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Valley Council of Governments
12 Main Street

Railroad Station

Derby, CT 06418

Dear Board Members,

We are please to submit this revised 2008 Regional Plan of Conservation and Development. We
have incorporated the growth management principles in your local municipal plans and the 2005-
2010 State Plan of Conservation and Development. This Plan Update has been reviewed and
found to be generally consistent with all of the referenced plans and principles therein. In
addition, this plan represents the responsible growth and conservation-driven vision for the
Valley Planning Region.

We look forward to your review and comments to ensure a complete and thorough public
process.

Sincerely,

Bartholomew Flaherty III
Chairman, Valley Regional Planning Commission



REGIONAL PLAN OF CONSERVATION AND DEVELOPMENT 2008

B N &M IN§m =

H H = cfa = e

TABLE OF CONTENTS

Introduction

Conditions & Trends

Conserve Important Resources

Encourage Responsible Growth

Promote Economic Development

Address Transportation Needs

Address Infrastructure

Promote Regional Programs

Regional Goals for the Future

Implementation

Conclusion

12

22

33

40

51

61

65

71

75

76



REGIONAL PLAN OF CONSERVATION AND DEVELOPMENT 2008

Maps & Graphics Index

Introduction

Regional Location Map S5

Conditions & Trends

Generalized Land Use Map 14
Conserve Important Resources 93
Conservation & Preservation Areas Map

Natural Resources Plan 25
Open Space Plan 29
Promote Economic Development

Economic Development Plan 50
Address Transportation Needs 54
Valley Transit District ADA Service area

Transportation Plan 56
VCOG Bike & Pedestrian Trails 60
Address Infrastructure

Utilities Plan 63
Promote Regional Programs 65

Regional Goals for the Future

Future Regional Form 73



REGIONAL PLAN OF CONSERVATION AND DEVELOPMENT 2008

Acknowledgements

The Valley Regional Planning Commission would like to thank the Valley residents and the
following individuals for their contributions to the Plan:

Valley Regional Planning
Commission
Bartholomew Flaherty III,

Chairman, Ansonia representative

CIliff Strumello,
Seymour representative

David Barboza I,
Derby representative

Virginia Harger,
Shelton representative

Valley Council of Governments

VCOG Chairman
Robert J. Koskelowski,
First Selectman, Town of Seymour

VCOG Vice-Chairman
James T. DellaVolpe,
Mayor, City of Ansonia

VCOG Secretary/Treasurer
Mark A. Lauretti,
Mayor, City of Shelton

Anthony Staffieri,
Mayor, City of Derby

VCOG Executive Director
Richard T. Dunne

Technical Assistance

David Elder, Senior Regional Planner & GIS
Analyst

Mathew Fulda, Regional Planner & GIS
Analyst

Jan Jadach, Administrative Assistant

Tai Spargo, 2008 VCOG Project Assistant

Note: Special Thanks to
Planimetrics; portions of this
Plan are taken partly or entirely
from the 2002 Regional Plan of
Conservation and Development,
originally prepared by
Planimetrics



INTRODUCTION

Introduction to the Valley Region

Valley COG

The Valley Council of Governments (COG) is the regional planning organization
that serves the communities of Ansonia, Derby, Seymour, and Shelton in south
central Connecticut. The 58 square-mile region is located northwest of the City
of New Haven and south of the City of Waterbury, midway between Waterbury
and Bridgeport. The Census reported that the region had a population of 84,500
people in the year 2000.

In 2000, the Valley region and several neighboring towns were recognized for its
regional activities by being chosen to receive an “All American Cities Award” by
the American Civic League. The award was based on several projects that illus-
trated success in planning and implementing projects of a regional scope.

Based on the recognized success of these regional activities, the Valley Regional
Planning Agency initiated this Regional Plan of Conservation and Development
entitled “Smart Growth for the All American Valley”. Funding assistance for the
project was provided by the Community Foundation for Greater New Haven.

Regional Location

«_» Planimetrics

This Regional Plan of Con-

servation & Development has

been prepared by and for the

Valley Council of Govern-

ments (COG):

e The state defined re-
gional planning organi-
zation (RPO), and

e The federally defined
metropolitan  planning
organization (MPO) for
transportation in the
Valley Region.


















Non-Point Pollution

For many years, water qual-
ity protection focused on
eliminating “point” sources
of pollution (such as indus-
trial discharges).

With the progress that has
been made in reducing or
eliminating pollution from
these sources through various
governmental regulatory
programs, attention has now
turned to “non-point”
sources.

This includes storm drainage
discharges, lawn fertilizer,
septic systems, agricultural
runoff, and similar sources.

NEMO Programs

Protect Water Quality

Promote continued improvement of water quality in the region by providing
education and technical assistance to member communities.

The NEMO program (Non-
Point Education for Munici-
pal Officials) provides tech-
nical assistance in:

e linking land use to water
quality,

e  mapping and examining
the issue of “impervious
surfaces”,

e natural resource based
planning for land use,

e conducting a natural
resource inventory,

e open space planning,
including preservation
of wetlands, farmlands
and forests, and

e  protecting water re-
sources through limiting
non-point pollution from
common home activities
such as lawn care.

Protection of water quality should be the Valley’s most important natural re-
source conservation priority. While this strategy is especially important given
the need to protect the drinking water supply for residents, it is also significant in
terms of protecting overall environmental health.

Each of the region’s water resources (rivers, streams, lakes, ponds, water supply
reservoirs, wetlands, swamps, marshes, vernal ponds, aquifers and bedrock frac-
tures) plays an important role in the environment.

While the Council of Governments has no regulatory authority in this area, it can
be a leader in educating local communities and residents about actions they can
take to improve water quality. There are a number of areas related to improving
water quality that can be guided by regional efforts.

Continue Educational Programs

The Council of Governments should continue to promote water quality protec-
tion through educational programs such as those offered by the University of
Connecticut Agricultural Extension Center NEMO Program (see sidebar). These
programs help communities determine how water quality can be protected and
improved through a variety of strategies (see sidebar).
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Assist Communities With Regulations

The Council of Governments can also help municipalities by promoting local
regulatory tools that will help protect water quality. Some examples include:

Regulatory Set-
backs and Buffers

Erosion and
Sediment Control

NPDES Phase 11
Program

Permitted Uses
(Zoning)

Lot Coverage (Zon-
ing)

Aquifer Protection
Program (Zoning)

The Valley Council of Governments should assist each community in the
region in adopting regulations that establish regulatory setbacks and
buffers to protect waterbodies and wetlands areas. The width of the
buffers should depend on the function of the resource to be protected.

Zoning regulations can regulate development activities in order to mini-
mize earth disturbance and require proper grading, seeding, and planting
to prevent erosion especially in sensitive areas.

The NPDES program will require Valley communities to prepare storm-
water management plans addressing identified issues (see sidebar).

Zoning can prohibit (or allow by special exception) certain uses that may
pose a risk to water quality, especially in sensitive areas. In addition, site
plan review procedures can address storm water runoff practices and
other activities in sensitive aquifer recharge areas.

Research has found that water quality can be adversely affected when
impervious surfaces cover more than 10-15% of a watershed. Address-
ing lot coverage and incorporating “best management practices” (such as
grassed swales or porous pavement, which permit natural infiltration of
ground water at time of construction) can reduce polluted runoff into
waterbodies, rivers, and streams.

The State Department of Environmental Protection’s Aquifer Protection
Program will require at least three of the Valley towns to designate a
local “Aquifer Protection Agency” and adopt regulations for certain iden-
tified commercial and industrial activities (such as gas stations, dry
cleaners, etc.).

NPDES Phase II

Strategies

1. Promote efforts to protect and improve water quality.

2. Continue to promote and provide educational programs on protecting and
improving water quality.

3. Encourage and assist communities in updating their regulations to protect
and improve water quality.

The National Pollutant Dis-
charge Elimination System
(NPDES) is a series of regu-
lations to address storm water
runoff.

Phase I of the program in-

volved permits issued di-

rectly by the Connecticut

Department of  Environ-

mental Protection (CTDEP)

to:

e large municipal storm
water systems, and

e  construction activities
exceeding 5 acres of
land.

Phase II of the program will

regulate discharges from:

e small municipal storm
water systems in ‘“ur-
banized areas”, and

e small construction ac-
tivities that disturb 1-5
acres of land.

About 125 municipalities in
Connecticut, including all
communities in the Valley
Region, will be required to
regulate storm water dis-
charges under the NPDES
Phase II program.

The permitting process is

expected to require municipal

storm water management

plans addressing six program

elements:

1. Public information and
outreach

2. Public participation and
involvement

3. llicit discharge detec-
tion and elimination

4. Construction runoff
controls

5. Post-construction runoff
controls

6. Pollution prevention
such as Aquifer Protection
Area Regulations
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Open Space Importance

At public meetings, held as a
part of this planning process,
Valley residents indicated
that increasing the amount of
preserved open space was
one of the top issues they
would like to see addressed.

The Valley Region already
has several state and local
park areas, but the utility of
these areas and distribution
of open space throughout the
region are issues to be ad-
dressed.

Greenbelts and Greenways

Preserve Open Space & Create Greenways

Assist Valley communities in preserving open space.

A greenbelt or a greenway is

a corridor of open space that:

e may protect natural
resources, preserve sce-
nic landscapes and his-
torical resources, or of-
fer opportunities for rec-
reation or non-
motorized transportation

e may be located along a
defining natural feature,
such as a waterway,
along a man-made cor-
ridor, including an un-
used right-of-way, tradi-
tional trail routes or his-
toric barge canals

e may be a green space
along a highway or
around a village.

General Assembly
Public Act 95-335

Greenway Opportunities

There are three major green-

belt opportunities in the Val-

ley Region:

e  Naugatuck River Green-
way (under design in
Derby and completed in

Seymour).
e  Housatonic River
Greenway (partially

complete in Shelton).

e East Coast Greenway (
through the southern
portion of Shelton).

Open space can help protect community character, enhance the quality of life for
residents, conserve natural resources, provide wildlife habitats, provide fiscal
benefits, shape development patterns, and preserve lands for recreational uses.

Help Establish Priority Areas For Open Space Preservation

The Council of Governments should help local communities identify and priori-
tize desirable open space areas. The GIS system recently established will be an
effective tool to promote local and regional open space priorities.

One area for investigation might be “excess” water company lands (land not used
for protecting an active public water supply). Another area might be in the crea-
tion of “pocket parks” (small parcels in more densely developed areas). Connect-
ing open spaces, as discussed in the following section, should also be a priority.

Promote Greenways With Trails

While the amount of preserved open space is important, the configuration of the
open space system should be the critical consideration in open space planning by
the Region. If parcels of open space can be interconnected into a cohesive over-
all “greenbelt” system with a trail system, the value of the open space to residents
and the impact on community character will grow exponentially.

Provide Education On Mechanisms To Preserve Open Space

The Council of Governments should also help local communities identify mecha-
nisms to acquire and maintain open space. Typical mechanisms include:

e  public acquisition, e  open space “set aside” in a development,
e  private land trusts, e “fee-in-lieu of” open space requirements,
e  state and federal grants, e  purchase of development rights, and

e  philanthropy, e  requiring conservation easements.

e community fund-raising efforts,

Strategies

1. Help each community prepare an Open Space Plan.
2. Promote greenways with trails as the overall open space vision.

3. Work with communities to ensure that appropriate open space preservation
tools are available.
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Open Space Plan

Valley Region
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Promote Historic Preservation

Help communities identify and protect historic resources.

Preservation of historic resources is an important way for the Valley Region to
provide a sense of identity and stability, preserve community character, and rec-
ognize an illustrious heritage.

Identify and Recognize Historic Resources

Identification of historic resources is the first step in protecting them. Even
though some historic resource studies have been done in the Valley region, it
may be time to complete and update surveys in each community.

While there are some properties listed on the National Register of Historic Places
(NRHP) and the State Register of Historic Places (SRHP), these designations are
largely ceremonial and provide little protection to historic resources. Still, since
recognition can promote preservation, properties eligible for listing on the Na-
tional or State Registers should be nominated.

Districts contain a collection of notable resources while sites are prominent in
their own right. Listings on the NRHP are automatically on the SRHP.

Community National Register Districts State Register Districts

Ansonia Elm Street Historic District
Upper Main Street Historic District

Derby Birmingham Green Historic District

Seymour Downtown Seymour Historic District

Shelton Huntington Center Historic District

Community National Register Sites State Register Sites

Ansonia Mansfield House CIliff Street Funeral Parlor
Humphrey’s House Residence State St .@ CIiff St.
U.S. Post Office

Derby Howe House
Kraus Corset Factory
Osbornedale

Sterling Opera House
Harcourt Memorial Library

Seymour Sanford-Humphreys House
Seymour High School & Annex
Shelton Commodore Hull School Dam at Shelton
Plumb Memorial Library DeForest, Benjamin House.

Mills, Rev. Jedehiah House
St. Paul’s Church

Shelton Canal (sections left)
Huntington Windmill
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Protect Historic Resources

Each of the Valley communities may wish to select a different approach to pro-
tecting historic resources. This is to be encouraged provided that historic re-
sources are protected in a way that is appropriate.

An effective tool for protecting historic resources is through establishment of a
local historic district. Currently, there is one established district in the Valley
Region, that of the Ansonia Historic District on Elm Street. Local districts pro-
vide the most protection for historic resources since they require a Certificate of
Appropriateness from a local Historic District Commission before exterior altera-
tions can be performed. Establishment of a local historic district requires the
consent of a majority of the property owners and adoption of an ordinance by the
local legislative body. Local historic district commissions that operate in accor-
dance with State guidelines can receive financial assistance through the State
Historical Commission’s Certified Local Government Program.

Another potential tool for protecting historic resources is through establishment
of a Village District. A village district, which can be established by the local
zoning commission, can also require approval of exterior improvements. Village
District designation must be in accordance with the enabling legislation (Public
Act 00-145).

A local historical society can also be an important tool for increasing the knowl-
edge and awareness of historic resources in each community. Some societies
(such as the Derby Historical Society) actually own historic properties, which
they work to support. Continued support of these organizations is essential in
maintaining the historic character of Valley Communities.

Strategies

1. Assist each Valley community in identifying and formulating a program to
recognize important historic resources.

2. Provide technical assistance to local communities in establishing local his-
toric districts or implementing Village District zoning, where appropriate.
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Scenic Roads

Scenic roads are one element
that significantly contribute
to the Valley’s character. As
development of the region
continues, scenic roads may
be increasingly threatened by
adjacent development or
increasing traffic volumes.

Communities can adopt a
scenic road ordinance and
designate scenic roads under
Section 7-149a of the Con-
necticut State Statutes. The
Electronic Valley Web Site
polled residents as to whether
CT Route 34 should be des-
ignated a Scenic Road. Of 80
residents who voted 60 said
yes!

For a local road to be desig-

nated as a scenic road, it

must not have intensive

commercial development or

high volumes of traffic and

meet one or more of the fol-

lowing criteria:

e  unpaved

e bordered by mature
trees or stone walls

e 1o more than 20 feet in
width

e  have scenic views

e Dblend naturally into the
surrounding terrain

e parallel or cross over
brooks, streams, lake or
ponds.

Protect Scenic Resources

Help communities identify and preserve scenic resources.

Identify Scenic Resources

Scenic resources include scenic areas (areas that are viewed from elsewhere),
scenic vistas (locations that afford scenic views), ridgelines river valleys, and
scenic roads. These resources enhance the character of the Valley Region.

The first step in protecting such resources is to identify them. The Council of
Governments should encourage each community to identify its local scenic re-
sources. Then, efforts can be devoted to protecting those resources.

Preserve Undeveloped Land

Communities can preserve farm, forest, and undeveloped land through the use
assessment program (also known as Public Act 490). By reducing the cost of
owning undeveloped land, such land may be left undeveloped for a longer period
and contribute to the scenic nature of a community.

The Council of Governments could work with each community to adopt an open
space assessment policy (CGS 12-107e) that could expand this program to other
lands in each community.

Agricultural Features

The Valley Region contains some remaining farms with stone walls, barns, and
other features that contribute to community character. The Council of Govern-
ments could help local communities investigate the purchase of development
rights to key farmlands (funded locally or through grants from the Connecticut
Department of Agriculture).

Strategies

1. Encourage local communities to identify scenic views, vistas, ridgelines and
roads.

2. Work with each community to adopt an open space assessment policy, if
considered desirable.

3. Assist communities in considering the acquisition of agricultural develop-
ment rights.
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ENCOURAGE
“SMART GROWTH”

Overview

The term “smart growth” has been coined to reference development patterns that
encourage conservation of land and emphasize high utilization of existing infra-
structure. In the Valley region, there are certain strategies that will contribute to
“smart growth”:

o Promote Development / Redevelopment In Centers
° Address Housing Needs

o Guide New Development

Community Centers
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Transit Oriented Development (TOD)

Transit systems (including rail or bus service) can provide a
convenient transportation option and play a significant role in
reducing traffic congestion. Successful transit systems require
development patterns and community design that support transit
use. Transit-Oriented Development (TOD) focuses a mix of
land-uses, such as residential, office, shopping, personal
services, civic uses and entertainment within easy walking
distance from a centrally-located transit station (about 1/4 mile,
5-10 minutes). TOD is designed to increase the number of
residences and potential transit riders that have convenient
access to transit. A variety of moderate and higher density
housing options are typically a part of the mix. In addition, a
complementary mix of uses, activities, and services located in
close proximity makes it easier for TOD residents to commute
to work, run errands, socialize and meet basic needs without
always needing a car. Transit riders generally begin and end
their trips by walking. As a result, a network of safe and
convenient walkways that connect transit, residences and other
uses, and an attractive pedestrian environment are a hallmark of
TOD development. A well-designed bicycle system and
facilities can increase the radius that people will travel to access
transit. Community spaces, plazas, activities and attractive
design are also important components in drawing people to
TOD development.

The Valley region is fortunate to have the Waterbury Branch
Line, Operated by Metro North provide service through the
entire area. All of the downtown areas of the four Valley
municipalities are served and accessible by the transit system. In
addition, the combination of the municipalities efforts in
revitalizing downtown with mixed use developments are already
encouraging and fostering Transit and pedestrian oriented
developments.

The Valley region will continue to encourage and seek these
types of developments that utilize the transit system.
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Neighborhood Revitaliza-
tion Zone (NRZ)

Promote Development / Redevelopment in Regional Centers

Public Act 95-340 enables
neighborhood planning
committees to create strategic
plans for the revitalization of
designated areas.

A strategic planning process
involves interested persons in
guiding the future of their
area or organization. In a
neighborhood  context, it
involves residents in outlin-
ing their vision for the future
of the neighborhood.

A strategic plan differs from
a land use plan in that it may
also look at social or admin-
istrative issues that are typi-
cally outside the realm of a
land use plan.

Public Comments

Continue to focus on urban centers by encouraging creative reuse of older
facilities.

e Downtown has to create
a destination for people
to come to and linger.

e Downtown has to have
more mixed-use devel-
opment to promote vital-
ity and pedestrian traf-
fic.

e  Downtown has to be
come inviting. It has to
be scenic, safe, and
comfortable to become a
focal point for the com-
munity again.

Promote Adaptive Reuse Where Appropriate

Adaptive reuse is the term applied to taking older buildings that may be function-
ally obsolete and renovating them for a use that is more viable in today’s econ-
omy. Adaptive reuse is a vital component of smart growth. It encourages more
productive use of underutilized sites, “recycling of land”, and use of existing in-
frastructure found in the Valley’s urban centers.

Older buildings, especially larger industrial facilities, may require public partici-
pation to permit adaptive reuse to happen because of the expense involved.
Communities could be educated and assisted by the Council of Governments as
to how to set the stage for successful redevelopment efforts.

Brownfield mitigation may be an essential first step in permitting adaptive reuse
of some properties. The Valley Region must continue to seek funding to finance
identification and clean-up of contaminated sites.

Improving the basic infrastructure in areas where reuse is a priority may also be
necessary. It may be important to reconstruct streets, build sidewalks, create uni-
fying streetscapes, or a park area to enhance the setting of the immediate
neighborhood of a targeted facility.

Communities committed to revitalization can consider being partners in financing
and sometimes managing adaptive reuse projects. Educating Valley communities
as to the forms that this partnership can take may be an important function for the
Council of Governments. There are a variety of mechanisms that can be em-
ployed (some already used by Valley communities) including:

e tax incentives o
e tax increment financing .
e development partnerships o

lease back agreements
use of a Development Authority
grantsmanship activities

Undertake Neighborhood Planning To Facilitate Reuse

Reuse of buildings, land, and public facilities in Valley communities may be fa-
cilitated through a planning process that emphasizes neighborhood revitalization.
Public Act 95-340 recognizes this and provides funding to create strategic neigh-
borhood plans. (See side bar) Local officials are encouraged to meet with
neighborhood residents and other community stakeholders to develop ideas to
improve the safety, appearance, and economic vitality of a target area.
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A target area is referred to as Neighborhood Revitalization Zones (NRZ). Desig-
nation of NRZs by communities is an important tool to foster community reha-
bilitation. Eligible neighborhoods should be identified and funding for strategic
plans should be obtained.

Consider Creative Rezoning To Facilitate Reuse

Former industrial or commercial areas may have a different “highest and best”
use at the present time. Such areas may be more appropriate for residential or
institutional use or some type of mixed-use facility. However, such uses may not
be feasible since the zoning regulations continue to designate the area for indus-
trial or commercial use. Similarly, higher density residential areas may be better
configured as a lower density area (or vice versa).

As a result, it may be necessary or desirable to modify local zoning to allow more
flexibility in uses as an area undergoes a transition. Having a study that identi-
fies the desirable land uses in a specific reuse area will help to guide the pro-
posed reuse and recommend specific zoning solutions to address issues.

Zoning techniques to facilitate desired land use changes as well as guide the
character and quality of redevelopment can include:

e Overlay Zoning can allow flexibility for “recycling” of certain older
properties, which may be rendered obsolete because they cannot meet
current zoning standards.

e Special Waterfront Zones can encourage more environmentally appro-
priate water related uses along riverfronts.

o Village District Zoning (as allowed by Public Acts 98-116 and 00-145)
calls for design review standards to be developed to improve and pre-
serve the character of mixed-use types of centers.

e Design Review Standards enable local communities to promote good
design needed to enhance character and revitalize local commercial dis-
tricts. Different design standards may be appropriate in each commercial
district in a community.

The Council of Governments can assist communities with these techniques and
encourage adaptive reuse where it will assist revitalization efforts.

Strategies

Neighborhood Revitaliza-
tion Zone (NRZ)

1. Continue to provide leadership in mitigation of brownfield sites.
2. Assist communities in planning for improved infrastructure in older areas.

3. Promote financing mechanisms that can provide a public and private partner-
ship in adaptive reuse.

4. Provide assistance to Valley communities in designating NRZ’s and other
techniques to promote neighborhood and community revitalization.

Public Act 95-340 enables
neighborhood planning
committees to create strategic
plans for the revitalization of
designated areas.

A strategic planning process
involves interested persons in
guiding the future of their
area or organization. In a
neighborhood  context, it
involves residents in outlin-
ing their vision for the future
of the neighborhood.

A strategic plan differs from
a land use plan in that it may
also look at social or admin-
istrative issues that are typi-
cally outside the realm of a
land use plan.
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Address Housing Needs

Assist communities in planning for housing development that meets the
needs of a variety of age and income groups.

Anticipate Housing Needs Of An Aging Population

The population of Valley residents aged 55 and over is expected to increase by
about 50 percent in the next twenty years. While many of these people might be
expected to stay in their existing housing units, others will be attracted to housing
units more conducive for “empty-nesters” (families without children) and elderly
people seeking services (congregate housing or assisted living).

This demographic trend provides an opportunity for Valley communities to rede-
velop some of their downtown areas for housing in a way that will meet residents
needs and revitalize the historic downtown areas.

Consider Rental / Starter Housing Opportunities

There is also expected to be a demand for rental housing and starter housing due
to the continued growth of the Fairfield County economy. With rail service and
highway access, there is significant potential for addressing these needs in the
Valley Region.

The Valley communities have an opportunity to encourage or allow new devel-
opments or redevelopment of existing buildings with rental apartments or con-
dominiums. Such developments should be located in or near downtown areas to
promote the revitalization of these areas.

Consider Redevelopment Where Desirable

When or where rehabilitation is not feasible, communities should consider ex-
ploring, with private developers, the possibility of designating concentrated areas
of sub-standard housing for redevelopment.

As part of a Neighborhood Revitalization Zone Strategic Planning Process (see
page xx for details on Neighborhood Revitalization Zones), demolition may be
considered when housing cannot meet modern standards because of lack of park-
ing facilities, lack of adequate yard space, or other inadequacies.

The City of Derby is already embarking on redevelopment efforts in a five block
area north of Downtown. The Council of Governments may assist other commu-
nities in establishing strategic neighborhood plans. Plans that identify areas
where redevelopment efforts are a solution to eliminating obsolete housing, and
new housing can meet identified community needs.
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