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C O D E  S T U D I O



¢ƻƴƛƎƘǘΩǎ tǊŜǎŜƴǘŀǘƛƻƴ

Á Introduction

Á The Charrette Week

Á Land Use and Transportation

Á Illustrative Master Plan

Á Supporting Concepts

Á Next Steps



Charrette Team

Á Code Studio (Austin)

Á Lee Einsweiler, Colin Scarff

Á Planning and Coding, Project Management

Á Third Coast Design Studio (Nashville)

Á Keith Covington, Lee Jones

Á Urban Design, Architecture, Landscape Architecture

Á Urban Advantage (Berkeley)

Á Steve Price

Á Computer Visualization



Charrette Team

Á Winter & Company (Boulder)

Á Nore Winter

Á Urban Design, Historic Preservation

Á Nelson\Nygaard (Boston)

Á Jason Schrieber

Á Transportation, Parking

Á W-ZHA (Annapolis)

Á Sarah Woodworth

Á Market Economics



Project Goals

Á Protect 

Á Existing Character, Small Town Feel

Á Identify 

Á Appropriate Location, Type and Form of Infill

Á Create 

Á A physical Planning Framework and 
Illustrative Vision

Á Implement

Á Framework and Vision



Study Area



Charrette Week



Participation Numbers

Á 80+ at First Open House (August 10)

Á 185+ at Saturday Morning Hands-on Session

Á 105+ at Monday Night Open House

Á 90+ Studio Drop-LƴΩǎ

Á ?? Final Presentation (Tonight)



Site Analysis & Documentation 



Hands-on Session



Hands-on Session



Hands-on Session



Common Issues
Á Housing

Á Need More People Living Downtown

Á Need More Variety of Housing

Á Crossings & Connections 
Á East & West (Hopmeadow to Iron Horse)

Á Shopping Center to Shopping Center

Á Simsbury Meadows, Farmington River

Á Established Residential Neighborhoods

Á Activity
Á Need More People Downtown

Á More Mixing of Uses



Common Issues
Á Pedestrians & Bikes

Á Slow Traffic Down
Á Make More Pedestrian Streets, Consistent 

Streetscape Elements
Á Front Development on Iron Horse

Á Character & Preservation
Á Maintain Existing Character Along Hopmeadow
Á Different Character Along Iron Horse
Á Protect Existing Open Space, Views, Vistas

Á Wayfinding
Á Better Signage



Some Things We Heard!



Brainstorming



Designing in Public



Initial Concepts



Initial Concepts



Monday Night Open House



Refinement 



Final Production



REMINDER:

Á Our End Product is New Zoning

Á Many Other Concepts are Important, But 
Cannot be Regulated

Á Improvements to major streets

Á Ownership of parking lots

Á Improvements in the Simsbury Meadows

Á ½ƻƴƛƴƎ 5ƻŜǎƴΩǘ aŀƪŜ !ƴȅƻƴŜ /ƘŀƴƎŜ ¦ƴǘƛƭ 
They Choose to Add Space or Redevelop



Vital Statistics

Á 23,670 People, 8,760 Households

Á 3-times smaller than West Hartford (63,000)

Á $98,000 median income, $128,720 average

Á $73,400 median in West Hartford

Á Median age 42 (old)

Á 77% family households

Á 84% homeowners



Simsbury Real Property Value:
Residential vs. Commercial

88% of Townôs property value is residential
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Office

38%

Commercial

29%

Retail

28%

Residential

1%

Industrial

4%

Existing Land Use:
Built Square Feet

*  Commercial includes banks, civic and eat/drink uses



Residential Existing Conditions

Á 1% of Town Center square feet is residential

Á 1% of Simsbury households live in the Town 
Center

Á Hopmeadow Place 

Á Only new multifamily

Á 57 units

Á Age restricted >55

Á Recent rental $1,400 /mo



Product Diversity:
Where is the apartment product?
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Rental Market:
What about rental housing?
Á There are 34,140 households in the Valley

Á 56 rental units are currently available  (0.16%)

Á There are 8,760 households in Simsbury

Á 12 residential units on the market (0.1%)

Á Of the Simsbury rentals:  

Á 8 are single family houses

Á 3 are townhouses

Á 1 is multi-family (a building of 4 units)



Prices of Homes Sold Since 1/09

Two-thirds of sales between $200-$400,000; average price $325,000
Median income affords $480,000 (assuming 20% down)



Affordability

State defined:  housing affordable to households earning $78,600

Average Sale Price $325,000

Mortgage Payment $1,396

Monthly Insurance $100

Monthly Taxes $610

Monthly Payment $2,106

Required Income $90,000

Housing Affordability



Residential Development Economics

Square Feet /Unit 1,100

Gross Square Feet 1,294

Development Cost /SF $180

Land $36

Total $216

Development Cost $280,000

Profit $336,000

Price $335,000

1.  Assumed $40,000 per unit.

Residential Condo

Condo ok, apartments will likely require some incentive like land 
write-down.

Net Square Feet /Unit 800

Gross Square Feet 941

Development Cost /SF $180

Land /1 $36

Total $216

Development Cost $203,636

Rent $2.50 $2,000

Profit 7.7%

Price @ Hopmeadow Place $1,700

1.  Need to write-down land cost for apts

Residential Rental



Residential Conclusions

Á Multi-family, townhouse and cottage are 
untapped markets

Á Target markets = young households, single 
parents and empty nesters

Á Distinct architectural design to distinguish 

Á Owner-occupied product feasible

Á Renter-occupied units -- development costs + 
land a problem

Á Residents: $7,500 to $15,000 retail spending 
near home



Town Center Existing Retail Conditions

Á ~ 185,000 square feet

Á Visible functional retail space gets $25 /sf NNNςvery good

Á Mostly Class B/C retail spaces ςstrange layouts, poor visibility, 
challenging access

Á Poor shopping environment between blocks

Á Linear form a problem for walkability
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Retail Observations

Á Penetration rates are ok for a convenience location 
ςhigh patron loyalty

Á Lack of quality retail space & shopping 
environment

Á Not competing with Route 44 ςboutique niche, not 
chains -- specialty, independent operators

Á Untapped market in specialty shoppers goods market

Á IƛƎƘ ŜƴŘ ōƻǳǘƛǉǳŜǎΣ ŀǊǘǎΣ ŦƻƻŘΣ ŦƭƻǿŜǊǎΣ ŎƘƛƭŘǊŜƴΩǎ ǘƻȅǎ

Á Requires storefront concentration in pedestrian-
friendly environment



Office

Á 125,000 square feet in Town Center

Á $16-$18 per square foot full-service in 
άǉǳƛǊƪȅέ ǎǇŀŎŜǎ

Á Medical and professional service tenants



Office Observations

Á Small office condominiums an untapped market

Á Townhouse product, 1,200 square feet

Á Medical/professional tenants attracted to mixed-
use environment

Á 20,000-30,000 square feet 

Á Mid-ϷнлΩǎ ƴŜǘ ǊŜƴǘΣ Ǉƻǎǎƛōƭȅ ƳƻǊŜ ŦƻǊ ǊŜǎƛŘŜƴǘκƻǿƴŜǊ

Á Town Center is a unique location, little market 
competition for the right tenants

Á Office workers $3,500 per year in retail spending 
near work



Conclusions

Á Market:  

Á Demand is NOT the issue, supply is the issue

Á Economic Niche:  

Á 18-hour, boutique, mixed-use center ςpeople 
living/working in the Town Center

Á Products: 

Á Small buildings, distinctive design, upscale positioning, 
affordability via efficient design, density



Conclusions (cont.)

Á Target Markets 

Á Primary:  empty nesters and retirees, young 
professionals

Á Implementation: 

Á Pilot project -- publicly-owned parking lot 
redevelopment to establish new standard



Preliminary Impacts: Tax Revenues

Office

Condo       

(2 Bedrm) Retail

Net Rent $20 $25

Value $250 $325 $313

Assessed Value @ 70% of Value $175 $228 $219

Tax Rate 3.15% 3.15% 3.15%

Tax Revenue $5.51 $7.17 $6.89

School Cost /SF ** $0.00 $2.80 $0.00

Net Revenue $5.51 $4.36 $6.89

Square Feet Impact * # of Stories $16.54 $13.09 $6.89

**  Assumed .257 children per unit and an education cost of $10,900 per student.

Source:  DataCore Partners LLC, November 14,2006  Letter re:  River Oaks Impact. 



Land Use and Transportation

Á Cannot Determine Land Use and Building Type 
Without Information About Streets

Á Hopmeadow

Á Turn our backs?

Á Iron Horse

Á New development facing the street?

Á Railroad Street

Á Pedestrian mall?

Á Side Streets (Wilcox, Phelps, Station, etc.)

Á One-Way Streets Ą All Become Two-Way



Hopmeadow

Á άaŀƛƴ {ǘǊŜŜǘέ
Á No street wall (side streets serve this function)

Á Tame traffic

Á Improve pedestrian crossing with bump-outs 

Á Formalize parking spaces in core

Á Widen sidewalk to provide for bikes and 
pedestrians

Á Pedestrian lighting

Á Infill tree planting



Hopmeadow Core





HopmeadowStreet

Urban Advantage



HopmeadowStreet

Urban Advantage


