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Positioning Plymouth for Improvement

Introduction

The form and function of Plymouth's settlement patterns are shifting and
changing around technological innovations, modes of transportation,
economics, and our social-cultural ways of living in our built
environment. In addition, Plymouth's demographics and consumer
behaviors are shifting and changing, resulting in new ways of working,
shopping, socializing, and recreating. Together, this means Plymouth
must embrace, nurture, and manage change. To accomplish this,
Plymouth should embrace the framework of sustainability and resilience
presented earlier.

To be sustainable, as discussed earlier

three core elements of
Environmental, and Social—and work at striking a balan etwa&en the
three. For example, Plymouth must work to bal enyironmental

issues with the economic well-being of the co roperty values
and Grand List value) and the social need to prayi#e affordable housing
to attract and maintain an ade e wérkforce. This means the
community’s economic, environg@ntal\and social challenges cannot be
viewed and planned for ifNis@lation. These must be viewed as
interrelated with symbi e%ships.

The same is true’h real estate market, which is dynamic and
interconnected. Housfng and households drive demand for commercial
real estate. Homes are where jobs go at night. Homeowners and renters
are the consumers of local goods and services. The local contractor
needs workers, and those workers need clean, safe, and affordable
housing.
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ier, Plymouth must adopt
sustainable development—E

%res that Plymouth

As discussed earlier, a resiliency ap

embrace change, diversity, and the x;% t requires that planning
does not seek to predict or preor e future but to devise systems
@ 0 ure events in whatever unexpected
’ eans creating adaptable governance
ange and not shut down novelty and

that can absorb and acco
form they may a’
structures to nage
opportuniti

No 'a %have predicted, in the past, the impacts of de-
ustgialfzation and changes in the location of retail on the Downtown.
same is true of the impacts of the pandemic. No one could have
redicted the pandemic and the long-term impacts of lockdowns and
shifts to remote and hybrid work on commercial office space, shopping
behaviors, or even home improvements. While Plymouth’s local real
estate market is unique and dynamic, it is not immune to the large
market trends discussed in the previous chapters. This chapter provides a
macro-scale framework of strategies that (re) position Downtown
Plymouth to become competitive and compete for investment and
improvement in an ever-changing world.

DOWNTOWN TRANSFORMATIONAL PLAN 3
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Downtown's Problems to Solve

When planning for the future of place, specifically when seeking to
(re)position a place or market (a commercial district) to compete for
investment and to create vibrancy and prosperity, it is important to ask
the right questions and understand what it is that the community is
trying to accomplish. For Plymouth’s Downtown, the question asked and
answered is: What problems are Plymouth’s Downtown trying to
solve through the creation and implementation of this transformational
plan? Based on what has been learned through this planning process,
there are three primary problems to solve: Physical Conditions, Market,
and Image. To solve these problems, this strategy seeks to:

1. Physical Conditions: Arrest deteriorating conditions and d
improving the quality of the product (development din pubI|c
spaces) on display to enhance the aesthetics
Plymouth’s Downtown.

2. Market: Grow market demand throEgh st,raﬁnterventions aimed

at increasing the critical mass pulation and households within

and proximate to the O@Nn i.e., multi-family housing and

mixed-use develop t% owing greater diversity in use and
higher density.

3. Image: Improv image of Downtown by focusing on aesthetics,
design, brand, public spaces, and activating spaces to be inviting and

vibrant. Create higher standards of property maintenance and
aesthetic appeal

GOMAN-+YORK

e erience of

While each of these problems to salv ique, they are also
interconnected as integral compo s ntown. Therefore, the

strategies that follow are aim roving the physical conditions,

market, and image of Plyr\® ntown.

teriorating Conditions

DOWNTOWN TRANSFORMATIONAL PLAN 4
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Repositioning Downtown to Compete

The recommended strategies in the following pages are designed as a strategic intervention into the Downtown and the ma¥ket. Throughout this
planning processes, we have been reading the market for what is working and what is not working, exploring gdteomes,"ahd considering strategies
for improvement. The approach to repositioning the Downtown to compete for investment is, therefdge, framed around the 8-step method
described below. It builds upon the Levers of Change—image, market, conditions, connections, and cagdtii=aad intentionally targets strategies and
investments to arrest marginal conditions, build from strengths, leverage assets, and move the mafket teward the desired outcomes.

Reposition Downtown Plymouth to Compete — A Strategic 8—Step Approach

Steps The Process
Step 1. Read Market Analyze the market to detegmineWWhat’Sworking and what’s not working in terms of decisions to invest.
Step 2. Set Outcomes Set outcomes for imppeVemegt—improving market. What will Downtown be when its is improved?

Step 3. Strategy and Tactics Identify strategies dpétactics that will best achieve the desired outcomes—create improvement.

Step 4. Establish Measures Establish measures for improvement. How will we measure movement toward outcomes?

Step 5. Capacity Building  AsSess awd strengthen capacity to deliver revitalization strategies (i.e., governance, budgets, programs, etc.).
Step 6. Implement Stpategy _Strategy implementation.

Step 7. Measurefitent Measure progress toward outcomes. Is the Downtown improving? Is downtown more vibrant, more prosperous?

Step 8. Adjustmapit Adjust strategies and tactics as needed. Develop new approaches to adapt to market improvement.

DOWNTOWN TRANSFORMATIONAL PLAN
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The Work of Economic Development

The work of economic development, as defined by the International
Economic Development Council is the process of creating wealth and
attracting investment through the mobilization of human, financial,
social, physical, and natural resources to generate marketable goods and
services. While this definition provides good context, it narrowly defines
the work of economic development as marketable goods and services.
While this is understandable—that economic development regarding
jobs (retention, attraction, and expansion) and commerce (commercial
and industrial development and activity) is about marketable goods and
services—the work of economic development in the context ef
Plymouth’s Downtown needs to be defined more broadly.

Therefore, for the purpose of this Downtown Transformagi€nal PYan, the
definition of the work of economic development ig"Sigqplified to the
practice and process of creating wealth and_dttkactifng investment.
Wealth can be created, and investment can be\attracted in many ways
and forms. For example, wealth cafi bestreated through property
improvement, infrastructure igVestment, and new development.
Therefore, to be successful ifiznth& work of economic development and
(re)positioning Plymouth’sh Dgwnitown, this broader understanding of
economic developgent Is to include all forms of wealth creation and the
attraction of all invéstent is required.
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The Practice of Economic Development

The practice of economic developmentsecdgnizgssthe work of economic
development as a system, a compl€x\adaptive system. Therefore, the
practice of economic developnient foclises on tools and activities that
Plymouth can develop and ®maployst6 engage in the practice and process
of creating wealth_ afid Bittgaeing investment in Downtown. The aim of
this section of”the owntown Transformational Plan is to offer a
summaryoflmacroscale economic development tools and activities that
can gEN\Utilized to (re)position Plymouth’s Downtown and create
proyvegient.

Real Estate Economic

& Market Development
Information Training
Community Public
Information Private
Packet Partnerships
Celebrate Business
Plymouth Outreach &

Businesses Engagement

DOWNTOWN TRANSFORMATIONAL PLAN
TOWN OF PLYMOUTH
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Plymouth Downtown Economic Development

Plymouth has a robust and proactive economic development program
that serves the community well and is already utilizing many tools and
activities aimed at engaging businesses, creating wealth, and attracting
investment. Therefore, the recommendations in this Downtown
Transformational Plan are intended to augment the existing economic
development activities by providing more tactical, strategic, and targeted
strategies aimed at (re)positioning Downtown for (re)development,
investment, and improvement—to cultivate an environment or
economic-ecosystem where investment can and will occur.

(Re)positioning Downtown to compete for investment is . €
challenging than attracting investment to new developme -

(Greenfields). (Re)positioning Downtown districts involvgs{renoVations,
infill development, and the redevelopment of existifg sitesy This often
means incompatible regulations—regulation for existing
development, not redevelopment—and increased@development costs
(i.e., demolition, environmental, ogginfrastructure). Therefore, it is

imperative for Plymouth to corffont these challenges and to have a
toolbox tailored to address thw enges of redevelopment.
f

ramework to confront the repositioning
mmercial district:

The following is a 3
and redevelopme

Target investment in Downtown. Implement a program of continuous
targeted investment in Downtown with the objective of creating
improvement. Utilize an incremental approach of intentional
investment in well-defined and targeted locations over many years.
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Improve the aesthetics of Downtow Implement a
beautification program focused on beau owers, landscape,

and aesthetics of public and privat \
Improve  the standardsd(p perty  maintenance  of

Downtown. Encourage ners to improve their standards of

property mainten
Remediat s of blight. Utilizing code enforcement, tax

foreclo roperty acquisition, confront blighted properties,
oI|t|on when no alternative exists.

em e barriers to investment. Update and modernize the Zoning

egulatlons with the goal of repositioning commercial
properties to encourage investment and (re)development by
removing impediments and creating greater flexibility for

redeployment (See Chapter 13: Zoning District Analysis).

Encourage and allow greater density and diversity in land uses. Allow
greater density and diversity of commercial uses—including mixed-use
and standalone multi-family development.

Provide incentives to overcome the higher cost of redevelopment and
infill development. Allowing greater (or more flexible) density in areas
suitable for redevelopment is a start but often not enough to attract
the investment required to reposition properties. Therefore, create
incentives that assist with the financial feasibility of redevelopment.
Such incentives include a tax abatement policy aimed at adaptive reuse
and redevelopment of commercial and industrial sites and the creation
of a Tax Increment Financing District.

DOWNTOWN TRANSFORMATIONAL PLAN
TOWN OF PLYMOUTH
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Create a Downtown brand and image. The brand should elevate the
image of Downtown, build on unique strengths, and be incorporated
into commercial districts, where appropriate.

Focus on the aesthetics and design of (re)development. The focus
should be to improve the quality of commercial products as to both the
aesthetics of buildings and landscaping.

Create informal and formal governance structures. Such a governance
structure should seek to nurture and enhance community engagement
and involvement.

staff hours or staffing
ement issues in

e Fund code enforcement—increasin

numbers to consistently addr,
Downtown. x@
Improve the Aesthetics ofq D ’&w . The greatest problem
confronting Downtown,i mage. Most importantly, the poor
image of Downto bei iven by deteriorated conditions and low
standards of e tenance. To begin overcoming this negative
image, Pl uth\must begin by working to elevate the expectations

an & of property maintenance—improve the aesthetics of
Do to create pride and build confidence. Improving the
t

Remediate Conditions of Blight. Plymouth must confront deteriorated @s tics of Downtown is one of the lowest-cost efforts Plymouth can

and blighted conditions, especially those that rise to the |
threats to public health, safety, and welfare—code v%i

Addressing blight is not easy, and often it may feelthat it\is not
productive—meaning it feels like little or no pro ing made.
However, a lack of trying undermines confi andspride in place.
Therefore, all efforts must be made to conffgnt®and address blight.

Plymouth should implement the f ing:*”

* Increase code enfagce tin®*Downtown.

e Utilize tax f res, when available, to acquire properties

with bI@ onditions.
* Demolish*Town-owned properties—the old Fire House—and

any foreclosed property that cannot be remediated or
detracts from the Downtown.

GOMAN-+YORK

implement, which will provide some of the greatest returns. To
accomplish  this, Plymouth should implement a
Beautification program that includes the following:

Downtown

* Establish a yearly line-item budget for Downtown aesthetic
improvements.

* Invest in flowers/plantings in the public realm—sidewalk
planters, light post hanging plants, and flowerbeds at
gateways and on public lands.

* Lead by example and ensure that public properties maintain
the highest quality of landscaping, lawn care, and building
maintenance.

* Engage property owners to plant and display flowers, elevate

their standards of lawncare, and invest in building
maintenance, and exterior improvements.
DOWNTOWN TRANSFORMATIONAL PLAN 8
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e Establish or work with a garden club to help with
implementation and maintenance.

* Fund part-time summer jobs for high school students to assist
with maintenance.

* Create a public-private partnership with the Baldwin Park
Foundation to improve the appearance of the park by
investing in park maintenance.

* Plymouth should provide funding—a Baldwin Park line item in
the budget—or in-kind services to assist the Foundation with
park maintenance. Baldwin Park is the Crown Jewel of
Downtown, invest in it.

Remove Barriers to Investment — Zoning. To confro nd

barriers to investment, Plymouth should perfor

review and update of the Zoning Regulatigns? s not to say

Plymouth's Zoning Regulations are bad or wron are not. However,

just as patterns of development ha&nfted changed, so has the
oni

move
ofgprehensive

role of zoning and expectation Therefore, Plymouth’s Zoning
Regulations have become ted and need to be modernized.
The Zoning Regulatlo ef|t from a comprehensive update

focused on: Q
* Eliminating du tion.

* Updating and better naming and defining of uses.
* Modernizing the uses allowed in commercial districts.
* Review and update of dimensional requirements.

GOMAN-+YORK

The creation and inclusion of a master plan pro

Enhanced site design standards to elev §§
Reducing required parking requ

Creating “swift, simple, andice ’& ermitting processes.

Updated and moder& requirements.

stances for alcohol sales and service.

Modernizi esign regulations for compliance with constitutional

s 8f content neutrality.

req
. ccess management and consolidated parcel provisions.
dblishing a master plan approach, preferably an overlay zone, for

the Downtown.
Encourage mixed-use and standalone multi-family housing.

COMMERICAL STREET WITH MEDIAN

‘&;)
' K,{?u
i oo
[ [
10 n|r| w 15 1w |rn 15
Build-o line - Build-to lina
% Minimum Right-of-Way 75 a
Y i i I &
Maedian |
Travel Travel |
Lane Lane |
Parking Parking
Planting & Planting &

Sidewalk Sidewalk

5 typ.)

DOWNTOWN TRANSFORMATIONAL PLAN
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Public Private Partnerships and The Incentives Universe

In real estate development, especially redevelopment, public
participation (or what is often called public-private partnerships) is often
needed to assist the financial feasibility of the redevelopment.
Redevelopment, as noted above, is often complex and costly. Therefore,
when the desired outcomes of redevelopment projects align with the
public interest—Plymouth’s desire and need to attract investment and
create improvement—the local government can partner with property
owners and developers to ensure the investments and improvements
happen. There are many tools or strategic levers that local government
can deploy to contribute to and optimize the financial feasibility,
redevelopment projects.

The following is a summary list of incentives that can aid{PlymQuth in
attracting financially feasible development in Downto,
i extra building

Density Bonuses: involves allowing or
(development) capacity aimed at cr/e{ng greater financial opportunity

for the property—in exchange 'gning’private development with
desired outcomes.

Land Donation: the @ defiating land (publicly owned land) to assist
the financial fe ity of*development. Typically, a government or
public entity will te land to a development project as an incentive

strategy to align private development with public goals (i.e., attracting
investment)

Direct Grant/Subsidy: Direct grants or subsidies to provide financial
support directly to developers, property owners, or occupants. The aim

GOMAN-+YORK

velopment, and/or
d state programs
nd administer local

is to lower costs, encourage specific types
achieve desired outcomes. These are ofte

and funds. Local government c \
grant programs. ’K

Permit Fee Reductions \> entails reducing or exempting fees
associated with oh k use approvals and/or building permits—
a means of r ci% opment soft costs when aligned with desired
public out€omes:

AN

s: often in the form of tax abatements, tax fixing

reements aimed at improving the financial feasibility of

development.

@gr nts, tax increment financing, and credit enhancement

Reimagine the land use application and permitting
process: investment flows to demand and the location of least
resistance. Creating a predictable land use application and permitting
process—a process that is ”"swift, simple, and certain”—can go a long
way to attracting investment. This requires a shift in culture from
regulations and approvals that focus on yes and no answers, to
regulations and approvals that ask, ‘How can we make this work?’.

DOWNTOWN TRANSFORMATIONAL PLAN 10
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Property Tax Abatement

Plymouth should consider the creation and adoption of a Tax Abatement
Policy and Program in accordance with Section 12-65b (Agreements
between municipality and owner..of real property..fixing the
assessment of such property...) of the Connecticut General Statutes to
provide tax fixing agreements (or tax abatements) for the redevelopment
of commercial properties in the Downtown. Such a tax abatement
program should include and encourage multi-family and mixed-use
developments as qualified projects.

The following is a framework for thinking about the tax abatement policy
and how to structure tax abatement incentives:

* The policy should be flexible in its structure and_utiliZatfon“te
avoid binding the Town or applicants to abatefapts that may
not work.

* Abatements should be structured to$iX*he current tax value
for tax paid so that Plymoutt does* not’lose the existing taxes
paid by the property.

* Consider a flgxibleSsliding scale abatement structure that
utilizes the Aumker of years the abatement is available, and
the pergentyvalue of abatements offered considered in the
context offinancial need (financial feasibility) of the proposed
redevelopment and the desired public/community outcome
of the proposed development.

GOMAN-+YORK

Consider using the tax abatement auth@rity to fix taxes on
commercial properties that pErognT™8renovations. For
example, when an existing? business or property performs
substantial improvemefits—%especially exterior renovations
that improve they physical “appearance of the property,
provide a tax $ixiwg agféement that abates the value of the
new improvemegtsfor 5 years.

i1 0m

|

DOWNTOWN TRANSFORMATIONAL PLAN 11
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Tax Increment Financing (TIF) Districts

Plymouth  should explore the creation of Tax Increment
Financing Districts to encourage redevelopment in Downtown. TIF
utilizes the anticipated future increases in property taxes from
(re)development of a property to pay for current and needed
improvements (typically infrastructure and building improvements) or to
repay debt issued for such improvements. TIF is also a powerful tool for
improvements to the public realm aimed at placemaking. Connecticut
state law (CGS Section 7-339cc — Section 7-339kk) authorized local
municipalities to create Tax Increment Districts for the utilization of TIF in

a manner that is geographically targeted.
V? are

im rovements

e (Create a Tax Increment Financing District in the Downto
redevelopment of existing properties and infill d
needed. The TIF could be used for infrastru

and public spaces, or to assist with finanai Iopments that

need capital. The Credit Enhancement\ Agreement provision

authorized in the TIF legisla oﬂﬁ als8 an effective tool to assist
with financing a developm

The following is for thinking about the Tax Increment
Financing Di 1% nd policies and how to structure a TIF program
to incentivize@ff6rdable housing development:

The TIF policy should be flexible in its structure and

utilization to avoid binding the Town or applicants to
requirements that may not work.

GOMAN-+YORK

TIF Districts can be a powerful
impediments to real estate development and financing. TIF Districts
are also a powerful policy tool for targeting investment in specific areas
of the community (i.e., commercial districts) while utilizing tax value
from those areas to fund the investments.

State law provides great latitude i t TIF funds can be

utilized to accomplish. This i %Iic infrastructure,
technical assistance, pr X@nt planning and design,
property acquisition ygu costs, and much more.
Structure the to be flexible and allow any of the
TIF sta rlzed costs to be considered, while
aim of TIF to promote and support housing

rdable housing.

developments.

Q@W TIF incentives for mixed-use and multi-family housing

Establish a TIF Advisory Board (CGS Sec. 7-339kk).

Consider the utilization of TIF to fund renovations through a
loan program aimed at facade improvements and other
forms of maintenance and upgrades that improve property
appearance and add value.

tool for overcoming market

DOWNTOWN TRANSFORMATIONAL PLAN
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Targeting Investment

No community has the resources required to implement a
comprehensive strategy that addresses all issues at once. Therefore, it is
important to strategically invest limited resources in an intentional and
targeted approach to maximize the return on investment. To accomplish
this, the Downtown Transformational Plan seeks to target investment
within the Downtown.

First, while the Downtown study area stretches from Harwinton Avenue
to Riverside Avenue, the Plan shrinks the area of attention and
investment from the Water Wheel to Allen Steet. Shrinking the area of

focus does not exclude or dismiss the areas outside of this core@

recognizes that once meaningful improvement is create
Downtown core, strategies will be expanded in periph€fy argas. To
define this core area of Downtown, the Plan recomm th creation of
an East Gateway at the Pequabuck River near et and a West
Gateway at the Water Wheel.

Within this area, the Progra Pﬁn provides 23 specific
recommendations for i |mprov m e Downtown—all of which are
conceptualized as piece S|t|on|ng and redevelopment puzzle
to transform Dow nd, the Downtown Transformational Plan
also recommends‘u her targeting of resources within the core of
Downtown in the a with the light oval shading on the Programming
Plan. This shaded area is bookended to the northeast by Baldwin Park
and to the southwest by what is being called The Center. This area is the
first and highest priority, for intervention and investment.

GOMAN-+YORK

Baldwin Park is the Crown Jewel of
remain as such, therefore requiring a publlc
the Town of Plymouth and Baldwin P

|o . The area labeled as

Town Center is ground zero for a strat create a human-scale Main
Street and Center to the D n\tc nters around South Main Street

between Route 6 and
the north and we

and is conceptualized to expand to
o the Lock Museum and to the east along

Agney Aven he Volunteer Ambulance and to the Lyceum.
The ipi & s for both streetscape improvements along South Main
tree I the redevelopment of 8 South Main Street and properties

nting on the east side of South Main Street. This one-block area
rovides the greatest opportunity to create a local ‘Main Street” that is
walkable and programable for community events—a space off Route 6,
away from the Route 6 traffic and noise (see South Main Street
Conceptuals). The site at 8 South Main Street provides an opportunity for
mixed-use development, including commercial fronting South Main
Street and the rear/south of the site, with multi-family residential
fronting on Route 6 (see South Main Street Conceptuals). The block
surrounded by South Main Street, Agney Avenue, and Route 6 provides
redevelopment opportunities. Renovations to the buildings fronting
South Main Street are key. The Thomaston Saving Bank site is
underutilized and could be redevelopment to house more commercial
businesses. The commercial building and mill site south of Agney Avenue
are prime locations for residential apartments, while the Pequabuck
River is a natural asset that needs to be exposed. Targeted investment
and redevelopment in this area can create a meaningful Town Center
that can be expanded over time.

DOWNTOWN TRANSFORMATIONAL PLAN 13
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Green Space
Infrastructure
Community Space
Housing

Retail

entyznc o Downtown 12. Convert 13 & 99 Agney Ave buildings into live-work-play communities

1. Establish a gateway at the west
2. he Eli Terry Jr Water Wheel 13. Add placemaking in Baldwin Park, PPP opportunity
3. e rear of the Library 14. Demolish the firehouse at 7 Main St N to create parking
4. ary’s existing western side parking 15. Reroute North Main St into Main St (underway)
16. Establish a PPP between Town and Baldwin Park trust
5. ant Lock Museum grounds 17. Add parking along Baldwin Park Ln
6. St frontage with multi-family housing above retail 18. Construct a connecting road from Agney Ave to Main St
7. Develop new restaurant and retail space along South Main St 19. Repurpose the Lyceum
8. Remodel existing plaza at 8 South Main St 20. Consider church mergers
9. Reinforce and clean up the cemetery as a point of interest 21. Continuation of street improvements
10. Convert mill building to multi-family housing 22. Mirror garden and labyrinth at the water wheel
11. Repurpose the bank building and site 23. Establish a gateway at the eastern entrance to Downtown

GOMAN YORK DOWNTOWN TRANSFORMATIONAL PLAN 14
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While the Eli Terry Jr Water Wheel monument is an attractive and
well-appointed laglinlarky” the open space around it (while well-
defined andghaigtained) offers little to attract visitors to utilize
the parking spacgs offered and stay a while. If this space were to
be enhanced with interactive amenities and ornamental
plantings, it could not only provide an enhanced experience for
the visitors but reinforce the gateway to a newly improved Village
Center.

GOMAN-+YORK

In Accordance with the Programming Plan:

1.

Create a pronounced “gateway” on either side of the road balancing
the Water Wheel with some other form of “anchor” to mark the
threshold into the improved Village Center

Enhance the park with an interactive space such as a labyrinth and
an enhanced garden including seasonal and ornamental plantings

DOWNTOWN TRANSFORMATIONAL PLAN
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Western Gateway
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In Accordance with the Image to the Left:

1. Additional park amenities such as a key-themed labyrinth

2. Additional seasonal plantings and accent trees

3. New seating area as part of the accessible area around the Water
Wheel

4. Consider the gateway element along Main Street and possibly on
the other side

5. Connection to the walkway over the watercourse

DOWNTOWN TRANSFORMATIONAL PLAN 16
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KV

The existing Main Street libgapy patking lot, in its current configuration

with access/egress o Main, Sireet (Rte. 6), is challenging for people to
navigate safelymahd#@ffers a less-than-attractive view alongside the
facade of thglibrary. Relocating all parking to the rear of the building
and eliminating@®the curb cut on Rte. 6 is safer and frees up the space in
front, when combined with the house next to it that is slated for
demolition, to be utilized as an attractive amenity. A parklet/garden
amenity would contribute to the Main Street visual upgrades and
extend the look of the well-kept library grounds.

GOMAN-+YORK

In Accordance with the Programming Plan:

3.

4.

Relocate the parking field from the side of the library to the
rear of the building, providing safer access/egress for vehicles
Use space of the existing lot to provide for a parklet amenity
along Main Street

Carry this approach across the street to the Museum grounds,
both in layout and appearance

DOWNTOWN TRANSFORMATIONAL PLAN
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Lock Museum of America
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to Downtown and needs to be
polished to attract attention. The
strategic upgrades to the aesthetics
of the property should mirror the o a0 .
Library on the oppositecorrpr/( ’ i N i —~?5:-—-::____, Ty

In Accordance with the Image to the Left:

1. Match design details to the library; fencing, flagpole, etc.

2. Clean up and repoint sidewalk and median planting

3. Shape and maintain shrubs and foundation plantings, augment with
seasonal and accent plantings

4. Repair and enhance steps, consider accessibility enhancements

5. Upgrade and repaint millwork on building facade, repaint door to
match shutter and trim

DOWNTOWN TRANSFORMATIONAL PLAN
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South Main Street
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T AT
L%

While Main Street (Rtef6) iS€a vital lifeline to the Town’s vitality,
the ongoing flowg8pged”and resulting noise, of its traffic is not
conducive taogd@ Nigh-quality pedestrian experience. Improving the
appearance alopg Main Street is critical to the upgraded
impression to which we aspire; however, the al fresco experience
and community events are better managed on side streets. The
current project revisions to North Main Street and the park are a
good start that would be complimented well by the following
improvements along South Main Street.

GOMAN-+YORK

In Accordance with the Programming Plan:

6.

&9

Reinforce street front with mixed-use construction; multi-family,
retail, and restaurant on Main Street

Add new restaurants and retail along South Main Street

Upgrade and/or replace the existing retail center

Relocate parking to the opposite side of South Main Street and
upgrade building facades to create more of a streetscape

10. Upgrade cemetery grounds to create a point of interest

DOWNTOWN TRANSFORMATIONAL PLAN 19
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South Main Street

Positioning Plymouth for Improvement

GOMAN-+YORK

In Accordance with the Image to the Left:

1. Upgrade and/or replace existing retail center

2. New construction mixed-use, multi-family above retail and
restaurant on Main Street and along South Main Street

3. Relocate parking to the other side of the street and create an al
fresco sidewalk experience along South Main Street

4. Upgrade facades and enhance the streetscape to create a more
pedestrian-friendly environment

DOWNTOWN TRANSFORMATIONAL PLAN 20
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13 Agney Avenue

Positioning Plymouth for Improvement

One of the critical_elemeRts needed to make a renovated In Accordance with the Programming Plan:

Downtown viabléland sustainable is for the population to live 17. Renovate or redevelop 13 & 99 Agney Ave into a vertical live, work,
there. AlongQithythat, they should want to work, shop, and dine play opportunity for work-from-home and satellite employment
there to make\th® streets come alive. Between this site and Main facilities. The lower level could be flex light industrial, office, and/or
Street is a prime opportunity to redevelop retail, service, office, studio space with upper-level flats, lofts and/or townhouses. If it is

not possible to renovate the current structure, then redevelopment

and/or restaurant services to complement the new population of )
should be considered.

Downtown residents.

DOWNTOWN TRANSFORMATIONAL PLAN
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13 Agney Avenue

Positioning Plymouth for Improvement

GOMAN-+YORK
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Front Elevation of New Building

In Accordance with the Image to the Left:

1.
2.

L9

Site improvements to create a new streetscape, access, and parking
Front entries opening onto the sidewalks and providing access for
home office, studio, and workspace
Building up with residential and loft space above
Sample building scenario:

1st floor is a 2-story space with public office access

2nd floor is a flat for studio and/or apartment living

3rd floor is a garden terrace loft with views of Main Street

DOWNTOWN TRANSFORMATIONAL PLAN
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Eastern Gateway

Positioning Plymouth for Improvement

GOMAN-+YORK

In Accordance with the Image to the Left:

Incorporate flag and banner program when and wherever possible
Gateway signage to mirror improvements made at the Water Wheel
Remove or relocate utility signage

Enhance fence and provide for pedestrian accessibility

Create a parklet offering similar to the Gateway on the other end of
Main Street

v B Wi
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American Legion

Positioning Plymouth for Improvement

In Accordance with the Image to the Left:

1. Enhance or finish any incomplete projects

2. Intentionally add character or architectural definition to
improve the hall’s contribution to the quality of Main Street

3. Create a transition from parking to building

4. Connect the landscaping to the entrance

5. Landscape the signage and flagpole into a focal point

DOWNTOWN TRANSFORMATIONAL PLAN
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Positioning Plymouth for Improvement

Positioning Plymouth for Improvement

Creating a Plymouth Brand

Recognizing that image, especially aesthetics, is a problem for Downtown
to solve, the development of a Downtown and Plymouth brand would go
a long way to improve the community image, cultivate name recognition,
and market the community, specifically the commercial districts. Such a
community branding program could include a unified signage program,
street banners, and wayfinding.

The Process:

1.

staff or consultant to determine the “Look” of Downt

volunteers, and business owners. This team should work%':
consider the various uses of the brand.

Develop a Marketing and Communications Pl plan includes
the budget and funding for this program. C r if this is done in-
house (town staff) or hiring a eting consultant. Consider that
funding this program is to maeKet D@wntown, and its businesses, and
to foster economic deve nt. This plan will be the roadmap to
%\/ear-round and should:

enhance the downt@
. Focus@ brand development, theme, and identity,

developwg the marketing strategies, creating guidelines, and
begin implementation in Year 1.

* The plan should be developed as an ongoing and phased-in
effort that will expand the efforts — it is recommended that a

GOMAN-+YORK

that the efforts be
rtunities arise.

5-year plan and budget be developed a
evaluated and adjusted yearly a

* Incorporate how to N e that “you are in
Downtown"—i.e., devel@p hashtags for social media, possibly
a tagline, gi- in€é what sources can be utilized for
messagi rblsipesses, to the public and the surrounding

co n 3
lop or build on signature town events that help to

ote and reinforce the brand.

nows the area and can reflect in the design that Downtown is a
special and unique area. The designer should also be able to apply
this new look to your marketing efforts — for various applications as
well as for use within the town, on the website, and by the
businesses.

Select a Brand and Marketing Team — The team should be 9 . . _ . '
comprised of key stakeholders from the downtown - offici. @E“ ge a Graphic Designer — Consider using a local designer who

Utilize the Brand to Create a Welcoming Atmosphere — A banner
program is one way to visually launch the new brand and market
districts. This can be done strategically throughout the districts —
intersections, public spaces, and in shopping plazas. The new brand
should be able to be incorporated into signage or wayfinding
improvements for future project phases. Keep in mind that the
brand should be able to be replicated for other uses throughout the
community as future needs arise —i.e., gateway signage on Rte. 72.

DOWNTOWN TRANSFORMATIONAL PLAN
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Directional, Wayfinding, and Welcome Signage

Positioning Plymouth for Improvement

-
o
- o
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WELLS | Sign Elements and Wayfinding Specifications Favermann Design | January 2019
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Signage

Positioning Plymouth for Improvement

In Accordance with t ¥ges}o the Right:
1. Signage need e ed, and throughout the corridor sign
regulatio ut in place, regulated, and enforced

2. Custom dn incorporating the character of the past into new
signage will fefresh a business’ brand awareness

Use branding and signage to create and convey a new look

4. Enhancing the al-fresco dining terrace, updated landscaping, and a

new sign could be further improved by adding a signature focal
piece of artwork for passersby to elevate the business’ recognition

w
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Creating a Downtown Brand

Positioning Plymouth for Improvement — Unlocking Plymouth’s Potential

Get cliché with it!

/

Lo" pmimirat

Z

¥/
at the Eg‘\bﬂe' d

e i
X Arts in P

A 2
In Accordance with t ges to the Right:
1. Create a Lo bridge or fence that would play on the Town’s past. Keep in
mind tha need to be reinforced to endure the weight of the locks
2. Incorporati custom-built lock piece of artwork or topiary gateway potentially at

the library, gateway parklets, or Baldwin Park tells the unique story of Plymouth
3. The key to ‘Unlocking Plymouth’s Potential” could be in embracing cliches and the

Town’s history.
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Creating a Downtown Brand

Positioning Plymouth for Improvement — Unlocking Plymouth’s Potential

In Accordance with the Imagessto the Right:

1. State and Federal grant pr sometimes require a percentage of the award to be
dedicated to public artwo d mwral installations. Competitions and “installation” of
artwork can be vents that draw visitors to Plymouth.

2. There are “ @ d literal interpretations of “locks” and more interpretive forms

history in the Town

3. Some of thgghstallations could be hands-on, more “interactive”, involving users in
more of a “sensory-event” experience such as involving the Historical Society, the
Library, and the Lock Museum in a Lock or Story Walk

4. Take the “ESCAPE ROOM” to a different level by incorporating it into a street event
along a revived South Main Street

DOWNTOWN TRANSFORMATIONAL PLAN
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Positioning Plymouth for Improvement

Positioning Plymouth for Improvement

Governance Structures & Engagement: Plymouth’s Downtown would
benefit from more formal structures of governance and community
engagement to better -cultivate relationships with stakeholders.
Therefore, Plymouth should proactively work to further engage
Downtown stakeholders by doing the following:

* A simple and time/cost-effective way to engage businesses
would be to host quarterly (or bi-annually) meet & greets at
the town hall for each of the commercial and industrial
districts.

* Consider as similar meeting as above to target and engage

property owners in discussions about investment O
eng

(re)development.
* Host property owner meetings annually to their
needs and ideas.

* Engage in more frequent meeting Qners who are
looking to invest in the near tegm. iscuss incentives that
Plymouth could provid Ip facilitate investment.

* Evaluate and con if it is worthwhile to create formal
merchant/b ssf antl/or property owner associations or
district %\ vide formal governance structures within the
commergia#and industrial districts.

Celebrate Downtown Businesses: The Economic Development
Commission, in association with the Mayor's Office, should consider
celebrating Downtown businesses and their investment in Downtown.
Some simple ways of doing this include the implementation of a ‘ribbon

GOMAN-+YORK

cutting’ program for new businesses and exist$iness expansions.
7
ion,

The implementation of a yearly ‘Business }Jr¥e award program.
The award categories could be Bus;i)x’I

New Business, and

i
Property Enhancements/Maintenganc award for high-quality
property maintenance w % ng way in encouraging and
promoting higher sta % sthetic improvements and pride in
ownership. «@\
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Positioning Plymouth for Improvement

Positioning Plymouth for Improvement

investment in terms of Downtown investment when creating budgets,
especially the Capital Improvements Plan (CIP). CIP investments aimed at
place-making and quality of life, such as sidewalks, bike lanes,

Strategic Investment: Conceptualize government budgets and project Plymouth should:
ent Commission and

determme the kind of
ses) Plymouth wants most

Planning and Zoning Co

* Work between the Economic D
businesses and dev op e X

streetscapes, and public/community space (Baldwin Park and the River)
. O ; ] and allow the -of-right site plan.

will go a long way to cultivating the economic ecosystem that businesses
and residents seek. . Engage ' e wners in discussions about the most
) ) e a d encourage them to consider and invest in

* Link the CIP to the Plan of Conservation and
. . . us s—mcludmg what they need from the Town to make

Development (implementing the Plan recommendations) and vestments.

this Downtown Transformational Plan.

Con5|der creating (and funding) preliminary conceptual
e By utilizing the CIP for investment in the Downto . o
designs for redevelopment sites to inspire and demonstrate
Plymouth can establish the process and culture of ¢ potential
investment—a means of moving towa nuous '

improvement in Downtown.

Intentional Development: Most communii react|ve to
development—allowing the market to proposeN\de Iopments that are
then reviewed, debated, and appro or deflied by the community (the
land use commissions). Plymouti{ should consider identifying properties

Downtown that are prim fo tment or redevelopment and engage
the property owners i u 5|ons around how the Town of Plymouth
can encourage (a with redevelopment and investment. Being

intentional about t - evelopment Plymouth wants, is about investing
(time and effort) in planning for and encouraging development.
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Chapter Thirteen:

Implementation




Framework for Strategic Investment

Implementation

Introduction

Creating improvement and re-positioning Downtown Plymouth to
compete for investment requires strategic interventions systematically
aimed at mitigating threats and weaknesses while building on strengths
and leveraging opportunities. To accomplish this, Plymouth must
systematically intervene in the market. Therefore, the recommendations
and strategies provided in Chapter 11 cannot be viewed as a list of tasks
or projects to be completed and checked off a list. The recommendations
and strategies must be understood as intentionally designed
collective interventions aimed at achieving improvement, moving the

weak Downtown market to become a healthy market that compete@

investment. Plymouth must view the recommendations of Ch
holistically as a systematic program of improvement.

Framework for Strategic Investment

As explained in Chapter 11, the problems in %, are physical
conditions, market, and image. To so hesgp lems, |mplementat|on
must seek to:

?rloratmg conditions and decline by
0 the product on display to enhance the

nce of Plymouth’s Downtown.

*  Physical Conditions:
improving the qu
aesthetics andfe

e Market: Grow demand through strategic interventions aimed at
increasing the critical mass of population and households within and
proximate to the Downtown by allowing greater diversity in use and
higher density.

GOMAN-+YORK

* Image: Improve the image of Downtown by, fo
design, brand, public spaces, and act|va

sing on aesthetics,
to be inviting and

vibrant. Create higher standar x perty maintenance and
aesthetic appeal. j‘
To solve these problem Downtown toward improvement,
Plymouth must sj y work at mitigating threats and
weaknesses whi on strengths and leveraging opportunities.
Therefore cro-scale framework presented is used to guide
|mpI ' In Chapter 11 each of the recommended strategies was
d explained. Now this framework is further explained in the
nte of what is needed and required for implementation.

Target investment in Downtown. Plymouth must commit to a 5- to 7-
year plan of targeting investment into Downtown. Recognizing the
limited resources of local government, Plymouth must make difficult
decisions as to where and how it will invest. Downtown, for the next
seven years, must be privileged over other locations and other
investment opportunities. This does not mean Plymouth cannot invest
in other locations or initiatives, but that it must commit to yearly
investments in Downtown.
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Framework for Strategic Investment

Implementation

Improve the aesthetics of Downtown. In years 1 to 3 beautification
must be the top priority. This means meticulous landscaping and care
of the public and private realms. Planting of flowers (including
hanging pots and large ground pots), installation of the gateway
treatments, and improvements to Baldwin Park. This is also the time
to demolish Town-owned structures that detract from the Downtown
and to engage property and business owners, encouraging them to
join the Town in these efforts and step up the maintenance of
their properties, to strongly encourage them to display flowers and fly
flags (American or seasonal banners).

Improve the standards of property maintenance: Over the first ﬁve
years, the Town of Plymouth must encourage property o
improve their standards of property maintenance. %

to discussing the importance of property maintenan ith ners,
and encouraging owners to improve their standar, wn should
implement a fagade improvement progra Downtown is
relatively small, a matching grant program p to $10,000 per
building facade should be imple ed.

t. "Code enforcement must be
ensure meaningful improvement in
property conditi Il help to improve aesthetics and establish
new norms. Co rcement will send a strong message that the
Town is committed to improvement, is a partner with property
owners who are code-compliant, and that it is serious about
mitigating threats to public health and safety. The community must be
patient, and understand that code enforcement is challenging, and
that compliance takes time. When possible, Plymouth must use its tax

Remediate conditions
prioritized in years

GOMAN-+YORK

foreclosure authority, as well as any other ilable tools, to secure
blighted and deteriorated propertles n must also be
committed to demolishing deteriorated Town-

owned properties that detra he Downtown. The Town
should also attempt t ire Maln Street, renovate it, and
resell it.

Remove bar tment By year two, Plymouth should begin
work ongfa*co ensive update to the Zoning Regulations. The
r 1 r%)f the Zoning Regulations update should be to create
’ s that remove barriers to investment in the Downtown. The
ere is to get the proper zoning in place as the market begins to
mprove and new investment starts flowing into the Downtown.

Encourage and allow greater density and diversity in land
uses. Allowing greater density and diversity of commercial and
residential uses, including mixed-use and standalone multi-family
development, will create opportunities for new value to be created.
The opportunity for new and greater value to be realized by property
owners and investors will become an incentive for investment.
Allowing greater density and diversity in uses can be achieved through
the Zoning Regulations update. As part of this aim to create new
density and diversity of uses, Plymouth should be cautious about
allowing the conversion of first-floor storefronts into residential
spaces; maintaining a critical mass of commercial space is important
to the economic vitality of the Downtown. That said, allowing for
residential uses as part of (re)development plans, including some first-
floor apartments or townhouses, can and does have a place in the
repositioning of the Downtown market.
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Framework for Strategic Investment

Implementation

Provide incentives to overcome the higher cost of
redevelopment and infill development. The first two years of
implementation is when the Town should build its economic
development toolbox. Plymouth must review existing policies,
ordinances, and practices and adopt new policies and practices that
ensure the Town has the tools needed to incentivize new investment
and development. Such policies and practices should include tax
abatements, tax fixing agreements, and the establishment of a Tax
Increment Financing District—which authorizes the use of Credit
Enhancement Agreements.

Create a Downtown brand and image. Creating a brand and image @te

for Downtown should be thought about in a multiplicity of ways m
example, first, follow the recommendations for creating a b and

for designing and installing gateways and wayfiading nage.
Plymouth must then think about how the bran used and
drawn into the community to be used bygbusi , events, and
community programs. Last, and not until imgro¥ement is occurring,
the Downtown brand can be use r marReting the Downtown. That
said, be cautious and do not rketthe Downtown before it is ready
and improvements can n. Make sure the Downtown is a

S é
product worthy of s@%rger audience before you try to sell it.

Focus on the @t s and design of (re)development. Improving
the quality of aestfietics should be embedded in all things Downtown.

Improving the appearance of buildings, signage, landscaping,
streetscape, parks, the river, the gateways, etc. Everything must be
clean, neat, and aesthetically pleasing. As shown in Chapter 11,
specific sites such as the Library, Lock Museum, and the American

GOMAN-+YORK

ation sites to show
addition, as shown
an be set for signage in

Legion Hall property can be used as demaqapst
how physical appearance should be imp

with the Eagles Nest signage, a ne \
the Downtown. ;

Create informal and fqorifialig ance structures. This strategy does
not need to st Qﬁ ely since maintaining the capacity to

implement o iorities discussed above is key. However,
within t st few Years, Plymouth should seek to engage Downtown
stakeh rsgin an informal or formal Downtown organization. This

w ovide opportunities for communication, networking, and
ction with Town government, and managing everyday items,

issues, and opportunities related to Downtown.

o
2
3|
E
x
xo|
Y
]
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Gateways & Baldwin Park

Implementation

Gateways $
The Eastern and Western Gateways are near-term interventions and - O

priorities, not simply because they are gateways to Downtown, but . < A i
because they provide an opportunity to elevate the standards and i
expectations of design and property appearance. The Gateways will be
the first contact for most people and visitors coming to or through the
Downtown. The Eastern Gateway provides the opportunity to repurpose
a vacant lot, which will improve the aesthetics, while the Western o
Gateway enhances and improves the aesthetics of the existing Water

Wheel site. As part of the Eastern and Western Gateway improvements, @

the overgrowth along the river should be removed, daylighting the ri
for enhanced aesthetics. ? Eastern Gateway

Baldwin Park

Baldwin Park is the crown jewel of Downtown an s be treated as
such. The Town of Plymouth should engage the IFPark Association
in a public-private partnership aimped gk in¥proving the physical
conditions of the park and provigi &gular programming in the park.
li tem®providing a fiscal resource for
creating an adopt-a-bench program
(see Bushnell Par ) to provide park benches throughout the
park. Other impro , as determined by the Foundation and Town,
should be implemented, and programming/events in the park should be
increased. The more programming, the more visitors to Downtown.

This should include a budg
maintaining the Park.

Western Gateway
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Lock Museum of America

Implementation

Lock Museum of America

The Lock Museum of America is a “key” asset for the Downtown. The O$
Lock Museum is the embodiment of Downtown's history, a driver of "\
visitors to the Downtown, and an opportunity for branding Downtown. 0

The Lock Museum is an asset to leverage. As an asset, the Museum %

property needs to shine; this provides an opportunity to demonstrate the \

importance of aesthetics and improved standards of property "

maintenance. Based on location, opposite the Library, the Museum site 6

offers an opportunity to extend the design elements of the Library site, 0\

to the Museum, while upgrading the aesthetics of the Museum. As part
of the recommended landscape improvements in Chapter 11, a new@@

modern sign should be included in the improvement. ?

Lock Museum
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South Main Street Redevelopment

Implementation

Downtown — South Main Street Redevelopment The second step, while implementing the streetscap® improvements is to
. ' ' engage the property owners in a discussio vision for South
South Main Street, at the intersection of Route 6 and south to Agney  pain Street, the Town's commitmen itg South Main Street,

Avenue has good bones and provides a great opportunity to leverage to  jn4q the Town's willingness and dasike t& partner with the property
create a focal point or a Center to the Downtown. The properties along  5\wners and provide incentj r Brivite investments. As part of this
the east side have character, while the functionally obsolete retail plaza step, the Town sho blementing plans to daylight the

along the west side provides an ample site for high-density pequabuck River the¥etail plaza and develop further plans to
redevelopment. This creates an opportunity to establish a two-sided daylight thi ;-Eve downstream of South Main Street. The river can

commercial block along a local street that can be designed, configured, provide a
and activated to a pedestrian scale. \

In addition, the commercial property on the south side of Agney Avenue
and the former mill further south on South Main Street provide added %
potential for commercial, residential, and mixed-use developmgn
mill should be conceptualized at a much later phase aft proyement
has occurred on South Main Street. The commerci ilding fronting
Agney Avenue provides opportunities for multipl @wercial spaces;
possible retail or office space, or for conversi o live-work space,
with ground-floor commercial and ugpgljloefres dential.
pr

While the Town does not own erties on either side of South

Main Street, it can enc g vement and movement toward the
vision discussed in by leading with investment in the public
realm. Therefore, tReetscape improvements shown in Chapter 11

are the critical first¥8tep. The Town of Plymouth must invest in this
redesign of South Main Street, creating a high-quality aesthetic. This
should include installing sidewalks on Agney Avenue adjacent to the
cemetery and the resurfacing of Agney Avenue.

: | TR A i
South Main Street Aerial Conceptual
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South Main Street Redevelopment

Implementation

Downtown — South Main Street Redevelopment

The third step to the South Main Street redevelopment will be the
redevelopment of the properties on either side of the street and the
commercial property on Agney Avenue. While the redevelopment of
private property will be dependent on the willingness of the property
owners, the Town can encourage and entice the owners to redevelop
their properties. The Town's commitment to improvement, vision,
investment in the public realm, and incentives in the form of tax
abatements should help to entice them. The commercial plaza is likely
the most important piece of the puzzle, due to its size and the potential

critical mass of mixed-uses it can provide. Mixed-use is key to creating
site design that engages the street front on South Main

Residential units will also be important to provide a critical Ss ©
q
f

population to the site. It is also important to ensure_ad te parking,
including exchanging public incentives for the inclu @ me public
parking on the site, possibly along the river at t ofthe parcel.

When investment and redevelopm occuf on the commercial plaza
site, market forces will bring the gduth Side of South Main Street and the

commercial property on Agn nue to the table. The key overall will
be to leverage publici vas$ to*get what the community desires in the
vision. If the desi attract investment to the properties on the
south side of Sout in Street, then the Town should consider more

robust facade improvement grants for these properties, up to $25,000
per facade for matching investment by the owners.

GOMAN-+YORK

A

South Main Street Conceptual
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Agney Avenue Redevelopment

Implementation

13 & 99 Agney Avenue

The property at 13 Agney Avenue, behind the Volunteer
Ambulance property, provides an opportunity to think creatively about
redevelopment potentials of properties within the Downtown—these
ideas could also be applied to 99 Agney Avenue, the commercial building
at the corner of Agney Avenue and South Main Street. The self-storage
site is a larger parcel with a 20,000 square foot footprint and ample area
for parking and green space. If redeveloped into a live-work space, with
a second story, and third-story loft, the property could likely vyield
between 40,000 and 60,000 square feet of gross floor area and provide

"live" space would add population density to the Downtoy e
commercial workspace would maintain the commercial” akd economic
development focus. As part of any redevelop G site, the
overgrowth along the river must be removed a vér daylighted for
aesthetics, and if possible, public access proyided. Daylighting the river
and providing public access shoul f@t of any redevelopment project
that abuts the river. %

Agney Avenue B ‘@F v
The Agney Avenue , including properties fronting on Route 6 should

be a mid-term priority, in 3 to 6 years. Landscaping improvements to
Grandview Estates would improve aesthetics. The Thomaston Savings
Bank property is a larger parcel with greater development potential than
is being realized. Therefore, the relocation of the bank and the

GOMAN-+YORK

redevelopment of this site should be considergd.
plan for this site should encourage an L-sha i

6 at and near the corner
improvement, especia iMprovements. Matching grants for up
to $25,000 shOLK le ted along with other incentives.

: i

approximately two-dozen units. Themed as an art or maker space, the
ground floor could include a gallery and small retail space. The r%f @

3

ny redevelopment
with commercial
pper-floor offices or

Street must be a priority for

space along Route 6 and fronting A @
residential units should also be ?QA(%%‘:L he properties fronting Route
th WMa

\2

3 fﬁ

- e

o L

13 Agney Avenue Conceptual
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Designh & Signs

Implementation

Design and Signs B $
The American Legion Hall is a focal point of the community and a place of _ % - . R

pride. Recent renovations have been well-received, the building is one of
the newest and well-maintained buildings in Downtown. That said, the
building feels incomplete, and the landscaping is sparse. The
recommendations in Chapter 11 offer an opportunity to do a
demonstration project that further enhances the design of the building
while elevating the aesthetics of a highly visible property in Downtown. A
matching grant of up to $25,000 should be offered to complete facade
enhancements and landscaping.

Signage throughout the Downtown is dated, of a past era, and n > P — D

modernizing. In fact, updating signage throughout Down ) American Legion
properties improve, will go a long way to improve the owﬂ aesthetics

of Downtown. The Lock Museum and the American L¢Bia I, as semi-
civic spaces, provide prime opportunities to demo & improved sign

design. In addition, the Eagles Nest Restauran ides an additional
opportunity for a demonstration projett wish commercial business. For
example, the Town could provi atehing grants—up to $10,000 per

sigh—to these three sign d€mgoRstration projects to have new signs
designed and installed.

O
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Implementation Conclusions

Implementation

Additional Improvements — Long Term cohesive and connected feel within the Downtown.§or example, unified
' . ' streetscaping details and designs, along wayfinding sign
The recommended improvements in Chapter 11 totaled 22 items that design, and well-designed similar it go a long way to

span the entire Downtown area. Many of these improvements, those not improving the aesthetics of Downtawwhile elevating the standards of
specifically discussed in this Implementation Chapter, should be viewed &}

property design and maint nYthepublic realm. Another example,
as future opportunities and long-term objectives. The primary reason for flooding the Downto rs, in both the public and private
this is that many of those recommendations will depend on the | o5ims will add cole X esthetic appeal.
individual objectives of property owners. However, that does not mean

that the Town of Plymouth should be passive. For example, Plymouth 6 _

should engage in discussions with owners of the Immaculate Conception \

Church and The Lyceum about future plans and opportunities. These are

both key sites and can offer great opportunities for f
g0

ea

redevelopment or reuse. The Lyceum site is large and could b

site for future multi-family or mixed-use. The Church site may pr
opportunity for a historic site, celebrating the historical significahce of
past Church leadership. Therefore, it is imperative @ n éngage and
remain engaged with property owners, discusSihg wfe opportunities
and creating the capacity to seize those ppoﬂun ies.

Implementation Conclusi

The recommended im nd sampling of projects provided in
Chapter 11 and his Chapter, provide a framework for
improvement. Wh ch of the specific site recommendations stands

on their own as redevelopment projects and improvements, they also
provide contextual guidance that can be translated to any other site or
property within the Downtown. The key is to create themes of
improvements, design, and overall aesthetics, aimed at creating a more

GOMAN YORK DOWNTOWN TRANSFORMATIONAL PLAN 42

TOWN OF PLYMOUTH



Implementation Conclusions

Implementation

For this Transformational Downtown Plan to be realized, the Town of
Plymouth will have to lead by example. Town-owned properties and the
public realm must be meticulously maintained, setting the standard for
high-quality property maintenance. The Town must also be engaged in
managing the issues and activities of Downtown. This means sweeping
the sidewalks and streets, removing trash, and planting and maintaining
flowers. The Town must also engage the community stakeholders,
maintain an open dialog, and be a willing partner.

The Town, stakeholders, and community as a whole must embrace
history and the history of locks. Leveraging history, especially locks, { oyt S < AN ATEC Y
provides an outstanding opportunity to brand the Downtown, while@ PRV o A _‘ pEAL 2 IRE ‘
creating a unique user experience. The Lock Museum's creatj it@

opening and operating an escape room is a great example b
drawing on the history of locks and leveraging that historyfiRthe phesent.
The Escape Room not only celebrates history, it Is ides a unique
consumer experience. This history and the ex ° and needs to
be leveraged, embellished, and drawn into the\community. Escape to
Downtown could be a potenti eme?” More importantly, even
though European cities populari heNock as a symbol of lasting love,
an emergent part of the touri rience, Plymouth can lay claim to the
lock, and the exper;j n@ s are Plymouth's history and can unlock
Plymouth's future@h in the concept of the locks and their history
from the displays n the Museum and open the gates of those locks
to new opportunities and experiences in the community. Escape the
Downtown era of decline and low self-esteem and unlock a future of
pride, confidence, and prosperity. This is the “key” to Unlocking
Plymouth’s Potential!
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