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July 19, 1951

Board of Selectmen

Derien, Connecticut
Dear Sirs:

We are transmitting to you herewith an OFF-STREET PARKING PIAN for DARIEN
BUSINESS CENTER, as prepared by Frederick P, Clark, consultant, and approved by
the Darien Town Plan and Zoning Commission, This is the plan recently endorsed

by the Town Departments Committee.

We believe therc is no doubt that such a plan is necessary for the Town of
Darien, To substentiate this opinion we should like to quote a few focts from
the results obtained by activating such a plan in the Town of New Canaan, & near

neighbor to whom much of Darion's logieal business has gone.

New Canaan's plan was started in 1940, Between 1940, before the plan, and
1950, a period of ten years, the following changes in the retail business of

that Town resulted, The figures arc shown with comparable figures for the Town

of Darien,
NEM CANAAN DARTEN
1940 1950 Increagse 1940 1950 Increase
Population 6,221 7,967 28% 9,222 11,278 224
Volume Retail

Business  $4,216,000 $19,100,000% 354% $2,858,000 $9,500,000% 230%
Bank Deposits 4,119,000 14,651,000 260 3,210,000 8,965,000  180%
Taxable Retnil

Merchendise
Inventories 138,000 1 ,216 ,000 780% 144,000 441,000 210%

#* 1949 « Exclusive of food and gasoline = being the figures available fronm

Sales Tax sources.
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Some of the foregoing figures are difficult to evaluate, due to different
methods of assessment and different assessment policies during the period tested,
The trend, however, is obvious, though we believe it was started before 1940,
The construction of the first parking lot in New Canaan was forced by the grow
ing shortege of curb parking. We believe that the construction of the first
parking lot and those constructed subsequently kept the trend from tapering off

and in fact accelerated it,

Darien has dropped a long way behind and an increasing volume of business
is not only being diverted to Newy Canaan, but also to Stamford, Ridgewey Center,
Glenbrook, Springdale and Rowayton, No mnatter vhere their theoretical loyalties
lie, people will shop where they cen do so with the minimm of inconvenience,

Other factors do not neccssarily need to be entirely equal,

There can be no doubt that the vhole future financial outlook of our Town
may be seriously inflvenced by the present parking dilemma, The loss of business
and the resulting tox loss to other commmities and the fact that we have no in-
dustry as a source of tax revenue and do not want any, both point forcefully to

the need of building up an active, healthy and therefore taxable retail business

within our borders.

New Cenaan's most rocent parking lot cost $200,000,00 and accomsodates 150

to 180 cars at the most.

The proposal submitted to you herewith provides for 500 cars, with a fubture
expansion to 800 cars, The total cost, including access drives and the like, is

conservatively cstimated to be less than $200,000,00,

e have lmowledge of some plans, other than bond issues, which have been

used in other commmities to finance off-street parking lots. We shouwld be wvery
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glad to acquaint you with the details of those plans should you sc desire,

These plans do not include the use of parking meters, for the evidence shows

that the use of meters dofeats the very purpose of off-street parking by creating
definite irritetion and resistence on the part of the shopper. In addition; we
find that the net take from meters is relatively small vhen the costs of anor=
tization, collection, accounting and, above all, of policing, are properly

included in the figures,

Our study of the entire problem shows that means must be found to take

prompt action on this matter, We hope that the gravity of the situation will

be appreciated,
Very truly yours,

DARIEN TOWN PIAN AND ZONING COMMISSION

by Iurelle V, A, Guild, Chairman



Town Plan and Zoning Commissiom

Darien, Conn,
Gentlenen,

In accordance with your request I have prepared
and svphmit herevith a plan for development of off-street

paridng in the Darien business center,

A preliminary survey has been made of the parking
situation in the Noroton Helghts business section, In view
of the substantial amommt of parking space found to be availe
able there in proportion to business establishments; there

seems to be no parking space shortage there at present,

In transmitting this plan I wish to express appre-
ciation for the helpful cooperation of Walter Bates, Superin~
tendent of Highways, Edward Mugavero, Police Chief, and the
Darien Business Association, through its president, Russell J.

Fairbanks,

Respectfully yours,

il Pl

Frederick P, Clark
Consultant

Jume 2’ 1951



DARIEN'S PARKING PROBIEM

Derien residents have invested perhaps $8,000,000 in motor vehicles and
another $5,000,000 or more in structures to keep these vehicles out of the
weather, The Town has spent many millions on roads, streets and bridges to

make it possible for these cars to get from one place to another.

The parking problem comes from the faet that no investment has been made
in providing a place to park these vehicles onee they get there-~ in the cen-
tral business ares, Insofar as customers are concerned almost complete re-
ldance has been placed upon use of curb space, And this curb space has becone
smaller and smaller in comparison with the total number of motor vehicles,
until today it is ridiculously small,

This is no problem unique to Darien, 411 other commmities have been af-
flicted with this problem arising from the incrcasing number and use of motor
vehicles, But with the substantial growth of the Town during the last seversl
years, the problem has changed from one of nuisance to one of economic effect
as well, DBecause the normal growth of busineas and the taxes that come from
business valuation have not kept pace with the residential growth of the Town,
L check of central business district proporty veluntions from 1936 to 1950
shows an 18,5% increase compared with a forty per cent increase in total Town
Grand Idist, A chief reason for this is the fact that many Derien people are
finding it more convenient to shop in nearby commmities, This means loss of
business and business taxcs in Darien, with increased tazes on homes, &nd it
means that Derien residents lose the convenience of finding in Darien many

good shops that would ordinarily be located here,

It means one other thing, Since the available parking space severly

limits the amount of customers that can get to the business section, there is
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inecentive to establish new businesses in other sections of Town, This means
& pressure to intrude upon sections now developed for residence. Since
Darien is & residential town, its future depends upon holding business in its

established locations and out of residentdal areas,

There are some who favor scrapping established business areas and
setting up new omes with plenty of parking, There is no question that such
nev well~designed centers can be bullt and be sueceessful 8s business ventures.
But that success is more then offset by deeline of the established business
areas, followed by the deteriorated conditions that result from loss of
patronage, Commmities all over the country are endeavoring to find ways of
eliminating such run~down conditions, It is costly and a difficult problem,

The best method is to avold ereating such conditions,

By far the best policy for any town is to maintain and revitalize its
present business development, That means providing 1t with accessibility
to its potential customers (parking space) so that it is worth while to have

privete investment in good shops and professional services,

HOW MUCH PARKING SPACE IS NEEIED?

In general, the demand for porking space varies with the time of day,
day of the week and the time of the yesr, During the peak of weekly shopping
on Friday, the demond is higher than average, and during Christmas week it is
at its highest. Just as in the case of any other public facility, whether
water, cleotricity or transportation, capacity should be designed to take
care of the peak demand; and economical and businesslike planning requires

also that allowance be made for futwre growth,
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In order to better understand the demand for parking facilities it may
be of value to review briefly why the parking problem is as great as it is,

In the first place, there are more people then there used to be in

Derient 22 per cent more than in 1940: 62 per cent more than in 1930,

Secondly, there has been an even greater increase in the mumber of fom-
ilies, and this influences our registration totals more than population
growth does, Darien has had almost 2 40 per cont increase in families in the

last ten years, compared with a population inerease of only half that amount,

In the third place, there are more cars per family than used to be the
case, While no specific data is available, it is mndoubtedly true that there

are more two~car families today,

A fourth factor is the fact that the average car is used more today than
used to be the proctice, In other words, the average driver tekes the car
out more times a day, and thus tends to increase the parking space demand at

the destination, quite often "downtown",

A f£ifth factor is the greater dimensions of present-day automobiles —
longer and wider, While the auto manufacturers appear to have called at
least a tomporary halt in the process of making them larger, the number of
older and smeller cars on the road are gradunlly being replaced by the newsr
and bigger cars, This means that any given amount of parking space wdll

accommodate fewer cars.

Still another factor in parling demand, usually forgotten by the custome
er-parker, is the existence of others than the customer who must also park

their cars:
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1, The employers and employees (not only stores, but business and
professional offices, Town departments, ete.)

2, The delivery trucks of stores and supply trucks from out-of-town.

3, Travelling sales representatives and ropair personnel,

4, Buses and taxis,

5. Occupants of apartments and houses in the business area.

A1l of these various users of parking space are substantial in number and

mist be accommodated,

Finally, in speaking of perking space demand, it must be recognized that
lack of parking space has shifted local business to other towns. Consequently,
present business is not a fair basis for determining the actual parking demsnd

of the townspeople of Darien,

Derien Business Center

The center has 120 business and professional establishments, Exclusive of
automotive businesses, the lumber yard, theater and Methodist Church, the total
business floor space is about 148,000 squaere feet, Using a widely accepted
standard of one car space per 100 squrre feet of restaurant space, and per each
175 square feet of other commercial and office space#, the center should have a
total of about 850 car parking spaces, exclusive of the Church, theater, lumber

yard and automotive establishments, as mentioned above.

A gurvey of the 120 esteblishments discloses that they have a total of
487 employees, and that 342 of them come to work in their own cars, This is an
wusually high proportion, but due of course to the lack of mass transportation

to serve their needs,

There are alsoc about 50 families living in the business area, not ineluding

those on King's Highway South, So far as can be determined, these families

#wo square feet of parking space per square foot of business floor space,



have a total of twelve cars, a few of which are undoubtedly parked in the

business area during the day,

Another general methed used in determining parking demand indicates that
at a peak period, and if sufficient space is available one of every four cars
registered in the commmity would be "down town", On the basis of the 5,316

cers cwrrently owned in Darien that would mean about 1,300 cars,

The above would indicnte that about 1,250 car parking spaces is o reason-
able working estimate of probable demand based upon present development, Since
the Town now has only 60 per cent of the amount of developed business property
that would be found in the usual town of its size,## it can be seen that addi-
tional parking space is required to handle the loeal business thet is now going

to other nearby tomms,

In addition, therc should be some allowance for future growth of the Town,
A preliminary estimate indicates that Doricnis populntion may be about 25 per
cent higher in onother eight to ten years, This should mean a corresponding
increase in local business, provided adequate parking is provided, 4 25 per
cent increase for definitely foresecable business expansion, would mean & total

demond of 1,540 to 1,625 parking spacos, in the Darien business center,

Lest that figure scoms to be too high, it should be observed that a 25 per
cent increase in population will be accomponied by ot least that puch increase
in motor vehicles, The total, thereforo, may jump from the present 5,316 cars

and trucks to og many as 7,000 motor vehicles,

#F Torien has about 3,400 foet of developed business frontage, excluding purely
Post Road busincsseés, The average town has about 50 fect of developed
frontege per 100 population, That would mean 5,600 feet for a town of

Darien's size,



HOW MUCH_PARFING SPACE IS AVAITABIE?

The accompanying map shows the location and mumber of léga.l parking spaces
at the curb in the business area, as well as the location of all places where

cars are nov porked or stored on private property.

At the Curb

There are 10,470 linear feet of curb in the area considered, FParking is
permitted at 5,450 feet (52%) of this space., The remaining curb space is used
for crossewtlits, fire hydrant zones, taxicab stands, bus loading zones, corner

clearonce zones, and driveways to private property.

Avnilable curb space can accormodate a maxdimum of 286 cars, if completely
used, Of course, in order to permit a "turnover" of cars, no more than 80 or 90
per cent of these spuces can be used at any average time, So the practical
average capocity at tho curb is sanevhere between 230 and 260 cars, One hundred

fifty three curb spaces arc restricted to two-hour use,

On Privote Property

A mumber of the business establishments are utilizing odd open bits of
their properties for parking and storage of cars, These are, with a few excep~
tions, used by the proprietors and their employees. Omitting storage of cars on
garage, auto sales and gas station properties, the total cars that ean presently
be parked on privatc property is estimated at 335. This includes the Stamford

Trust Co, lot and the Theater lot,

This total is about equivalont to the 282 cars of employers and employees,
exclusive of automotive establishments, daily poarked in the business area, and

the additlonal perking of trucks while loading and wnloading merchandise,

Spaces on garage, auto sales and gas station propertics total 170, These
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are used for storage of cars displayed for sale, for those being repaired or
serviced and for the parldng of about 60 cars of the proprietors and employees
of these automotive establishments,

In Sumary
The 286 curb parking spaces represont the practical total capacity pres-

ently available to shoppers and others coming to the center on business and
a8lloving for the desirnble turnover in use of curb space, the curb can accommo-

date from 230 to 260 cars at any given time.

USE: OF EXISTING PARKING FACILITIES

Three checks of parking space use have been made, one on a Tuesday after~
noon ond one on a Saturday afternoon in Januwary, 1951, and one on Friday, June
1, 1951, each between 3:00 and 4:30 p.m, On the Tuesday afternoon 542 cars
were parked at onc time, representing 69 per cent of the total spacesavailable,
On the Soturday afternoon, a relatively light shopping period, 433 spaces were
occupied, or 55 per cent of the total available, The Fridoy check showed 586

spaces in use, representing 74 per cent of total capacity,

The surveys found that of the above totals 208, 145 and 216 cars were
parked at the curb on the Tuesday, Saturday and Friday respectively. These
figures represent 73 per cent, 51 per cent and 76 per cent of the total spaces
available,

The spaces not used were primarily those on the outer edges of the business
district, least convenicent to the centrally located shops, Generally specking,

the centrally-located curb parking spaces were used to practical maximm

capacity,



PROPOSED OFF~STREET PARKING PIAHN

Additional Space Needed

This study indlcates that about 500 additional parking spaces are required
to meet present Town needs, To allow for further business development result-
ing fron Town growth in the next fov years, it is recormended that space be pro-
vided for at least 800 cers, The inprovenent of the last 300 parking spaces

can be postponed for a few years,

An Excellent Opportunity for Development

Darien, unlike rany other cormumities, has the space and the opportunity to
build its presont central business area into a firsteclass shopping center,
With the corpletion of the By-Pass, the Post Road 1All become nore desirable
and pleasant for local traffic, There is enough space that can be used for
needed parking as well as for business development, And if the needed parking
areas are provided in convenient locations and in attractive design, there is
enough present Town purchasing power to be recaptured and sufficient prospect of
added purchasing power fror: the Towm'!s rapid growth to warrant private invest~

nent in new shops and improvenent of nmany existing stores,

The area is nostly level and lends itself to =n increasingly corpact devel=
opuent, rather than one of attenuated form, The value of this lies in the abil-
ity of a shonper to find his or her several destinations reasonably close, thus

being able to take care of then without having to repark the ear each time,

A further advantage of the situation lies in the fact that it is possible

to secure adequate initial parling developnent alnogt entirely on vacant land.

In the business section, on the Post Road south of the railroad, about
600 feet of frontage is aveilable for business expansion and could be expected

to be developed if adequate parking is provided, In addition, property
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adjoining the proposed parking areas on side streets would becoane useful for
business development, provided such parking is made available, There seems to

be adequate land for all foreseeable business empansion needs of the Town, recoge
nizing that part of that business development will be in other businesa sections

in Derien,

The Parking Plan

It is recommended that the land at the rear of business property from Center
Street to the By-Pass right-of-wey near LeRoy Avenue {shown on accompanying map)
be acquired and developed for offwstrect parking, This will accommodate about

700 cars,

In order that these areas may be developed and used with the maximm of
effectiveness it is recommended that a new street be 1aid out through these park-
ing areas, This would extend from Center Street to Corbin Drive, continuing
from there at the rear of the store properties and then swinging arceund to the
Post Road opposite the Theatre parking lot, A}l the public parking ereas would

adjoin this street, which can be noted on the accompanying map.

Experience of many coummities with parking areas shows that maximum use
and value results when people can drive by and see where the parking space is
available, Parking areas at the rear of business property and reached by access

driveways from the main street are ordinarily poorly used,

It is also recommended that the land at the rear of business property on
the west side of the Post Road adjacent to the railroad property, Day Street and
Squab lane, as shown on the accompanying map, be similarly acquired and developed,
This will accommodate about 120 cars. These smaller areas do not lend themselves
to a public access street as on the other side of the Post Road, but additional

access (one-way) should be provided fron the Post Road, as indicated on the map,



Also Doy Strect should be extended through to Squab lane,

It is also supgested that a means be worked out to secure full and attract-
ive developuent of the property on the north side of Center Street for addition

gl parking in commection with Tokeneke Road stores,

Sonie of the area to be included in the offegtreet parking areas lies out-
side the present business zone, and it is recommended that the Town Plan and
Zoning Cormission revise the zoning map so as to legally provide for this needed
usc of land, In so doing, however, it should insure that the parking develop~
nent neets good standards of design, covering safety, atiractivencss and avoid-

ance of nuisance,

Estinated Cost

The total assesscd valuation of the property rccomended for acquisition
and developnent is $40,970. Without specifie appraisals of the porticns of
property included in the paridng developuent an accurate cost figure cannot be
given, But if it is asswmed that threc tines the assessed valuation were paid,

on the average, the total acquisition cost would be about $123,000,

Grading, drainage ond paving costs are estimated at about $100 per car
space, including access drives, For thc total of 812 car paridng spaces that
could be provided in the area recamended for acquisition this would mean a
total cost of $81,200, for inprovement, Since it is suggested that space for
500 cars be developed at first (the remainder at a later date) the initial ine

provenent costs would be about $50,000,
Total estimated cost of land and initial development would be $173,000,

Of the above total $20,000, represents the estimated land and improvement

cost of the new public street through the parking areas, leaving a total cost
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of $153,000, directly attributable to the parking area developuent, For the
anount of capacity this would be comparatively one of the lowest cost parking

developricnts in the netropolitan arca,

In order to allow for engineering plans, appraisal fees, lcgal empenses and

contingencics, it is suggested that a cost estimate of $200,000, be used,

FOMANCING THE PARKING DEVEIOPMENT

Theoretically, there are several different weys in vhich the parking devel~
opuient nay be financed:

1. By mszessnent of costs against adjacent property owners.

2, By voluntary paynent of costs by these property owmers,

3, By gift (of land or noney).

4o By general public gubscription.

5., By Town appropriation.

Experience of other comunities shows that no matter which of these methods
may be used for eventual allocation of costs, direct Town action is required to

acquire and develop the parking facilities in established business centers,

There are several reasons why it cannot be accomplished by private action:

1. It is usually impossible to sccure the financial participation of all
nerchants or property owners in the district, and those who do parti-
eipate soon tire of financing parking used by corpetitors who do not
pay their shere or are wnwilling to pay at all,

2, A private group usually cannot purchase all the property necessary to
the developnent of the off-gtreet parking plan, Some property owners
will hold out for a prohibvitive price and others will not sell at ali,

3. There is no assurance thot parking developed by & private group would

continue to be availsble, It night becone too "valuable" or too



"expensive" to maintain and be sold for building purposes,

In other words to insure permanency, equitoble distribution of costs and
ability to acquire all necessary property for the development, Town action is
needed, Thls method recognizes the parking faeilities as an integral pert of
the Town street system, used not by a special group but by the emtire population.

Accordingly, it is recoumended that the Town aequire and develop the park-
ing areas showm on the accompanying plan, It is suggested that the parking de-
velopnent be financed either through a bond issue or through current budget ap-
propriations over a couple of years, A combination of bond issue and current

appropriations would be another possible method,

If the Town desires, all or part of the cost sould be assessed against
business district property over a period of years, or parking fees could be cols
lected from users of the facilities, However, expericnce indicates that ime
proved values of property served by the new offegtreet facilities will produce
enough additional taxes over the years to pay the costs of the parking, In
other words, the parldng should be thought of as an investment in an improved

Grand Iist rather than as an expense,

With regard to perking meters, experience is against their use in parking
areas and, in fact, over 00 per cent of mmicipal parking facilities in the

metropolitan area are available for use without charge.

A bond issue of $200,000, financed over a 20 year period, would require an

annual. appropriation of about $12,000 for principal and interest.

{that Other Places Similay to Darien Have Done

One factor in determining Darienls ability to fimance offwsireet parlking is



13.

what other places of about Darien's size and means have done, These are not

necessarily cowplete prograng, but represent status as of 1950,

1950 Population Capacity of Municipal Cost
Off=street Parking Areas
New Canaon 7,968 480 spaces $227,000
Rye, N, Y. 13,745 590 500,000
Cedarhurst, N,Y, 6,021 556 311,600
Freeport, L. I, 24,589 1,779 737,000
Garden City, L, I. 15,084 2,313 334,270
Great Neck Plaza,L,I, 4,228 360 180,000
Port Washington, L,I, 15,000 246 180,000
Bronxville, N,Y, 6,718 02 A8, 722
Larchmont, N.Y, 6,293 265 190,000

How Have Other Places Financed Parldng

A survey by the Regional Plan Association, Ine,, 205 E, 42d Street, New
York, X, Y, shows that in 60 suburban mumicipalities in this metropolitan area
that have established municipal parking facilities, 52 per cent of land for
parling has been financed through bond 4ssues or current budgets, Sixteen per
cent of such lond has been financed by assessment of cost against benefitting
property, Three per cent use parling meter revenues, The remainder have used
tax-foreclosed property, leased land, public subscription or gifts., In practi-
cally all mmicipalities the coat of paridng improvements have been financed by

bond issues or current budget appropriations,

A Relatively Small Investment Reguired

For an amount equal to about one and one~half per cent of the present in-
vestment in motor vehicles, garages, driveways, streets and bridges in Darien,

the parking problem can be met, For an additional one per cent the future can



be prot!ectﬂd .

The necessary investment is less than $40,00 per motor vehicle in Towm,
The financing of this amount is equivalent to less than five cents per motor
vehicle per week, a lesser amount by far than that the average motor vehicle now

pays in parking meter fees in other nearby communi ties .,

COMMUTER_PARKING

This report deals with the business district parking problem, In Darien,
as in & number of other commmities, the railroad station i1s nearby and the over-
flow of commter cars can cause added difficulty in the business distriet, How
ever, in the main, this study indicates that commter parking will not be an ime
portant factor in tho business district parking problen mless some of the pres-
ent commuter parking space should be withdrawn by the railroad company or unless

added commuter parking is not provided to keep step with increased commuter cars.

There are two suggestions relative to the railrcaed that should be discussed

here,

1, That railroad schedules be revised so that added commuter treins stop at
Noroton Heights station, thereby making it possible for more Heights
residents to usc that station instead of the Darien station. It is
aubmitted that the transfer of Noroton Heights commuters' cars would
make added space available at Darien Station.

This reasoning seems sownd, The difficulty is that the railrocad
maintains that, for reasons of schedule and station alignment
conditions, it cannot make the suggested change. Until these
conditions change and the railroad is willing %o revise its

schedulc, there appears nothing further that the Town can do.
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2, That the Darien and Noroton Heights stations be replaced by a new
railroad station at a midway point serving all sections of Darien with
improved schedules and having better traffic conditions, It is sube-
mitted that this would relieve both the Darien and Heights business
districts of parking and traffic congestion and make added land avail-
able for business and parking development,

This proposal also has very consideraeble merit, The difficulty
here is the question of vho would build the new station, Perhaps
there would be economies accruing to the railroad company from
maintenance of one less station, fron owership of less land and
from savings in schecdule time that would make it of interest to
the compeny, This should be investigated further officially, but
for the present it does not substantially affect the recommenda-

tions in this report.

The cormmter parking problem has been accommodated traditionally on rail-
road property. Only recently when commting has growm greatly at certain sta-
tions has some commuter parking overflowed upon public streets, But generally
the cost of parlking has been borne by the railroad, and, in the fare paid, by
the commuter as a part of his transportation cost, There is reason for the
cost of commiter parking being borne by the railrood rather than the commmity,

gince the railroad peys no Town taxes,

It is recomaended that the zoning ordinance be revised so as to require
of f=street parking as a necessary adjunct to railroad stations as it is already

required in connection with other business uses of property.
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