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TO:   PLANNING COMMITTEE OF THE NORWALK COMMON COUNCIL 

FROM:  JESSICA CASEY, CHIEF OF COMMUNITY AND ECONOMIC DEVELOPMENT 

              SABRINA CHURCH, DIRECTOR OF BUSINESS DEVELOPMENT & TOURISM 

DATE:   NOVEMBER 27, 2019 

SUBJECT:  REVIEW OF ECONOMIC DEVELOPMENT TOOLS 

 

Introduction 

Starting in 2016, the Planning Committee has reviewed multiple economic development tools to spur 

economic growth in the Wall Street-West Avenue area. These options included expanding the Enterprise 

Zone (EZ), implementing an Innovation District, and implementing a Tax Increment Financing District (TIF). 

As there was no holistic vision in place for the area, among other reasons, discussions of these topics were 

halted. With the institution of the Wall Street-West Avenue Neighborhood Plan and a newly implemented 

Plan of Conservation and Development that supports the adoption economic development tools these 

topics are being reviewed to start the discussion of their viability and effects both in Norwalk and in other 

communities. This memo and presentation are informational only. Should the Planning Committee have 

the desire to proceed with any options (or an alternative option) there would be additional area-specific 

research needed before approval and inception. 

Enterprise Zone 

What is an Enterprise Zone(EZ)?: 

An enterprise zone is a designated geography in which taxes are abated as of right for a period of 7 years 

to encourage new development and business growth in underutilized areas. Urban enterprise zone 

policies generally offer tax concessions, infrastructure incentives, and reduced regulations to attract 

investments and private companies into the zones. Urban enterprise zones are intended to encourage 

development in deprived neighborhoods through tax and regulatory relief to entrepreneurs and investors 

who launch businesses or develop in the area. 

Eligibility Criteria: 

The census tracts within an EZ must be zoned to allow commercial or industrial activity and meet at least 

one of the following criteria:  

(1) Twenty-five per cent or more of the persons within the individual census tracts shall have income 

below the poverty level;  

(2) Twenty-five per cent or more of the families within the individual census tracts shall receive public 

assistance or welfare income; or 

(3) The unemployment rate of the individual census tracts shall be at least two hundred per cent of 

the state’s average. 
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How EZs Work: 

Within the Enterprise Zone, taxes on improvements to any property within the geography are deferred 

for a period of 7 years: 100% for the first two years, 50% for the third year, 40% for the 4th year, 30% for 

the 5th year, 20% for the 6th year, and 10% for the 7th year. After the 7 year term, taxes will be at the true 

rate. If used for housing development, units must be affordable to 200% of the area median income or 

abatement will be revoked. 

Background: 

Norwalk has had Enterprise Zone benefits for many years (since 1982) in the South Norwalk geography 

(see image below). Since its inception the City has seen only 4 properties take advantage of the program. 

Recent examples include Ironworks, the SoNo Hotel, and the SoNo Collection. There was interest in 2016 

to expand the boundary to the Wall Street-West Avenue area but the Council at the time did not approve 

of the “as of right” nature of the incentive and hence began exploring other options. Nothing has been 

adopted in regards to incentives besides the already established EZ and what is offered by the state or 

Redevelopment Agency (programs mainly focused on historic or residential property improvements). 
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Implementation Process:  

The implementation process for extending the EZ is as follows: 

(1) Public hearing held at a Planning Committee Meeting 

(2) Planning Committee votes of the enterprise zone extension to be forwarded to the Ordinance 

Committee to amend the current EZ ordinance 

(3) Ordinance Committee holds a public hearing and amends the Enterprise Zone ordinance to 

include the extended geography 

(4) Common Council votes on the new ordinance language 

(5) If approved, the property owners can take advantage of the tax deferral as of right 

Key Facts:  

- 7 year term 

- No loss in existing tax base revenue 

- As of right 

- Low barriers to entry 

- Low legislative involvement 

- Shorter implementation process 

- Little reporting required 

- Must include a physical improvement as 

it is a deferral on property tax increases 

due to improvements 

- Can be layered with other 

incentives/programs 

Other Precedents: 

1. South Norwalk 

2. Stamford 

3. New Haven 

4. Many other CT Municipalities (Hartford, Bridgeport, etc.) 

Tax Increment Financing District 

What is a Tax Increment Financing District(TIF)?: 

A TIF is a public financing method and value capture strategy that is used as a subsidy for redevelopment, 

infrastructure, and other community-improvement projects or programs in a defined geography. Through 

the use of TIF, municipalities typically divert future property tax revenue increases from a defined area 

toward an economic development project or public improvement project or program in the designated 

geography. TIF subsidies are not appropriated directly from a city's budget but the city incurs loss through 

foregone tax revenue as tax revenue for that geography is lock boxed for that geography and TIF financial 

plan. Different approaches to making improvements are possible through a TIF as they allow more local 

government control rather than only what state statutes allows. TIFs are mainly used to make needed 

investment in neighborhoods through tax relief in areas that require additional and focused 

improvements than may occur naturally. 

Eligibility Criteria: 

A portion of the real property within a tax increment district shall meet at least one of the following 

criteria: 
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(1) Be a substandard, insanitary, deteriorated, deteriorating or blighted area;  

(2) Be in need of rehabilitation, redevelopment or conservation work; or  

(3) Be suitable for industrial, commercial, residential, mixed-use or retail uses, downtown 

development or transit-oriented development.  

Additionally, the original assessed value of a proposed tax increment district plus the original assessed 

value of all existing tax increment districts within the municipality may not exceed ten per cent of the total 

value of taxable property within the municipality.  

How TIFs Work: 

As businesses locate in a TIF district and the area redevelops, the property values rise. Rather than simply 
collecting the increased taxes from TIF district properties, the city splits the property tax revenues into 
two streams. The first stream is set at the original amount of the property value before redevelopment, 
known as the “base rate.” This stream continues to go the general fund. 

The second stream contains the additional tax money generated by the higher property value, or the “tax 
increment.” This stream does not go to the city or schools, but is kept separate and used to pay for items 
identified in the TIF financial plan. TIF revenues can be used to fund construction, improvements, repairs, 
and rehabilitations within the district as well as economic development programs, economic development 
revolving loan funds, investment funds, services and equipment necessary for employment training, and 

specific uses associated with the district.  

Background: 

In 2016 the Planning Committee was presented with the option of establishing a TIF district within the 

Wall-West geography. The committee at the time was interested in incentives to spur development but 

did not like that it gave no benefit to smaller properties or small businesses other than indirect benefits 

such as street and infrastructure improvements. Since 2016, new TIF legislation has been adopted into 

state statute which expands the use of TIF funds to include smaller scale programs such as workforce 

development, façade improvements, historic improvements, small business incentives, as well as the 

traditional uses for redevelopment and infrastructure projects. As a result their popularity as an economic 

development tool has expanded to over 12 Connecticut municipalities for their implementation. 

Implementation Process: 

The implementation process for a TIF District is as follows: 

(1) A consultant would be engaged to produce the TIF financial plan as an addendum to the Wall 

Street-West Avenue Plan (includes public input, research on infrastructure, capacity, and impact) 

(2) Planning Commission considers if the amended plan is consistent with the POCD 

(3) Planning Committee holds a public hearing and votes on forwarding the amended plan to the 

Common Council for its consideration 

(4) Common Council votes to adopt the amended plan that includes the TIF financial plan 

(5) If approved, the TIF District is created and implemented 
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Key Facts: 

- Increment is chosen by the Council 

- Term is flexible (up to 50 years) 

- Funding can be spent on a variety of 

different things 

- Can be layered with other 

incentives/programs 

- No loss in existing tax base revenue 

- Includes an implementable financial 

plan 

- New legislation allows for business 

benefits/programs as well as 

neighborhood improvements 

Other Precedents: 

1. Stamford – South End/Harbor Point 

2. Groton – Downtown Groton 

3. Old Saybrook – Mariner’s Way 

4. Windsor Locks – Downtown Windsor Locks, Route 20, and Ella Grasso Turnpike  

5. Many other CT Municipalities (New Britain, Suffield, Enfield, Cheshire, etc.) 

NO ACTION. 

 


