, may, in its sole discretion, enter into an Agreement with a
successful applicant, for an abatement of taxes at a lesser percentage and /or for
fewer years than authorized by the statute or this ordinance.

f.  Approved Projects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council,

If a successful applicant’s valuation exceeds $5,000,000, and, during the term of the
Agreement it: (a) relocates its business from Norwalk; (b) becomes delinquent in
taxes or fees; (c) declares bankruptcy; (d) substantially reduces its operations on the

" subject property during the time of the Agreement, with substantially reduced
“operations” meaning for purposes of this Ordinance, among other things, a
reduction in square feet occupied within the facility by more than 20% or more, a
reduction in workforce by more than 20% or more, a failure to construct upon
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, this Ordinance and or
C.G.S> 12-65b and 12-65h,the Common Council may terminate the Agreement and
any tax incentive or other benefit granted to the successful applicant under this
program, the Agreement shall be deemed breached, and the successful applicant
shall be required to pay all assessments which were abated under the Agreement.
(e) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. The'application and the recommendation of the Redevelopment Agency
shall be forwarded to the Planning Committee of the Common Council. The
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action consistent with the limitations of subsection 5a.
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Additional Copies of 5/25/18
Draft Ordinance, Draft Incentives
&

Conn. Gen. Stats. being used by
Innovation District




§99-1.

§99-2.

lnnoyation.District Tax Agreements Cﬁl) - 6’(0(0{6%17{&;/]}1,/ & M

0l @mlgmv)ce 5#15] 1%

Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which |
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity

result from proximity, and therefore job creation and innovation can be fostered

through the intentional clustering of businesses, institutions, ideas and people.

Objectives

The District’s objectives include; leveraging area advantages, improving local industry
research, growing, attracting and retaining new technology companies, sécuringa - |
suff|c1ent workforce and ensurlng that those who work in the district, can live in the

- district.

§99-3.

Eligible Projects

Consideration of a potential negotiated tax agreement is extended to the following

~ project types provided they evidence the prOJect s furtherance of technology, science,

§99-4,

a.

(b
»
(
(
(

health or design within the District:
(a) Office use
) Mixed Use
c) Retail use
d) Manufacturing use
e) Information Technology
f) Light Manufacturing

Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not
eligible.

Any applicant that has debt owed to the City of Norwalk or any related entity including
real or personal property taxes, parking fees or penalties, or permit fees or penalties are

not eligible.
Any applicant that is not compliant with Norwalk City Code or has had a violation within

the past 12 months are not eligible.

{00033363.DOCX 1}



§99-5. Review Process

d.

Preliminary applications shall be submitted to the Norwalk Redevelopment Agency
with an estimated application processing fee — PROCESSING CONCERN (deposit) on a
form approved by the Common Council. The Redevelopment Agency's review shall
be forwarded to the Planning Committee of the Common Council. The Planning
Committee shall advance the application materials to the Board of Estimate and
Taxation (BET). The BET shall review the forwarded materials and provide its
comments to the Planning Committee within forty five (45) days. The Planning
Committee shall review all applications materials and determine application
advancement to the Common Council for final action consistent with the limitations
of subsection 5b.

The decision to grant, reject or re-structure any tax agreement shall be within the
sole and exclusive discretion of the Common Council. The Common Council is under
no obligation to approve any tax agreetment application, nor will any application be
granted that does not comply with CGS 12-65b and 12-65h.

Applicants are requured to sign a waiver on appeals upon entermg the Agreement as

the decision is based upon the sole discretion of the Common Council per CGS 12-
65b and 12-65h. — LEGAL STAFF CONCERNS

If the tax agreement is approved the fixed assessment perlod shall commence the
first fiscal year following the issuance of a Certificate of Occupancy for the real
property.or air space which is the subject of the tax agreement.

Approved PrOJects are required to commence constructlon within six (6) months and
shall be completed within 30 moniths of executlon of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council. ‘

§ 99-6. Post-Award Compliance

If a successful applicant during the term of the Agreement: (a) relocates its business
from Norwalk; (b) becomes non-compliant with subsection 4b or 4c; (c) declares
bankruptcy; (d) substantially reduces its operations on the subject property during
the time of the Agreement, with substantia’ljy reduced “operations” meaning for
purposes of this Ordinance, among other things, a reduction in square feet occupied
within the facility by more than 20%, a reduction in workforce by more than 20%, a
failure to construct upon additional phases of construction, and/or sale or lease of
some or all of the property; and /or in any other way fails to comply with the
Agreement, this Ordinance and or C.G.S> 12-65b and 12-65h,the Common Council
may terminate the Agreement and any tax incentive or other benefit granted to the
successful applicant under this program, the Agreement shall be deemed breached,
and the successful applicant shall be required to pay all assessments which were
abated under the Agreement.

{00033363.DOCX 1}
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Connecticut General Statutes 12-65 — Agreements fixing assessments on multifamily housmg

Any municipality acting through its' board of selectmen, town council, court of common council
or other governing body shall have the power to enter into a written agreement with a
taxpayer fixing the assessment of real estate to be used for a housing project consisting of three
or more housing units to be constructed or rehabilitated, provided: (a) The real estate to be
used for said housing project is in a redevelopment area, community development area or
neighborhood strategy area, included (1) in a redevelopment plan approved by a
redevelopment agency pursuant to section 8-127, (2) in an urban renewal project authorized by
a redevelopment agency pursuant to section 8-141 or (3) in a community development plan
approved by the municipality under sections 8-169a to 8-169j, inclusive; (b) the term of such
agreement shall not exceed fifteen years from the date of the completion of the housing
project or completion of rehabilitation of the housing project or sixteen years from the date of
the agreement, whichever is the shorter period; (c) the assessment agreed on for the real
estate plus future improvements shall not be less than the assessment as of the last regular
assessment date of the real estate without such future improvements. If the municipality claims
that the taxpayer is not complying with the terms of such agreement, the municipality may
bring an action in the superior court of the judicial district in which the municipality is located
to force compliance with such agreement; but a mortgagee may loan its money in reliance on
such agreement and nothing herein contained shall be construed to permit the municipality to
increase the assessment during the aforesaid period beyond the amount agreed on.

Connecticut General Statutes 12-65b — Agreements between municipality and owner or
lessee of real property or air space fixing the assessment of such property or air space

(a) Any municipality may, by affirmative vote of its legislative body, enter into a written
agreement with any party owning or proposing to acquire an interest in real property in such
municipality, or with any party owning or proposing to acquire an interest in air space in such
municipality, or with any party who is the lessee of, or who proposes to be the lessee of, air
space in such municipality in such a manner that the air space leased or proposed to be Ieased
shall be assessed to the lessee pursuant to section 12-64, fixing the assessment of the real
property or air space which is the subject of the agreement, and all improvements thereon or
therein and to be constructed thereon or therein, subject to the provisions of subsection (b) of
this section, (1) for a period of not more than seven years, provided the cost of such
improvements to be constructed is not less than three million dollars, (2) for a period of not
more than two years, provided the cost of such improvements to be constructed is not less
than five hundred thousand dollars, or (3) to the extent of not more than fifty per cent of such
increased assessment, for a period of not more than three years, provided the cost of such
improvements to be constructed is not less than twenty-five thousand dollars.

(b) The provisions of subsection (a) of this section shall only apply if the improvements are for
at least one of the following: (1) Office use; (2) retail use; (3) permanent residential use; (4)
transient residential use; (5) manufacturing use; (6) warehouse, storage or distribution use; (7)

1




structured multilevel parking use necessary in connection with a mass transit system; (8)
information technology; (9) recreation facilities; or (10) transportation facilities.

Connecticut General Statutes 12-65h — Agreements between municipality and owner or
lessee of real property or air space containing a manufacturing facility or a wholesale and
retail business fixing the assessment of personal property

Any municipality may, by affirmative vote of its legislative body, enter into a written agreement
with any party owning or proposing to acquire an interest in real property in such municipality,
or with any party owning or proposing to acquire an interest in air space in such municipality, or
with any party who is the lessee of, or who proposes to be the lessee of, air space in such
municipality in such a manner that the air space leased or proposed to be leased shall be
assessed to the lessee pursuaﬁt to section 12-64, upon which is located or proposed fco be
located a manufacturing facility, as defined in subdivision (72) of section 12-81, fixing the
assessment of the personal property located in the facility which is the subject of the
agreement, (1) for a period of not more than seven years, provided the increase in the assessed
value of such personal property in such facility is not less than three million dollars, (2) for a
period of not more than two years, provided the increase in the assessed value of such personal
property in such facility is not less than five hundred thousand dollars, or (3) to the extent of
not more than fifty per cent of such increased assessment, for a period of not more than three
years, provided the increase in the assessed value of such personal property in such facility is
not less than twenty-five thousand dollars.
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cof \,
Innovation District Tax Asreement Examples Using CGS 12-65b and 12-65h

The Planning Committee of the Common Council reviewed the examples below of how a tax
agreement could be structured using CGS 12-65b and 12- 65h for a business or development that
furthers the application of technology, science, health or design in the Innovation District. The
information below is informational only as the final structure of any tax agreement ultimately is
at the sole discretion of the Common Council per the statutory reference above. All tax
agreement benefits are conditioned upon an improvement that results in an increased tax
valuation.

o Real Estate Development Incentive:
Housing, Office, Retail, Permanent Residential, Light Manufacturing, Information
Technology, or Indoor Recreation Facilities Development: The tax increment is
exempted up to 50% for not more than 10 years for development projects that have street
frontage on main arterials that reserve not less than 5% of their developable square
, footage as highly activated public realm, dedicate 5% of any required workforce housing
- units to people employed within the district and commits not less than 5% of their gross
" floor area to health, science, des1gn or technology uses. Ehg1ble projects are valued at not
~ less than $10 m1111on

o The Skilled Job Creation Tax Credit:
© A real estate tax exemption may be provided to a commercml property owner for the
- space occupied by a business that creates new or adds to the number of skilled _]ObS in the
- District. An eligible full-time job, spends a minimum of 60% of their time in the District
" and has a starting salary of $50,000 or more annually. Applicants must commit to
maintaining business operations in the District for five years and maintain staffing levels
during the term of the tax agreement.

e District Commercial Preservation Incentive:
A significant part of the area contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). To enhance such properties, a

¢ special valuation for improvements of: (a) at least $3 million will have a 0% increment
value for no more than 7 years; (b) at least $500,000 will have a 0% increment value for
no more than 2 years; or (c) at least $25,000 will have a 50% increment value for no
more than 3 years. Eligible properties, would include those as defined by the Norwalk
Common Council, are designated as contributing properties to the Wall Street Historic
District, buildings in the District that are located within the National Register and any
building deemed by the Norwalk Historic Commission as having local historical
significance. Rehabilitation cost must equal or exceed 25% of the current assessed value
of the property, exclusive of land value, prior to rehabilitation.

o Small Business Incentive:
A real estate tax agreement may be provided to a commercial property owner for small
businesses and entrepreneurs that are newly locating, improving or expanding in the



Innovation District. Such businesses that have an improvement that results in an
increased tax valuation not less than $25,000 can be eligible for a full exemption of the
property tax associated with theiilease and any per sonal property tax associated with the:
business: (a) a period of 7 years or less for evidenced investments of $3 million or more
(b) a period of 2 years or less for investments between $500,000 and under $3 million.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements between $25,000 — and under $500,000. Primary
conditions include evidencing a minimum of three full time non-related employees that
spend a minimum of 60% of their time in the District at the point of opening and
maintaining employment levels during the term of the tax agreement and the occupied
space cannot exceed 10,000 square feet. Similarly, for small businesses already located
in the District, additions of three or more new employees would entitle them to the same
tax benefit with the same restrictions.

B Corp Tax Incentive: This incentive allows all sustainable businesses creating jobs in
the District to fully exempt their tax obligaticns for their real estate for the first five years
if there is a real estate improvement that results in an increased tax valuation not less than
$25,000. The B Corp business must have upon opening and maintain at least two non-
related employees for the full term of the tax agreement, the employees must work in the

- District 60% of the time and the corpo1at1on lease cannot exceed ten thousand square
feet.

Sustainability Incentzve

New Construction or Rehabilitation: Any real estate development project that is de51gned
to meet LEED Green Building Rating System gold certificate or other equivalent
certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 10 years on housing, office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facility uses. Projects
that qualify may also be eligible for tax credits equivalent to a percentage of allowable
costs based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program.

Use of Alternative Energy Sources. Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 10
years on housing, office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facility uses. The exemption may increase as the
renewable energy source use increases within the project on a matching basis. For
example, if a project uses 70% renewable energy sources the increment may be exempted
up to 70%. '

Design Elements: Any project that incorporates a green roof, a storm water management
system, includes reflective surfaces to mitigate the heat island effect, or any other design
clements that are deemed sustainable, may exempt up to 25% of their increment for a




maximum of 10 years on housing office, retail, permanent residential, light
manufacturing, information technology, or indoor recreation facility uses.

All sustainable elements must result in an increased property valuation of not less than |
$25,000 or be included within a new construction project. j

e Arts Incentive for New Construction: Projects that have residing artists or artisans
occupying space that is open to the public may exempt up to 100% of their tax
obligations for their real estate for up to 10 years.

The Planning Committee recommended a cap of $15 million in tax incentives be considered for
the first five years of the ordinance and that Common Council consider further caps every five
years thereafter. The cap amount can be altered by the Common Council if deemed necessary
and in the interests of the City. The program structure will be economically evaluated by an
independent party at the end of the five year period and a formal recommendation to the
Common Council will be submltted
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Sec. 32. Section 12-65b of the 2016 supplement to the general statutes is
repealed and the following is substituted in lieu thereof (Effective October 1,
2016, and applicable to assessment years commencing on or after October 1, 2016):

(a) Any municipality may, by affirmative vote of its legislétive body, enter
into a written agreement, for a period of not more than ten years, with any
party owning or proposing to acquire an interest in real property in such
municipality, or with any party owning or proposing to acquire an interest in
air space in such municipality, or with any party who is the lessee of, or who
proposes to be the lessee of, air space in such municipality in such a manner
that the air space leased or proposed to be leased shall be assessed to the
lessee pursuant to section 12-64, fixing the assessment of the real property or
air space which is the subject of the agreement, and all improvements thereon
or therein and to be constructed thereon or therein, subject to the provisions
of subsection (b) of this section, [, (1) for a period of not more than seven
years, provided the cost-of such improvements to be constructed is not less
than three million dollars, (2) for a period of not more than two years,
provided the cost of such improvements to be constructed is not less than five
hundred thousand dollars, (3) to the extent of not more than fifty per cent of
such increased assessment, for a period of not more than three years,
provided the cost of such improvements to be constructed is not less than ten
thousand dollars, or (4) for a period of years specified in an ordinance, for
improvements to be constructed on land used or to be used for any retail
business in an area designated in such ordinance. ] For purposes of this
section, "improvements to be constructed" includes the rehabilitation of
existing structures for retail business use.

(b) The provistons of subsection (a) of this section shall only apply if the
improvements are for at least one of the following: (1) Office use; (2) retail use;
(3) permanent residential use in connection with a residential property
consisting of four or more dwelling units; (4) transient residential use in
connection with a residential property consisting of four or more dwelling
units; (5) manufacturing use; (6) warehouse, storage or distribution use; (7)
structured multilevel parking use necessary in connection with a mass transit
system; (8) information technology; (9) recreation facilities; (10) transportation
facilities; (11) mixed-use development, as defined in section 8-13m; or (12) use
by or on behalf of a health system, as defined in section 19a-508c.




COMMON COUNCIL ORDINANCE COMMITTEE

REGULAR MEETING

June 19, 2018

7:00 p.m. — Room 231
Norwalk City Hall-125 East Avenue
Norwalk, CT

AGENDA

1. ROLL CALL

2. PUBLIC HEARING (possible action on): Liquor License

3. PUBLIC HEARING DISCUSSION

4. PUBLIC COMMENT

5. ACCEPTANCE OF MINUTES: May 15,2018

6.  OLDBUSINESS: | Tnnovation District
7. NEW BUSINESS:

8. DISCUSSION ITEM:

9. ADJOURNMENT

{00033912.DOC 1}




Liquor License




MEMORANDUM TO FILE

Date: June 14,2018
From: Brian Candela
RE: Liquor License Permit for the June 19, 2018 committee meeting

1) Enclosed please find documents concerning the Liquor License Permit

When an applicant comes into the Office of the Fire Marshal to pay $65.00 for the annual renewal inspection,
the applicant receives a form/checklist from the Office of the Fire Marshal. This form/checklist provides
information to the applicant concerning what will be inspected and what is required to pass this inspection. The
Office of the Fire Marshal believes that this new streamlined process will result in fewer return inspection visits
as the applicants will be better prepared. The cost is far less than other municipalities charge.

The Office of the Fire Marshal is already responsible for and conducting these initial and annual renewal

inspections. Norwalk is not responsible for enforcing violations. If an applicant is in noncompliance, Norwalk
simply reports it to the State of Connecticut.

{00033236.D0CX 1}




Chapter 42A. Fire Prevention

§ 42A-5. Approval of rates and fees.

The Fire Marshal, with the concurrence of the Fire Commission, and subject to the approval
of the Common Council, shall establish and amend a schedule of fees for permits and
licenses, issued by and services performed by the Office of the Fire Marshal. The Fire
Commission shall submit the proposed fee schedule to the Common Council. A committee
of the Common Council shall hold a public hearing on the proposed fee schedule not less
than seven nor more than 14 days from the date of the notice of the time and place of such
hearing, published in the form of a legal advertisement appearing in a newspaper having a
substantial circulation in the City of Norwalk. Within 90 days of receipt by the City Clerk of
notice of the action taken by the committee subsequent to the public hearing, the Common
Council shall approve, modify and approve, or disapprove the proposed fee schedule. If the
Council takes no action within such 90 days, the rates and fees shall be deemed disapproved,
and the City Clerk shall issue a notice so stating, which notice shall be maintained with the
records of the Common Council. Copies of the approved fee schedule shall be maintained in
the records of the Common Council and the Office of the Fire Marshal. All fees collected by
the Office of the Fire Marshal shall be deposited in the general fund.

§ 42A-6. Purpose.

The purpose of this article is to streamline the Office of the Fire Marshal’s application and
annual renewal inspection process for liquor license permits in the City of Norwalk.

A. Application
Initial applicant must submit a formal application to the State of Connecticut. Upon
approval, the applicant must have the Office of the Fire Marshal sign the temporary
application and then the applicant must re-submit this application to the State of Connecticut.

B. Annual Renewal Inspectibn
The applicant must make an appointment with the Office of the Fire Marshal to setup a
renewal inspection and pay the annual renewal liquor license permit inspection fee as
established in the Office of the Fire Marshal’s schedule of fees for permits and licenses.

C. Duration of Liquor License Permit
Each liquor license permit issued in accordance with this chapter shall be valid for the period
of one year from the date of issuance, unless revoked or suspended. Liquor license permits
shall not be transferrable.

D. Penalty for Offenses

If an applicant fails to complete an annual renewal inspection in a timely manner, the Office
of the Fire Marshal will notify the State of Connecticut immediately.

{00032817.RTF 1}



Norwalk Fire Department
Office of the Fire Marshal

121 Connecticut Avenue - Norwalk, CT 06854

1(203)854-0244 Office - 1(203)854-0250 Fax

Fire Marshal Fees
Buildings Plans < 5,000 sq. ft. gross floor area (per floor)
Plan Review $25.00 1-Depf
Certificate of Occupancy Inspection $25.00 2-Dept
Buildings Plans> 5,000 ft. gross floor area (per floor)
Plan Review $100.00 3-Dept
Certificate of Occupancy Inspection $100.00 4-Dept
Automatic Sprinkler Systems
Plan Review (per floor) $25.00 5-Dept
Acceptance Test/Inspection (per floor) $25.00 6-Dept
Commercial Kitchen Hoods
Plan Review (per hood) $25.00 7-Dept
Acceptance Test/Inspection (per hood) $25.00 8-Dept
Hood Suppression Review $25.00 9-Dept
Hood Suppression Test/Inspection $25.00 | 10-Dept
Fire Alarm
Plan Review (per floor) $25.00 | 11-Dept
Acceptance Test/Inspection (per floor) $25.00 | 12-Dept
Permit Fees
Blasting Permits $30.00 | 13-Dept
Tank Removal Permit $25.00 | 14-Dept
Tank Installation’ Permit $25.00 | 15-Dept
Liquor License Permit: Annual Renewal Inspection $65.00 | 20-Dept
Liquor License Permit: Additional Renewal $100.00 | 21-Dept
Office / Lookup -Fees
Photo CD (each) $25.00 | 16-Dept
Lookup Underground Tank (per address) $5.00 | 17-Dept
Lookup Code Violations (Per Building/Business) $5.00 | 18-Dept
Copies (per page) » $0.50 | 19-Dept

Rev 140324
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CITY OF NORWALK
ORDINANCE COMMITTEE
MAY 15,2018

ATTENDANCE: Eloisa Melendez, Chair; Michael Corsello; Thomas Livingston; Beth
Siegelbaum; Doug Stern; Doug Hempstead; Chris Yerinides

STAFF: Brian Candela, Corporation Counsel
OTHERS: Brian Benz; Deborah Goldstein; Louise Washer; Kerry Shaw; Deanna
D’ Amore, Director of Health; Broderick Sawyer, Fire Marshall; Timothy
Sheehan, John Slovak A
1. ROLL CALL

. ,
The meeting was called to order at 7:10 p.m. by Ms Melendez. A quorum was present.

2. PUBLIC HEARING

‘@

Senior Tax Relief

Ms. Melendez opened the public hearlng\ on Senior Tax Relief at 7:10 p.m.

There were no speakers. -Ms. Melendez closed the pubhc heaung on Senior Tax Relief at
7:10:45 p.m. £

Signs \ ‘ ) ‘.\\“
Ms. Melendez opened the pubhc hearmg on s1gns at 7 10 p.m.

Brian Benz'13k9$ Ponus Avenue co-owner of Bucc1a1 elh Farms, said he spoke with the Common
Councﬂ about the s1gnage issues. He sa1d he hoped to get a vote to acknowledge the signs as
legal. "

Ms. Melende'i‘/*oloSed the publiQhearing on signs at 7:12 p.m.
Fracking E l -
Ms. Melendez opened fhe public*hearing on fracking at 7:12 p.m.

Ms. Deborah Goldstein of 66 Osborne Avenue said she is happy that Norwalk is moving toward
a fracking ordinance. She said nobody definitively owning the enforcement is a mistake and it
should be somebody grounded in environmental training. Ms. Goldstein said there is nothing to
prevent the transport of the fracking materials and stiff penalties should be implemented for
spillage to protect air, rail, road and water.
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Louise Washer of 280 Silvermine Avenue is the President of the Norwalk River Watershed
Alliance and is very much in favor of this ordinance especially since the State failed to vote on a
State ban.

Kerry Shaw of 11 Lisette Court asked why put a dangerous material in the 4th highest population
density of all 50 states. He said it seems unconscionable to put dangerous materials in a high
population area.

Deanna D’ Amore, Director of Health Department, said the department has conducted a review of
health impacts and the biggest concerns are the storage and disposal of the waste. She said the
Health Department would be willing to be an enforcer if the city needed its assistance. Ms.

D’ Amore said the Department could help with resear ch and provide a list of products to look out
for that are brought into the City. \

Ms. Melendez closed the Public Hearing on Fracking at 7:18 p.m. E i

Senior Tax Relief

There was no discussion

**MR. LIVINGSTON MOVED THAT THE ORDINANCE ON SENIOR TAX RELIEF
THAT WAS CRAFTED ON APRIL 17 2018 BE SENT TO THE FULL COMMON
COUNCIL

**THE MOTION WAS PASSED UNANIMOUSLY :

. 3.PUBLIC HEARING piscusion

Signs

Mr, Cmsello spoke on sxgns He said there is no deﬁmtlon of Farm Stand. He said when you try
to carve out an exceptlon for one part1cu1ar purpose it is never a good idea.

Mz Hempstead said he is struggled with this because he wants to help the farm. He said we
need a better Ordinance, but sald the problem is we do not enforce them. He sa1d he does not
want to hit non—proﬁts ;

Mr, Livingston said there is a need for broader discussion. This is a unique situation as this is
the only local farm. He said it is a worthy cause.

Mr. Corsello asked where do you draw the line. He said what allows this business to be
accommodated.

Mr. Livingston said the farm is unique and the city has been asked to promote local farming. He
said we need an ordinance to enforce.

Mr. Yerinides said the fact that the State has requested that Norwalk assist helps discern a
difference with this particular issue.
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The Committee debated the issue of using the word farm instead of farm stand.

**MR. LIVINGSTON MOVED TO AMEND SECTION 21-19, SUBSECTION 8 OF THE
ORDINANCE TO READ:

NO MORE THAN (7) SIGNS FOR EACH FARM AS DEFINED IN CONNECTICUT
GENERAL STATUTES SECTION 1-1(q), WITHIN THE CITY OF NORWALK. THESE
FARM SIGNS MAY ONLY BE ERECTED AND/OR DISPLAYED BETWEEN JUNE 1
AND OCTOBER 31 OF EACH CALENDAR YEAR.

**THE AMENDMENT PASSED WITH SIX (6) VOTES IN FAVOR (MS. MELENDEZ,
MR. LIVINGSTON, MS. SIEGELBAUM, MR. STERN, MR. HEMPSTEAD AND MR.
YERINIDES) AND ONE (1) VOTE OPPOSED (MR. CORSELLO).

“*MR. LIVINGSTON MOVED THE ITEM AS AMENDED TO THE FULL COMMON
COUNCIL

**THE MOTION PASSED WITH SIX (6) VOTES IN FAVOR (MS. MELENDEZ, MR.
LIVINGSTON, MS. SIEGELBAUM, MR. STERN, MR. HEMPSTEAD AND MR.
YERINIDES) AND ONE OPPOSED (MR. CORSELLO) :

Fracking

There was a discussion on Section F1 Enforcement of the ordinance.

Mr. Corsello said nobody wants fracking waste in this town. He said maybe this is better done
by a resolution by the Council than an ordinance that is not going to be enforced.

Mr. Hempstead said puttmg 1t on the books is 1mp01“tant He said if the State does act then it
becomes moot.. w : :

Ms. Melendez said this is our way of being proactlve Mr. Livingston said he would prefer we
have somethmg on the books to enfmce

Mr. Stern said symbols matters and the act of Norwalk participating in creating an ordinance is
worthwhile, If Norwalk and other towns act it could force the State to do something.

** MR. LIVINGSTON MOVED TO AMEND THE ORDINANCE

SECTION C, PARAGRAPH 1

“THE” APPLICATION BECOMES “AN” APPLICATION

INSERT THE WORD “PUBLIC” BEFORE ROAD AND BEFORE REAL PROPERTY
THE WORD “WITH” BECOMES “WITHIN”

SECTION D, PARAGRAPH 1-3
THE WORD “PUBLIC” IS INSERTED BEFORE ROADWAY AND REAL PROPERTY
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SECTION F, PARAGRAPH 1, 3RD SENTENCE WILL READ
ANY DESIGNEE AUTHORIZED BY THE COMMON COUNCIL AND APPROVED BY
THE MAYOR SHALL ENFORCE THIS ORDINANCE

SECTION F, PARAGRAPH 2, 3RD LINE
“THE” APPROPRIATE BECOMES “AN” APPROPRIATE

SECTION F, PARGRAPH 3 IS REMOVED
#**THE MOTION PASSED UNANIMOUSLY.

#*)MR. CORSELLO MADE A MOTION TO MOVE THE ORDINANCE TO THE
COMMON COUNCIL ‘ '
**THE MOTION PASSED UNANIMOUSLY. Y
Mr. Hempstead left the meeting at 8:00 p.m.
4. PUBLIC COMMENT

There was no public comment.

5. ACCEPTANCE OF MINUTES
April 17, 2018 | . -
On Page 1 and Page 2 éhange “Ma’fury" to “Marﬁy”

**THE MINUTES AS AMENDED WERE PASSED 6-0. MR. HEMPSTEAD WAS NOT
PRESENT FOR THE. VOTE

Mr. Hempstead returned to the meetmg at 8:05 p.m.
6. OLD BUSINESS

There was no discussion.

7. NEW BUSINESS

Liquor License

M. Broderick Sawyer, Fire Commissioner, said the reason the inspection is $65 to make it cost
effective. Mr. Yerinides said the regular renewal is $65 and any follow up renewal is $100.

#*MR. YERINIDES MADE A MOTION TO SCHEDULE A PUBLIC HEARING ON
LIQUOR LICENSE ON JUNE 19,2018 AT 7:00 P.M.
#**THE MOTION PASSED UNANIMOUSLY.
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Innovation District

Mr. Timothy Sheehan and Mr. John Slovak of the Norwalk Innovation District addressed the
Committee. The goal of the District is to assist in the revitalization of the Wall Street and West
Avenue areas. Mr. Sheehan said he is asking the Committee to approve what the Planning
Committee approved.

Mr. Livingston said it would be helpful for the Committee to see what was talked about in terms
of the tax incentives.

The Committee requested more information from Mr. Sheehan and will discuss this further at the
next Committee Meeting in June. ‘

ADJOURNMENT

#* MR. LIVINGSTN MOVED TO ADJOURN.
#* THE MOTION PASSED UNANIMOUSLY.

The meeting was adjourned at 8:37 pm.

Respectfully submitted,

G. Venuto ’ ‘
Telesco Secretarial Services

Page 5
Ordinance Committee
May 15, 2018



Innovation District



MEMORANDUM TO FILE

Date: June 14, 2018
From: Brian Candela
RE: Innovation District for the June 19, 2018 committee meeting

Tax increment financing legislation similar to California’s has been passed in over half the states' and the
majority of those laws have resulted in litigation testing their validity.> Christina G. Dudley, Tax Increment
Financing for Redevelopment in Missouri: Beauty and the Beast, 54 UMKC L. Rev. 77, 78-79, fn. 14, 15
(1985). By 1987, at least thirty states had enacted this type of legislation. Joseph F. Luther, Tax Increment
Financing: Municipalities Avoiding Voter Accountability, 1987 Det. C.L. Rev. 89, 91, fn7 (1987).

The General Assembly expanded the application of an existing statute authorizing municipalities to enter into
written agreements fixing the assessment of real property, improvements and air space for certain statutorily |
specified uses. Current law allows municipalities to enter into written agreements with owners, prospective
owners or purchasers, and lessees, fixing the assessment of air space, real property and all improvements
thereon or to be constructed thereon (1) for a period of not more than seven years, so long as the cost of
improvements to be constructed is not less than $3 million, (2) for a period of not more than two years, so long
as the cost of improvements to be constructed is not less than $500,000, or (3) to the extent of not more than
fifty per cent of the increased assessment, for a period of not more than three years, so long as the cost of the

! CAL. HEALTH & SAFETY CODE §§ 33670-33679 (West 1973 and Supp. 1985); OR. REV. STAT. § 457.420-.460 (1983); IOWA
CODE §§ 403.9 and 403.19 (West 1976 and Supp. 1985); UTAH CODE ANN. § 11-19-1 to 11-19-35 (1953 and Supp. 1983); MINN,
STAT, ANN. §§ 273.71-273.78 (West Supp. 1985) and § 472A (West 1977 and Supp. 1985); ARIZ. REV. STAT. ANN. § 36-
1488.01 (Supp. 1984-85); ALASKA STAT. § 18.55.695 (1984); CONN. GEN. STAT. ANN. §§ 12-65(c)-65(f) (West 1983); ME.
REV., STAT. ANN. tit. 30, § 4864 (1978); MONT. CODE ANN. §§ 7-15-4282 to 4293 (1983); N.M, STAT. ANN. § 3-46-45

(1984); N,D. CENT. CODE § 40-58-20 (1983); OHIO REV. CODE ANN. § 725.01 (Page 1976); S.D. CODIFIED LAWS § 11-9-

ILL. ANN. STAT. ch, 24, § 11-74.4-1 (Smith-Hurd Supp. 1985); KAN. STAT. ANN. § 12-1770-1793 (1982 and Supp. 1984); MICH.
STAT. ANN. § 5-3010(1)-3010(30) (Callaghan 1982 and Supp. 1985); COLO. REV. STAT. § 31-25-101 to 31-25-1119 (1977 and
Supp. 1984); FLA. STAT. ANN. § 163.335(4) (West Supp. 1985); IND. CODE § 36-7-14-27 (1981); KY. REV. STAT. § 99.750-770
(1982); NEV. REV. STAT. § 279.674-680 (1983); TENN, CODE ANN. § 13-20-205 (1980 and Supp. 1984); WIS. STAT. ANN. §

2 Bunker Hill, 389 P.2d 538: Tribe v. Salt Lake City Corp.. 540 P.2d 499 (Utah 1975); Salt Lake County v. Murray City Redev., 598
P.2d 1339 (Utah 1979); R. E. Short Co. v. City of Minneapolis, 269 N.W.2d 331 (Minn. 1978); City of Minneapolis v. Wurtele, 29|
N.W.2d 386 (Minn. 1980); Metropolitan Dev. & Housing Agency v. Leech, 591 S.W.2d 427 (Tenn. 1979); Richards v. City of
Muscatine, 237 N.W.2d 48 (lowa 1978); Miller v. Covington Dev. Auth., 539 S.W.2d | (Ky. 1976); People ex rel. City of Canton v.
Crouch, 79 111, 2d 356. 403 N.E.2d 242 (1980); State ex rel. Schneider v. City of Topeka, 227 Kan. 115, 605 P.2d 556 (1980); Denver
Urban Renewal Auth. v. Bvrne, 618 P.2d 1374 (Colo. 1980); State v. Miami Beach Redev. Agency, 392 So. 2d 875 (Fla. 1980); South
Bend Pub. Transp. Corp. v. City of South Bend, 428 N.E.2d 217 (Ind. 1981); City of Sparks v. Best, 96 Nev. 134, 605 P.2d 638
(1980); Sigma Tau Gamma Fraternity House Corp. v. City of Menomonie, 93 Wis. 2d 392, 288 N.W.2d 85 (1980); City of Tucson v.
Corbin, 623 P.2d 1239 (Ariz. Ct. App. 1980); Meierhenry v. City of Huron, 354 N.W.2d {71 (S.D. 1984).

3 See ARIZ. REV. STAT. ANN. § 36-1471 (1986); CAL. HEALTH & SAFETY CODE § 336709 (West 1973); COLO. REV, STAT,
§31-25-107 (1986); CONN. GEN. STAT. ANN. § 12-65(West Supp. 1986); FLA. STAT. ANN. § 163.387 (West Supp. 1986); GA.
CODE ANN. 69-1501b (Supp. 1986); ILL. ANN. STAT. ch. 24, §11-74.4-1 (Smith-Hurd Supp. 1986); IND. CODE ANN. § 36-7-14-
39 (Burns 1981); IOWA CODE ANN. § 403.19 (West Cum. Supp. 1986); KAN. STAT. ANN. § 12-1770 (1982); KY. REV. STAT. §
99-750 (Michie/Bobbs-Merrill 1982); ME. REV. STAT. ANN. tit. 30, § 4861 (1986); MASS. GEN. LAWS ANN. ch. 121A (West
1986); MICH. COMP, LAWS ANN. §§ 125.1651, 125.1801 (West 1978 & Supp. 1985); MINN., STAT. §§ 273.71-86 (West Supp.
1986); MO. ANN. STAT. § 99.800 (Vernon Supp. 1986); MONT. CODE ANN. § 7-15-4202 (1985); NEV. REV. STAT. § 279.010
(1985); N.M., STAT. ANN, § 3-46-35 (1986); N.D. CENT. CODE § 40-58-01 (1983); OHIO REV. CODE ANN. § 725.01 (Page
1976); OR. REV. STAT. § 457.010 (1985); S.C. CODE ANN. § 36-6-10 (Law Co-op 1976); S.D. CODIFIED LAWS ANN. § 11-9-]
(1982); TENN, CODE ANN. § 13-20-205(1980); TEX. REV. CIV. STAT. ANN. art. 1066e (Vernon Supp. 1987); UTAH CODE
ANN. § 11-19-29 (1986); WASH. REV. CODE ANN. § 35.81.010 (1965); WIS. STAT. § 66.405 (West:1965 & Supp. 1986); WYO.
STAT. § 15-9-201 (Supp. 1986).

{00034253.DOCX 1}




improvements to be constructed is not less than $25,000. Conn. Gen. Stats. § 12-65b; Felicia S. Hoeniger, 201
Connecticut Tax Law Developments, 88 Conn. B.J. 111, 126, fn. 54 (2014).

1) Preclusion for applying for benefits under Innovation District Ordinances.

During the May 2018 meeting, the committee requested the insertion of additional eligibility
requirements to Section 99-4. Following that meeting, Sections 99-4(b) and 99-4(c) were added to mirror
Chapter 19 of the Norwalk City Code, entitled Bidding and Purchasing.

2) Has there been a history of litigation under Conn. Gen. Stats. §§ 12-65, 12-65b or 12-65h?

In addition to researching lawsuits on Westlaw, I reached out to other municipal attorneys to see if any
other towns have dealt with lawsuits concerning agreements pursuant to Conn. Gen. Stats. §§ 12-65, 12-65b or
12-65h. 1 only received two responses. Danbury advised that most of the Council’s arguments concerned
whether the applicant would bring sufficient jobs or other benefits to the City were they to be given the deferral.
Danbury has not advised that they have not been involved in any lawsuits. However, Waterbury advised that
have had approximately four lawsuits.

In the matter of Sadloski v. Town of Manchester, 235 Conn. 637 (1995), a taxpayer sought to enjoin
enforcement of a tax assessment agreement between the city, investment company, and a development
partnership. The defendant’s dismissal was granted and the taxpayer appealed. The Supreme Court held that
the taxpayer had no standing to challenge the abatement agreement on grounds that tax abatement to the
developer would cause her taxes to rise. Justice Borden noted that the “plaintiff’s status as a taxpayer does not
automatically giver her standing to challenge alleged improprieties in the conduct of the town ... [t]he plaintiff
must also allege and demonstrate that the allegedly improper municipal conduct cause[d her] to suffer some
pecuniary or other great injury ... [i]t is not enough for the plaintiff to show that her tax dollars have contributed
to the challenged project ... the plaintiff must prove that the project has directly or indirectly increased her taxes
... ot, in some other fashion caused her irreparable injury in her capacity as a taxpayer.” (Citations omitted).

In Orange St. Armory Assocs., Inc. v. City of New Haven, 17 Conn. App. 166, 166-68 (1988), the
plaintiffs appealed from the judgment of the trial court affirming the defendant’s denial of the plaintiffs’
application for a tax assessment deferral pursuant to Conn. Gen. Stats. § 12-65¢(b). One basis of appeal was the
plaintiffs’ claim that the defendant’s denial of the plaintiffs’ application was arbitrary, capricious and a
deprivation of constitutional due process. Conn. Gen. Stat. § 12-65c¢ is entitled Deferral of increased
assessments due to rehabilitation: Definitions. Although this is not one of the statutes that the Innovation
District ordinance is based on, I wanted to provide you with this information as this lawsuit was based on the
application process and the denial by the City. Essentially, this case turned on whether work that was the basis
of the tax agreement was “rehabilitation” as opposed to new construction.

A dispute arose between the Town and the owner of real property in E. Windsor Ltd. Partnership I v.
Town of E. Windsor, 1991 WL 28075 (Conn. Super. Ct. Jan. 30, 1991). Specifically, the owner asserted that
the Town had assessed the land at a lesser amount and then increased its assessment without following the
requirements of Conn, Gen. Stats. § 12-65b. The owner’s summary judgment was denied by the court as it
found that there were genuine issues of material fact that would need to be considered by the factfinder at trial.
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3) Waiving a right to file a lawsuit or take an appeal following an unsuccessful bid.

The ordinance committee is considering a draft ordinance pursuant Conn. Gen. Stats. §§ 12-65b and 12-
65h. The ordinance, in its draft form, provides for an application process. It is a proposed restriction on the
application process which is the subject of the question posed.

Whether an ordinance may require, as condition precedent to the apply, the relinquishment of the
applicant’s right to appeal the decision on said application given that entering into this agreement is a discretionary
act of the Agency/Committee/Common Council.*

We believe that a waiver of appellate rights condition in the ordinance would be unenforceable, and as
such, cannot recommend the inclusion of the condition.

Generally, an individual (or entity) may waive constitutional and statutory rights; provided that, (1) the
object which is sought to be waived is a right, which would render the waive doctrine applicable, Pereira v. State
Board of Education, 304 Conn. 1, 40 (2012); and (2) if so, that nature of that right is one which solely benefits or
protects the would be waving party of the right, Id. at 46, and (3) the waiver must be knowing, voluntary and
intelligent. Delahunty v. Targonski, 158 Conn. App. 741, 748-49 (2015) (hereinafter referred to as the “Waiver
Test”). It is the Law Department’s opinion that the ordinance satisfies Parts 1 and 2 of the Waiver Test, but Part
3 presents a hurdle which there does not appear to be a work around.

Certainly, Part 1 of the Waiver Test is satisfied as appellate review of an Agency/Committee/Common
Council decision is a statutory right pursuant to Conn. Gen. Stats. §4-183 of the Uniform Administrative
Procedures Act (the “UAPA”). Moreover, we believe that Part 2 of the Waiver Test is equally satisfied.
Specifically, it is our opinion that the nature of a right to appellate review under the UAPA is a right which solely
benefits or protects the would-be waiving party and is analogous to a contractual waiver of a right to a jury trial.

Moreover, the right to a jury trial may be waived. “[TThe right to a jury trial is a right which, like other
rights, may be waived but ... it is a right the waiver of which is not to be inferred without reasonably clear
evidence of the intent to waive. Leahey v. Heasley, 127 Conn. 332, 336, 16 A.2d 609 [1940].” Krupa v.
Farmington River Power Co. 147 Conn. 153, 156 (1959); Gargiulo v. Delsole, 769 F.2d 77, 79 (2d
Cir.1985) (right to jury trial is fundamental and waiver not lightly to be inferred); Leasing Service Corp.
v. Crane, 804 F.2d 828, 833 (4th Cir.1986) (right to jury trial may be waived by “contract executed before
litigation is contemplated”); K.M.C. Co. v. Irving Trust Co., 757 F.2d 752, 755-56 (6th Cir. 1985);
Phoenix Leasing, Inc. v. Sure Broadcasting, Inc., 843 F.Supp. 1379, 1384 (D.Nev.), aff'd, 89 F.3d 846
(9th Cir.1996) (same).

L. & R Realty v. Connecticut Nat. Bank, 246 Conn. 1, 9-10 (1998).

However, we believe that crafting ordinance language that would satisfy Part 3 of the Waiver Test is
problematic. Certainly, the choice to apply for an agreement under the ordinance would be voluntary. However,
we are of the opinion that the same cannot be said about the relinquishment of one’s statutory right to appeal a
decision under the circumstances presented, i.e. - when the relinquishment of the right is made a condition
precedent to the consideration of an applicant’s application and that applicant has no other avenue with which to
pursue the right. In this regard, we find it difficult to reconcile the necessary element of volition with the subject
ordinance condition.

4 As a preliminary matter, the decision to enter into an agreement is at the discretion of the Agency/Committee/Common Council;
provided that, the decision is not arbitrary and capricious or motivated by discriminatory animus against a protect class under Federal
and/or State Law.
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Therefore, we are of the opinion that it is not prudent to require a waiver as a condition precedent to
consideration of one’s application for an agreement under this ordinance.
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Innovation District Tax Agreements

§99-1.

§99-2.

§99-3.

§99-4.

Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

Objectives

The District’s objectives include; leveraging area advantages, improving local industry

“research, growing, attracting and retaining new technology companies, securinga

sufficient workforce and ensurmg that those who work in the district, can live in the
district.

Eligible Projects

Con5|deratxon of a potential negotiated tax agreement is extended to the following
project types provided they evidence the project’s furtherance of technology, science,
health or design within the District:

(a) Office use

(b) Mixed Use

(c) Retail use

(d) Manufacturing use

(e) Information Technology
(f) Light Manufacturing

Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not

eligible.
Any applicant that has debt owed to the City of Norwalk or any related entity including
real or personal property taxes, parking fees or penalties, or permit fees or penalties are

not eligible.
Any applicant that is not compliant with Norwalk City Code or has had a violation within

the past 12 months are not eligible.
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§99-5. Review Process

a. Preliminary applications shall be submitted to the Norwalk Redevelopment Agency
with an estimated application processing fee — PROCESSING CONCERN (deposit) on a
form approved by the Common Council. The Redevelopment Agency’s review shall
be forwarded to the Planning Committee of the Common Council. The Planning
Committee shall advance the application materials to the Board of Estimate and
Taxation (BET). The BET shall review the forwarded materials and provide its
comments to the Planning Committee within forty five (45) days. The Planning
Committee shall review all applications materials and determine application
advancement to the Common Council for final action consistent with the limitations
of subsection 5b.

b. The decision to grant, reject or re-structure any tax agreement shall be within the
sole and exclusive discretion of the Common Council. The Common Council is under
no obligation to approve any tax agreement application, nor will any applicationbe
granted that does not.comply with CGS 12-65b and 12-65h.

~c. Applicants are required to sign a waiver on appeals upon entermg the Agreement as
the decision is based upon the sole discretion of the Common Council per CGS 12~
65b and 12-65h. — LEGAL STAFF CONCERNS

d. If the tax agreement is appfoved, the fixed assessment period shall commence the
first fiscal year fol|owiné the issuance of a Certificate of Occupancy for the real

‘ property or air space which is the subject of the tax agreement. .

e. Approved Projects are required to commence construction within six (6) months and
shall be comp]eted within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council.

§ 99-6. Post-Award Compliance

If a successful applicant during the term of the Agreement: (a) relocates its business
from Norwalk; (b) becomes non-compliant with subsection 4b or 4c; (c) declares
bankruptcy; (d) substantially reduces its operations on the subject property during
the time of the Agreement, with substantially reduced “operations” meaning for
purposes of this Ordinance, among other things, a reduction in square feet occupied
within the facility by more than 20%, a reduction in workforce by more than 20%, a
failure to construct upon additional phases of construction, and/or sale or lease of
some or all of the property; and /or in any other way fails to comply with the
Agreement, this Ordinance and or C.G.S> 12-65b and 12-65h,the Common Council.
may terminate the Agreement and any tax incentive or other benefit granted to the
successful applicant under this program, the Agreement shall be deemed breached,
and the successful applicant shall be required to pay all assessments which were
abated under the Agreement.
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Innovation District Tax Agreement Examples Using CGS 12-65b and 12-65h

The Planning Committee of the Common Council reviewed the examples below of how a tax
agreement could be structured using CGS 12-65b and 12-65h for a business or development that
furthers the application of technology, science, health or design in the Innovation District. The
information below is informational only as the final structure of any tax agreement ultimately is
at the sole discretion of the Common Council per the statutory reference above. All tax
agreement benefits are conditioned upon an improvement that results in an increased tax
valuation.

o Real Estate Development Incentive:
Housing, Office, Retail, Permanent Residential, Light Manufacturing, Information
Technology, or Indoor Recreation Facilities Development: The tax increment is
exempted up to 50% for not more than 10 years for development projects that have street
frontage on main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dedicate 5% of any required workforce housing
units to people employed within the district and commits not less than 5% of their gross
floor area to health, science, design or technology uses. Eligible projects are valued at not

~ less than $10 million.

e - The Skilled Job Creation Tax Credit:
A real estate tax exemption may be provided to a commercial property owner for the
* space occupied by a business that creates new or adds to the number of skilled jobs in the
District. An eligible full-time job, spends a minimum of 60% of their time in the District
" and has a starting salary of $50,000 or more annually. Applicants must commit to
maintaining business operations in the District for five years and maintain staffing levels
during the term of the tax agreement.

o District Commercial Preservation Incentive:
A significant part of the area contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). To enhance such properties, a
special valuation for improvements of: (a) at least $3 million will have a 0% increment
value for no more than 7 years; (b) at least $500,000 will have a 0% increment value for
no more than 2 years; or (c) at least $25,000 will have a 50% increment value for no
more than 3 years. Eligible properties, would include those as defined by the Norwalk
Common Council, are designated as contributing properties to the Wall Street Historic
District, buildings in the District that are located within the National Register and any

- building deemed by the Norwalk Historic Commission as having local historical

significance. Rehabilitation cost must equal or exceed 25% of the current assessed value
of the property, exclusive of land value, prior to rehabilitation.

o Small Business Incentive:
A real estate tax agreement may be provided to a commercial property owner for small
businesses and entrepreneurs that are newly locating, improving or expanding in the




Innovation District. Such businesses that have an improvement that results in an
increased tax valuation not less than $25,000 can be eligible for a full exemption of the
property tax associated with their lease and any personal property tax associated with the
business: (a) a period of 7 years or less for evidenced investments of $3 million or more
(b) a period of 2 years or less for investments between $500,000 and under $3 million.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements between $25,000 — and under $500,000. Primary
conditions include evidencing a minimum of three full time non-related employees that
spend a minimum of 60% of their time in the District at the point of opening and
maintaining employment levels during the term of the tax agreement and the occupied
space cannot exceed 10,000 square feet. Similarly, for small businesses already located
in the District, additions of three or more new employees would entitle them to the same
tax benefit with the same restrictions.

e B Corp Tax Incentive: This incentive allows all sustainable businesses creating jobs in
thie District to fully-exempt their tax obligations for their real estate for the first five years
if there is a real estate improvement that results in an increased tax valuation not less than
$25,000. The B Corp business must have upon opening and maintain at least two non-
related employees for the full term of the tax agreement, the employees must work in the
District 60% of the time and the corporation lease cannot exceed ten thousand square
feet.

e - Sustainability Incentive:
New Construction or Rehabilitation: Any real estate development project that is designed
to meet LEED Green Building Rating System gold certificate or other equivalent
certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 10 years on housing, office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facility uses. Projects
that qualify may also be eligible for tax credits equivalent to a percentage of allowable
costs based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program. [

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 10
years on housing, office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facility uses. The exemption may increase as the
renewable energy source use increases within the project on a matching basis. For
example, if a project uses 70% renewable energy sources the increment may be exempted
up to 70%. ’

Design Elements: Any project that incorporates a green roof, a storm water management
system, includes reflective surfaces to mitigate the heat island effect, or any other design
elements that are deemed sustainable, may exempt up to 25% of their increment for a




maximum of 10 years on housing office, retail, permanent residential, light
manufacturing, information technology, or indoor recreation facility uses.

All sustainable elements must result in an increased property valuation of not less than
$25,000 or be included within a new construction project.

e Arts Incentive for New Construction: Projects that have residing artists or artisans
occupying space that is open to the public may exempt up to 100% of their tax
obligations for their real estate for up to 10 years.

The Planning Committee recommended a cap of $15 million in tax incentives be considered for
the first five years of the ordinance and that Common Council consider further caps every five
years thereafter. The cap amount can be altered by the Common Council if deemed necessary
and in the interests of the City. The program structure will be economically evaluated by an
1ndependent party at the end of the five year period and a fo1ma1 recommendation to the
Common Council will be submitted. -
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Innovation District Incentive Program Guidelines
1. Eligibility

(a) The following projects are deemed eligible for Innovation District tax incentive
consideration:
a. Office use
Mixed use
Retail use
Manufacturing use
Information Technology
Light Manufacturing

"o o0 T

(b) Projects that have previously obtained a foundation, building permit, or zoning -
approval prior to the adoption of the Innovation District Ordinance are not eligible.

2. Application Submittal:

(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council.

3. Application Review:

(a) Once the Redevelopment Agency has determined that the application is complete,
the application and the recommendation of the Redevelopment Agency shall be
forwarded to the Planning Committee of the Common Council. The Planning Committee
shall advance the Redevelopment Agency materials to the Board of Estimate and
Taxation (BET). The BET shall review the Redevelopment Agency materials and provide
its comments to the Planning Committee within forty-five (45) days. The Planning
Committee shall review all materials, recommendations and comments and determine
whether the application shall advance to the Common Council for final action.

(b) After review of an application as provided in subsection (a) above, an application
reviewed favorably by the Common Council will contain an authorization for the Mayor
to enter into the agreement with the applicant.

4, General Provisions:

(a) The decision to grant or reject any application under the Innovation District
Ordinance shall be within the sole and exclusive discretion of the Common Council. The

{00033711.DOCX 1}



Common Council is under no obligation to approve any application, nor will any
application be granted that does not comply with CGS 12-65b and 12-65h. The Planning
Committee of the Common Council will review every application and determine those
that proceed to the Common Council for action with the recommendation of the
Redevelopment Agency and the comments of the Board of Estimate and Taxation.

(b) The City assessor shall determine the assessment of real property or air space and
/or the personal property and any and all improvements constructed or to be
constructed on the real property which is the subject of the agreement.

(c) The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has determined ;s
involve valuations greater than five million ($5,000,000) dollars.

(e) The Common Council, may in its sole discretion, offer to enter into an Agreement
with an applicant for an abatement of taxes for a lesser percentage and /or of fewer
years than authorized by the state statute(s).

(f) Projects are required to commence construction within six (6) months and shall be
completed within thirty (30) months of execution of the tax Agreement with the City.
Failure to comply with this schedule may result in termination of the tax Agreement by
the Common Council.

(g) If the valuation of an applicant’s project exceeds $5,000,000 and during the term of
the tax Agreement with the City it: (a) relocates its business from Norwalk; (b} becomes
delinquent in taxes or fees; (c) declares bankruptcy; (d) substantially reduces its
operations on the subject property during the time of the Agreement, with substantially
reduced “operations” meaning a reduction in square feet occupied within the facility by
more than 20%, a reduction in workforce by more than 20%, a failure to construct
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, then the Common Council
shall terminate the Agreement and any tax incentive or other benefit enjoyed by the
applicant under this program and the Agreement shall be immediately forfeited and the
applicant shall be required to pay all taxes it was assessed but were abated pursuant to
the tax Agreement with the City. Every Agreement shall contain a provision to this
effect.

(h) No Agreement entered into, pursuant to the Innovation District tax incentive

ordinance, may be assigned, transferred, or sold without the express, written approval
from the Norwalk Common Council.

{00033711.DOCX 1}




(i) No agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.

(i) Every Innovation District tax Agreement shall be recorded in the Land Records of the
City of Norwalk.
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§ 12-65. Agreements fixing assessments on multifamily housing, CT ST § 12-65

|Connecticut General Statutes Annotated
|Title 12, Taxation (Refs & Annos)
|Chapter 203. Property Tax Assessment (Refs & Annos)

C.G.S.A. §12-65

§ 12-65. Agreements fixing assessments on multifamily housing

Currentness

Any municipality acting through its board of selectmen, town council, court of common council or other governing body
shall have the power to enter into a written agreement with a taxpayer fixing the assessment of real estate to be used for a
housing project consisting of three or more housing units to be constructed or rehabilitated, provided: (a) The real estate to be
used for said housing project is in a redevelopment area, community development area or neighborhood strategy area,
included (1) in a redevelopment plan approved by a redevelopment agency pursuant to section 8-127, (2) in an urban renewal
project authorized by a redevelopment agency pursuant to section 8-141 or (3) in a community development plan approved
by the municipality under sections 8-169a to 8-169j, inclusive; (b) the term of such agreement shall not exceed fifteen years
from the date of the completion of the housing project or completion of rehabilitation of the housing project or sixteen years
from the date of the agreement, whichever is the shorter period; (c) the assessment agreed on for the real estate plus future
improvements shall not be less than the assessment as of the last regular assessment date of the real estate without such future
improvements. If the municipality claims that the taxpayer is not complying with the terms of such agreement, the
municipality may bring an action in the superior court of the judicial district in which the municipality is located to force
compliance with such agreement; but a mortgagee may loan its money in reliance on such agreement and nothing herein
contained shall be construed to permit the municipality to increase the assessment during the aforesaid period beyond the
amount agreed on.

Credits
(1949 Rev., § 1739; 1957, P.A. 163, § 25; 1963, P.A. 615, § 1; 1969, P.A. 335; 1978, P.A. 78-280, § 2, eff. July 1, 1978;
1979, P.A. 79-589, § 1, eff. June 28, 1979; 1988, P.A. 88-280, § 10.)

Notes of Decisions (2)

C.G.S. A §12-65,CT ST § 12-65
The statutes and Constitution are current with enactments of Public Acts enrolled and approved by the Governor on or before
June 6, 2018 and effective on or before June 6, 2018,

Eud of Document © 2018 Thomson Reuters. No claim to original U.S, Government Works.
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§ 12-65b. Agreements between municipality and owner or lessee..., CT ST § 12-65b

[Connecticut General Statutes Annotated
|Title 12, Taxation (Refs & Annos)
[Chapter 203. Property Tax Assessment (Refs & Annos)

C.G.S.A. § 12-65b

§ 12-65b. Agreements between municipality and owner or lessee of real property or air space fixing the
assessment of such property or air space

Effective: October 1, 2016

Currentness

(a) Any municipality may, by affirmative vote of its legislative body, enter into a written agreement, for a period of not more
than ten years, with any party owning or proposing to acquire an interest in real property in such municipality, or with any
party owning or proposing to acquire an interest in air space in such municipality, or with any party who is the lessee of, or
who proposes to be the lessee of, air space in such municipality in such a manner that the air space leased or proposed to be
leased shall be assessed to the lessee pursuant to section 12-64, fixing the assessment of the real property or air space which
is the subject of the agreement, and all improvements thereon or therein and to be constructed thereon or therein, subject to
the provisions of subsection (b} of this section. For purposes of this section, “improvements to be constructed” includes the
rehabilitation of existing structures for retail business use,

(b) The provisions of subsection (a) of this section shall only apply if the improvements are for at least one of the following:
(1) Office use; (2) retail use; (3) permanent residential use in connection with a residential property consisting of four or
more dwelling units; (4) transient residential use in connection with a residential property consisting of four or more dwelling
units; (5) manufacturing use; (6) warehouse, storage or distribution use; (7) structured multilevel parking use necessary in
connection with a mass transit system; (8) information technology; (9) recreation facilities; (10) transportation facilities; (11)
mixed-use development, as defined in section 8-13m; or (12) use by or on behalf of a health system, as defined in section
19a-508c.

Credits

(1971, P.A. 471, §§ 1, 2, 1973, P.A. 73-477; 1975, P.A. 75-575, § 1, eff. July 7, 1975; 1977 P.A. 77-138, § 1, eff. May 12,
1977, 1977 P.A. 77-586, § 2, eff. July 5, 1977; 1979, P.A. 79-78, § 1, eff. May 3, 1979; 1982, P.A. 82-414, § 1, eff. June 7,
1982; 1985, P.A. 85-573, § 1, 1990, P.A, 90-219, § 13; 1992, May Sp.Sess., P.A. 92-15, § 4; 1994, P.A. 94-157, § 3; 1997,
P.A. 97-235, § 1, eff. June 24, 1997, 1998, P.A. 98-207; 2001, P.A. 01-125, § 1; 2003, P.A. 03-19, § 25, eff. May 12, 2003;
2013, P.A. 13-246, § 1; 2014, P.A. 14-174, § 5; 2015, June Sp.Sess., P.A. 15-5, § 240, eff. June 30, 2015; 2016, May
Sp.Sess., P.A. 16-3, § 32)

C.G.S. A. §12-65b, CT ST § 12-65b
The statutes and Constitution are current with enactments of Public Acts enrolled and approved by the Governor on or before
June 6, 2018 and effective on or before June 6, 2018,

End of Document © 2018 Thomson Reuters, No claim to original U.S. Government Works,
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§ 12-65b. Agreements between municipality and owner or lessee..., CT ST § 12-65b
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§ 12-65h. Agreements between municipality and owner or lessee..., CT ST § 12-65h

|Connecticut General Statutes Annotated
| Title 12. Taxation (Refs & Annos) .
[Chapter 203. Property Tax Assessment (Refs & Annos)

C.G.S.A. § 12-65h

§ 12-65h. Agreements between municipality and owner or lessee of real property or air space containing a
manufacturing facility or a wholesale and retail business fixing the assessment of personal property

Effective: October 1, 2014

Currentness

Any municipality may, by affirmative vote of its legislative body, enter into a written agreement with any party owning or
proposing to acquire an interest in real property in such municipality, or with any party owning or proposing to acquire an
interest in air space in such municipality, or with any party who is the lessee of, or who proposes to be the lessee of, air space
in such municipality in such a manner that the air space leased or proposed to be leased shall be assessed to the lessee
pursuant to section 12-64, upon which is located or proposed to be located a manufacturing facility, as defined in subdivision
(72) of section 12-81, or a wholesale and retail business, as defined in subdivision (54) of section 12-81, fixing the
assessment of the personal property located in the facility that is the subject of the agreement, (1) for a period of not more
than seven years, provided the increase in the assessed value of such personal property in such facility or wholesale and retail
business is not less than three million dollars, (2) for a period of not more than two years, provided the increase in the
assessed value of such personal property in such facility or wholesale and retail business is not less than five hundred
thousand dollars, or (3) to the extent of not more than fifty per cent of such increased assessment, for a period of not more
than three years, provided the increase in the assessed value of such personal property in such facility or wholesale and retail
business is not less than twenty-five thousand dollars.

Credits
(1992, May Sp.Sess., P.A. 92-15, § 5; 2001, P.A. 01-125, §2;2014,P.A. 14-174, § 6.)

Notes of Decisions (2)

C.G. 8. A, §12-65h, CT ST § 12-65h
The statutes and Constitution are current with enactments of Public Acts enrolled and approved by the Governor on or before
June 6, 2018 and effective on or before June 6, 2018.

End of Document © 2018 Thomson Reuters. No claim to original U.S. Government Works,
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_ THE PLANNING COMMITTEE DM'WM
OF THE COMMON COUNCIL  Cavef”

125 East Avenue : ~ #

P.O. Box 5125 - [/@ Cf
Norwalk, CT 06856

May 9, 2018 ' 5h))5’

Ms. Eloisa Melendez, Chair

Ordinance Committee of the Common Council
Norwalk City Hall

125 East Avenue

Norwalk, CT. 06856

Dear Counéilwoman Melendez:

On Thursday, May 3, 2018, the Plzé‘nning Committee voted unanimously to favorably i
advance to the Ordinance Committee of the Common Council the attached draft ordinance
for its consideration and to undertake the requisite implementation actions. The proposed
ordinance grants to the City of Norwalk via its legislative body the ability to use the
powers conveyed to it by the State of Connecticut under CGS 12-65b and 12-65h within
the Norwalk Innovation District geography (see attached map). Such statutory authority
allows the City via its legislative body to enter into a written agreement with any party
owning or proposing to acquire an interest in real property located in this area, or with any
party owning or proposing to acquire an interest in air space in this area, or with any party
who is the lessee of, or who proposes to be the lessee of, air space in this area at its sole
discretion.

The Planning Committee has determined the need to introduce the potential for tax
incentives to this area based on its primary census tract 437 demographics which indicate
that the median income is below 80% of the area median income, it has a poverty rate in
excess of 20%, it reflects persistent blight and it lacks the residential population and jobs
' required to economically sustain traditional urban commerce that makes urban centers
successful and vibrant.

The proposed ordihance was reviewed by the Ordinance Committee staff prior to its
referral. It outlines'the Innovation District planning concept, states the intended planning
objectives, eligible projects and review process. The Planning Committee encourages the
Ordinance Committee and its staff to fully consider the proposed ordinance and to offer
any meaningful modifications to it as the Committee proceeds with the requisite
implementation actions.

Sincerely,

Al g

John T. Kydes
Common Council President

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 TELEPHONE 203-854-7810 - FAX 203-854-7734
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Attachments

CC:

.
b o

Brian McCann, Assistant Corporation Counsel.
Brian Candela, Assistant Corporation Counsel

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TEEEPHONE 203-854-7810 - FAX 203-854-7734
oy . .
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Candela, Brian

From: Church, Sabrina

Sent: Thursday, May 31, 2018 2:41 PM

To: Candela, Brian

Subject: Innovation District Program Guidelines

Attachments: 5-14-18 Innovation District Program Guidelines v3.docx; 5-9-18 Innovation District

Program Guidelines.docx; 5-11-18 Innovation District Program Guidelines v2.docx

Attached are the latest guidelines. | have attached the previous drafts as well in case you would like to share those.
-Sabrina

LT T
Sabrina Church ’

Community Development Planner

Norwalk Redevelopment Agency

Phone: (203)854-7810 x46781

Email: schurch@norwalket.org

We hope you enjoy our most recent Urban Highlights
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Innovation District Incentive Program Guidelines
Eligibility

(a) The following projects are deemed eligible for consideration by the City under
ordinance number Xxxxxx:
a. Office use
Retail use
Manufacturing use
Information Technology
Light Manufacturing

© o0 T

(b) Projects that have previously obtained a foundation, building permit, or zoning
approval prior to the adoption of the Ordinance #xxxx are ineligible to apply.

Application Submittal:

(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. '

Application Review:

(a) After determining that an application is complete it shall be forwarded to the
Redevelopment Agency for its review. The application and the recommendation of the
Redevelopment Agency shall be forwarded to the Planning Committee of the Common
Council. The Planning Committee shall advance the Redevelopment Agency materials to
the Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty-five
(45) days. The Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action.-

(b) After review of an application as provided in subsection (a) above, an application
reviewed favorably by the Common Council will contain an authorization for the Mayor
to enter into the agreement with the applicant.

General Provisions:

(a) The decision to grant or reject any application under this Ordinance shall be within
the sole and exclusive discretion of the Common Council. The Common Council is under




no obligation to approve any application, nor will any application be granted that does
not comply with CGS 12-65b and 12-65h. The Planning Committee of the Common
Council will review every application and determine those that proceed to the Common
Council for action with the recommendation of the Redevelopment Agency and the
comments of the Board of Estimate and Taxation. Should the Planning Committee
choose to advance an application to the Common Council that is contrary to the
recommendation of the Redevelopment Agency, approval of said application shall
require a two thirds majority vote of the Common Council.

(b) The City assessor shall in the assessor’s sole discretion determine the assessment of
real property or air space and /or the personal property and any and all improvements
constructed or to be constructed on the real property which is the subject of the
agreement. '

(c) The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has determined
involve valuations greater than five million ($5,000,000) dollars. The Redevelopment
Agency Commission will take formal action on all applications and advance the
application, related assessments and its action to the Planning Committee of the
Common Council, who shall refer said application to the Board of Estimate and Taxation
for it comment to be completed within forty-five (45) days. Upon receipt of the Board
of Estimate and Taxation comment the Planning Committee will vote to advance the
application to the Common Council for final consideration. The intended timeline for
application approval is ninety (90) days, however the City does not formally obligate
itself to take action on an application within ninety (90) days.

(d) The fixed assessment period shall commence the first fiscal year for which a tax list is
prepared on the October 1t immediately following the issuance of a Certificate of
Occupancy by the appropriate building official for the construction of the buildings or
manufacturing facilities or other structures and all improvements in or on the real
property or air space which is the subject of this agreement.

(e) Notwithstanding anything in Ordinance #xxxxxx to the contrary, and provided in all
other respects the applicant qualifies under the provisions of CGS12-65b or 12-65h and
these guidelines, the Common Council, may in its sole discretion, offer to enter into an
Agreement with such applicant for an abatement of taxes of a lesser percentage and /or
of fewer years than authorized by the statute(s).

(f) Projects are required to evidence the commencement of construction within six (6)
months and shall be complete within thirty (30) months of execution of the Agreement.




Failure to comply with this schedule shall result in termination of the Agreement by the
Common Council.

(g) If an applicant valuation exceeds $5,000,000 and during the period of participation in
this program and during the term of an Agreement it: (a) relocates its business from
Norwalk; (b) becomes delinquent in taxes or fees; (c) declares bankruptcy; (d)
substantially reduces its operations on the subject property during the time of the
Agreement, with substantially reduced ”dperation‘s” meaning for purposes of Ordinance
#xxxxx, among other things, a reduction in square feet occupied within the facility by
more than 20% or more, a reduction in workforce by more than 20% or more, a failure
to construct upon additional phases of construction, and/or sale or lease of some or all
of the property; and /or in any other way fails to comply with the Agreement, Ordinance
thooxx and/or C.G.S> 12-65b and 12-65h then the Common Council shall terminate the
Agreement and any tax incentive or other benefit enjoyed by the applicant under this
program and the Agreement shall be immediately forfeited and the applicant shall be
required to pay back all taxes it would have been assessed had the application not been
granted and the Agreement not been entered into. Every Agreement shall contain a
provision to this effect.

(h) No agreement entered into pursuant to this policy shall be subject to assignment,
transfer or sale without written approval from the Redevelopment Agency.

(i) No agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.

(j) Any Agreement hereunder shall be recorded in the land records of the City of
Norwalk.
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Innovation District Incentive Program Guidelines
Eligibility

(a) The following projects are deemed eligible for Innovation District tax incentive
consideration:
a. Office use
Mixed use
Retail use
Manufacturing use
Information Technology
Light Manufacturing

o Q0T

(b) Projects that have previously obtained a foundation, building permit, or zoning
approval prior to the adoption of the Innovation District Ordinance are ineligible to

apply.
Application Submittal:

(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council.

Application Review:

(a) After Redevelopment Agency staff determines that an application is complete it shall

be forwarded to the Redevelopment Agency for its review. The application and the

recommendation of the Redevelopment Agency shall be forwarded to the Planning
Committee of the Common Council. The Planning Committee shall advance the
Redevelopment Agency materials to the Board of Estimate and Taxation (BET). The BET
shall review the Redevelopment Agency materials and provide its comments to the
Planning Committee within forty-five (45) days. The Planning Committee shall review all
materials, recommendations and comments and determine application advancement to
the Common Council for final action.

(b) After review of an application as provided' in subsection (a) above, an application
reviewed favorably by the Common Council will contain an authorization for the Mayor

to enter into the agreement with the applicant.

General Provisions:




(a) The decision to grant or reject any application under this Ordinance shall be within
the sole and exclusive discretion of the Common Council. The Common Council is under
no obligation to approve any application, nor will any application be granted that does
not comply with CGS 12-65b and 12-65h. The Planning Committee of the Common
Council will review every application and determine those that proceed to the Common
Council for action with the recommendation of the Redevelopment Agency and the
comments of the Board of Estimate and Taxation.

(b) The City assessor shall determine the assessment of real property or air space and
Jor the personal property and any and all improvements constructed or to be
constructed on the real property which is the subject of the agreement.

(c) The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has determined
involve valuations greater than five million ($5,000,000) dollars. The Redevelopment
Agency Commission will take formal action on all applications and advance the
application, related assessments and its action to the Planning Committee of the
Common Council, who shall refer said application to the Board of Estimate and Taxation
for it comment to be completed within forty-five (45) days. Upon receipt of the Board
of Estimate and Taxation comment the Planning Committee will vote to advance the
application to the Common Council for final consideration.

(d) The fixed assessment period shall commence the first fiscal year for which a tax list is
prepared on the October 15 immediately following the issuance of a Certificate of
Occupancy by the appropriate building official for the construction of the buildings or
manufacturing facilities or other structures and all improvements in or on the real
property or air space within the District.

(e) The Common Council, may in its sole discretion, offer to enter into an Agreement
with an applicant for an abatement of taxes for a lesser percentage and /or fewer years
than authorized by the state statute(s).

(f) Projects are required to commence construction within six (6) months and shall be
completed within thirty (30) months of execution of the tax Agreement with the City.
Failure to comply with this schedule may result in termination of the tax Agreement by
the Common Council.

(g) If an applicant’s project valuation exceeds $5,000,000 and during the term of an
Agreement it: (a) relocates its business from Norwalk; (b) becomes delinquent in taxes
or fees; (c) declares bankruptcy; (d) substantially reduces its operations on the subject
property during the time of the Agreement, with substantially reduced “operations”




meaning a reduction in square feet occupied within the facility by more than 20%, a
reduction in workforce by more than 20%, a failure to construct additional phases of
construction, and/or sale or lease of some or all of the property; and /or in any other
way fails to comply with the tax Agreement, then the Common Council shall terminate
the tax Agreement and any tax incentive or other benefit enjoyed by the applicant
under this program. The tax Agreement shall be immediately forfeited and the applicant
shall be required to pay all taxes it was assessed but were abated pursuant to the tax
Agreement with the City. Every Agreement shall contain a provision to this effect.

(h) No Agreement entered into pursuant to the Innovation District tax incentive
ordinance shall be subject to assignment, transfer or sale without written approval from
the Common Council.

(i) No Agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.

(j) Any Agreement hereunder shall be recorded in the Land Records of the City of
Norwalk.
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Innovation District Incentive Program Guidelines
1. Eligibility

(a) The following projects are deemed eligible for Innovation District tax incentive
consideration:
a. Office use
Mixed use
Retail use
Manufacturing use
Information Technology
Light Manufacturing [

o Q0T

(b) Projects that have previously obtained a foundation, building permit, or zoning -
approval prior to the adoption of the Innovation District Ordinance are not eligible.

2. Application Submittal:

(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council.

3. Application Review:

(a) Once the Redevelopment Agency has determined that the application is complete,
the application and the recommendation of the Redevelopment Agency shall be
forwarded to the Planning Committee of the Common Council. The Planning Committee
shall advance the Redevelopment Agency materials to the Board of Estimate and
Taxation (BET). The BET shall review the Redevelopment Agency materials and provide
its comments to the Planning Committee within forty-five (45) days. The Planning
Committee shall review all materials, recommendations and comments and determine
whether the application shall advance to the Common Council for final action.

(b) After review of an application as provided in subsection (a) above, an application
reviewed favorably by the Common Council will contain an authorization for the Mayor
to enter into the agreement with the applicant.

4, General Provisions:

(a) The decision to grant or reject any application under the Innovation District
Ordinance shall be within the sole and exclusive discretion of the Common Council. The
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Common Council is under no obligation to approve any application, nor will any
application be granted that does not comply with CGS 12-65b and 12-65h. The Planning
Committee of the Common Council will review every application and determine those
that proceed to the Common Council for action with the recommendation of the
Redevelopment Agency and the comments of the Board of Estimate and Taxation.

(b) The City assessor shall determine the assessment of real property or air space and
Jor the personal property and any and all improvements constructed or to be
constructed on the real property which is the subject of the agreement.

(c) The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has determined i |
involve valuations greater than five million ($5,000,000) dollars.

(e) The Common Council, may in its sole discretion, offer to enter into an Agreement
with an applicant for an abatement of taxes for a lesser percentage and /or of fewer
years than authorized by the state statute(s).

(f) Projects are required to commence construction within six (6) months and shall be
completed within thirty (30) months of execution of the tax Agreement with the City.
Failure to comply with this schedule may result in termination of the tax Agreement by
the Common Council.

(g) If the valuation of an applicant’s project exceeds $5,000,000 and during the term of
the tax Agreement with the City it: (a) relocates its business from Norwalk; (b) becomes
delinquent in taxes or fees; (c) declares bankruptcy; (d) substantially reduces its
operations on the subject property during the time of the Agreement, with substantially
reduced “operations” meaning a reduction in square feet occupied within the facility by
more than 20%, a reduction in workforce by more than 20%, a failure to construct
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, then the Common Council
shall terminate the Agreement and any tax incentive or other benefit enjoyed by the
applicant under this program and the Agreement shall be immediately forfeited and the
applicant shall be required to pay all taxes it was assessed but were abated pursuant to
the tax Agreement with the City. Every Agreement shall contain a provision to this
effect.

(h) No Agreement entered into, pursuant to the Innovation District tax incentive

ordinance, may be assigned, transferred, or sold without the express, written approval
from the Norwalk Common Council.
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(i) No agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.

(j) Every Innovation District tax Agreement shall be recorded in the Land Records of the
City of Norwalk.
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NORWALK @DEVELOPMENT AGENCY

TO:

FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR
RE: INNOVATION DISTRICT INCENTIVE PACKAGE
DATE: MARCH 22,2018

Introduction — Page 1-5

Norwalk last year began to lay the ground work for the Wall Street and West Avenue Corridor to
become an Urban Innovation District. An Urban Tnnovation District is a defined geographic area |
within a city where technology and creative class businesses and institutions are clustered. :
Those businesses then connect with start-ups, accelerators, and incubators. These areas are
emerging as the new urban business centets. The defined geographic area for a typical

innovation district is amenity-rich, operates 24/7, has diversified housing opportunities and is a
hyper-connected area via both technology and transportation.

The “Reimagined Urban District” model of Innovation District development drives forward an
economic development strategy aimed at revitalizing underutilized parcels of land by attracting
both established companies and emerging entrepreneurs, and developing infrastructure and
amenities to holistically support the work-life opportunities within it. Business relocation,
retention and new development that significantly contributes to these public policy objectives are
the development building blocks that the incentives would encourage. To further these ideas and
incentives, the Agency has gathered input from the Innovation District Subcommittee and
Planning Committee of the Common Council and is proposing the following incentive program.

Program Boundary — Page 7

The proposed incentive program will only apply to a targeted area within the City to draw new
jobs and businesses to a specific area that is of interest. It is important that the chosen area has
the foundation to support an Innovation District. This foundation mainly comes in the form of
anchor institutions, available space, and amenities. Of these, the most crucial being anchor
institutions. These institutions are well established and have the potential to draw other
synergistic employers and businesses to the district. Having these institutions within the
incentive boundary will not only benefit the cohesiveness of the district as a whole, but also
incentivize the anchor institutions and new businesses hoping to enter the district.

The Agency, with input from the anchor institutions and the Innovation District Subcommittee,
has proposed that the boundary reflect that of the new Wall Street-West Avenue Redevelopment
Plan boundary which resembles the boundary of Census Tract 437. The boundary extends to
include the Norwalk Hospital, King Industries, Devine Brothers, Lillian August, Yale-New
Haven Children’s Hospital, the Norwalk Main Library, and Stepping Stones. All of these
institutions are major employers and assets within the district. The institutions also have the
potential to create synergistic relationships with one another within the underutilized areas in the

1
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district boundary centered on the themes of health, science, design and technology. (For the
Incentive Boundary please see Page 7 of the attached brochure.)

Proposed Incentives — Pages 9 and 10

The Agency is proposing six tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project. The advancement of an
application regarding a proposed incentive will require Innovation District Committee
recommendation (committee will be formed after incentive approval from the Common
Council). That recommendation will be referred to the Redevelopment Agency and Planning
Committee for their respective consideration, comment and action. All respective consideration,
comment and action will then be advanced to the Common Council for final approval (See page -
16 of the attached brochure). - ‘

The Agency will develop the various incentive applications for the Innovation District that will
vet applicants and streamline the process prior to coming to the Innovation District Committee
and the Common Council for approval. Such application will be reviewed with the Planning
Committee.

e Real Estate Development Incentive:
Housing Development: The tax increment is exempted up to 50% for not more than 15
years for housing development projects that reserve not less than 5% of their developable
square footage as highly activated public realm, dedicate 5% of any required workforce
housing units to people employed within the district or commit not less than 5% of their
gross floor area to health, science or technology uses. Eligible projects are valued at not
less than $10 million.

Other Eligible Uses (Office, Retail, Permanent Residential, Light Manufacturing,
Information Technology, or Indoor Recreation Facilities): The tax increment is exempted
up to 50% for not more than 7 years for projects including the uses listed above that
reserve not less than 5% of their developable square footage as highly activated public
realm, dedicate 5% of any required workforce housing units to people employed within
the district or commit not less than 5% of their gross floor area to health, science or
technology uses. Eligible projects are valued at not less than $10 million.

o The Skilled Job Creation Tax Credit:
The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the option to take advantage of the increase
if it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year. Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
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increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (¢) up to 100% for an increase of 40% in skilled jobs.

District Commercial Preservation Incentive:

A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively
influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
increment value for no more than 7 years; (b) at least $500,000 will have a 0% increment
value for no more than 2 years; or (c) at least $25,000 will have a 50% increment value
for no more than 3 years. The primary benefit of the special valuation would be that
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the Norwalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must have
undergone an approved rehabilitation within the two years prior to the date of application
and rehabilitation cost must equal or exceed 25% of the assessed value of the property,
exclusive of land value, prior to rehabilitation. Expenditures are based on Qualified
Rehabilitation Expenditures. “Qualified rehabilitation expenditures” are expenses
chargeable to the project, including improvements made to the building within its original
perimeter, architectural and engineering fees, permit and development fees, loan interest,
state sales tax, and other expenses incurred during the rehabilitation period. Not included
are costs associated with acquiring the property or enlarging the building.

Small Business Incentive: (

Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or less for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimum of 60% of their time in the District at the point of opening and maintaining at
least three such employees each year of the incentive and the occupied space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,
additions of three or more new employees would entitle them to the same tax benefit with
the same restrictions. \'
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o B Corp Tax Incentive: This incentive allows all new, sustainable businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least

* two non-related employees for the full term of the incentive and the employees must
work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the

City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions. :

Progress

The Agency has met over the past couple of months with many of the anchor institutions within
the district to discuss the incentives, ask questions about what other businesses would benefit
their businesses, and what the incentive program could do to assist them in achieving their goals.
All of the institutions have expressed interest within the growth of the district and gave an
overall positive response to the proposed incentive program concepts and innovation district
theme.

Many of the institutions were also interested in bringing other businesses into the district and

increasing their own presence within the district. Some expressed interest in expanding their

own footprints and others were in support of amenities that could potentially benefit their current

employees. Communication between these institutions and the City will promote and improve
_the Innovation District and form an amenity-rich and active destination.

Next Steps

Staff is currently seeking formal comment on the package from the Board of Estimate and
Taxation and the City’s municipal tax counsel. Once that comment has been received, potential
modifications will be considered by the Planning Committee and then will proceed to the full
Council for approval. The Agency has received a general consensus on the current package from
the Planning Committee to advance to the full Common Council for approval in April pending
comment.

REQUESTED ACTIONS:

Give comment on the Innovation District Package.
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TO:

FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR
RE: INNOVATION DISTRICT INCENTIVE PACKAGE
DATE: MARCH 26, 2018

Introduction — Page 1-5

Norwalk last year began to lay the ground work for the Wall Street and West Avenue Corridor to
become an Urban Innovation District. An Urban Innovation District is a defined geographic area
within a city where technology and creative class businesses and institutions are clustered.

Those businesses then connect with start-ups, accelerators, and incubators. These areas are
emerging as the new urban business centers. The defined geographic area for a typical
innovation district is amenity-rich, operates 24/7, has diversified housing opportunities and is a
hyper-connected area via both technology and transportation.

The “Reimagined Urban District” model of Innovation District development drives forward an
economic development strategy aimed at revitalizing underutilized parcels of land by attracting
both established companies and emerging entrepreneurs, and developing infrastructure and
amenities to holistically support the work-life opportunities within it. Business relocation,
retention and new development that significantly contributes to these public policy objectives are
the development building blocks that the incentives would encourage. To further these ideas and
incentives, the Agency has gathered input from the Innovation District Subcommittee and
Planning Committee of the Common Council and is proposing the following incentive program.

Program Boundary — Page 7

The proposed incentive program will only apply to a targeted area within the City to draw new
jobs and businesses to a specific area that is of interest. It is important that the chosen area has
the foundation to support an Innovation District. This foundation mainly comes in the form of
anchor institutions, available space, and amenities. Of these, the most crucial being anchor
institutions. These institutions are well established and have the potential to draw other
synergistic employers and businesses to the district. Having these institutions within the
incentive boundary will not only benefit the cohesiveness of the district as a whole, but also
incentivize the anchor institutions and new businesses hoping to enter the district.

The Agency, with input from the anchor institutions and the Innovation District Subcommittee,
has proposed that the boundary reflect that of the new Wall Street-West Avenue Redevelopment
Plan boundary which resembles the boundary of Census Tract 437. The boundary extends to
include the Norwalk Hospital, King Industries, Devine Brothers, Lillian August, Yale-New
Haven Children’s Hospital, the Norwalk Main Library, and Stepping Stones. All of these
institutions are major employers and assets within the district. The institutions also have the
potential to create synergistic relationships with one another within the underutilized areas in the

1
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district boundary centered on the themes of health, science, design and technology. (For the
Incentive Boundary please see Page 7 of the attached brochure.)

Proposed Incentives — Pages 9 and 10

The Agency is proposing six tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project. The advancement of an
application regarding a proposed incentive will require Innovation District Committee
recommendation (committee will be formed after incentive approval from the Common
Council). That recommendation will be referred to the Redevelopment Agency and Planning
Committee for their respective consideration, comment and action. All respective consideration,
comment and action will then be advanced to the Common Council for final approval (See page
16 of the attached brochure).

The Agency will develop the various incentive applications for the Innovation District that will
vet applicants and streamline the process prior to coming to the Innovation District Committee
and the Common Council for approval. Such application will be reviewed with the Planning
Committee.

o Real Estate Development Incentive:
Housing Development; The tax increment is exempted up to 50% for not more than 15
years for housing development projects that have street frontage on main arterials that
reserve not less than 5% of their developable square footage as highly activated public
realm, dedicate 5% of any required workforce housing units to people employed within
the district or commit not less than 5% of their gross floor area to health, science or
technology uses. Eligible projects are valued at not less than $10 million.

Other Eligible Uses (Office, Retail, Permanent Residential, Light Manufacturing,
Information Technology, or Indoor Recreation Facilities): The tax increment is exempted
up to 50% for not more than 7 years for projects including the uses listed above that have
street frontage on main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dedicate 5% of any required workforce housing
units to people employed within the district or commit not less than 5% of their gross
floor area to health, science or technology uses. Eligible projects are valued at not less
than $10 million.

o The Skilled Job Creation Tax Credit: :
The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the option to take advantage of the increase
if it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year. Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
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increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (c) up to 100% for an increase of 40% in skilled jobs.

District Commercial Preservation Incentive:

A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively
influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
increment value for no more than 7 years; (b) at least $500,000 will have a 0% increment
value for no more than 2 years;; or (c) at least $25,000 will have a 50% increment value
for no more than 3 years. The primary benefit of the special valuation would be that *
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the Norwalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must have
undergone an approved rehabilitation within the two years prior to the date of application
and rehabilitation cost must equal or exceed 25% of the assessed value of the property,
exclusive of land value, prior to rehabilitation. Expenditures are based on Qualified
Rehabilitation Expenditures. “Qualified rehabilitation expenditures" are expenses
chargeable to the project, including improvements made to the building within its original
perimeter, architectural and engineering fees, permit and development fees, loan interest,
state sales tax, and other expenses incurred during the rehabilitation period. Not included
are costs associated with acquiring the property or enlarging the building.

Small Business Incentive:

Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or less for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimum of 60% of their time in the District at the point of opening and maintaining at
least three such employees each year of the incentive and the occupied space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,
additions of three or more new employees would entitle them to the same tax benefit with
the same restrictions.
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B Corp Tax Incentive: This incentive allows all new, sustainable ‘businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees must |
work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

Sustainability Incentive:

New Construction or Rehabilitation: Any real estate development project that is designed

to meet LEED Green Building Rating System gold certificate or other equivalent

certification and does not exceed 70% of the energy use allowed by the state energy code

for new construction are exempt up to 50% of the increment for up to 15 years on ¥
housing projects and 7 years on other uses (Office, Retail, Permanent Residential, Light o
Manufacturing, Information Technology, or Indoor Recreation Facilities). Projects that

qualify may also be eligible for tax credits equivalent to a percentage of allowable costs

based on the type of project and the LEED Rating achieved under the state Green

Building Tax Credit Program.

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 15
years on housing projects and 7 years on other uses (office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facilities). The
exemption may increase as the renewable energy source use increases within the project
on a matching basis. For example, if a project uses 70% renewable energy sources the
increment may be exempted up to 70%.

Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 7 years. This promotes art throughout the district which will
add to character and sense of place. It also may create more affordable spaces for artists
to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.

Progress

The Agency has met over the past couple of months with many of the anchor institutions within
the district to discuss the incentives, ask questions about what other businesses would benefit
their businesses, and what the incentive program could do to assist them in achieving their goals.
All of the institutions have expressed interest within the growth of the district and gave an
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~ overall positive response to the proposed incentive program concepts and innovation district
theme.

. Many of the institutions were also interested in bringing other businesses into the district and
increasing their own presence within the district. Some expressed interest in expanding their
own footprints and others were in support of amenities that could potentially benefit their current
employees. Communication between these institutions and the City will promote and improve
the Innovation District and form an amenity-rich and active destination.

Next Steps

Staff is currently seeking formal comment on the package from the Board of Estimate and
Taxation and the City’s municipal tax counsel. Once that comment has Been received, potential
modifications will be considered by the Planning Committee and then will proceed to the full
Council for approval. The Agency has received a general consensus on the current package from’
the Planning Committee to advance to the full Common Council for approval in April pending
comment.

REQUESTED ACTIONS:

Give comment on the Innovation District Package.
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EXHIBIT A

Proposed Incentives

The Agency is proposing seven tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project and must further the themes
of technology, science, health, or design. The advancement of an application regarding a
proposed incentive will require Redevelopment Agency and Common Council approval.

The Agency will develop the various incentive applications for the Innovation District that will
vet applicants and streamline the process prior to coming to the Agency Commissioners and the
Common Council for approval. Such application will be reviewed with the Planning Committee.

Real Estate Development Incentive:

Housing Development: The tax increment is exempted up to 50% for not more than 15
years for housing development projects that have street frontage on main arterials that
reserve not less than 5% of their developable square footage as highly activated public
realm, dedicate 5% of any required workforce housing units to people employed within
the district or commit not less than 5% of their gross floor area to health, science or
technology uses. Eligible projects are valued at not less than $10 million.

Other Eligible Uses (Office, Retail, Permanent Residential, Light Manufacturing,
Information Technology, or Indoor Recreation Facilities): The tax increment is exempted
up to 50% for not more than 7 years for projects including the uses listed above that have
street frontage on main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dedicate 5% of any required workforce housing
units to people employed within the district or commit not less than 5% of their gross
floor area to health, science or technology uses. Eligible projects are valued at not less
than $10 million.

The Skilled Job Creation Tax Credit:

The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the option to take advantage of the increase
if it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year. Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (c) up to 100% for an increase of 40% in skilled jobs.

District Commercial Preservation Incentive:
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A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively
influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
increment value for no more than 7 years; (b) at least $500,000 will have a 0% increment
value for no more than 2 years; or (c) at least $25,000 will have a 50% increment value .
for no more than 3 years. The primary benefit of the special valuation would be that
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the waalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must have
undergone an approved rehabilitation within the two years prior to the date of application
and rehabilitation cost must equal or exceed 25% of the assessed value of the property,
exclusive of land value, prior to rehabilitation. Expenditures are based on Qualified
Rehabilitation Expenditures. “Qualified rehabilitation expenditures” are expenses
chargeable to the project, including improvements made to the building within its original
perimeter, architectural and engineering fees, permit and development fees, loan interest,
state sales tax, and other expenses incurred during the rehabilitation period. Not included
are costs associated with acquiring the property or enlarging the building.

Small Business Incentive:
Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or less for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimum of 60% of their time in the District at the point of opening and maintaining at
least three such employees each year of the incentive and the occupied space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,

- additions of three or more new employees would entitle. them to the same tax benefit with
the same restrictions.

B Corp Tax Incentive: This incentive allows all new, sustainable businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees must
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work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

o Sustainability Incentive:
New Construction or Rehabilitation: Any real estate development project that is designed
to meet LEED Green Building Rating System gold certificate or other equivalent
certification and does not exceed 70% of the energy use allowed by the state energy code
for new construction are exempt up to 50% of the increment for up to 15 years on
housing projects and 7 years on other uses (Office, Retail, Permanent Residential, Light
Manufacturing, Information Technology, or Indoor Recreation Facilities). Projects that
qualify may also be eligible for tax credits equivalent to a percentage of allowable costs
based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program. i

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 15
years on housing projects and 7 years on other uses (office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facilities). The
exemption may increase as the renewable energy source use Increases within the project
on a matching basis. For example, if a project uses 70% renewable energy sources the
increment may be exempted up to 70%.

o Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 7 years. This promotes art throughout the district which will
add to character and sense of place. It also may create more affordable spaces for artists
to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Conimon Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.
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Proposed Incentives

The Agency is proposing seven tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project and must further the themes
of technology, science, health, or design. The advancement of an application regarding a
proposed incentive will require Redevelopment Agency and Common Council approval.

The Agency will develop the various incentive applications for the Innovation District that will
vet applicants and streamline the process prior to coming to the Agency Commissioners and the
Common Council for approval. Such application will be reviewed with the Planning Committee.

» Real Estate Development Incentive:
Housing Development: The tax increment is exempted up to 50% for not more than 15
years for housing development projects that have street frontage on main arterials that
reserve not less than 5% of their developable square footage as highly activated public
realm, dedicate 5% of any required workforce housing units to people employed within
the district or commit not less than 5% of their gross floor area to health, science or
technology uses. Eligible projects are valued at not less than $10 million.

Other Eligible Uses (Office, Retail, Permanent Residential, Light Manufacturing,
Information Technology, or Indoor Recreation Facilities): The tax increment is exempted
up to 50% for not more than 7 years for projects including the uses listed above that have
street frontage on main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dedicate 5% of any required workforce housing
units to people employed within the district or commit not less than 5% of their gross
floor area to health, science or technology uses. Eligible projects are valued at not less
than $10 million.

- o The Skilled Job Creation Tax Credit:
The real estate exemptions may be increased if a business increases the number of sfqlled
jobs available in the District. A business has the option to take advantage of the increase
if it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year. Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (¢) up to 100% for an increase of 40% in skilled jobs.

o District Commercial Preservation Incentive:
A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively




influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
‘nerement value for no more than 7 years; (b) at least $500,000 will have a 0% increment
value for no more than 2 years; or (c) at least $25,000 will have a 50% increment value
for no more than 3 years. The primary benefit of the special valuation would be that
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the Norwalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must
commence construction on an approved rehabilitation within six months after the
execution of the agreement and complete the project within 30 months. Rehabilitation
cost must equal or exceed 25% of the current assessed value of the property, exclusive of
Jand value, prior to rehabilitation. Expenditures are based on Qualified Rehabilitation
Expenditures. “Qualified rehabilitation expenditures" are expenses chargeable to the
project, including improvements made to the building within its original perimeter,
architectural and engineering fees, permit and development fees, loan interest, state sales
tax, and other expenses incurred during the rehabilitation period. Not included are costs
associated with acquiring the property or enlarging the building.

Small Business Incentive:

Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or Jess for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimum of 60% of their time in the District at the point of opening and maintaining at
least three such employees each year of the incentive and the occupi?'ed space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,
additions of three or more new employees would entitle them to the same tax benefit with
the same restrictions.

B Corp Tax Incentive: This incentive allows all new, sustainable businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees must
work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

Sustainability Incentive:




New Construction or Rehabilitation: Any real estate development project that is designed
to meet LEED Green Building Rating System gold certificate or other equivalent
certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 15 years on housing projects and 7 years on other uses
(Office, Retail, Permanent Residential, Light Manufacturing, Information Technology, or
Indoor Recreation Facilities). Projects that qualify may also be eligible for tax credits
equivalent to a percentage of allowable costs based on the type of project and the LEED
Rating achieved under the state Green Building Tax Credit Program.

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 5 0% of their increment for a maximum of 15
years on housing projects and 7 years on other uses (office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facilities). The
exemption may increase as the renewable energy source use ipcreases within the project
on a matching basis. For example, if a project uses 70% renewable energy sources the
increment may be exempted up to 70%.

Desion Elements: Any project that incorporates a green roof, a storm water management
system, or includes reflective surfaces to mitigate the heat island effect may exempt up to
259, of their increment for a maximum of 15 years on housing projects and 7 years on
other uses (office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facilities).

e Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 7 years. This promotes art throughout the district which will
add to character and sense of place. It also may create more affordable spaces for artists
to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluatéd by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.
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Proposed Incentives

The Agency is proposing seven tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project and must further the themes
of technology, science, health, or design. The advancement of an application regarding a
proposed incentive will require Redevelopment Agency and Common Council approval.

The Agency will develop the various incentive applications for the Innovation District that will
vet applicants and streamline the process prior to coming to the Agency Commissioners and the
Common Council for approval. Such application will be reviewed with the Planning Committee.

e Real Estate Development Incentive: _
Housing. Office, Retail, Permanent Residential, Light Manufacturing, Information
Technology, or Indoor, Recreation Facilities Development: The tax increment is |
exempted up to 50% for not more than 10 years for housing development proj ects that
have street frontage on main arterials that reserve not less than 5% of their developable
square footage as highly activated public realm, dedicate 5% of any required workforce
housing units to people employed within the district or commit not less than 5% of their
gross floor area to health, science or technology uses. Eligible projects are valued at not
less than $10 million.

e The Skilled Job Creation Tax Credit:
The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the option to take advantage of the increase
‘£ it creates new full time jobs, that spend a minimum of 60% of their time in the District
and pays each position $50,000 or more annually in a given year. Program participants
must commit to maintaining business operations in the District for five years and
maintain staffing levels of such jobs since the starting period. The exemption can be
increased for: (a) up to 60% for an increase of 10% in skilled jobs; (b) up to 80% for an
increase of 20% in skilled jobs; or (c) up to 100% for an increase of 40% in skilled jobs.

e District Commercial Preservation Incentive:
A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively
influence the District’s sense of place, distinctness and architectural relevance. For this
purpose a special valuation for improvements of: (a) at least $3 million will have a 0%
increment value for no more than 7 years; (b) at least $500,000 will have a 0% increment
value for no more than 2 years; or (c) at least $25,000 will have a 50% increment value
for no more than 3 years. The primary benefit of the special valuation would be that
during the 7, 2 or 3 year special valuation period, property taxes would not reflect the
value of the substantial improvements made to the historic property. Eligible properties,
would include those as defined by the Norwalk Common Council, are designated as
contributing properties to the Wall Street Historic District, buildings in the District that
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are located within the National Register and any building deemed by the Norwalk
Historic Commission as having local historical significance. The property must
commence construction on an approved rehabilitation within six months after the
execution of the agreement and complete the project within 30 months. Rehabilitation
cost must equal or exceed 25% of the current assessed value of the property, exclusive of
land value, prior to rehabilitation. Expenditures are based on Qualified Rehabilitation
Expenditures. “Qualified rehabilitation expenditures" are expenses chargeable to the
project, including improvements made to the building within its original perimeter,
architectural and engineering fees, permit and development fees, loan interest, state sales
tax, and other expenses incurred during the rehabilitation period. Not included are costs
associated with acquiring the property or enlarging the building.

Small Business Incentive:

Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during their: (a) a period of 7 years or less for investments of
at least $3 million or (b) a period of 2 years or less for investments of at least $500,000.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied to improvements of no less than $25,000. Primary conditions
include evidencing a minimum of three full time non-related employees that spend a
minimum of 60% of their time in the District at the point of opening and maintaining at
least three such employees each year of the incentive and the occupied space cannot
exceed 10,000 square feet. Similarly, for small businesses already located in the District,
additions of three or more new employees would entitle them to the same tax benefit with
the same restrictions.

B Corp Tax Incentive: This incentive allows all new, sustainable businesses committed
to creating jobs in the District to fully exempt their tax obligations for their real estate for
the first five years. The B Corp business must have upon opening and maintain at least
two non-related employees for the full term of the incentive and the employees must
work in the District 60% of the time and the incentive is capped at the property taxes for
not more than ten thousand square feet.

Sustainability Incentive:

New Construction or Rehabilitation: Any real estate development project that is designed
to meet LEED Green Building Rating System gold certificate or other equivalent
certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 10 years on housing, office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facility uses. Projects
that qualify may also be eligible for tax credits equivalent to a percentage of allowable
costs based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program.




Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 10
years on housing, office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facility uses. The exemption may increase as the
renewable energy source use increases within the project on a matching basis. For
example, if a project uses 70% renewable energy sources the increment may be exempted
up to 70%.

Design Elements: Any project that incorporates a green roof, a storm water management
system, includes reflective surfaces to mitigate the heat island effect, or any other design
elements that are deemed sustainable, may exempt up to 25% of their increment for a
maximum of 10 years on housing office, retail, permanent residential, light
manufacturing, information technology, or indoor recreation facility uses.

o Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 10 years. This promotes art throughout the district which
will add to character and sense of place. It also may create more affordable spaces for
artists to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.
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Possible Innovation District Structures Using CGS 12-65b and 12-65h

The Planning Committee of the Common Council considered various tax agreement structures
using CGS 12-65b and 12-65h. The structures below and are meant to provide examples of how
a potential tax agreement could be structured. The final structure of any tax agreement ultimately
is at the sole discretion of the Common Council per the statutory reference above.

Real Estate Development Incentive:

Housing, Office, Retail, Permanent Residential, Light Manufacturing, Information
Technology, or Indoor Recreation Facilities Development: The tax increment is
exempted up to 50% for not more than 10 years for housing development projects that
have street frontage on main arterials that reserve not less than 5% of their developable
square footage as highly activated public realm, dedicate 5% of any required workforce
housing units to people employed within the district or commit not less tham 5% of their
gross floor area to health, science or technology uses. Eligible projects are Valued at not
less than $10 million.

The Skilled Job Creation Tax Credit:
The real estate exemptions may be increased if a business increases the number of skilled
jobs available in the District. A business has the option to take advantage of the increase

. if it creates new full time jobs, that spend a minimum of 60% of their time in the District

and pays each position $50,000 or more annually in a given year. Program participants
must commlt to maintaining business operations in the District for five years and -
maintain staffing | levels of such jobs since the starting period. The exemption can be

- applied for: (a) up to 50% for an increase of 5% in skilled jobs; (b) up to 60% for an

increase of 10% in skilled jobs; (b) up to 80% for an increase of 20% in skilled _]ObS or
(c) up to 100% for an increase of 40% in skilled jobs.

District Commercial Preservation Incentive:

A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). To enhance such propetties, a
special valuation for improvements of: (a) at least $3 million Wwill have a 0% increment
value for no more than 7 years; (b) at least $500,000 will have a 0% increment value for
no more than 2 years; or (c) at least $25,000 will have a 50% increment value for no
more than 3 years. The primary benefit of the special valuation would be that during the
7,2 or 3 year special valuation period, property taxes would not reflect the value of the
substantial improvements made to the historic property. Eligible properties, would
include those as defined by the Norwalk Common Council, are designated as contributing
properties to the Wall Street Historic District, buildings in the District that are located
within the National Register and any building deemed by the Norwalk Historic
Commission as having local historical significance. Rehabilitation cost must equal or
exceed 25% of the current assessed value of the property, exclusive of land value, prior to
rehabilitation.




Small Business Incentive:

Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business: (a) a period of 7 years or less for investments of at least $3
million or (b) a period of 2 years or less for investments of at least $500,000. An
exemption not more than 50% of the tax increment for a period of no more than 3 years
can be applied to improvements of no less than $25,000. Primary conditions include
evidencing a minimum of three full time non-related employees that spend a minimum of
60% of their time in the District at the point of opening and maintaining at least three
such employees each year of the incentive and the occupied space cannot exceed 10,000
square feet. Similarly, for small businesses already located in the District, additions of
three or more new employees would entitle them to the same tax benefit with the same
restrictions.

B Corp Tax Incentive: This incentive allows all new, sustaihable businesses committed

- to creating jobs in the Dlstrlct to fully exermpt their tax obhgatlons for their real estate for

 the first five years. The B Corp business must have upon opening and maintain at Jeast
- two non-related employees for the full teim of the incentive and the employees must

- work in the District 60% of the time and the incentive is capped at the property taxes for
~ not more than ten thousand square feet.

- Sustaznabzlnjy Incentzve
- New Construction or Rehabilitation: Any real estate development project that is designed
- to meet EEED Green Building Rating System gold certificate or other equivalent
- certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 10 years on housing, office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facility uses. Projects
that qualify may also be eligible for tax credits equivalent to a percentage of allowable
costs based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program. .

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 10
years on housing, office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facility uses. The exemption may increase as the
renewable energy source use increases within the project on a matching basis. For
example, if a project uses 70% renewable energy sources the increment may be exempted
upto 70%.

Desion Elements: Any project that incorporates a green roof, a storm water management
system, includes reflective surfaces to mitigate the heat island effect, or any other design
elements that are deemed sustainable, may exempt up to 25% of their increment for a




maximum of 10 years on housing office, retail, permanent residential, light
manufacturing, information technology, or indoor recreation facility uses.

e Arts Incentive: Projects that have qualifying residing artists occupying live-work space
and/or artistic entertainment enterprise may exempt up to 100% of their tax obligations
for their real estate for up to 10 years. This promotes art throughout the district which
will add to character and sense of place. It also may create more affordable spaces for
artists to reside and work within the district.

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.
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Innovation District Tax Agreement Examples Using CGS 12-65b and 12-65h

The Planning Committee of the Common Council reviewed the examples below of how a tax
agreement could be structured using CGS 12-65b and 12-65h for a business or development that
furthers the application of technology, science, health or design in the Innovation District. The
information below is informational only as the final structure of any tax agreement ultimately is
at the sole discretion of the Common Council per the statutory reference above. All tax
agreement benefits are conditioned upon an improvement that results in an increased tax
valuation.

e Real Estate Development Incentive:

Housing, Office, Retail, Permanent Residential, Light Manufacturing, Information
Technology, or Indoor Recreation Facilities Development. The tax increment is
exempted up to 50% for not more than 10 years for development projects that have street
frontage on“main arterials that reserve not less than 5% of their developable square
footage as highly activated public realm, dédicate 5% of any required workforce housing
units to people employed within the district and commits not less than 5% of their gross

~ floor area to health, science, design or technology uses. Eligible projects are valued at not

* Jess than $10 million. - =

e ' The Skilled Job Creation Tax Credit: e -
A real estate tax exemption may be provided to art,:ommercial property owner for the
~ space occupied by a business that creates new ot adds to the number of skilled jobs in the
| District. An eligible full-time job, spends a minimum of 60% of their time in the District
- and has a starting salary of $50,000 or more annually. Applicants must commit to
- maintaining business operations in the District for five years and maintain staffing levels

during the term of the tax agreement.

e District Commercial Preservation Incentive:
A significant part of the area contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). To enhance such properties, a
special valuation for improvements of: (a) at Jeast $3 million will have a 0% increment
value for no more than 7 years; (b) at least $500,000 will have a 0% increment value for
no more than 2 years; or (c) at least $25,000 will have a 50% increment value for no
more than 3 years. Eligible properties, would include those as defined by the Norwalk
Common Council, are designated as contributing properties to the Wall Street Historic
District, buildings in the District that are located within the National Register and any
building deemed by the Norwalk Historic Commission as having local historical
significance. Rehabilitation cost must equal or exceed 25% of the current assessed value
of the property, exclusive of land value, prior to rehabilitation.

e Small Business Incentive:
A real estate tax agreement may be provided to a commercial property owner for small
businesses and entrepreneurs that are newly locating, improving or expanding in the




Innovation District. Such businesses that have an improvement that results in an
increased tax valuation not less than $25,000 can be eligible for a full exemption of the
property tax associated with their lease and any personal property tax associated with the
business: (a) a period of 7 years or less for evidenced investments of $3 million or more
(b) a period of 2 years or less for investments between $500,000 and under $3 million.
An exemption not more than 50% of the tax increment for a period of no more than 3
years can be applied té improvements between $25,000 — and under $500,000. Primary
conditions include evidencing a minimum of three full time non-related employees that
spend a minimum of 60% of their time in the District at the point of opening and
maintaining employment levels during the term of the tax agreement and the occupied
space cannot exceed 10,000 square feet. Similarly, for small businesses already located
in the District, additions of three or more new employees would entitle them to the same
tax benefit with the same restrictions.

e B Corp Tax Incentive: This incentive allows all sustainable businesses creating jobsin i
the District to fully exempt their tax obligations for their real estate fot the first five years
if there is a real estate improvement that results in an increased tax valuation not less than
$25,000. The B Corp business must have upon opening and maintain at least two non-
related employees for the full term of the tax agreement, the employees must work in the

District 60% of the time and the corporation lease cannot exceed ten thousand square

feet. :

e  Sustainability Incentive:
New Construction or Rehabzl itation.: Any real estate development project that is designed
to meet LEED Green Bulldlng Rating System gold certificate or other equivalent
certification (such as Living Building certification and others) and does not exceed 70%
of the energy use allowed by the state energy code for new construction are exempt up to
50% of the increment for up to 10 years on housing, office, retail, permanent residential,
light manufacturing, information technology, or indoor recreation facility uses. Projects
that qualify may also be eligible for tax credits equivalent to a percentage of allowable
costs based on the type of project and the LEED Rating achieved under the state Green
Building Tax Credit Program.

Use of Alternative Energy Sources: Any project that uses over 50% of renewable (or
green) energy sources may exempt up to 50% of their increment for a maximum of 10
years on housing, office, retail, permanent residential, light manufacturing, information
technology, or indoor recreation facility uses. The exemption may increase as the
renewable energy source use increases within the project on a matching basis. For
example, if a project uses 70% renewable energy sources the increment may be exempted
up to 70%.

Design Elements: Any project that incorporates a green roof, a storm water management
system, includes reflective surfaces to mitigate the heat island effect, or any other design
elements that are deemed sustainable, may exempt up to 25% of their increment for a




maximum of 10 years on housing office, retail, permanent residential, light
manufacturing, information technology, or indoor recreation facility uses.

All sustainable elements must result in an increased property valuation of not less than
$25,000 or be included within a new construction project.

e Arts Incentive for New Construction: Projects that have residing artists or artisans
occupying space that is open to the public may exempt up to 100% of their tax
obligations for their real estate for up to 10 years.

The Planning Committee recommended a cap of $15 million in tax incentives be considered for
the first five years of the ordinance and that Common Council consider further caps every five
years thereafter. The cap amount can be altered by the Common Council if deemed necessary
and in the interests of the City. The program structure will be economically evaluated by an
independent party at the end of the five year period and a formal recommendation to the
Common Council will be submitted.
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BE IT ORDAINED BY THE CITY OF NORWALK that the following is adopted as City Ordinance
# , and shall be entitled City of Norwalk Innovation District Business Incentive
Ordinance pursuant to CGS12-65b and 12-65h:

1. Purpose

Formulation of the District |

¢

It is hereby found and declared that the establishment of a Norwalk Innovation District
in the Wall Street and West Avenue area (Exhibit A Map) will assist in the revitalization,
of that area and diversify its eco"vn'omy as it relates to advanced health, science, design
and technology and therefore is a necessary economic development tool by which
partnerships between public and private institutions, busihesses, arn‘d governrme:nt will

- fuel future job growth. The Norwalk Innovation District is a concept based on the

- premise that collaboration and productivity result from proximity, and therefore job

" creation and innovation can be fostered through the intentional clustering of
businesses, institutions, ideas and people. "

_ The Norwalk Innovation Dlstrlct redevelopment objectlves of; leveragmg area
advantages, |mprovmg local lndustry research; growing, attracting and retaining new

_ technology companies, secure a sufficient workforce and ensuring that those who work

inthe dlstnct in such industry can live in the district will not happen spontaneously or

} through the force of current market conditions. Such redevelopment objectives will
only achieve their maximum potential - the number and quality of jobs, housing units,
tax base increase, and more - with a district approach and the active participation of the
City of Norwalk.

Related District Tax Incentives

The City of Norwalk (City) recognizes that the Innovation District will exist in an
economically competitive global marketplace and therefore elects to use authority
granted it by the State of Connecticut to expand and diversify its commercial tax base
within the District to enable the retention of existing businesses that want to expand
and by attracting new businesses and investment into the District consistent with the
District’s stated economic development goals. Utilizing the Innovation District as an
economic development tool to promote high quality economic development projects
that contribute jobs and increase the District’s tax base the City has developed the
Innovation District Business Incentive Ordinance (“Ordinance”).



Legal Authority

This ordinance is adopted under authority of CGS 12-65b and 12-65h, which each
authorize the City, following a vote by its legislative body to so, enter into agreements
(“Agreement”) with applicants eligible under the terms of said statutes and of this
Ordinance to provide specified forms and amounts of tax relief for prescribed periods of
time.

Eligible Projects

The following projects are deemed eligible for consideration by the City under this
ordinance and as aligned with the tax incentives outlined in Exhibit B:

(a) Office use

(b) Retail use |
(c) Manufacturing use . .
(d) Information Technology
(e) Light Manufacturing

.. Eligibility Requirements

From time to time eligibility requirements can be amended by the Common Council, but
those stated at the adoption of this Ordinance are contained in Exhibit B

.~ Geriéral Provisions 2 g

a." The decision to grant or reject any application under this Ordinance shall be within
the sole and exclusive discretion of the Common Council. The Common Council is
under no obligation to approve any application, nor will any application be granted
that does not comply with CGS 12-65b and 12-65h. The Planning Committee of the
Common Council will review every application and determine those that proceed to
the Common Council for action with the recommendation of the Redevelopment
Agency and the comments of the Board of Estimate and Taxation. Should the
Planning Committee choose to advance an application to the Common Council that
is contrary to the recommendation of the Redevelopment Agency, approval of said
application shall require a two thirds majority vote of the Common Council.

b. The City assessor shall in the assessor’s sole discretion determine the assessment of

. real property or air space and /or the personal property and any and all

improvements constructed or to be constructed on the real property which is the
subject of the agreement.

c. The Redevelopment Agency shall take in all applications and conduct an economic
and innovation capacity assessment of all applications that the assessor has
determined involve valuations greater than five million ($5,000,000) dollars. The




Redevelopment Agency Commission will take formal action on all applications and
advance the application, related assessments and its action to the Planning
Committee of the Common Council, who shall refer said application to the Board of
Estimate and Taxation for it comment to be completed within forty five days. Upon
receipt of the Board of Estimate and Taxation comment the Planning Committee will
vote to advance the application to the Common Council for final consideration. The
intended timeline for application approval is ninety days, however the City does not
formally obligate itself to take action on an application within ninety days.
The fixed assessment period shall commence the first fiscal year for which a tax list
is prepared on the October 1% immediately following the issuance of a Certificate of
Occupancy by the appropriate building official for the construction of the buildings
or manufacturmg facilities or other structures and all improvements in or on the real
property or air space which is the subject of this agreement
. Notwithstanding anything in this Ordinance to the contrary, and provided in all other
respects the appllcant quallfles under the provisions of CGSlZ 65b or12- 65h and
this Ordlnance, the Common Council, may in its sole dlscretlon offer to enter into an

“Ordinance. : , :
Projects are required to evidence the commencement of construction within six (6)
months and shall be complete within 30 months of execution of the Agreement.
Failure to comply with this schedule shall result in termination of the Agreement by
the Common Council. : 4
If an applicant valuation exceeds $5,000,000 and during the period of participation
in this program and during the term of an Agreement it: (a) relocates its business
from Norwalk; (b) becomes delinquent in taxes or fees; (c) declares bankruptcy; (d)
substantially reduces its operations on the subject property during the time of the
Agreement, with substantially reduced “operations” meaning for purposes of this
Ordinance, among other things, a reduction in square feet occupied within the
facility by more than 20% or more, a reduction in workforce by more than 20% or
more, a failure to construct upon additional phases of construction, and/or sale or
lease of some or all of the property; and /or in any other way fails to comply with
the Agreement, this Ordinance and or C.G.5> 12- 65b and 12-65h then the Common
Council shall terminate the Agreement and any tax incentive or other benefit
enjoyed by the applicant under this program and the Agreement shall be




immediately forfeited and the applicant shall be required to pay back all taxes it
would have been assessed had the application not been granted and the Agreement
not been entered into. Every Agreement shall contain a provision to this effect.
j.  No agreement entered into pursuant to this policy shall be subject to assighment,
transfer or sale without written approval from the Redevelopment Agency.
k. No agreement shall be executed by the Common Council until it is approved by
Corporation Counsel as to form and legality.
. Any Agreement hereunder shall be recorded in the land records of the City of
Norwalk. |
6. Application Process
(a) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the
Common Council. After determining that an application is complete it shall he
- _forwarded to the Redevelopment Agency for its review. The application and the .
g  '. recommendation of the Redevelopment Agency shall be forwarded to'the -
Planning Committee of the Comrion Council. The Planning Committee shall
advance the Redevelopment Agericy materials to the Board of Estimate and
Taxatlon (BET) The BET shall review the Redevelopment Agency materlals and

: Planmng Commlttee shall review all materlals recommendatlons and comments
andmdetermme apphcatlon ad\(ance‘r_)lep’c_fp the Common Council for fmal act|on ‘
consistent with the limitations of subsection 5a.

(b) After review of an appllcatlon as prowded in subsectlon (a) above, an application

_reviewed favorably by the Common Council will contain an authorization for the

 Mayor to enter into the agreement with therapplicant.
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Innovation District Tax Incentives

§99-1.

§99-2,

§99-4.

§99-5.

Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

Objectlves

The District’s objectlves include; leveraging area advantages improving local industry
research, growing, attracting and retaining new technology companies, securing a
sufficient workforce and ensuring that those who work in the district, can live in the

.~ district. §99-3. Eligible Projects

The following project types are eligible for tax incentive cohsideration:
(a) Office use: ‘ -
(b) Mixed Use
(c) Retail use

(d) Manufacturing use

(e) Information Technology

(f) Light Manufacturing

Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council,

Review Process

a. The decision to grant or reject any appllcatlon shall be within the sole and exclusive
discretion of the Common Council. The Common Council is under no obligation to
approve any application, nor will any application be granted that does not comply
with CGS 12-65b and 12-65h.

b. The Planning Committee of the Common Council will review every application with
the advice and analysis of the Norwalk Redevelopment Agency and determine those
applications that shall proceed to the Common Council for a vote on approval of tax

incentives. .

{00033363.DOCX 1}




c. If approved for a tax incentive, the fixed assessment period shall commence the first
fiscal year following the issuance of a Certificate of Occupancy for the real property
or air space which is the subject of the tax agreement

d. The Common Council, may, in its sole discretion, enter into an Agreement with a
successful applicant, for an abatement of taxes at a lesser percentage and /or for
fewer years than authorized by the statute or this ordinance.

e. (new construction only shall be stated in eligibility requirements) Not sure this
sentence is in the right context seems to be limiting only to new construction
Approved Projects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council.

If a successful applicant’s valuation exceeds $5,000,000, and, during the term of the
- Agreement it: (a) relocates its business from Norwalk; (b) becomes delmquent in

taxes or fees; (c) declares bankruptcy; (d) substantially reduces its operations on the
subject property during the time of the Agreement with substantially reduced

“operations” meaning for purposes of this Ordinance, among other things, a :
reduction in square feet occupied within the facility by more than 20% or more, a
reduction in workforce by more than 20% or more, a failure to construct upon
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement this Ordinance and or
C.G.S> 12-65b and 12-65h,the Common Council may terminate the Agreement and
any tax incentive or other benefit granted to the successful applicant under this
program, the Agreement shall be deemed breached, and the successful applicant
shall be required to pay all assessments which were abated under the Agreement.
(f) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. . The application.and the recommendation of the Redevelopment Agency
shall be forwarded to the Planning Committee of the Common Council. The
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action consistent with the limitations of subsection 5a.

{00033363.DOCX 1}
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Innovation District Tax Incentives

§99-1.

§99-2.

Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

Objectives

- The District’s objectives include; leveraging area advantages improving local industry

research, growing, attracting and retaining new technology. companies, securing a

-~ sufficient workforce and ensuring that those who work in the district, can live in the
- district.

Eligible Projects

A The following project types are eligible for tax incentive co,ns'i‘deratikon:

§99-4.

§99-5.

(a) Office use

(b) Mixed Use

(c) Retail use

(d) Manufacturing use

(e) Information Technology
(f) Light Manufacturing

Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

Review Process

a. The decision to grant or reject any application shall be within the sole and exclusive
discretion of the Common Council. The Common Council is under no obligation to
approve any application, nor will any application be granted that does not comply
with CGS 12-65b and 12-65h.

b. The Planning Committee of the Common Council Wl” review every application with
the advice and analysis of the Norwalk Redevelopment Agency and determine those
applications that shall proceed to the Common Council for a vote on approval of tax
incentives.
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c. Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not
eligible.

d. If approved for a tax incentive, the fixed assessment period shall commence the first
fiscal year following the issuance of a Certificate of Occupancy for the real property
or air space which is the subject of the tax agreement.

e. The Common Council, may, in its sole discretion, enter into an Agreement with a
successful applicant, for an abatement of taxes at a lesser percentage and /or for
fewer years than authorized by the statute or this ordinance.

f. Approved Projects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the

Common Council.

- If a successful appllcant s valuation exceeds $5,000,000, and during the term of the
Agreement it: (a) relocates its business from Norwalk; (b) becomes delmquent in
taxes or fees; ( ) declares bankruptcy; (d) substantlally reduces its operations on the
subject property during the time of the Agreement, with substantially reduced

“operations” meaning for purposes of this Ordinance, among other things, a
reductlon in square feet occupied within the faC||lty by more than 20% or more, a
reduction in workforce by more than 20% or more, a failure to construct upon
additienal phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, this Ordinance and or
C.G.S>12-65b and 12-65h,the Common Council may terminate the Agreement and
any tax incentive or other benefit granted to the. successful applicant under this
program, the Agreement shall be deemed breached, and the successful applicant
shall be required to pay all assessments which were abated under the Agreement.
(e) Applications shall be submitted to the Norwalk Redevelopment Agency with an_
estimated application processing fee (deposit) on a form approved by the Common
Council. The application and the recommendation of the Redevelopment Agency
shall be forwarded to the Planning Committee of the Common Council. The “
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action consistent with the limitations of subséction 5a.

{00033363.D0OCX 1}
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Innovation District Tax Incentives

§99-1. Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

§99-2. Objectives ;-

The District’s objectives include; leveraging area advantages, improving local industry
_research, growing, attracting and retaining new technology companies, S€curinga - '
. 'sufﬂCIent workforce and ensurlng that those who work in the district; can live in the

~ district. -
§99-3, Eligible PrOJects :

f The followmg project types are eligible for tax mcentlve con5|derat|on
(a) Office use '
(b) Mixed Use
(c) Retailuse

(d) Manufacturing use

(e) Information Technology

_ (f): Light Manufacturing

§99-4. Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

a. -Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not
eligible.

b. Any applicant that has debt owed to the City of Norwalk or any related entity including
real or personal property taxes, parking fees or penalties, or permit fees or penalties are

not eligible.
c. Any applicant that is not compliant with Norwalk City Code or has had a violation within

the past 12 months are not eligible.

§99-5, Review Process

{00033363.D0OCX 1}




a. Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. The application and the recommendation of the Redevelopment Agency
shall be forwarded to the Planning Committee of the Common Council. The
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action consistent with the limitatjons of subsection 5b.

a-b.  The decision to grant or reject any application shall be within the sole and
exclusive discretion of the Common Council. The Common Council is under no
obligation to approve any application, nor will any application be granted that does
not comply with CGS 12-65b and 12-65h.

b:c.The Planning Committee of the Common Council will review every application with

~ theadvice and analysns of the Norwalk Redevelopment Agency and determine those
appllcatlons that shall proceed to the. Common Council for a vote on approval of tax

|ncent|ves

d. If approved for a tax mcen‘dve the fixed assessment period shall commence the first
fiscal year following the i issuance of a Certlﬁcate of Occupancy for the real property
, or air space which is the subject of the tax agreement.

"~ e. The Common Council, may, in its sole discretion, enter into an Agreement with a
successful applicant, for an abatement of taxes at a lesser percentage and /or for
fewer years than authorized by the statute or this ordinance.

ef. Applicants are required to sign a waiver on appeals upon entering the Agreement as
the decision is based upon the sole discretion of the Common Council per CGS 12-
65b and 12-65h. — STAFF CONCERNS

£g. Approved Projects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council.

§ 99-6. Post-Award Compliance

If a successful applicantis valuation-exceeds-$5,800,606and-during the term of the
Agreement-it: (a) relocates its business from Norwalk; (b) becomes-delinguentin
taxes-er-feesbecomes non-compliant with subsection 4b or 4c; (c) declares
bankruptcy; (d) substantially reduces its operations on the subject property during
the time of the Agreement, with substantially reduced “operations” meaning for
purposes of this Ordinance, among other things, a reduction in square feet occupied
within the facility by more than 20%-erwmete, a reduction in workforce by more than
20%-orrore, a failure to construct upon additional phases of construction, and/or

{00033363.DOCX 1}




sale or lease of some or all of the property; and /or in any other way fails to comply
with the Agreement, this Ordinance and or C.G.5> 12-65b.and 12-65h,the Common
Council may terminate the Agreement and any tax incentive or other benefit
granted to the successful applicant under this program, the Agreement shall be
deemed breached, and the successful applicant shall be required to pay all

§
assessments which were abated under the Agreement (e)-Applma!emas—sha#be *
|
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Innovation District Tax Agreements

§99-1. Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered
through the intentional clustering of businesses, institutions, ideas and people.

§99-2. Objectives

The District’s objectives include; leveraging area advantages, improving local industry
“research, growing, attracting and retaining new technology companies, securinga - -
. sufficient workforce and ensuring that those who work in the district; can live in the
- district. - ‘

§99:3 Eligible Préjects :

: ; Consideration of a potentlal negotiated tax agreement is extended to the followmg
- project types provided they evidence the project’s furtherance of technology, science,
. health or design Wlthln the District:
(a) Office use
(b) Mixed Use
(c) Retail use
" (d) Manufacturing use
(e) Information Technology
(f} Light Manufacturing

§99-4, Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

a. Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not

eligible.
b. Any applicant that has debt owed to the City of Norwalk or any related entity including
real or personal property taxes, parking fees or penalties, or permit fees or penalties are

not eligible.
c. Any applicant that is not compliant W|th Norwalk City Code or has had a violation within

the past 12 months are not eligible.
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§99-5. Review Process

d.

Preliminary applications shall be submitted to the Norwalk Redevelopment Agency
with an estimated application processing fee — PROCESSING CONCERN (deposit) on a
form approved by the Common Council. The Redevelopment Agency’s review shall
be forwarded to the Planning Committee of the Common Council. The Planning
Committee shall advance the application materials to the Board of Estimate and
Taxation (BET). The BET shall review the forwarded materials and provide its
comments to the Planning Committee within forty five (45) days. The Planning
Committee shall review all applications materials and determine application
advancement to the Common Council for final action consistent with the limitations
of subsection 5b.

The decision to grant, reject or re-structure any tax agreement shall be within the
sole and exclusive discretion of the Common Council. The Common Council is under
no obligation to approve any tax agreement application, nor will any application be

_granted that does not comply with CGS 12-65b and 12-65h. .
‘Applicants are requ1red to sign a waiver on appeals upon entenng the Agreement as

the decision is based upon the sole discretion of the Common Council per CGS 12-
65b and 12-65h. — LEGAL STAFF CONCERNS '

If the tax agreement is approved the fixed assessment period shaII commence the
first fiscal year followmg the issuance of a Certificate of Occupancy for the real
property or air space which is the subject of the tax agreement.

Approved Pro;ects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council.

§ 99-6. Post-Award Compliance

If a successful applicant during the term of the Agreement: (a) relocates its business
from Norwalk; (b) becomes non-compliant with subsection 4b or 4c; (c) declares
bankruptcy; (d) substantially reduces its operations on the subject property during
the time of the Agreement, with substantially reduced “operations” meaning for
purposes of this Ordinance, among other things, a reduction in square feet occupied
within the facility by more than 20%, a reduction in workforce by more than 20%, a
failure to construct upon additional phases of construction, and/or sale or lease of
some or all of the property; and /or in any other way fails to comply with the
Agreement, this Ordinance and or C.G.S> 12-65b and 12-65h,the Common Council
may terminate the Agreement and any tax incentive or other benefit granted to the
successful applicant under this program, the Agreement shall be deemed breached,
and the successful applicant shall be required to pay all assessments which were
abated under the Agreement.
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THE PLANNING COMMITTEE OM'WN@
OF THE COMMON COUNCIL  (ove/”

125 East Avenue - - {ZL
- P.O. Box 5125 - L()/ ﬁf
Norwalk, CT 06856
May 9, 2018 ' §h))g

Ms. Eloisa Melendez, Chair

Ordinance Committee of the Common Council
Norwalk City Hall

125 East Avenue

Norwalk, CT. 06856

Dear Councilwoman Melendez:

On Thursday, May 3, 2018, the Planning Committee voted unanimously to favorably
advance to the Ordinance Committee of the Common Council the attached draft ordinance
for its consideration and to undertake the requisite implementation actions. The proposed
ordinance grants to the City of Norwalk via its legislative body the ability to use the
powers conveyed to it by the State of Connecticut under CGS 12-65b and 12-65h within
the Norwalk Innovation District geography (see attached map). Such statutory authority
allows the City via its legislative body to enter into a written agreement with any party
owning or proposing to acquire an interest in real property located in this area, or with any
party owning or proposing to acquire an interest in air space in this area, or with any party
who is the lessee of, or who proposes to be the lessee of, air space in this area at its sole
discretion.

The Planning Committee has determined the need to introduce the potential for tax
incentives to this area based on its primary census tract 437 demographics which indicate
that the median income is below 80% of the area median income, it has a poverty rate in
excess of 20%, it reflects persistent blight and it lacks the residential population and jobs
required to economically sustain traditional urban commerce that makes urban centers
successful and vibrant.

The proposed ordinance was reviewed by the Ordinance Committee staff prior to its
referral. It outlines'the Innovation District planning concept, states the intended planning
objectives, eligible projects and review process. The Planning Committee encourages the
Ordinance Committee and its staff to fully consider the proposed ordinance and to offer
any meaningful modifications to it as the Committee proceeds with the requisite
implementation actions.

Sincerely,

oAb g

John T. Kydes
Common Council President

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 - FAX 203-854-7734




page 2 of 2
Attachments

CC:  Brian McCann, Assistant Corporation Counsel
Brian Candela, Assistant Corporation Counsel

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 - FAX 203-854-7734
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Innovation District Tax Incentives

§99-1.

[
4

§99-2./

§99-3.

§99-4,

§99-5.

Concept

It is hereby found and declared that the establishment of a Norwalk Innovation District
(the “District”) in the Wall Street and West Avenue area will assist in the revitalization of
that area and diversify its economy as it relates to advanced health, science, design and
technology. The District shall serve as an economic development tool by which
partnerships between public and private institutions, businesses, and government will
fuel future job growth. The District’s concept is that collaboration and productivity
result from proximity, and therefore job creation and innovation can be fostered

“through the intentional clustering of businesses, institutions, ideas and people.
/ ¢

Objectives [

The District’s objectives include; leveraging area advantages, improving local industry
research, growing, attracting and retaining new technology-companies, securing a
sufficient workforce and ensuring that those who work in the district, can live in the
district.

Eligible Projects

The following project types are eligible for tax incentive consideration:
(a) Office use

(b) Mixed Use

{(c) Retail use

(d) Manufacturing use

(e) Information Technology

(f) Light Manufacturing

Eligibility Requirements

From time to time eligibility requirements may be amended by the Common Council.

Review Process

a. The decision to grant or reject any application shall be within the sole and exclusive
discretion of the Common Council. The Common Council is under no obligation to
approve any application, nor will any application be granted that does not comply

~ with CGS 12-65b and 12-65h. o

b. The Planning Committee of the Common Council will review every application with
the advice and analysis of the Norwalk Redevelopment Agency and determine those
applications that shall proceed to the Common Council for a vote on approval of tax

incentives.
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Any project located within the District that has previously obtained a foundation,
building permit, or zoning approval prior to the adoption of the Ordinance are not
eligible.

If approved for a taxiincentive, the fixed assessment period shall commence the first
fiscal year following the issuance of a Certificate of Occupancy for the real property
or air space which is the subject of the tax agreement.

The Common Council, may, in its sole discretion, enter into an Agreement with a
successful appllcant for an abatement of taxes at a lesser percentage and /or for
fewer years than authorized by the statute or this ordinance.

Approved Projects are required to commence construction within six (6) months and
shall be completed within 30 months of execution of the Agreement. Failure to
comply with this schedule may result in termination of the Agreement by the
Common Council, '

If a successful applicant’s valuation exceeds $5,000,000, and, during the term of the
Agreement it: (a) relocates its business from Norwalk; (b) becomes delinquent in
taxes or fees; (c) declares bankruptcy; (d) substantially reduces its operations on the
subject property during the time of the Agreement, with substantially reduced
“operations” meaning for purposes of this Ordinance, among other things, a
reduction in square feet occupied within the facility by more than 20% or more, a
reduction in workforce by more than 20% or more, a failure to construct upon
additional phases of construction, and/or sale or lease of some or all of the property;
and /or in any other way fails to comply with the Agreement, this Ordinance and or
C.G.S> 12-65b and 12-65h,the Common Council may terminate the Agreement and
any tax incentive or other benéfit granted to the successful applicant under this
program, the Agreement shall be deemed breached, and the successful applicant
shall be required to pay all assessments which were abated under the Agreement.
(e) Applications shall be submitted to the Norwalk Redevelopment Agency with an
estimated application processing fee (deposit) on a form approved by the Common
Council. The application and the recommendation of the Redevelopment Agencyﬁ '
shall be forwarded to the Planning Committee of the Common Council. The ’
Planning Committee shall advance the Redevelopment Agency materials to the
Board of Estimate and Taxation (BET). The BET shall review the Redevelopment
Agency materials and provide its comments to the Planning Committee within forty
five (45) days. Planning Committee shall review all materials, recommendations and
comments and determine application advancement to the Common Council for final
action consistent with the limitations of subsection 5a.
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THE PLANNING COMMITTEE (47 Pe Meeds

OF THE COMMON COUNCIL &'{_gﬁ/l rfl q
125 East Avenue be
P.O. Box 5125 ‘2,/ i ’ (?
Norwalk, CT 06856
TO: MEMBERS, PLANNING COMMITTEE OF THE COMMON COUNCIL
FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR
RE: WALL STREET-WEST AVENUE INNOVATION DISTRICT

DATE: DECEMBER 26, 2017

Introduction

Norwalk last year began to lay the ground work for the Wall Street and West Avenue Corridor to |
become an Urban Innovation District. An Urban Innovation District is a defined geographic area |
within a city where technology and creative class businesses and institutions are clustered.
Those businesses then connect with start-ups, accelerators, and incubators. These areas are |
emerging as the new urban business centers. The defined geographic area for a typical
innovation district is amenity-rich, operates 24/7, has diversified housing opportunities and is a
hyper-connected area via both technology and transportation.

The “Reimagined Urban District” model of Innovation District development drives forward an
economic development strategy aimed at revitalizing underutilized parcels of land by attracting
both established companies and emerging entrepreneurs, and developing infrastructure and
amenities to holistically support the work-life opportunities within it. Business relocation,
retention and new development that significantly contributes to these public policy objectives are
the development building blocks that the incentives would encourage. To further these ideas and
incentives, the Agency has gathered input from the Innovation District Subcommittee of the
Common Council and is proposing the following incentive program. i

Program Boundary

The proposed incentive program will only apply to a targeted area within the City to draw new |
jobs and businesses to a specific area that is of interest. It is important that the chosen area has
the foundation to support an Innovation District. This foundation mainly comes in the form of
anchor institutions, available space, and amenities. Of these, the most crucial being anchor
institutions. These institutions are well established and have the potential to draw other |
synergistic employers and businesses to the district. Having these institutions within the |
incentive boundary will not only benefit the cohesiveness of the district as a whole, but also f
incentivize the anchor institutions and new businesses hoping to enter the district.

|
|
The Agency, with input from the anchor institutions and the Innovation District Subcommittee, |
has proposed that the boundary reflect that of the new Wall Street-West Avenue Redevelopment |
Plan boundary which resembles the boundary of Census Tract 437. The boundary extends to i
include the Norwalk Hospital, King Industries, Devine Brothers, Lillian August, Yale-New |
Haven Children’s Hospital, the Norwalk Main Library, and Stepping Stones (see Figure 1). All |
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of these institutions are major employers and assets within the district. The institutions also have
the potential to create synergistic relationships with one another within the underutilized areas in
the district boundary centered on the themes of health, science, and technology.

Lillian
August
Yale New
Haven
Devine Bros,
¢
Stepping

Stones
Norwalk
Hospital

King
Industries

Former Y
Building
owned by
Norwalk
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Legend

E tnnovation District
: D Census Tracts

Figure 1. Map of Innovation District Boundary.

Proposed Incentives

The Agency is proposing five tax incentives for the Innovation District to attract new
development, businesses and jobs to the area. The following incentives can be used in
combination or standalone, depending on the business and/or project. The advancement of an
application regarding a proposed incentive will require Innovation District Committee
recommendation (committee will be formed after incentive approval from the Common
Council). That recommendation will be referred to the Planning Committee, Redevelopment
Agency and Planning Commission for their respective consideration, comment and action. All
respective consideration, comment and action will then be advanced to the Common Council for
final approval (See Figure 2).

Figure 2. Steps to Approval.
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The Agency will develop the various incentive applications for the Innovation District that will
“yet applicants and streamline the process prior to comingto the Innovation District Committee
- and the Common Council for approval. Such application will be reviewed with the Planning
Committee.

o Infrastructure Investment Incentive: : ,
A service payment agreement where the tax increment may be fully applied to support
financing public infrastructure projects within the district for up to 30 years provided the
service payments are equal to the taxes that would have been paid to the City but for the
exemption. As a result, the district will be able to support new business growth and
increased population throughout the area which would have otherwise not been possible
without significant City financing.

e Real Estate Development Incentive:
The tax increment is exempted up to 50% for not more than 10 years on new mixed use
and not more than 15 years for office development projects that have street frontage on
main arterials within the District, that reserve not less than 10% of their developable
square footage as highly activated public realm, dedicate 5% of any required workforce
housing units to people earning not more than 50% of State Median Income or commit
not less than 10% of their gross floor area to health, science or technology uses. Eligible
projects are valued at not less than $10 Million. This is to incentivize investment in new
larger scale real estate development in the district and to allow those that are building the
opportunity to invest more capital into their development projects as they come to market
and to allow the project to economically stabilize before realizing the full tax impact.

o District Commercial Preservation Incentive:

A significant part of the District contains a Historic Preservation District as designated by
the Connecticut State Historic Preservation Office (SHPO). As the District gains
momentum as a place of strategic innovation it will be important to bring new life into
many of the District’s historic structures and ensure that they continue to positively
influence the District’s sense of place, distinctness and architectural relevance. For this
. purpose a twenty year special valuation is recommended for District historic structures
that undergo approved historic rehabilitation. The pritary benefit of the special valuation
would be that during the twenty year special valuation period, property taxes would not
reflect the value of the substantial improvements made to the historic property. Eligible
properties, would include those as defined by the Norwalk Common Council, are
designated as contributing properties to the Wall Street Historic District, buildings in the
District that are located within the National Register and any building deemed by the
Norwalk Historic Commission as having local historical significance. The property must
have undergone an approved rehabilitation within the two years prior to the date of
application and rehabilitation cost must equal or exceed 25% of the assessed value of the
improvements, exclusive of land value, prior to rehabilitation. Expenditures are based on
Qualified Rehabilitation Expenditures. “Qualified rehabilitation expenditures” are
expenses chargeable to the project, including improvements made to the building within
its original perimeter, architectural and engineering fees, permit and development fees,




loan interest, state sales tax, and other expenses incurred during the rehabilitation period.
Not included are costs associated with acquiring the property or enlarging the building.

o  Small Business Incentive:
Designed to incentivize small businesses and entrepreneurs that have less than fifteen full
time employees to the Innovation District by fully exempting them from both the
property tax associated with their business’s space and any personal property tax
associated with the business during theit first four years of operations. Primary
conditions include evidencing a minimum of three full time non-related employees that
spend a minimum of 60% of their time in the District at the point of opening and
maintaining at least three such employees each year of the incentive and the occupied
space cannot exceed 10,000 square feet. Similarly, for small businesses already located
in the District, additions of three or more new employees would entitle them to the same
tax benefit with the same restrictions.

o The Skilled Job Creation Tax Credit:

The Job Creation Tax Credit rewards businesses that increase the number of skilled jobs
~ available in the District. A business can apply the credit to its property tax obligation if it

creates ten or more new full time jobs, that spend a minimum of 60% of their time in the
District and pays each position $50,000 or more annually in a given year. Program
participants must commit to maintaining business operations in the District for five years
and maintain staffing levels at a minimum of ten such jobs since the starting period. The
credit amounts for the new jobs created is 2% of annual wages paid for each new job up
to $5,000 per new job created, whichever is higher for each of the five years going
forward.

e B Corp Tax Incentive:
Allows all new, sustainable businesses committed to creating jobs in the District to fully
exempt their tax obligations for their real estate for the first five years. The B Corp
business must have upon opening and maintain at least two non-related employees for the
full term of the incentive and the employees must work in the District 60% of the time
and the incentive is capped at the property taxes for not more than ten thousand square
feet. ‘

A cap on the incentives of $15 million is proposed for the first five years of the program. The cap
amount can be altered by the Common Council if deemed necessary and in the interests of the
City. The program structure will be economically evaluated by an independent party at the end
of the five year period and a formal recommendation to the Common Council will be offered by
that party regarding any future recapitalization actions.

Progress

The Agency has met over the past month with many of the anchor institutions within the district
to discuss the incentives, ask questions about what other businesses would benefit their
businesses, and what the incentive program could do to assist them in achieving their goals. All
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of the institutions have expressed interest within the growth of the district and gave an overall
positive response to the proposed incentive program concepts and innovation district theme.

Many of the institutions were also interested in bringing other businesses into the district and
increasing their own presence within the district. Some expressed interest in expanding their
own footprints and others were in support of amenities that could potentially benefit their current
employees. Communication between these institutions and the City will promote and improve
the Tnnovation District and form an amenity-rich and active destination.

Next Steps

Upon general consensus from the Planning Committee to advance the above program outline,
staff recommends that it be advanced into a formalized Program/Business Plan. Upon the
completion of that plan, it is further recommended that the Planning Committee seek formal
comment on the plan from the City’s Finance Director, the Board of Estimate and Taxation, the
Planning Commission and the City’s municipal tax counsel. Once that comment has been
received, potential modifications should be considered by the Planning Committee. After the
Planning Committee is satisfied with the program structure then it should be advanced for public
hearing. After the public hearing the Committee should consider further refinement of the
program and, assuming the Committee is supportive, advance to the Common Council for
approval.

REQUESTED ACTIONS:

Direct staff to advance the Innovation District Incentive Program into a Program/Business Plan
for further review and consideration by the Planning Committee.
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What is an
innovation district?
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An Innovation District is a defined geograﬁ)hic area within

a city where research, technology, and creative businesses
and institutions are clustered. The area offers amenities
and an atmosphere that encourages open ideas and
shared resources. Businesses are encouraged to connect
and grow together. Start-ups, accelerators, and incubators
collaborate with incumbent and established institutions.
These new business-building ecosystems are emerging

as the new urban business centers across the country

and even the world.
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