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CHAPTER 1: 
INTRODUCTION

Executive Summary
The Freight Street Redevelopment Strategy is a 
road map that the City of Waterbury can use to 
facilitate the transformation of the Freight Street 
District into a vibrant, mixed-use neighborhood. 
The Freight Street District is approximately 70 acres 
and is located adjacent to the region’s most critical 
transportation infrastructure, including I-84, Route 
8, and the Waterbury Branch rail line. Over the last 
four years, the city has made tremendous strides 
in improving infrastructure in the area, including 
the reconstruction of Freight Street, a forthcoming 
extension of Jackson Street, and streetscape 
improvements on Meadow Street that will link the 
Freight Street District with Downtown Waterbury. 
Similarly, proposed improvements on the 

Waterbury Branch rail line present an opportunity 
for future transit-oriented development, or TOD.  
The redevelopment of the Freight Street District 
complements ongoing revitalization efforts in 
Downtown Waterbury. As projects are successfully 
implemented in Downtown Waterbury, those 
benefits are likely to spill over into the Freight Street 
District and vice versa.  

The Freight Street Redevelopment Strategy 
will be complex, will take many years to fully 
implement, and will take significant financial and 
manpower resources. Much of the environmental 
and geotechnical information required to make 
critical decisions in implementing this plan are still 
unknown at this time. As additional information 
is gathered in the early stages, the city will need 
to be able to adjust the plan accordingly. In 
addition, implementation will not occur as a linear 
process, and will require fastidious oversight 
and management that will allow the project to 
move forward as market conditions and funding 
availability change. 
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How Was the Plan Developed? 
The process began with an extensive analysis of 
existing conditions in the study area through a 
review of recent planning and design efforts, data 
analysis, field work, meetings with city staff, and 
discussions with regional developers. A thorough 
market analysis identified opportunities for 
commercial and residential development that could 
be absorbed over the next 5 to 7 years. In addition, 
the process reviewed existing environmental reports 
and data, infrastructure, physical impediments 
to redevelopment, and zoning. Finally, a Master 
Plan and Implementation Plan were developed to 
identify the steps needed to facilitate development. 
Community members were asked to provide input 
on the sites, types, and design of redevelopment 
desired through two public workshops. 
Recommendations were developed around the 
conceptual development plans.

What is the Plan? 
The Freight Street Redevelopment Strategy 
has two components: the Master Plan and 
the Implementation Plan. The Master Plan is 
aspirational in nature and depicts the overall vision 
for the Freight Street District. It shows the layout of 
roadways, buildings, green spaces, parking areas, 
and public amenities and reflects what the Freight 
Street District strives to be. It is important to keep 
in mind that the Master Plan is conceptual in nature 

and that actual development may not look exactly 
like what is depicted on the Plan. Development 
will occur over a period of time, and therefore, the 
Freight Street Redevelopment Strategy needs to 
be flexible so that it can adapt to unknown future 
economic conditions, consumer preferences, 
technological capabilities, and demographic 
characteristics as well as the unique features of 
each development site. However, it is important 
that the underlying guiding principles of the Freight 
Street Redevelopment Strategy are adhered to as 
development occurs over time. The Implementation 
Plan is a road map that outlines the numerous steps 
that are needed to achieve the vision depicted in 
the Master Plan. The four overarching goals that 
underpin the Implementation Plan are: 

1. Increase the City’s capacity to guide 
development

2. Make development sites “shovel ready” 
3. Increase housing and residential 

population
4. Activate the Freight Street District with 

a diverse mix of uses, public events, 
amenities, and entertainment
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Existing Conditions
In 2017, the project team conducted extensive 
data analysis and field research within the project 
study area (see full Existing Conditions Report 
in the Appendices). The existing conditions 
analysis included a land use and zoning analysis, 
identification of existing businesses and vacant 
properties, a review of available environmental 
records, a flood zone analysis, and an infrastructure 

• Substantial investments in public realm infrastructure 
over the last 4 years, including the $19 million Waterbury 
Active Transportation and Economic Resurgence (WATER) 
project

• Easy access to I-84 and Route 8
• Proximity to Downtown Waterbury and the Waterbury 

Train Station
• Large development sites totaling about 70 acres
• Major institutions and employers invested in city 

revitalization efforts

• Environmental contamination associated with historic 
industrial uses requires remediation.

• Location in 500-year flood zone
• Lack of spending power amongst surrounding residential 

populations
• Existing viable industrial and warehousing uses in the 

study area do not align with future uses envisioned in 
this area.

• Uncertainty over the future alignment of the I-84 and 
Route 8 interchange

• Proximity to Naugatuck River and future greenway trail
• Market potential for residential development modern 

market rate rental housing (160 units per year) and 
19,000 square feet of restaurant space.  

• Improvements to the Waterbury Branch rail line present 
an opportunity for future TOD.

• Eversource building is in good condition and can be 
repositioned to support future office uses.

ADVANTAGES

DISADVANTAGES

OPPORTUNITIES

assessment. A thorough market study was 
performed in order to identify opportunity sectors 
over the next 5 to 7 years. A building analysis was 
conducted for the Eversource building in order to 
assess opportunities for future reuse. 

The comprehensive existing conditions analysis 
helped to identify the advantages, disadvantages, 
and opportunities for the Freight Street District. 

Freight Street District Advantages, Disadvantages, and Opportunities
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Public Outreach

Feedback was solicited from the public at 
two design workshops held during the plan 
development process (see appendices for the 
results of the public workshops). An initial 
public workshop was held in December 2017 
and garnered input on the community’s vision 
for the Freight Street District. Community 
members shared their thoughts on strengths 
and weaknesses of the Freight Street District 
currently and provided feedback on the desired 
future development. Participants generally 
agreed that the Freight Street District should 
contain a diverse mix of land uses, recreational 
opportunities, entertainment, and activities 
in a safe and well-maintained environment. 
Community members were supportive of the 
redevelopment of the Freight Street District and 
saw it not only as a way to grow the tax base, but 
as an opportunity to create a unique and vibrant 
place. 

Freight Street Plan I 10



The second workshop presented two draft Master Plan concepts 
and solicited feedback on the design elements and land uses. 
Community members showed strong support for a mix of “live-
work-play” uses, including a privately operated recreation center, 
residential buildings, public spaces, and commercial retail and 
restaurants. They also indicated support for the Naugatuck River 
Greenway and food trucks and a preference for medium-scale 
buildings ranging from three and five stories, pocket green spaces, 
and retaining, if possible, elements of Freight Street’s industrial 
past and manufacturing heritage. Overall, the public expressed 
a strong desire to create a vibrant, well-connected, mixed-use 
neighborhood. Equally as important was the desire to create a 
unique neighborhood that complements, rather than competes 
with, Downtown Waterbury. 
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Recommendations:
• Consult with the CRDA staff and the board of 

directors on the advantages and disadvantages 
of how the agency is structured and its potential 
replication in the Waterbury Region.

• Work with state legislative delegation to 
create a CRDA-model development agency in 
Waterbury, if desired.

 
Create Municipal Development Plans for 
the Freight Street District
The city should create a Municipal Development 
Plan, or MDP, as outlined in Chapter 132 of the 
Connecticut General Statutes. While the Freight 
Street Redevelopment Strategy does not fulfill 
the statutory requirements of the MDP process, 
elements of this document may be used to inform 
those efforts. 

The MDP process is governed by state statute and 
is intended to create unified land areas for business 
and industry that meet local, regional, and state 
planning and economic development objectives. 
The MDP process gives the city leverage in 
negotiating property acquisition, establishes a plan 
for the development, relocation, and disposition 
of property, and contains detailed information on 
property appraisals, title searches, and estimated 
property tax benefits.  The MDP process would 
be a joint effort between the City of Waterbury 
and the Department of Economic and Community 
Development (DECD). Upon adoption of the MDP, 
the city would have access to state capital funds 
to fund infrastructure, remediation, and other 
projects. Because the city will use state funds to 
implement the MDP, there is greater oversite by 
state regulatory agencies, and compliance with 
the Connecticut Environmental Policy Act (CEPA) 
is required.  Due to the complexity of the Freight 
Street Redevelopment Strategy, it is recommended 
that the City break up the project into two MDPs, 
with separate MDPs covering the northern and 
southern parts of the study area.

Recommendations:
• Complete the DECD MDP Project Initiation and 

Application process for the properties north of 
Freight Street, including the gateway area.

• Hire a consultant or use city/WDC staff to draft 
the MDP for the northern portion of the study 
area.

• At a later date, conduct a separate MDP process 
for the southern portion of the study area.

CHAPTER 2: 
STRATEGIES AND 

RECOMMENDATIONS
Goal 1: Increase the City’s 
Capacity to Guide Development
The Freight Street Redevelopment Strategy is 
ambitious and will require significant capacity and 
effort by skilled professionals in order to advance. 
Ensuring that the city is best positioned to maintain 
the project timeline, obtain funding, attract 
development partners, negotiate development 
agreements, and adjust and amend this plan as 
necessary is a key strategy. 

Explore Alternative Structures for the 
Economic Development Agency
The State Commission on Fiscal Stability and 
Economic Growth recently recommended that 
the state expand the model created by the Capital 
Region Development Authority (CRDA) to at least 
two other cities. CRDA is a quasi-public agency that 
has been successful at facilitating development 
projects in Hartford, including over 1,500 new 
downtown housing units. One of the benefits of the 
CRDA model is that it would provide a stable source 
of capital funding from the state that could be used 
to leverage private sector investment. CRDA utilizes 
funds to make both loans and equity investments 
(not grants) for projects in order to close funding 
gaps. CRDA is also responsible for managing public 
facilities such as the Connecticut Science Center, 
Convention Center, and public parking garages. 
Establishment of other agencies modeled after 
CRDA would require legislative action and approval. 

This task could be done by repositioning the existing 
development authority (WDC), or creating a new 
entity. The CRDA model could give city additional 
financial resources to achieve the ambitious goals 
of the Freight Street Redevelopment Strategy and 
could be used to provide necessary gap financing 
to move private development projects forward, 
particularly in the early phases of the project. 
Equally important is having the agency staffed with 
qualified professionals. It may be necessary for the 
city to increase its staffing capacity and capabilities 
to ensure that the vision for Freight Street is 
achieved. Having a staff member solely responsible 
for executing the strategies in this Plan is the 
highest-priority recommendation.
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MDP Process 

Project Initiation

Environmental 
Assessments

Application Forms

CEPA Compliance 
and Documentation 

Preparation of 
Project Plan

Local Adoption and 
DECD Approval

State Bond 
Commission Approval

DECD/Town 
Agreement

Project Development

Marketing, Parcel 
Disposition and Project
Close-Out

Land Acquisition and
Physical Development

Project Plan Circulation 
Among State Agencies

Project Plan Elements

• Executive Summary

• Legal Description and Property Survey

• Site Condition Report

• CEPA Documentation (DECD)

• Existing and Proposed Site Characteristics

• Marketability Study and Project Benefits

• Acquisition and Disposition Plan

• Finance, Administration, and Relocation 

Plan

• Determination of Findings 

City Tasks

DECD Tasks

Stage II 

Stage I 
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Case Study A: The Haven South Municipal 
Development Plan – West Haven, CT

The Haven South project is a 24-acre site 
comprised of 55 properties along West Haven’s 
waterfront. The Haven South faces many of the 
same challenges as the Freight Street District, 
including deteriorating industrial land uses, 
environmental contamination, and location within 
a flood zone. To facilitate the redevelopment of 
the site, the City of West Haven, in conjunction 
with its redevelopment agency, prepared a MDP, 
as enabled by Chapter 132 of the Connecticut 
General Statutes. The Plan was adopted in 
2015. The four goals of the Plan were to attract 
business, improve the waterfront area with 
publicly accessible amenities, stabilize the 
surrounding residential neighborhood, and 
improve public realm infrastructure such as 
roadways and streetscaping. Ultimately, the city 
selected a preferred developer to build an upscale 
outlet mall on the site. Activities that are being 
enabled through the MDP process include the 
following: 

• Construction of a reconfigured access road to 
a new retail [outlet mall]

• Environmental investigations
• Construction of waterfront promenade, an 

amphitheater, and public parking area
• Predevelopment historic/archaeological 

resource and environmental evaluation 
studies.

• Acquisition, relocation, and demolition 
activities associated with the plan

• Investment needed to accomplish the plan

To date, a preferred developer has been 
selected, and the land acquisition and assembly 
process, business and resident relocations, and 
remediation tasks have been completed.  Other 
predevelopment work is ongoing. A vast majority 
of the properties were acquired as a result of good 
faith negotiations made between the developer 
and the existing property or business owner. In 
2014, the city was awarded a $2 million grant 
from DECD’s Office of Brownfield Remediation and 
Development to conduct environmental clean-up 
at two of the waterfront properties.  

Proposed outlet mall at the Haven South site
Source: New Haven Register
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Revise the Zoning Regulations for the 
Freight Street District
A majority of the Freight Street District is located 
within the Central Business District, or CBD zone. 
The CBD zone’s current standards are generally 
pro development with few restrictions on building 
height, setbacks, parking, and impervious cover.  
The area was previously in an industrial zone and 
was rezoned to the CBD in the late 2000s. To date 
there have been very few applications submitted 
under this new zoning regime. The underlying 
CBD zoning district generally aligns with the 
underlying goals of the plan. However, due to the 
size and unique character of the Freight Street 
District, additional development standards in 
the form of an overlay zone are recommended. 
There are trade-offs between having strict or 
lax development standards. Strict development 
standards would ensure cohesive and consistent 
development. However, they may also add to 
the cost of development and may discourage 
some private entities from investing in an area, 
particularly in a marginally profitable market. It also 
may make it harder for a developer to align with 
the unique environmental or subsurface conditions 
of a particular site. On the other extreme, lax 
development standards would be more developer 
friendly, but may result in a lack of consistency or 
cohesion across properties and could result in a 
neighborhood that lacks a “sense of place.”  It is 
recommended that the city adopt general design 
guidelines that apply to the Freight Street District 
as a whole and stricter design guidelines that would 
apply to buildings directly fronting Freight Street.

Recommendations for the Freight Street 
District:
• Rezone the Walgreens Plaza on West Main 

Street to the CBD zone. 
• Maintain the underlying CBD zoning regulations 

and apply an overlay zone that applies to all of 
the Freight Street District.

• Establish maximum building line setbacks to 
ensure that buildings are oriented toward the 
street and create a “building wall.” 

• Parking areas should be placed on the non-
street-facing portion of the sites. These areas 
should be screened from the public right-of-way 
by buildings and/or landscaped areas. 

• If form-based elements are included in the city’s 
zoning regulations, ensure that the Waterbury 
Planning Department has been trained in 
implementing and enforcing the regulations.

• Tie future financial incentives to the Freight 
Street District development standards.

Additional Recommendations for Properties 
Fronting Freight Street:
• Establish minimum ground floor transparency/

fenestration requirements for buildings fronting 
Freight Street. Require that the ground floor 
of new development has ample windows to 
improve the pedestrian experience. 

• Require ground-floor commercial uses fronting 
Freight Street. Permit both residential and 
commercial offices on the upper floors of  the 
buildings.

• Require the use of brick façades for buildings 
fronting Freight Street. These materials should 
tie into those used in the existing buildings that 
will be redeveloped, including 170, 227, and 250 
Freight Street, and the Waterbury Train Station. 

• Eliminate driveways on Freight Street. 
Commercial or residential driveways should 
be from either Jackson Street or the new 
Thomaston Avenue Extension. As sites are 
redeveloped and new roadways completed, 
existing driveways on Freight Street should be 
removed. 

Leverage the State’s new Tax-Increment 
Financing (TIF) Legislation
In 2015, the state established a new process for 
establishing TIF districts (see Case Study B). TIF uses 
future increases in property tax revenue produced 
by an area to pay for improvements to that area. 
TIF could be use to supplement other funding 
sources for infrastructure, remediation, or other 
predevelopment work. 

Recommendations:
• Consider establishing a TIF district to fund 

infrastructure, public realm improvements, 
remediation costs, and other predevelopment 
work in the Freight Street District

• Create a TIF District Master Plan to 
determine district boundaries, identify public 
improvements, and establish a financial and 
administrative plan. 
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Case Study B: Tax Increment Financing 
District –   Windsor Locks, CT

In 2015, the Connecticut General Assembly passed  
Public Act 15-57  enabling the establishment of TIF 
districts. This act replaced previous TIF legislation 
that had burdensome and complex requirements 
and was therefore rarely used by municipalities. 
The basis of TIF is that future increases in property 
tax revenues within the TIF district are used to pay 
for improvements within that district. TIF revenues 
can be used to repay debt service on municipal 
projects, or collected into a separate municipal 
account to fund future projects on a “pay-as-you-
go” basis. 

To begin the TIF process, a municipality 
conducts a TIF District Master Plan that defines 
the geographic extent of the TIF district. The 
Master Plan also recommends public facilities 
improvements, programs to be financed through 
TIF, and establishes financial, operations, and 
maintenance plans.  

The Montgomery Mills project in Windsor Locks 
was the first project in Connecticut to take 
advantage of the new TIF legislation.  The project 
will convert a vacant mill building into 159 mixed-
income apartments. 

The building is located in the center of downtown 
and is adjacent to the Connecticut River Canal 
and the future Windsor Locks train station on 
the Hartford Line. In 2015, the Town of Windsor 
Locks established a TIF District encompassing the 
Montgomery Mill building as well as surrounding 
properties. The TIF will be used to partially 
fund over $20 million in public improvements, 
including: 
   - Streetscape projects on Route 159
   - TOD predevelopment work
   - Historic train station restoration
   - Facade and signage program
   - Second point of access/egress to the canal bank
   - Canal preservation and enhancement
   - Bicycle/pedestrian improvements
   - Public green space improvements

The town will utilize the “pay-as-you-go” 
approach and will use state and federal grants to 
supplement TIF funds. 

For More Information: 
https://www.cga.ct.gov/2015/act/pa/
pdf/2015PA-00057-R00SB-00677-PA.pdf 

http://www.windsorlocksct.org/site/bos_11-15-
16.Downtown.TIF.and_District.Master.Plan.pdf

Montgomery Mills in Windsor Locks was the first project in Connecticut to take advantage of the state’s new Tax 
Increment Financing (TIF) legislation. Photo source: Patch
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Goal 2: Make Development 
Sites “Shovel Ready” 
The Freight Street District, like other former 
industrial areas, has to overcome environmental 
challenges associated with historic uses. The 
building locations and land uses depicted in the 
Master Plan may be subject to change based on the 
findings of future environmental and geotechnical 
investigations.

Acquire and Assemble Property
In order to successfully implement the Freight 
Street Redevelopment Strategy, existing properties 
will need to be assembled into larger development 
blocks that can be remediated and redeveloped in 
a manner consistent with the Master Plan. Property 
assembly is a difficult and time-consuming process 
for private entities as it requires a willingness to sell 
by adjacent property owners, significant up-front 
capital costs, and potential environmental liabilities. 
The MDP process establishes a framework for the 
acquisition, assembly, subdivision, and disposition 
of properties by the city. If no alternative avenues 
for acquisition exist, the MDP process also gives 
the city the right to acquire property by eminent 
domain as a last resort. Land assembly through an 
MDP has several benefits, including the following: 
 
• Common ownership allows the property owner 

to conduct soil management over the larger 
assembled property, thus producing efficiencies 
and potential cost savings. 

• Removal or abandonment of easements and 
encumbrances (such as old railroad easements) 
across larger areas

• Reconfiguration of property lines around the 
future roadway network

• Incorporation of Naugatuck River Greenway, 
public parking areas, and other public realm 
improvements into the overall Master Plan

It may be advantageous to maintain existing 
property lines through a portion of the 
predevelopment process since some funding 
programs have a funding cap on an individual 
property. Several small properties would thus 
qualify for a greater amount of funds than a single 
large property. 

In the short-term, the City should focus on acquiring 
and assembling properties that are within the 
northern MDP project area.

Recommendations:
• Conduct appraisals for properties slated for 

acquisition.
• Continue to work to acquire tax-delinquent 

properties.
• Engage in “good faith negotiations” with owners 

of properties identified for acquisition.
• If necessary, acquire properties using powers 

granted in CGS Chapter 132 (MDP).
• Assemble city-owned property into larger 

development blocks to facilitate environmental 
clean-up, soil management, and other 
predevelopment work.

Land records for several properties in the Freight Street 
District indicate railroad easements that formerly 
supported industrial uses (shown in red). These 
easements should be abandoned prior to development
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Relocate Viable Industrial Uses to Other 
Areas of the City
There are several viable industrial uses within 
the Freight Street District that do not conform to 
existing zoning and do not align with the desired 
future vision for the area. Nonetheless these 
businesses contribute to the city’s employment and 
tax base. As properties are acquired, assembled, 
and redeveloped, efforts should be made to relocate 
these businesses to other areas of the city where 
they can continue to be successful and viable.  A 
commercial buildout analysis conducted as part of 
the 2015 Plan of Conservation and Development 
noted that the city can support over 850,000 square 
feet of industrial development on vacant land in the 
Reidville Industrial Park and Brookside Industrial 
Park. Many of these properties are city-owned. In 
addition, the city is exploring the creation of a new 
industrial park on city-owned land on South Main 
Street, adjacent to the borough of Naugatuck. This 
project is currently in the initial feasibility stage. 

Recommendations:
• Begin the outreach process with affected 

property owners in the study area. In the near-
term, the city should focus on property owners 
in the northern portion of the project area. 

• Create a relocation plan and process using 
powers granted in CGS Chapter 132 (MDP) and 
identify appropriate incentives and funding to 
facilitate this process. 

• Strive to relocate industrial uses within city 
boundaries to the greatest extent possible, 
potentially using vacant land in city-owned 
industrial parks.

Existing industrial businesses in the Freight Street District could be relocated to city-owned land in industrial parks such 
as the proposed South End Industrial Park pictured above.
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Conduct Environmental Assessments
The Freight Street District has an extensive history 
of industrial use, and environmental contamination 
is the single greatest challenge that needs to be 
addressed in order to spur redevelopment. Historic 
uses in the northern portion of the study area 
included a brass mill, wire mill, a thermal treatment 
plant for nonhazardous, regulated materials, 
hazardous waste treatment and storage, an 
electricity generating plant, a trolley and bus storage 
and maintenance yard, and a range of smaller 
industrial and commercial businesses. Historic uses 
in the south side of the study area included a rail 
yard, warehousing and distribution facilities, and 
a machine shop. These operations, some of which 
go back to the late 1800s, are documented to have 
significant negative environmental impacts to the 
underlying soil and groundwater. Contaminants 
that were identified in previous studies include 
polychlorinated biphenyls (PCBs), volatile 
organic compounds (VOCs), semi-volatile organic 
compounds (SVOCs), extractable total petroleum 
hydrocarbons (ETPH), and metals such as arsenic, 
lead, copper, and zinc.  Several properties had 
missing or incomplete environmental records. Based 
on a review of available information, environmental 
cost impacts to development are assumed to be the 
highest in the northern and southwestern portions 
of the study area and the lowest in the south-
central portion of the study area. Understanding 
that remediation funds are limited, an important 
component of the Freight Street Redevelopment 
Strategy is to tie future land uses to the areas 
where remediation is less costly. For example, 
residential uses require more extensive remediation 
than commercial uses. The Master Plan depicts 
residential uses in the southern portion of the study 
area on sites that presumably have lower levels of 
environmental contamination compared to other 
areas of the study area. 

Freight Street in 1922
Source: Yale University Library

The southern portion of the Freight Street District was 
historically used as a rail yard.

The northern portion of the Eversource Property was 
historically used as a trolley and bus storage yard.
Source: Connecticut Motor Coach Museum
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Phase I Environmental Assessments
In order to facilitate the remediation of the 
Freight Street District, it is paramount to fully 
understand the nature and extent of soil and 
groundwater pollution. Phase I Environmental 
Site Assessments (ESAs) are the first steps in 
the assessment process. The Phase I process 
identifies recognized environmental conditions 
(RECs) and areas of concern (AOCs) that require 
further study. Phase I ESAs serve several different 
purposes in the redevelopment process. First, they 
identify those areas that need to be investigated 
to confirm if there has been a release, the extent 
of the release, and where constituents migrated. 
Secondly, they serve as the document required by 
the “All Appropriate Inquiry” (AAI) standard, which 
is necessary for Federal brownfield liability relief. 
Demostration of AAI in a Phase I ESA is required 
to be eligible for many Environmental Protection 
Agency (EPA) brownfield grant programs. In 
addition, satisfying the AAI standard is required for 
entry into the Connecticut Brownfield Remediation 
and Revitalization Program, which is a voluntary 
program that provides liability relief. Phase I ESAs 
have a shelf life of 6 months unless it is updated 
during the 6 months, and then it is valid for up to 
12 months. Phase I ESAs are typically required by 
lending and other financial institutions.

Many of the potential contaminants identified 
in previous environmental studies in the Freight 
Street District focus on current or relatively recent 
activities and conditions. Historical activities could 
not be precisely located as many of the buildings 
have been demolished or repurposed. Future 
investigations should consider historic activities and 
not necessarily confine the study to areas that were 
previously identified. 

Recommendations:
• Conduct Phase I environmental assessments 

as necessary. Prioritize 250 Freight Street 
and the EWR site since they are in federal 
regulatory programs and will require a lengthier 
environmental clean-up process. 

• Ensure that environmental investigations 
thoroughly document historical activities and 
land uses and not just those that have occurred 
in the recent past.

• Pursue state and federal assessment grants.

Phase II and Phase III Environmental 
Assessments
Phase II assessments investigate each of the 
AOCs and RECs that were identified in the Phase I 
reports and conduct tests to determine whether 
or not pollutants have been released into the 
soils or groundwater. Phase III assessments are 
investigations that fully characterize the nature and 
extent of contamination that has occurred on a site.
 
Recommendations:
• Prepare a Class T-2 topographical survey for 

the Freight Street District. This survey will be 
used to assess groundwater flow and should 
be completed prior to Phase II and Phase III 
environmental assessments. 

• Conduct Phase II and Phase III environmental 
assessments as necessary. Prioritize 250 Freight 
Street and the EWR site since they are in federal 
regulatory programs and will require a lengthier 
environmental clean-up process.

• Explore cost-effective ways to conduct Phase 
II and Phase III assessments. This may include 
combining Phase II and Phase III assessments 
together, conducting the analysis over several 
properties at once, or combining environmental 
assessments with geotechnical investigations 

• Pursue state and federal assessment grants and 
loans

Site Remediation
Remedial Action Plans, or RAPs, recommend 
permanent remedial measures that should be 
performed to address contamination. RAPs 
are typically done in conjunction with the 
redevelopment of a site once the general locations 
of buildings and future uses are known. The 
remedial measures used on a particular site 
will vary depending on the nature and extent of 
contamination as well as the desired future uses. 
Ideally, a RAP is developed with the site design 
so remedial measures can be integrated with the 
design, resulting in lower remediation costs while 
still protecting public health and the environment. 

Once a RAP has been developed, the proper 
remedial measures can take place. State and federal 
funds for remediation are highly competitive. 
Commonly used funding programs include the 
Municipal Grant Program (CGS Sec. 32-763), the 
Targeted Brownfield Development Loan Program 
(CGS Sec. 32-765), or the EPA’s Brownfields 
Revolving Loan Fund (RLF) administered by the 
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Naugatuck Valley Council of Governments (NVCOG). 
The city and prospective developers are eligible for 
different funding programs. The Municipal Grant 
Program is open to municipalities and economic 
development agencies such as WDC. The other two 
funding programs are open to both municipalities 
and private developers. Other sources such as 
Urban Act funds or tax-increment financing (TIF) 
can also be used for remediation. Depending on the 
extent of the contamination and funding availability, 
remediation could be conducted either by the city 
or by a private developer. 250 Freight Street and the 
EWR site are in the federal Resource Conservation 
and Recovery Act (RCRA) program and, therefore, 
require a more complex remediation process 
involving federal regulatory agencies. 

A remedial measure that is commonly used in large 
redevelopment projects are environmental land 
use restrictions, or ELURs. An ELUR is an easement 
granted by a property owner to the Commissioner 
of Connecticut Department of Energy and 
Environmental Protection (DEEP) that is recorded in 
municipal land records. ELURs are used to minimize 
the amount of remediation that is required so long 
as measures are put in place to minimize the risk of 
human exposure to pollutants and hazards to the 
environment. ELURs may prevent specific uses or 
activities at a property or a portion of a property 
such as restrictions on building construction, 
prohibition of particular uses (such as residential 
uses), or restrictions on soil disturbance. While the 
exact locations of ELURs cannot be determined 
at this time, it is likely that they will be used 
throughout the project area. 

Recommendations:
• Create RAPs for sites as redevelopment 

proposals occur. 
• Prior to any acquisition of a parcel, apply for 

entry into one of the Connecticut brownfields 
remediation programs. 

• Remediate soil and groundwater to the 
Connecticut Department of Energy & 
Environmental Protection remediation 
standards that align with the proposed land 
uses depicted on the Master Plan. Proposed 
uses and remediation standards may be subject 
to change based on the information collected as 
part of future environmental investigations.

• Pursue state and federal remediation grants and 
loans for city-owned properties.

• Assist developers with applications to 
brownfield remediation programs such as the 
RLF or Targeted Brownfield Development Loan 
Program.

• Pursue alternative funding sources such as 
Urban Action grants or TIF that could be used 
for remediation

• Incorporate remediated utility corridors along 
the proposed Thomaston Avenue extension that 
could be used for future utility connections for 
development sites.  

Conduct Geotechnical Investigations
Subsurface investigation reports were obtained for 
130 Freight Street and 250 Freight Street. These 
reports indicate that soils primarily consist of sand 
mixed with gravel and/or silt, which is consistent 
with the area’s floodplain location. The reports also 
note the presence of various fill materials such as 
brick, wood fragments, ash, cinders, and potential 
demolition debris. The depth of fill across the study 
area is unknown at this time although soil borings 
conducted as part of previous environmental 
studies note that fill is present at depths in excess 
of 10 feet in some locations. Due to the depth of fill, 
subsurface structures such as building foundations 
may be encountered. In addition, historic maps 
depicted at least two raceways in the study area. 
Raceways were canal-like structures that conveyed 
water through the industrial plants. Additional 
geotechnical investigations are needed in order 
to understand the depth, character, and extent of 
fill materials and subsurface structures, and their 
potential impacts to development. 

Recommendations:
• Conduct additional geotechnical investigations 

throughout the study area. There may be 
considerable cost savings by combining future 
geotechnical work with Phase II and Phase III 
environmental assessments. 

• Through camera inspection or ground 
penetrating radar (GPR), identify the presence 
and locations of former industrial raceways 
in the study area and assess their impacts on 
groundwater flow and future development.
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Elevate Sites
The Freight Street District is located within the 500-
year flood zone of the Naugatuck River. This is not 
a regulatory flood zone, and therefore, fill material 
can be brought in to elevate sites above the 500-
year flood zone. Fill could also be used to cap areas 
of contamination, potentially reducing remediation 
costs. Existing buildings as well as ongoing 
infrastructure improvements along Freight Street 
and Jackson Street are being built to existing grades; 
therefore elevation of the entire study area is not 
feasible. However, interior portions of sites could 
potentially be elevated. Additional opportunities, 
may exist to elevate residential construction 
above the 500-year flood zone through the use of 
underground parking where appropriate. 

Recommendations:
• Consider elevating individual sites in the Freight 

Street District. Ensure that this is done in an 
attractive manner that is consistent with the 
Master Plan and surrounding buildings and 
infrastructure. 

• If site elevation is desired, consider coordinating 
with other projects in the area that are likely to 
produce excess fill material, including the I-84 
widening project, I-84 Vistas, or the proposed 
South End Industrial Park project. 

Building Demolition and Reuse
Many of the existing buildings within the Freight 
Street District do not align with the desired future 
uses depicted on the Master Plan. Several buildings 
are in disrepair and dilapidated condition and 
contribute to the blighted appearance of the area. 
Others are industrial uses that cannot easily be 
transitioned to a commercial or residential use. 
Demolition will not occur all at once and should 
align with the Phasing Plan shown in Chapter 
3, particularly for buildings occupied by viable 
businesses.

Recommendations:
• Conduct Hazardous Building Materials (HMB) 

Surveys and develop cost estimates for bulk 
demolition. Perform abatement in a manner 
that aligns with the future use of the building.  
HMBs are used to identify the presence of 
hazardous materials such as lead, asbestos, and 
PCBs within buildings. These assessments are 
typically done prior to building demolition or 
renovation of a building.

• Demolish buildings as depicted in the Building 
Demolition and Reuse Plan Map. Building 
demolition should occur over time and align 
with Phasing Plan shown in Chapter 3. 

• Support the proposed mixed-use 
redevelopment project at 170 Freight Street. If 
this project does not move forward, a building 
condition assessment should be conducted 
to assess the soundness of the structure, 
mechanical system, and architectural layout as 
well an HBM survey. The most feasible future 
uses for this building should be identified. 

• Work with Eversource to reposition its building 
at 250 Freight Street to an office or research 
and development use. 

The Freight Street District sits between 15 and 20 feet 
above the Naugatuck River 

The former Anaconda Mill at 130 Freight Street is in   
disrepair is recommended for demolition
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I-84 and Route 8 interchange in 20 to 25 years. The 
final alignment of the replacement interchange is 
unknown at this time. In 2010, CTDOT conducted 
the I-84 and Route 8 Interchange Needs and 
Deficiencies Study, which identified preferred near-
term and long-term improvements. In the near-
term, the study recommended enhancements to 
the local road network, including new connections 
from Sunnyside Avenue to Field Street, West Main 
Street to Bank Street, and Bank Street to South 
Main Street. The Sunnyside Avenue to Field Street 
project is currently listed in the Central Naugatuck 
Valley MPO’s Long Range Transportation Plan. 

The second new roadway is a proposed extension 
of Thomaston Avenue south through the Freight 
Street district. This roadway would run parallel to 
Jackson Street and would require a new traffic signal 
and possibly the addition of turning lanes at the 
intersection of West Main Street. Both Thomaston 
Avenue and West Main Street are state-owned 
roadways, and therefore, close coordination with 
CTDOT will be necessary. One potential issue is 
the close proximity of traffic signals on West Main 
Street at Jackson Street and West Main Street at 
Thomaston Avenue. If this arrangement is not 
supported by CTDOT, it is recommended that the 
traffic signal at Jackson Street be removed and 
the intersection converted to a right-in and right-
out only with a median built to restrict left-turn 
movements. Thomaston Avenue Extension would 
remain signalized and would become the primary 
north-south link in the Freight Street District. A 
preliminary opinion of construction costs estimates 
that the new roadway would cost between $3.8 
million and $5.5 million depending on whether new 
utilities are needed. This number excludes ROW 
acquisition, remediation, and streetscape elements

Make Additional Transportation 
Investments
Thriving commercial centers develop in areas of 
convergence, where two or more major roadways or 
modes of transportation come together and traffic 
can be drawn in from a larger catchment area. 
Downtown is the convergence point of the local 
street network and transit system and thus emerged 
as the city’s historic commercial, institutional and 
business center. Similarly, areas near interchanges 
such as Reidville Drive and East Main Street, 
(where the highway converges with the local street 
network) have also emerged as vibrant commercial 
nodes. In order for the commercial uses envisioned 
in the Master Plan to succeed, the area needs to 
be easily accessed from the local roadway network, 
the regional highway network, and the public 
transportation system. 

The Freight Street Master Plan depicts two new 
roadways traversing the Freight Street District. 
In addition to improving access to the local road 
network and highways, these roads will carve up 
the Freight Street District into smaller parcels that 
can be incrementally developed over time. Finally, 
new roadways in the Freight Street District would 
improve the connectivity of the local road network 
and could help mitigate traffic issues caused by 
the future reconstruction of the I-84 and Route 8 
interchange.  

The first new roadway shown on the Master Plan is 
a connection between Field Street and Sunnyside 
Avenue. This project would include a new bridge 
over the Naugatuck River and a new bridge or 
tunnel traversing the Waterbury Branch rail line. 
The Connecticut Department of Transportation 
(CTDOT) has long-term plans to replace the aging 

With Utilities Cost Without Utilities Cost
Roadway Construction $2,663,250 Roadway Construction $2,663,250
Contract Items $373,100 Contract Items $373,100
Utilities $1,380,000 Utilities ‐
Subtotal $4,416,350 Subtotal $3,036,350

Contingencies (10% of subtotal) $441,700 Contingencies (10% of subtotal) $303,700
Incidentals (15% of subtotal) $662,500 Incidentals (15% of subtotal) $455,500
Project Total $5,520,550 Project Total $3,795,550

Project costs exclude ROW acquisition, remediation, and streetscaping
Preliminary opinion of probable construction costs are for planning purposes only

Preliminary Opinion of Construction Costs for Thomaston Avenue Extension

Freight Street Plan I 26



 Recommendations:
• Conduct initial traffic studies for future 

roadway projects and advance the projects to 
the 10% design stage. This stage should allow 
more refined cost estimates to be prepared in 
advance of funding applications.

• Build a new roadway connection between Field 
Street and Sunnyside Avenue. This includes 
building a new bridge over the Naugatuck 
River and a new bridge or tunnel across the 
Waterbury Branch rail line.

• Extend Thomaston Avenue south through the 
Freight Street District to Field Street. Conduct 
a traffic assessment to discern whether any 
changes are necessary at the Jackson Street 
intersection in order for this project to move 
forward.

• Apply for state and federal funding programs, 
including the new USDOT BUILD Grant Program.

• Conduct appropriate remediation measures 
along new roadways.

• Incorporate pocket green spaces along 
Thomaston Avenue Extension as depicted on 
the Master Plan. 

• Abandon the back access to Colonial Plaza on 
West Main Street across from Jackson Street. 

• New roads should be built as “complete streets” 
and should accommodate all travel modes 
including bicycles, pedestrians, and buses. 

• Streetscape design on new roads should 
be consistent with recent and planned 
improvements on Freight Street, Jackson Street, 
and Meadow Street in order to produce a 
cohesive built environment.  

• Actively participate in CTDOT’s I-84 and Route 
8 interchange alternatives analysis process 
and advocate for the construction of the 
Thomaston Avenue Extension and the Field 
Street and Sunnyside Avenue connector as early 
implementation projects for the I-84 and Route 
8 interchange replacement project. 

Pursue Urban Act Funds for Environmental 
Remediation or Infrastructure Projects
Having a MDP in place strengthens the City’s 
position to obtain Urban Act funds. This is a state 
aid program administered by the Connecticut Office 
of Policy and Management in coordination with 
other state agencies. The program is funded through 
state general obligation bonds and can be used 
for a wide range of projects, including economic 
and community development, transportation 
infrastructure, utilities, and environmental 
remediation. Urban Act funds can also be used as 
gap financing for private developers. Urban Act 
funds have been used for similar redevelopment 
projects across the state, including Harbor Point in 
Stamford, Columbus Commons in New Britain, Front 
Street and Colt Gateway in Hartford, the Derby 
Downtown Redevelopment Plan, and Storrs Center 
in Mansfield. 

Recommendations:
• Complete Urban Act Grant applications in 

consultation with state agencies. 
• Work with state legislative delegation and DECD 

to advocate for project approval by the State 
Bonding Commission. 

 

The City of New Britain utilized Urban Act funds to provide a bridge loan to the developer of Columbus Commons, a mixed-
use project in Downtown New Britain
Source: Xenolith Partners
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Case Study C: Connecticut Urban Action 
Bond Program 

Connecticut’s Urban Action Bond Program is 
funded through state general obligation bonds 
and can be used for a wide range of activities, 
including pre-development work, environmental 
remediation, infrastructure improvements, and 
providing gap financing and loans to private 
developers. To receive Urban Action funds, 
municipalities need to apply through a state 
agency such as DECD. This application may be in 
partnership with a private developer. Some recent 
examples of projects receiving Urban Action funds 
are highlighted below: 

Pre-Development Work
• $500,000 grant-in-aid to the Town of 

Stratford for predevelopment planning, and 
environmental compliance analysis for the 
Point Stratford project (2016). 

• $1 million grant-in-aid, to HBN Front Street 
District, Inc. to finance environmental 
remediation and infrastructure improvements 
at 81 Arch Street (2016). This project also 
received a $5.6 million loan through the CRDA 
that was funded by Urban Action bonds. 

Infrastructure Improvements
• $5 million grant-in-aid to the City of Derby 

to assist with utility, infrastructure, road and 
sidewalk construction, and streetscaping 
associated with downtown redevelopment 
(2018).  

• $12 million grant-in-aid to the Town of 
East Hartford for public infrastructure 
improvements for redevelopment of the Silver 
Lane and Rentschler Field corridor (2016)

Gap Financing for Private Development
• $5 million grant-in-aid to the City of New 

Britain to provide a loan to a private 
developer. The project involves the 
construction of a mixed-use Columbus 
Commons project in Downtown on the site of 
the former police station (2017) 

• $4 million grant-in-aid to the Town of 
Windsor Locks in order to provide a loan to 
a private developer. The project involves the 
redevelopment of the former Montgomery 
Mill buildings into approximately 160 units of 
mixed-income rental housing near the train 
station (2017). 

For more information: 
http://www.ct.gov/ecd/lib/ecd/Application_-_
Urban_Act.pdf 

https://www.cga.ct.gov/2015/pub/chap_050.
htm#sec_4-66c 

Urban Act funds were used for remediation and other 
predevelopment work for the Front Street District  
project in Downtown Hartford
Source: Front Street Lofts
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Goal 3: Increase Housing and 
the Residential Population
Camoin Associates conducted a residential market 
analysis for the Freight Street District and found that 
there is pent-up demand for modern urban rental 
housing in the Waterbury market area. The total 
demand for middle- and upper-market rate rental 
units is currently about 160 units per year. The 
Freight Street Redevelopment Strategy envisions 
that most of the housing units should be located on 
Freight Street through mixed-use development and 
on the southern portion of the study area. This area 
was historically used as a rail yard, and it is believed 
that environmental contamination and impediments 
to redevelopment are lower than the areas north 
of Freight Street. Investments in amenities in 
earlier phases will make the Freight Street District 
attractive for residential development and will 
demonstrate the city’s commitment to revitalizing 
the neighborhood to prospective residential 
developers. 
 
Invest in Amenities that Support 
Residential Development
A residential market study conducted by Camoin 
Associates indicated that there is a regional 
demand for modern amenity-rich multi-family 
housing for young professionals. In order to 
demonstrate residential market demand to 
prospective developers, the city should invest in 
public-realm amenities that will contribute to the 
livability of the Freight Street District. The city 
has begun this process as it invests in streetscape 
and infrastructure improvements as part of the 
Waterbury Active Transportation and Economic 
Resurgence (W.A.T.E.R.) project. In addition to public 
realm improvements, supportive land uses such 
as restaurants, an indoor recreation center, and 
child care centers can also serve as amenities for 
residents and enhance the area’s quality of life. 

Recommendations:
• Complete Phase II of the Naugatuck River 

Greenway through the Freight Street District. 
Work with CTDOT, CTDEEP, and NVCOG to 
identify funding opportunities and aggressively 
pursue those opportunities. 

• Work with CTDOT to complete the Riverfront 
Park following the completion of the I-84 and 
Route 8 interchange reconstruction project.

• Consider incorporating a child-care center 
into the mix of services in the Freight Street 
District. A child care center would serve the 
target-market of young families as well as retain 
a portion of the singles market in the future 
as they start families but want to retain their 
lifestyle.

Grow the Number of Residential Dwelling 
Units 
The Master Plan depicts approximately 615 new 
residential dwelling units in the Freight Street 
District. Growing the residential population will 
bolster demand for future restaurant and retail uses. 
Growing the residential population should focus on 
both capturing upwardly mobile households from 
within the city, as well as attracting middle-income 
residents who live in the surrounding suburban 
communities but who seek a more urban lifestyle. 
Public outreach conducted as part of the planning 
process indicated general support for mixed-income 
housing. However, a majority of the units should be 
market rate. 

Recommendations:
• Establish a local housing incentive fund through 

donations from MacDermid, Webster Bank, 
Waterbury Hospital, St. Mary’s Hospital, the 
University of Connecticut, Naugatuck Valley 
Community College, Post University, and others. 
Investigate whether Section 108 HUD funds 
might be used for the fund and the extent of 
need. The fund would offer homeowner or 
rental incentives to attract new tenants to 
targeted housing developments in the Freight 
Street District. 

• Work with NVCC, University of Connecticut, and 
Post University to establish a rental inventive 
program for college students living in the 
Freight Street District. This program could utilize 
local housing incentive funds. For example, 
recipients could receive the first month’s rent or 
deposit for specific housing units in the Freight 
Street District. The programs should have basic 
requirements such as year-long leases, and 
demonstrated employment or enrollment, etc. 
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• Encourage mixed-income housing. Consider 
implementing an affordable housing set-aside 
for all residential projects that receive public 
financing. This approach has been successfully 
implemented by CRDA, who has overseen 
the development of 1,500 housing units in 
Downtown Hartford. CRDA seeks projects 
that are 80% market rate and 20% affordable. 
Incorporating an affordable housing set-aside 
makes projects eligible for a greater range 
of funding sources, including state tax credit 
programs and the Housing Development Fund’s 
Multi-Family Lending Program. These funds can 
help bridge the gap for private developers. 

• Provide gap financing for residential developers. 
The project should meet the “but for” test 
meaning that without gap financing, the project 
would otherwise not be feasible.  

Case Study D: Downtown Meriden 
Mixed-Income Development

24 Colony Street is a mixed-use residential and 
commercial development in Downtown Meriden 
adjacent to the Meriden Train Station. Commuter 
rail service on the Hartford Line is anticipated 
to begin in May of 2018. The project is a joint 
development between the City of Meriden 
Housing Authority and its development arm, the 
Westmount Development Group. The building 
features 63 apartments, 56 units of which are 
targeted to households making less than 60% of 
the area median income. The remaining 7 units 
are market rate. The project used a combination 
of Federal Low-Income Housing Tax Credits, DOH 
capital funds, CHFA Investment Trust Account 
Funds, and private equity. In addition, the 
developer built a parking structure and partnered 
with CTDOT to lease a significant number of those 
spaces to support the new Meriden Train Station.
 
Funding Sources Used:

• DOH Capital funds - $6 million

• CHFA Investment Trust Account (ITA) Funds - 
$3.4 million

• Federal Low-Income Housing Tax Credit 
(administered by CHFA) - $1.4 million (9% of 
private equity)

• Private Equity - $12.4 million 
• The project includes a 273 space parking 

structure. CTDOT leases 225 of the parking 
spaces for Meriden Train Station commuters

The project was completed in 2017

Rendering of 24 Colony Street. 
Source: Newman Architects 
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Case Study E: Live Near Your Work 
Program – Allentown Pennsylvania

Allentown’s Live Near Your Work program is 
a collaborative housing incentive program 
overseen by the Neighborhood Housing 
Services of the Lehigh Valley in collaboration 
with participating employers, realtors, 
and lenders. Sixteen downtown employers 
currently participate in the program. The 
purpose of the program is to strengthen and 
stabilize the downtown neighborhood by 
increasing homeownership rates, targeting 
first time homebuyers, and attracting middle-
income households to the City. The program 
offers grants of up to $10,000 to eligible 
employees (who work for participating 
employers) who buy a house within the 
designated downtown neighborhood. 
Residents must live within the home for five 
years in order to be fully vested in the grant. 
Other employers in Allentown such as Sacred 
Heart Hospital have established smaller 
grant programs to support employees who 
rent within the Downtown. In addition to 
providing financial incentives, the Live Near 
Your Work program also conducts educational 
campaigns, including a homeownership 
counseling campaign and financial literacy 
program.

Advocate for Improved Service on the 
Waterbury Branch Rail Line 
The Freight Street District’s proximity to the 
Waterbury Train Station presents an opportunity for 
future TOD, a development strategy that promotes 
a dense, walkable, mixed-use development in 
close proximity to transit stops. Proximity to transit 
decreases demand for parking thus allowing higher-
density development than could otherwise be 
supported. In order to be successful, TODs need to 
be served by frequent, reliable, and high-quality 
transit service. 

Due to the lack of a signal system and passing 
sidings, only one train can operate on the 
Waterbury Branch at any given time, thus limiting 
the frequency of current rail service. The Waterbury 
Train Station is served by just seven outbound and 
six inbound trains per day, a level of service that 
is not conducive to TOD. The City of Waterbury, 
along with other Naugatuck Valley communities, 
should continue to advocate for more frequent and 
reliable service on the Waterbury Branch Line. In 
2010, CTDOT completed the Waterbury and New 
Canaan Branch Lines Needs and Feasibility Study, 
which investigated rail enhancement options on the 
Waterbury Branch rail line and recommended ways 
to improve level of service.  

Live Near Your Work boundary 
Source: lnywallentown.com

Recently completed passing siding on the Waterbury 
Branch in Derby.
Source: Connecticut Commuter Rail Council
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Recommendations: 
• Work with other Naugatuck Valley communities, 

NVCOG, state legislators, and federal legislators 
to advocate for improved service on the 
Waterbury Branch rail line.

• Support CTDOT’s ongoing efforts to  install 
a signal system and passing sidings on the 
Waterbury Branch rail line. These improvements 
will allow multiple trains to operate on the 
Waterbury Branch rail line at once and pave the 
way for higher levels of service.

• Purchase additional locomotives to be used on 
the Waterbury Branch. Historically, CTDOT has 
used diesel locomotives “retired” from other 
lines on the Waterbury Branch. The purchase 
of new equipment on other branches of Metro 
North could open up additional locomotives to 
be used on the Waterbury Branch. 

• Advocate for construction of a new train 
station at Devon Junction in Milford, facilitating 
passenger transfers between the Waterbury 
Branch Line and New Haven Line without taking 
up New Haven Line time slots. The Devon 
station will also reduce travel time for New 
Haven-bound riders. 

• Advocate for construction of a storage and 
maintenance facility on the Waterbury Branch 
(if there is no additional capacity available at 
New Haven or Bridgeport). 

• Construct high-level platforms and extend 
length of platforms. 

Goal 4: Activate the Freight 
Street District with a diverse 
mix of uses, public events, and 
entertainment

Make the Freight Street District a Hub of 
Innovation and Entrepreneurship
Freight Street District is envisioned as a thriving 
“live-work-play” neighborhood. Growing 
employment and fostering entrepreneurship and 
innovation is one of the key components to this 
plan. In the short-term, the city has the opportunity 
to add vibrancy to the Freight Street District by 
attracting entrepreneurial land uses and making 
improvements in physical infrastructure and its 
regulations that are needed to support these uses. 

Another opportunity to build entrepreneurship is 
to engage Waterbury’s large immigrant population. 
According to the latest estimates from the American 
Community Survey, about 16% of Waterbury’s 
population is foreign born. The 2017 Kauffman 
Startup Activity Index indicates that immigrant 
entrepreneurs now account for almost 30% of all 
new entrepreneurs in the county, up from 13.3% in 
1996. Immigrants are also almost twice as likely as 
native-born residents to become entrepreneurs. 

Recommendations:
• Modify the zoning regulations to permit maker 

spaces, co-working spaces, food trucks, artist’s 
life-work spaces, breweries/brew pubs, and 
other innovative entrepreneurial land uses. 
Standards that prevent incompatible uses from 
occupying the same building (for example, a 
maker space in a residential building) should be 
established. 

• In the interim period, creative uses should be 
used to activate the area, especially on vacant 
land or underdeveloped properties. Food trucks 
could be key activity generators as place-holder 
uses throughout the master plan build-out. 

• Work with utility companies to extend gigabit 
internet and fiber optic infrastructure to the 
Freight Street District.

• Work with existing property owners to fill their 
underutilized buildings with entrepreneurial 
uses that can contribute to the vitality of the 
Freight Street District during the transitional 
period.
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• Consider establishing an Innovation Center 
with a focus on advanced manufacturing 
as recommended in the city’s Innovation 
Places grant application. This could serve as a 
business accelerator/incubator and can also 
provide job training to area residents. Consider 
partnering with area institutions and major 
employers as part of the project. The Innovation 
Center could initially occupy an underutilized 
industrial building in the Freight Street 
District and transition to permanent space as 
redevelopment occurs. 

• During the outreach process, CT Hackerspace, 
a community workshop and makerspace, 
expressed interest in relocating to the Freight 
Street District. Work with CT Hackerspace to 
identify a suitable space in the Freight Street 
District. Assist in applying for grants such as the 
CTNext Program. If the city acquires property 
in the near-term, consider leasing space to 
CT Hackerspace in the interim period. As 
redevelopment occurs, identify a suitable long-
term space. 

Invest in Placemaking Initiatives
Creating an atmosphere of entrepreneurship 
isn’t just about having the necessary physical 
infrastructure in place. It is also about creating 
interactive and social places where people 
can connect, share ideas, and build a sense of 
community. Placemaking utilizes available spaces to 
host events and programming that will attract area 
entrepreneurs, artists, business leaders, community 
leaders, and others. Placemaking initiatives also 
signal to prospective developers that the city is 
invested in making Freight Street a lively place. 

To successfully implement placemaking initiatives, 
it is crucial to have a champion who is responsible 
for scheduling and overseeing the events. This role 
could be overseen by either the city or collectively 
by area property owners through a Business 
Improvement District (BID). 

Recommendations:
• Hire an event coordinator and program manager 

to oversee placemaking initiatives and activities 
in the Freight Street District. This staff person 
could also be charged with overseeing events 
and activities in Downtown Waterbury.

• Work with property owners to explore the 
creation of a BID. The BID could hire a staff 
person to oversee events management, rather 
than city staff. 

• Ensure year-round programming at the Central 
Plaza. Solicit community partners in establishing 
programs and events, including businesses, 
institutions, and art organizations. Potential 
events could include a food-truck festival, art 
exhibitions, concerts, and seasonal festivals.

Food trucks along Long Wharf have helped revive New 
Haven’s underutilized waterfront. 
Source: Middletown Press

Public art piece created as part of the Trail of Calder 
Event will be displayed on Freight Street
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Improve the Freight Street District Gateway
Gateways are the primary entry points into the 
Freight Street District and play an important role 
in the overall perception of the area. The primary 
gateway is the corner of Meadow Street and Freight 
Street, adjacent to the Waterbury Train Station. 
Today, the gateway is characterized by automotive 
uses and underutilized mixed-use buildings. The 
goal of the Master Plan is to solidify this area 
with new development and improve pedestrian 
connections to Downtown Waterbury and the train 
station. 

The existing auto repair shop in the Freight Street  
Gateway near Meadow Street

Recommendations:
• Work with property owners to eliminate 

billboards, chain-link fences, razor wire, 
outdoor vehicle storage areas, and other visual 
detriments. Enforce the city’s blight ordinance 
and zoning regulations as needed. 

• Add gateway signage on or near the railroad 
overpass. Signage improvements could be 
done in concert with underpass pedestrian 
improvements discussed in Phase V.

• In the near-term, support the adaptive reuse 
of the auto repair shop to a restaurant or other 
commercial use. 

• Work with existing auto-oriented businesses to 
relocate their businesses to more appropriate 
locations, such as arterial commercial or 
industrial zones. Consider using powers 
granted in CGS Chapter 132 (MDP) and identify 
appropriate incentives and funding to facilitate 
the relocation.

Adaptive Reuse of the Auto Repair Shop in the Freight Street Gateway

Before

After
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Case Study F: Automotive Adaptive Reuse

Gas stations and automotive uses can be 
redevelopment challenges due to potential 
expenses associated with environmental clean-
up as well potential zoning changes needed to 
support their reuse. However, gas stations and 
automotive businesses frequently locate on 
corner sites with good visibility to surrounding 
traffic, thus making them ideal locations for 
other commercial uses. The adaptive reuse of 
gas stations traces its roots to the 1970s, when 
many gas stations closed during the oil crisis. 
The restaurant reuse concept was pioneered by 
Quaker Steak and Lube, a casual dining chain 
based in Pennsylvania. In recent years, this 
concept has expanded to non-chain restaurants.

A recent example of automotive adaptive reuse 
in Connecticut is M/BAR in Mystic. The restaurant 
occupies a former gas station that was built in 
the 1950s and located on a busy state road. A 
gas station and auto repair shop operated in the 
building for over 50 years before it closed around 
2010. After sitting vacant for several years, the 
property was purchased by a restauranteur, who 
renovated the building, added an outdoor seating 
area and made site improvements. Some of the 
original details of the building such as the service 
bay doors and gas pump canopy have been 
preserved. 

Another example of automobile adaptive 
reuse can be found in Branford’s Indian Neck 
Neighborhood.  The Stand was originally a full 
service gas station that has been repurposed into 
a restaurant serving barbecue and local produce.

M/Bar in Mystic occupies a former gas station and 
auto repair garage. 
Source: TripAdvisor

The Stand in Branford
Source: Yelp
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Invest in a Catalyst Project
The Freight Street District lacks a commercial anchor 
– something that draws in consumers and makes 
potential residents want to live nearby. In order for 
the redevelopment strategy to be a success, a large 
anchor is needed to spark vibrancy and economic 
activity that will drive subsequent investment in 
the area. A privately run recreational facility was 
identified as a catalyst project for the Freight Street 
District. A recreation center would make future 
development more feasible by offering a variety 
of amenities that can be used by future residents, 
and the local workforce and more importantly a 
regional draw from surrounding towns. A financial 
feasibility analysis conducted by Camoin indicates 
that financial incentives may be necessary to move 
this project forward. Potential incentives include 
site remediation, Urban Act funds (used for a bridge 
loan), and local property tax abatement. The cost 
of this project is ultimately dependent on the end 
uses. Once the project has been refined to fit the 
market and end user, the overall construction costs 
may be reduced, thus narrowing the financial gap. 
Waterbury is fortunate to have many local 
establishments who have a vested interest in 

supporting a recreational complex project in the 
Freight Street District for various reasons. These 
partners would benefit from the recreational center 
itself as well as revitalization of the Freight Street 
District. These entities have the capabilities to 
provide a variety of services and support to help 
ensure that the future developer is successful. 
The City of Waterbury has strong, long-standing 
relationships with each of these entities and could 
begin assembling a team to support the project. 
Once the team is assembled, the City can use this to 
attract a developer. 

Recommendations:
• Acquire and assemble property and conduct 

necessary pre-development work. 
• Conduct a Regional Recreational Needs 

Assessment that would demonstrate local 
and regional demand and needs, would 
identify the most appropriate facility type and 
programming, and would demonstrate market 
potential to prospective developers. 

• Assemble local partners to contribute to the 
project as summarized in the table on the 
following page

Recreation Center and Commercial Development
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Wages make up the industry's greatest cost. In urban markets, barriers to entry can include restrictive 
zoning laws, lengthy permitting processes, or shortage of real estate. New entrants need access to capital 
to fund start-up costs and tight credit markets in the past have made it difficult for small businesses to 
enter the industry but this is becoming less of an issue as credit is becoming more available.   
Recommendations for attracting a recreation center:  
Understand the specific need.  |  The first question a potential developer will ask is “Is there a market?”. 
The Freight Street District Market Analysis found that there is demand for additional recreational facilities 
in Waterbury; however, knowing exactly what those facilities are and how they might fit together in the 
programming for a recreation center will require further research and analysis focused on the unique 
market characteristics that might support a recreation center. As noted above, programming is key to 
success. The market analysis should consider the recreational needs of the rapidly growing Hispanic 
community as that market segment could be a primary user group.  
This type of research can be time-intensive and costly. To advance the process, the City could initiate a 
recreation facility needs assessment and use the findings to demonstrate to private-sector investors that 
there is local demand, and how to capitalize on it. Taking this step will also demonstrate to potential 
investors that the City is committed to supporting this type of project and it will cut down the timing and 
cost for an investor.   
Assemble local partners.  |  Waterbury is fortunate to have many local establishments who have a vested 
interest in supporting a recreational complex project in the Freight Street District for various reasons. The 
following table summarizes these partners and makes the case for what they could offer and why they 
would benefit from the recreational center itself as well as revitalization of the Freight Street District.  

Partner Possible Contributions Benefits 

Webster Bank 

 Startup capital  
 Seasonal credit – Summer can be more 

difficult for indoor facilities and access to 
quality credit is important.  

 Employee memberships 

 Successful local customer  
 Quality of life amenity for employees  
 Recognition for supporting Waterbury’s 

redevelopment 

Hospitals & 
Local 
Healthcare 
Providers 

 Programming support/facility rental  
 Startup capital investment  
 Patient referrals 
 Employee memberships 

 Project that supports their mission of 
community health 

 Quality of life amenities for employees 
 Recognition for supporting Waterbury’s 

community health 

YMCA 
 Management partner  
 Shared workforce training  
 Cross marketing and shared customer 

intelligence 
 Other shared services 

 Expand services to YMCA members  
 Shared mission  

MacDermid 

 Startup capital  
 Employee memberships 
 

 Quality of life amenity for employees next 
door to place-of-work 

 Recognition for supporting redevelopment 
of the Freight Street District  

 Facility available to rent  
 Revitalizing Freight Street District will 

surround company with economic vitality 

Commercial Recreation Center Partnership Opportunities

Case Study G: Rocky Mount Event Center 
– Rocky Mount, NC

Rocky Mount is a city of 56,000 people in eastern 
North Carolina. The Rocky Mount Event Center 
is a planned 165,000 square-foot indoor sports 
destination located in Downtown Rocky Mount, 
North Carolina. The project capitalizes on recent 
infrastructure and streetscape investments in the 
downtown is anticipated to have positive spinoff 
on other area businesses, notably restaurants 
and hotels. The Event Center will be owned by the 
city and is designed as a regional sports tourism 
destination that will draw in users throughout 
eastern North Carolina. 

The Event Center will host large indoor 
tournaments for basketball and volleyball as 
well as concerts, conventions, trade shows, and 
other community events. The city plans to finance 
the $48 million facility through a combination 
of special obligation bonds and federal New 
Market Tax Credits, which provides incentives to 
investors in low-income communities. In order to 
demonstrate support and demand for the project, 
the city funded the initial market feasibility study 
for the project. The initial study determined if 
initial market demand existed for the project and 
whether the project would be practical, beneficial, 
and utilized. The city also acquired and assembled 
land needed to move the project forward. 

For more Information: 
http://www.rockymountnc.gov/experience/recreation/rmec
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Financial Feasibility Tests
To test the financial feasibility of developing a 
mixed-use building and recreation center in the 
Freight Street District, Camoin Associates prepared 
financial feasibility models for two case study 
scenarios. The case studies have been developed 
and refined by Milone & MacBroom, Inc. (MMI) 
who provided programming and construction cost 
estimates for each. 

Feasibility Tests
When considering the financial feasibility of a 
project, it must be examined from the perspective 
of both developer (source of risk equity) and the 
bank (source of financing). Each of the scenarios 
was tested to determine feasibility from the point of 
view of a developer and of a commercial bank being 
asked to provide financing.

• Developer: The internal rate of return (IRR) is 
a formula used to calculate the rate of return 
for investments that create different amounts 
of annual cash flow. It is a good measure of 
the developer’s return-on-investment for 
undertaking a project (on a pre-tax basis only). 
Depending on the risk profile of a project, the 
minimum benchmark IRR will change but is 
typically at least 6%. 

For this project, we have assumed a benchmark 
of 6% as the minimum IRR a private investor 
will accept, given minimum acceptable returns 
being used by developers nationally. 

• Bank: The debt service coverage ratio (DSCR) is 
a measure of the resources available to pay debt 
service (calculated as the ratio of net operating 
income to debt service payments). It is a test 
to determine if traditional lenders would be 
interested in the project based on the ability 
of the developer to make debt payments. The 
minimum DSCR varies with each project and its 
associated lending environment, but a DSCR of 
1.10 is typically the absolute lowest allowable. 

Underlying assumptions that were incorporated into 
all scenarios are as follows:

1. All environmental remediation work has 
been completed at no cost to the developer

2. All off-site infrastructure and utility work 
has been completed at no cost to the 
developer

3. The developer acquires the site at no cost

Mixed Use Building Case Study
For this scenario, we modeled the 185,200 square 
foot mixed use building located just south of 
Freight Street. The plan calls for 42,300 square feet 
of commercial space and 142,900 square feet of 
residential. MMI estimated construction at $145.70 
per square foot or a total of $26.9 million, which 
includes building construction (with elevator), 
special foundation peers, and site work/landscaping. 

In the first scenario, we model the project without 
any financial assistance. As shown in the following 
table, both financial feasibility tests fail. 
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The second scenario models the financial feasibility of the mixed use building if 100% of the property taxes 
were abated. As shown, both feasibility tests pass; however, the IRR only meets the minimum. The rents are 
modeled conservatively at $14 per square foot for residential and $15.60 per square foot for commercial 
space. With a stronger market that commands higher rents, the IRR would rise above the target. 
 

Recreation Center Case Study
The program for the recreation center case study includes an ice rink, small indoor field, 5 to 10 batting 
cages, and 1 full-size gym in a 127,000 square foot building. The cost of construction, estimated by MMI is 
$33 million. 

Cost structures for recreation centers vary depending on their offerings, size, and location. Many businesses 
in this sector do not own their own building. Therefore, we modeled the case study as commercial real 
estate and used industry cost information from IBIS World to estimate revenues that the operator would 
need to achieve to cover all costs. 

The table below illustrates a scenario in which no financial assistance is provided to the recreation center 
project. In this scenario, both feasibility tests fail. Abating 100% of the property taxes allows the project to be 
financially feasible for both a lender and investor. 
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CHAPTER 3: PHASING 
PLAN

The Freight Street District Master Plan envisions 
significant new development through renovation 
of existing buildings and new construction; 
however, the market cannot support all of these 
developments in the next 5 to 10 years, and the 
environmental clean-up will be a lengthy process 
as well as, thus aligning with market realities. 
Therefore, the plan was broken down into a series 
of phases. The initial phases are likely to happen 
over the next 5 to 10 years, and the success of these 
projects will bolster market demand and make 
later-development phases more viable. The Phasing 
Plan also helps organize and prioritize the city’s 
implementation efforts, site acquisition, assembly, 
remediation, and other predevelopment tasks. 

It is important to note that development may not 
occur sequentially as laid out in the Phasing Plan. 
Rather, the Phasing Plan is intended to direct the 
city’s focus in making the Master Plan come to 
fruition. While the initial priority should be given 
to complete Phase I and Phase II, the city should 
continue to make efforts to keep Phase III-V 
projects moving forward, particularly environmental 
assessments, remediation, and other pre-
development work. Phase VI projects are not likely 
to move forward in the next decade as the timing 
of these redevelopment sites are tied to the future 
reconstruction of the I-84 and Route 8 interchange. 
As market conditions and other circumstances 
change, later-phased projects may be easier to 
implement than earlier-phased projects. 
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Phase I
Phase I of the Freight Street Master Plan is to 
complete ongoing funded infrastructure projects. In 
2014, the City of Waterbury was awarded a highly 
competitive $19.5 million TIGER Grant that funded 
roadway, utility, and streetscape improvements 
in the area. This project is titled the Waterbury 
Active Transportation and Economic Resurgence, or 
W.A.T.E.R. project. In addition, the city and WDC are 
renovating the baggage room in the historic Union 
Station and rebuilding the train station parking area.

Freight Street Complete Streets 
Improvements (Phase I-01)
The new Freight Street contains attractive sidewalks, 
a wide planting strip and swale on the south side 
of the roadway, street trees, a two-way cycle track, 
and much narrower traffic lanes. In addition, new 
utilities were installed in the road that will support 
future development on the adjacent properties.

The reconstruction of Freight Street was completed in 2018

Freight Street under construction in 2017
Source: WDC
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Jackson Street Connector (Phase I-01)
The new Jackson Street will connect to Bank Street 
to the south and West Main Street to the north. 
This roadway will improve traffic flow and will better 
connect the Freight Street district to neighborhoods 
to the north and south. The new Jackson Street 
Connector is funded as part of the W.A.T.E.R. Project 
and will be completed by 2020.

Meadow Street Complete Streets 
Improvements (Phase I-01)
While outside of the Freight Street District study 
area, Meadow Street nonetheless serves as an 
important gateway to the Freight Street District 
and Downtown Waterbury. Complete Street 
improvements are being designed on Meadow 
Street that will make the area more pedestrian and 
bike friendly and will better connect the Freight 
Street District and Downtown Waterbury to the 
train station. The Meadow Street Streetscape 
Improvements are being funded as part of the 
W.A.T.E.R. Project and will be completed by 2020.

Train Station Improvements (Phase I-02)
The Waterbury Development Corporation is 
overseeing improvements to the Waterbury Train 
station. The baggage room in the historic Union 
Station building will be converted into a new indoor 
waiting area with passenger amenities. In addition, 
the parking area will be redesigned and rebuilt. 
 

Proposed improvements on Meadow Street
Source: NV5 and City of Waterbury

The baggage room of the historic Union Station 
(highlighted in red) will be converted into an indoor 
waiting area for passengers.

The future intersection of Jackson Street and Freight 
Street
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Phase II – Municipal 
Development Plan
Prior to completing Phase III through VI of 
this project, it is recommended that the city 
complete a Chapter 132 MDP in coordination 
with the Connecticut Department of Economic 
and Community Development (DECD). Due to 
the complexity and duration of the Freight Street 
Redevelopment Strategy, it is recommended that 
the city develop separate MDPs for the northern 
and southern portions of the project area. In 
the near-term, a MDP should be developed for 
the northern portion of the study area in order 

to facilitate Phase III and Phase IV of the Master 
Plan. In the longer term, a second MDP should be 
developed for the southern portion of the study 
area to support Phase V and Phase VI of the Master 
Plan. While the MDP will not result in any physical 
development in the Freight Street District, it 
establishes an administrative and financial process 
that is needed in order to move projects forward. 
Tasks that should be completed in Phase II include 
property acquisition and land assembly for the 
initial phases of the project, environmental studies 
and remediation work, and other predevelopment 
work needed to spur development in future phases 
of the plan. 
 

45 I Freight Street Plan



Phase III 

Current Conditions
There are 8.6 acres of vacant and underutilized land 
fronting West Main Street that produce minimal tax 
revenue for the city. The Eversource Building has a 
vacancy rate of about 70%. Eversource maintains an 
electrical substation and control room on site but 
has relocated most of its staff to its other facilities in 
the state. 

Potential Conditions
The Eversource Building is fully leased with a mix of 
commercial and research and development tenants, 
including MacDermid. Four new restaurants 
have been built along West Main Street totaling 
over 32,000 square feet. These restaurants take 
advantage of the existing high traffic volumes on 
West Main Street. People who work at MacDermid 
and in the Eversource building can walk up the new 
Jackson Street to eat at one of the restaurants. A 
mixed-use building has been built on the corner of 
Jackson Street and West Main Street to anchor this 
important corner and take advantage of views of 
the Naugatuck River and the future greenway trail. 

New streetscape improvements in front of the Eversource building (250 Freight Street)
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Reposition the Eversource Building (III-01)
Until 2016, the building served as an Eversource 
operations and service center. In July 2016, 
Eversource consolidated facilities statewide and 
largely vacated its Waterbury facility. Eversource has 
retained the electrical substation on site as well as 
approximately 24,600 square feet of the building 
that houses the high voltage distribution switch 
transfer station. A majority of the building is vacant 
at this time, although a small portion is leased as 
office space.   Eversource has made modifications 
to the internal layout to physically separate their 
operations from the remainder of the building.
The physical structure as well as heating and cooling 
systems are well-maintained and generally in good 
condition, and therefore the Eversource Building is 
seen as a reuse candidate. The physical layout of the 
building and amenities (cafeteria, kitchen, etc.) are 
optimal for an office or research and development 
use. Having a large, well-paid employer in the area 
provides feet on the street and localized consumer 
spending that is needed to support commercial uses 
shown in Phase III-02. 

Project-Specific Recommendations:
• Work with MacDermid to retain and expand 

its presence in the Eversource Building.  As 
MacDermid’s needs evolve, continue to work 
with them to identify future needs that could 
be addressed within the Freight Street District 
such as extended stay housing for clientele and 
employees. 

• Assist the property owner in identifying and 
recruiting additional office and research and 
development tenants to the building.

• Work with Eversource so that it continues to 
maintain critical facilities such as the electrical 
substation and switch transfer station on site. 

• Eliminate the chain link fence and security 
gate near Freight Street and replace with 
a decorative fence closer to the electrical 
substation. Ensure that these security measures 
are attractive and screened from surrounding 
properties and roadways.  

Develop the West Main Street Commercial 
Properties (III-02) 

The Master Plan shows four restaurants and a 
three-story mixed-use building containing 17,000 
square feet of commercial and 35 apartments. 
This project is located on the corner of West 
Main Street and the future Jackson Street. When 
prospective commercial developers are looking for 
sites, access to the highway, traffic volumes, and 
site access and egress are top issues. According to 
the latest traffic counts from CTDOT, West Main 
Street has an average daily traffic volume of nearly 
22,000 vehicles per day and is proximate to Route 
8 exit 34 ramps. Traffic volumes in this location are 
supportive of commercial development in the near 
term. When Jackson Street is complete, a traffic 
signal will be installed at the intersection of West 
Main Street providing signalized means of access 
and egress for these properties. The proposed 
restaurants will be further bolstered by the 
extension of Thomaston Avenue extension as well 
as the recreation center and residential units that 
are scheduled for later phases of the Master Plan. 

Project-Specific Recommendations:
• The property owned by EWR is in RCRA, a 

federal regulatory program. Therefore the 
assessment and remediation process will 
take longer than other properties due to the 
involvement of federal regulatory agencies. The 
environmental assessment and remediation 
process is a short-term priority in order to move 
this project forward in a timely manner.

• Work with prospective developers on identifying 
adequate parking for the site in the interim. 
The public parking area just to the south is 
scheduled to be completed at a later phase of 
the Master Plan and could be used as overflow 
parking. However, these uses may need to 
identify additional spaces to use in the interim 
period.  Alternatively, the two restaurants 
fronting Main Street could be pursued in the 
short term, and the two restaurants on the rear 
of the site could be built at a later stage once 
the public parking area is completed. 

• Consider offering incentives under 
WDC’s business loan program, and/or an 
independently negotiated and agreed-upon 
property tax abatement or deferral.

• Remove curb cuts on West Main Street and 
use Jackson Street as the primary means of site 
access and egress to the sites. Once Thomaston 
Avenue is extended, use this as another means 
of access and egress.
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Phase IV 

Current Conditions
Underutilized mixed-use buildings, automotive uses, 
and vacant industrial buildings contribute to the 
blighted appearance of the area. The lack of north-
south roadway connections cause traffic congestion 
on West Main Street and limits the movement of 
bicycles and pedestrians through the study area. 

Potential Conditions
A vibrant and attractive gateway connects the 
Freight Street District to Downtown Waterbury and 
the train station. Existing mixed-use buildings in the 
gateway area are renovated and supplemented with 
a new mixed-use development. A new privately-run 
127,000 square-foot commercial recreation center 
anchors Freight Street and draws in users from both 
Waterbury and surrounding communities, further 
bolstering the consumer spending power to support 
restaurants on West Main Street. 170 Freight 
Street is renovated and fully occupied by a mix 
of commercial and residential uses. A new north-
south roadway and the Naugatuck River Greenway 
make the Freight Street District easily accessible by 
car, bicycle, or on foot. A public parking area and 
central plaza serves the parking needs of adjacent 
properties and also serves as a central gathering 
place for food trucks and events.
 

Potential Gateway Treatments along the Waterbury Branch Overpass 

Existing conditions in the Freight Street Gateway

Before

After
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Redevelop and Renovate 170 Freight Street 
(IV-01)
The current property owner at 170 Freight Street 
has proposed to renovate and redevelop the 
138,000 square foot former industrial building into a 
mixed-use development. Proposed tenants include 
commercial retailers, a 25-room hotel, and 75 age-
restricted apartments. The Master Plan depicts this 
project as proposed. The 170 Freight Street building 
is one of the few opportunities for adaptive reuse 
in the project area. Reusing this building aligns with 
the community’s desire to preserve elements of the 
area’s industrial heritage. 

Project-Specific Recommendations:
• Support the adaptive reuse of 170 Freight Street 

as envisioned by the current property owner. 
• Assist the property owner in applying for grants 

and loans for pre-development work such as 
environmental assessments and remediation.  

Anchor the Freight Street District with a 
Privately Run Recreation Center (IV-02)
As more people turn to sports to stay in shape and 
socialize, the demand for athletic venues and field 
time continues to rise. However, most municipalities 
are working with tight fiscal budgets and don’t 
have the means to meet and build facilities with 
public funds. For-profit sportsplex entrepreneurs 
are filling the void. A privately run 127,000 square 
foot recreational facility is depicted on Phase IV 
of the Master Plan and has the potential to be a 
catalyst project for the Freight Street District. The 
recreational facility would draw in customers from 
surrounding towns and would provide an infusion 
of traffic on weekday evenings and on weekends. 
A recreational facility could be used as an amenity 
to employers and residents in the Freight Street 
District. For example, a residential development 
could and give its residents access to the private 
recreational facility in lieu of building some on-site 
amenities. Future uses in the recreational facility 
should be driven by market demand and may differ 
from the specific uses depicted on the Master Plan. 

Project-Specific Recommendations:
• Conduct a developer RFP for the site to gauge 

interest from regional developers and sportsplex 
managers. Utilize the results of the Regional 
Recreation Needs Assessment to indicate 
market demand to prospective developers. 

• Modify the zoning regulations to explicitly 
permit indoor recreational facilities in the 
Freight Street District.

• Assemble local partners to help contribute to 
the project. Potential contributions include 
facility rentals, employee memberships, or 
startup capital. 

• Recreational facilities have high parking needs 
during peak periods. The city should work 
with the developer to identify suitable parking 
locations during peak periods. This may include 
utilizing the public parking area (Project IV-
04), or leasing spaces from adjacent property 
owners. 

• Consider applying for Urban Action funds to 
provide the necessary gap financing for this 
project.

The Master Plan depicts 170 Freight Street as a mix of 
residential and commercial uses 
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Improve the Freight Street Gateway (IV-03)
The Freight Street Gateway refers to the segment 
of Freight Street between Meadow Street and the 
rail line overpass that serves as the entry point to 
many visitors. Today, the gateway to the Freight 
Street District is dominated by automotive uses and 
underutilized mixed-use buildings. Chain link fences, 
razor wire, vehicle storage, overgrown vegetation, 
and billboards create a poor visual entryway into 
the Freight Street District. During Phase IV of the 
Plan, existing mixed-use buildings will be renovated 
and will serve as an attractive visual gateway for 
traffic entering from Meadow Street. In addition, 
an infill development consisting of 13,000 square 
feet of retail and 25 residences will replace the 
automotive repair garage, creating a building wall 
from Meadow Street to the rail line. An alternative 
to demolishing the automotive repair garage is 
to adaptively reuse the building for commercial 
retail. A growing trend nationally is to repurpose 
automotive uses as restaurants, bars, or coffee 
shops. This may be a less costly option in the short 
term. For more information, please see Case Study 
F.  

Project-Specific Recommendations:
• Complete streetscape improvements on Freight 

Street and Meadow Street as part of the 
W.A.T.E.R. Project.

• Adopt an adaptive reuse provision in the zoning 
regulations that would allow restaurants and 
other commercial retail uses to locate in existing 
automotive-oriented buildings. This regulation 
should also permit outdoor dining.

• Consider abandoning Judd Street between 
Brown Place and Freight Street 

• Assist property owners in negotiating parking 
lease arrangements at the State Superior Court 
parking garage or other nearby location

Complete Phase II of the Naugatuck River 
Greenway (IV-04)
The Naugatuck River Greenway is a planned 44-mile 
multi-purpose trail that will link 11 communities 
along the Naugatuck River from Derby to Torrington, 
including a segment through the Freight Street 
District. Prior routing studies depicted the greenway 
crossing the Naugatuck River at Freight Street and 
then running north along Riverside Avenue to West 
Main Street where it would once again cross the 
river. It is recommended that the city realign this 
portion of the greenway so that it remains entirely 
on the east side of the Naugatuck River through the 
Freight Street District. The greenway trail should be 
built prior to residential development. 

Project-Specific Recommendations:
• Work with the City Greenway Committee to 

modify the alignment of the Naugatuck River 
Greenway so that it stays on the east side of 
the river through the Freight Street District. 
This alignment will minimize the number of 
river crossings and will better support the 
future residential and commercial uses in the 
neighborhood. 

• If the city acquires property along the future 
greenway route, secure easements for the trail 
prior to selling the land. 

• Incorporate the trail into predevelopment work 
for properties along the greenway route. This 
includes but is not limited to environmental 
and geotechnical studies, survey work, and 
remediation. 

• In the event that the city does not acquire 
property along the greenway route, the 
easement process should be codified in the 
zoning regulations so that the trail route is 
preserved as development occurs over time. 
Require public access easements along the 
Naugatuck River as a condition of the zoning 
approval process. Make exceptions for the 
electrical substation, other critical facilities, and 
environmentally sensitive areas.

• Apply for state and federal funding for Phase II 
of the greenway from Eagle Street to West Main 
Street. 

• Incorporate a greenway trailhead into the public 
parking area (project IV-05).
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Construct a Public Parking Area and Central 
Plaza on the EWR Site (IV-05)
A public parking area and plaza are envisioned 
for the north-central portion of the Freight Street 
District on the EWR site. This property is believed 
to have high levels of environmental contamination 
that could result in high cost-impacts to future 
development. Because the parking area and plaza 
do not require foundations or soil disruption, this 
would minimize remediation costs. The parking area 
would also meet the parking needs of the nearby 
restaurants (project III-02) and recreation center 
(project IV-02). The central plaza would be built with 
park-like features include seating, a fountain, and 
spaces for vendors and food trucks. The plaza space 
will be programmed with regularly scheduled events 
to draw in area residents and employees.  

Project Specific Recommendations:
• Program the central plaza with regular events. 

Consider leasing space in the public plaza 
to food trucks and incorporating supportive 
amenities such as restrooms and picnic tables.

• Allow adjacent property owners to utilize the 
public parking spaces to meet parking demand. 

• Incorporate a trailhead for the Naugatuck 
River Greenway into the public parking area. 
Work with groups such as the Naugatuck River 
Greenway Committee, Naugatuck River Revival, 
and Trout Unlimited to organize greenway and 
river-related events at the plaza. 

• Pending the results of the environmental 
analysis, incorporate low-impact development 
techniques such as bioswales and rain gardens 
to prevent the need for a subsurface drainage 
system. 

Cross Section of Public Plaza and Parking Area on the EWR Site (A-A’ Cross Section)
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Phase V 

Current Conditions
Auto-oriented commercial uses on West Main 
Street. Underutilized industrial and warehousing 
and distribution properties with a high vacancy 
rate on Freight Street. Undeveloped land on the 
northern end of the Eversource property that is 
currently used for equipment and vehicle storage.

Potential Conditions 
A mixture of commercial, retail, and residential 
uses. Phase V will include the final infill projects 
along Freight Street, Jackson Street, and West Main 
Street and will create a dense, pedestrian-friendly, 
mixed-use environment. 
 

Development of Phase V concepts
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Pursue Infill Development on Jackson 
Street (V-01)
The Master Plan depicts a mix of uses on the west 
side of Jackson Street. The Plan shows a one-story, 
12,000 square foot commercial retail building, a 
three-story residential building with 65 apartments, 
and a 4,500 square foot restaurant on the corner of 
Jackson Street and Freight Street. The commercial 
and residential buildings front Jackson Street with 
parking behind the buildings. Riverfront amenities 
and a trailhead are envisioned for the Naugatuck 
River Greenway in this area. 

Project-Specific Recommendations:
• Design sites and buildings around Eversource 

high-voltage electrical easements
• Incorporate the Naugatuck River Greenway into 

future development by securing easements. 
Amenities such as a pavilion and trailhead 
should be encouraged

• Encourage commercial uses in this area that 
take advantage of proximity to the Naugatuck 
River Greenway, such as a bicycle shop

Build a Fuel Cell Adjacent to the Electrical 
Substation (V-02)
Eversource will continue to maintain its electrical 
substation just north of the 250 Freight Street 
Building. It is recommended that a fuel cell be 
constructed adjacent to this facility. Fuel cells are 
low-emission energy sources that enhance the 
resiliency of the electrical grid during storms and 
other events. 

Project-Specific Recommendations:
• Construct a fuel cell adjacent to the electrical 

substation. Ensure that the fuel cell is properly 
screened and secured from adjacent uses. 
Evergreen shrubs and a decorative fence 
installed around it to ensure that the visual 
character of the area is preserved.  

Redevelop the Walgreens Plaza (V-03)
The existing Walgreen’s Plaza on West Main Street 
is well maintained and has a low vacancy rate. It is 
recommended that the existing building remain in 
place for the foreseeable future until it has reached 
the end of its useful life, at which point it should 
be redeveloped. The Master Plan shows a larger 
80,000 square-foot shopping plaza. The building 
should be oriented toward the street and should 
front West Main Street and Thomaston Avenue with 
parking located on the interior of the site, creating 
a more pedestrian-scale environment. All curb cuts 
on West Main Street should be removed and site 
access should be from the new Thomaston Avenue 
Extension in order to maximize building frontage 
and improve safety for all modes of transportation.

Project-Specific Recommendations:
• Continue to support existing businesses within 

the Walgreens Plaza in the near term.
• Rezone the parcel from the CA zone to the CBD 

zone so that zoning is consistent with the rest of 
the Freight Street District.

• When the current building reaches the end of 
its useful life or requires costly renovations, 
redevelop the site into a larger shopping plaza. 

• Work to relocate existing businesses to the 
new shopping plaza and recruit additional retail 
tenants.

• When the Walgreens Plaza is redeveloped, curb 
cuts on West Main Street should be eliminated. 
The primary access to the shopping center 
should be on Thomaston Avenue extension. 
Crane Street should be converted to one-
way at West Main Street and could serve as 
a secondary access point.  Design treatments 
will need to be developed for the underpass to 
create a more welcoming entry into the district. 
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Construct Mixed-Use Development on 
Freight Street (V-04 and V-05)
The plan calls for mixed-use development on the 
south side of Freight Street between Jackson Street 
and the rail line. The buildings shown include about 
56,000 square feet of commercial space fronting 
Freight Street. This space should be filled with 
small retailers, restaurants, coffee shops, and other 
convenience-oriented businesses. Wide sidewalks, 
outdoor seating, and large windows and doors on 
the ground floor establish a human-scaled, walkable 
streetscape. About 160 apartment units are located 
on the upper floors of the mixed-use buildings 
on Freight Street, and an additional 160 units are 
located in the residential buildings on the rear of 
the site.

Project-Specific Recommendations:
• Acquire and assemble properties to facilitate 

new development.
• Work with the owner of Tower Grill to relocate 

its business to the ground floor of one of the 
mixed-use buildings.

• Identify necessary gap financing to make this 
project move forward. Potential funding sources 
include Urban Act funds, development agency 
loan or equity investment, remediation work, 
deferral or forgiveness of developer fees, or 
property tax abatement.

Future Mixed-Use Development on Freight Street
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Extend Thomaston Avenue South through 
the Freight Street District (V-06) 
Thomaston Avenue is one of the primary north-
south routes in the city. The Plan depicts Thomaston 
Avenue extending south through the Freight Street 
District where it will intersect Jackson Street just 
north of I-84. This project will have a positive impact 
on the transportation network in the Freight Street 
District and will help mitigate traffic congestion on 
local roadways during the future reconstruction 
of the I-84 and Route 8 interchange. In addition to 
improving traffic flow, the road follows a slightly 
curved alignment as depicted in the Master Plan. 
This will create pocket green spaces that will 
support adjacent development. The pocket green 
spaces could be privately owned and maintained 
and could be used for a range of purposes, including 
parklets, gardens, sculptural elements, or outdoor 
dining.

Project-Specific Recommendations:
• Conduct an initial traffic study to determine 

impacts of the Thomaston Avenue extension 
project on surrounding roadways. If needed, 
incorporate necessary mitigation measures on 
adjacent roadways into the project. 

• Advance the project to the 10% design stage. 
This stage should allow a more refined cost 
estimate to be prepared in advance of funding 
applications.

• The streetscape on Thomaston Avenue 
Extension should match improvements on 
Freight Street, Jackson Street, and Meadow 
Street. 

• Design the roadway so that it supports all 
modes of transportation, including cars, 
bicycles, pedestrians, and public transportation.

• Engage DOT, NVCOG, and state representatives 
in advancing the project. 

• Coordinate with the I-84 and Route 8 
alternatives analysis to see if this project 
could be funded in advance of the interchange 
reconstruction to improve local traffic flow. 

 

New residential development fronting Thomaston Avenue extension

Cross Section of Future Thomaston Avenue Extension (B-B’ Cross Section)
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Phase VI

Current Conditions
Warehousing and distribution facilities, an 
abandoned rail yard, billboards, and a construction 
debris pile. 

Potential Conditions
A mixture of retail, residential townhomes, and 
green spaces. Phase VI is expected to be the last 
phase of the project due to its proximity to the 
I-84 and Route 8 interchange, which DOT plans 
to replace within 20 to 25 years. This phase will 
likely not be completed until DOT has identified a 
preferred alignment for the future I-84 and Route 8 
interchange. The southernmost properties may not 
be completed until after construction has finished. 
However, predevelopment and infrastructure work 
can occur earlier. 
 

Proposed Riverfront Park
Source: NV5 and City of Waterbury
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Develop the Southern Portion of the 
Freight Street District (VI-01 through VI-03)
The Plan shows three residential townhouse 
buildings containing a total of 90 units. These units 
could be owner-occupied and provide housing for a 
different market segment than the apartment units 
to the north. Pocket green spaces along Thomaston 
Avenue Extension can provide supportive amenities 
for the townhomes. A new roadway connection 
between Field Street and Sunnyside Avenue (project 
VI-04) will make it easier to access the Freight Street 
District from I-84 and will make the area more 
suitable for commercial uses. The southernmost 
building depicted on the plan is a 28,000 square-
foot retail building built along the new roadway. It 
serves as an attractive gateway to traffic entering 
from Field Street and I-84. This building should 
occupy the corner of the parcel and should maintain 
the pedestrian-oriented character and scale of the 
neighborhood.

Project-Specific Recommendations:
• Maintain pocket green spaces along Thomaston 

Avenue Extension. These areas should be 
privately owned and maintained to be used for 
amenity space to support adjacent residential 
and commercial development

• Consider building garages on the first floors of 
the buildings to elevate residences out of the 
500-year flood zone.

• Create an attractive southern gateway to the 
Freight Street District. This can be done with 
a combination of signage, landscaping, and 
architectural design of the commercial building. 

Build the Sunnyside Avenue-Field Street 
Connector (VI-04)
The Plan shows a new roadway connection 
between Field Street and Sunnyside Avenue that 
would serve as a new southern gateway to the 
Freight Street District. A new bridge would be built 
over the Naugatuck River and a bridge or tunnel 
would traverse the Waterbury Branch rail line near 
Meadow Street. The Sunnyside Avenue-Field Street 
Connector has been identified in previous CTDOT 
studies as a way to improve local street connectivity 
in advance of the I-84 and Route 8 interchange 
reconstruction. The Central Naugatuck Valley 
MPO currently lists this project in its Long Range 
Transportation Plan. 

Project-Specific Recommendations:
• Conduct an engineering feasibility study of the 

new roadway alignment, bridge structures, and 
intersections. Ensure that the road is built to 
accommodate all modes of transportation.

• Engage DOT, NVCOG, state representatives, 
and regulatory agencies in advancing the 
project. Coordinate with the I-84 and Route 
8 alternatives analysis to see if this project 
could be funded in advance of the interchange 
reconstruction to improve local traffic flow. 

• Build gateway signage and features at Meadow 
Street. Directional signage should be installed 
at the I-84 ramps to direct traffic to the Freight 
Street District.

Complete the Riverfront Park (VI-05)
During  the visioning process conducted as part of 
the W.A.T.E.R. project, the city and stakeholders 
expressed desire to build a riverfront park south of 
I-84 along the Naugatuck River. This area is currently 
vacant and overgrown with vegetation and serves 
as a poor visual entry point for traffic entering from 
Jackson Street. 

Project-Specific Recommendations:
• Conduct necessary environmental studies and 

remediation. Coordinate with CTDOT to see 
if this can be done as a part of planned and 
ongoing work on I-84 and Route 8.

• Work with CTDOT to acquire land upon 
completion of the I-84 and Route 8 interchange 
construction projects.

• Pursue state and federal funding sources for 
park improvements.

• Work with the existing property owners to 
improve the visual appearance of the area 
in the short term, including the removal of 
chain link fences,and construction debris piles. 
Vegetative buffers could be used to screen the 
roadway from the surrounding vacant land until 
the park is developed. 
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CHAPTER 4: MASTER 
PLAN
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Master Plan Design Elements: 
Proposed Uses
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• Existing buildings that can support future residential 
and commercial uses are adaptively reused.

• Freight Street has a consistent “building wall” with 
a mix of new and renovated buildings. Use of brick 
and large windows creates a consistent, attractive, 
and vibrant pedestrian-oriented street that blends 
old and new.

• West Main Street and Jackson Street are 
redeveloped with buildings fronting the street.

• Buildings are set back from Thomaston Avenue 
Extension with pocket green spaces in front. 

Master Plan Design Elements: 
Buildings

Buildings to remain

New buildings
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Master Plan Design Elements:
Circulation

• Cycle track and wide sidewalks on Freight Street.
• Naugatuck River Greenway provides north-south 

bicycle and pedestrian connections.
• Sidewalks traverse development sites east to west 

and create short blocks for pedestrians. 
• Curb cuts are eliminated on West Main Street and 

Freight Street. 
• New north-south roadway (Thomaston Avenue 

Extension) follows a curvilinear alignment, 
slowing traffic and providing better cone-of-sight 
opportunities to absorb areas of interest. 

• New roadway from Field Street to Sunnyside 
Avenue makes the Freight Street District easier to 
access from Downtown Waterbury and Town Plot 
for all travel modes. 

Freight Street Plan I 70



Master Plan Design Elements:
Landscape

• Pocket green spaces along Thomaston Avenue 
Extension connect the Freight Street District to the 
future Riverfront Park. 

• Attractive and consistent streetscape throughout the 
project area supports pedestrian-scale activities.

• Central plaza supports events and programming.
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Master Plan Design Elements: 
Parking

• Parking areas are located in the rear of buildings for 
all new development to maximize building frontage 
on the street.

• Shared parking area in the north-central portion 
of the site supports adjacent uses and serves as a 
parking area for the Naugatuck River Greenway. 

• Parking areas are accessed from Jackson Street 
and Thomaston Avenue Extension rather than 
Freight Street and West Main Street.

• Where individual site conditions and parking 
demand warrant, subsurface or structured parking 
should be considered.  Inclusion of structured 
parking may be necessary to bridge the gap 
between auto centric and transit oriented mind-
sets as the increase in service on the Waterbury 
Branch rail line is a number of years out.
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