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October 16, 2010 
 
Arthur Collins 
President 
Collins Enterprises, LLC 
2001 West Main Street, Suite 175 
Stamford, CT 06902 
 
Re: Review of The Landmark at Talbot Park 
   
Dear Mr. Collins: 
 
I have reviewed your plans for The Landmark at Talbot Park for its implications for the 
future of Wards Corner, and for its consistency with the 2004 Greater Wards Corner 
Comprehensive Plan, for which I was one of the professionals-in-charge for the consultant 
team. It is my understanding that there are specific concerns in the community regarding 
the impact of the project on the Wards Corner neighborhood, particularly regarding density, 
scale, rental vs. ownership, and traffic.  
 
I begin with a synopsis of key provisions of the Greater Wards Corner Comprehensive Plan 
which are applicable to your plan for The Landmark at Talbot Park. Although the site of your 
project lies just outside the study area boundary of the Greater Wards Corner 
Comprehensive Plan, the assessment of existing conditions, market factors, planning 
principles and neighborhood revitalization strategies are all applicable. Specific provisions of 
the plan which are relevant to the Landmark at Talbot Park are cited below, along with 
commentary on the consistency of your project with these plan provisions. 
 
Plan Principles (pages 4, 5) 

· Encourage a new, more urban pattern of development in Wards Corner, one with a 
lively mix of uses, a pedestrian orientation and a renewed sense of place. 

· Encourage diversification of the housing stock, with quality higher density housing 
interspersed with retail to generate an active pedestrian environment. 

· Seek redevelopment of blighted, crime-plagued properties…  
· Encourage townhomes and market-rate rentals in under-used or deteriorated 

locations [along Little Creek Road] to diversify the housing stock at the high end of 
the market. 

 
Commentary 
The Landmark at Talbot Park is consistent with, and I believe would contribute to: 

- a more urban pattern,  
- a pedestrian orientation,  
- a renewed sense of place, 
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- diversification of the housing stock with quality, higher density housing, 
- redevelopment of blighted properties, 
- more market-rate rentals in deteriorated locations, and 
- a diversification of the housing stock at the high end of the market. 

 
Community Assessment / Residential Market Analysis 

· …the regional economic overview and the residential and commercial market 
analysis below, show that the Greater Wards Corner area has tremendous future 
potential as both a desirable commercial destination and as a location for new 
market-rate and condominium apartments. (p.8) 
 

· Rental households with significant incomes are potential targets for ownership 
housing…Another important indicator of potential demand for residential units 
comes from the number of households who rent as oppose to own. Approximately 
59.5 percent of the housing units in the study area are renter occupied…. The 
existing renters in the immediate and neighboring markets are potential buyers in 
the Wards Corner housing market….An excellent source of new homeowners in a 
given neighborhood are the existing residents with sufficient income that are 
currently renting (p.11) 
 

· …in the past few years, the rental units in the City of Norfolk have actually  declined, 
and at the time of this report, no new projects were planned. However, an analysis 
of rental and ownership trends shows that there is latent unmet demand in the City 
and in Wards Corner…this strong increase in rent of eight percent in the face of 
extremely low vacancy rates suggests a significant unmet demand for apartments in 
the Wards Corner market…If a new market-rate project is added to the market, it 
will likely attract households from outside the primary housing trade area. Based on 
the fact that few, if any, new apartment complexes have been built in Norfolk in 
recent years coupled with the new Wal-Mart/Mid-box potential, this inflow should 
be significant. (p. 13) 
 

· From the analysis above we can conclude that there is demand for both market-rate 
ownership units, particularly single family dwellings, as well as market-rate and 
even luxury apartments. The ownership market will continue to exist in the below 
market-rate dwellings, but no attempt should be made to add additional units of 
this type to the market. As the overall market gains strength, it is likely that these 
below market units will be replaced at market rate. The apartment market, while 
trending slow over the last year, shows promise in the future. With strong 
employment centers in the Navy base and elsewhere in the region, the strong 
demand for rental units will only get stronger. The luxury apartment opportunity is 
one that will likely be met once the retail offerings have been upgraded and the 
social issues and the perception of crime have been reduced or eliminated.  
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Commentary 
While the market assessment acknowledges that within Wards Corner there is a higher 
percent of rental units than ownership units, it is the absence of market-rate and luxury 
housing, both ownership and rental, which is the nature of the imbalance. The issue is the 
incomes and other socio-economic characteristics of area households, rather than an issue 
of rentals vs. ownership units. From this assessment it can be concluded that The Landmark 
at Talbot Park could contribute the following positive market influences in Wards Corner:  

- It will replace a low rental rate, less desirable and problem-prone complex with 
much higher quality market-rate housing. 

- It will meet a currently unmet demand for higher end rental housing, which can be 
converted to ownership units.  

- It will attract into Wards Corner new, higher income households, who unlike the 
current tenants of Riverside apartments, are potential purchasers of ownership 
units, either upon conversion of the Landmark at Talbot Park to condominiums, or 
elsewhere in Wards Corner as new higher end ownership projects are built.  

- It will provide a housing type that, because of its design features such as articulated 
entrances, porches, balconies and other features that distinguishes individual 
residences, can be in the future converted to condominium ownership units. 

- Although an “intangible factor”, the replacement of a marginal, outdated rental 
project with a high quality residential  development, could be considered a 
“pioneer” development in Wards Corner. The success of such a project could reduce 
the perceived risks to projects that might follow, increase confidence in the future 
of Wards Corner, and contribute to a momentum of re-investment and revitalization 
which the plan had sought to set in motion. 
 

Community Assessment / Retail Market Analysis 
· Our analysis has shown that there is a significant amount of available household 

expenditure from Uptown District residents to support a regional shopping district. 
Much of this expenditure potential is currently leaving the area due to a lack of a 
competitive product. Given the right mix of retail offerings, we believe that the 
Wards Corner / Uptown District can and should recapture those lost sales. 
 

Commentary 
A major purpose and objective of the Greater Wards Corner Comprehensive Plan was the 
replacement and redevelopment of the existing obsolescent and largely vacant retail space 
in Wards Corner with a new retail mix that can recapture lost retail sales and re-establish 
Wards corner as a retail destination. By increasing the total disposable income of residents 
by attracting new households with substantially higher household incomes, The Landmark at 
Talbot Park will make a significant contribution in support of retail revitalization and existing 
and potential local businesses.  
 
 
Conclusion 
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Based on a comparison of the characteristics and features of The Landmark at Talbot Park 
with the policy provisions of Greater Wards Corner Comprehensive Plan, I believe the 
proposed development to be fully consistent with the plan, and the type of development 
which we had hoped would occur to set a high standard and create a momentum of re-
investment that would improve the quality of life and livability of the Wards corner 
community. 
 
Other Concerns 
Beyond the issue of consistency with the Greater Wards Corner Comprehensive Plan, I 
understand that some neighborhood organizations have raised these specific concerns: 

· Rental vs. For Sale 
· Density / Traffic Impact 
· Building Scale, Bulk and Mass 

I address these issues individually below, along with another factor that should be 
considered, that of community character. 
 
 Rental vs. For Sale 
The Greater Wards Corner Comprehensive Plan acknowledges that there are significantly 
more rental dwellings than ownership units in Wards Corner.  It would be advantageous to 
have more ownership dwellings for the purpose of neighborhood stability. Nevertheless, the 
fundamental problem in Wards Corner is the concentration of blighted, obsolete and 
otherwise marginal quality housing. The concentration of less desirable housing attracts a 
concentration of lower socio-economic households, creating pockets of poverty and crime 
which becomes a destabilizing influence on the surrounding community. While this problem 
is most severe in the “Texas streets” area, it is also a concern at Riverside Terrace.  
  
The need is to attract greater proportions of middle and upper middle income households 
with the quality, higher density housing, and market-rate rentals called for in the plan. 
These households can be attracted to both rental and ownership housing which meet 
expected standards of quality. There are several factors unique to Wards Corner, which 
make quality rentals preferable to ownership units, including the transiency and need for 
ease of mobility which is a fact of life for the area’s military families. Based on the market 
rent analysis that was conducted in the planning of The Landmark at Talbot Park, the rent 
levels anticipated appear to approach the likely mortgage payments, if those same units 
were for-sale condominiums. Therefore, the incomes of those initially renting would likely 
be at levels to allow them to become owners when the transition to condominium 
ownership occurs. The fact that The Landmark was designed to be indistinguishable from 
high quality and luxury condominiums, helps to facilitate this transition.   
  
Density / Traffic Impact 
I understand that there is a desire by some in the community to lower the number of 
dwellings well below the proposed 360 units. If the proposed development were clearly out 
of scale with its surroundings, there could be a reasonable case made to do so. As discussed 
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below, that is not the case. This greater number of dwellings could conceivably add a few 
more trips than presently generated by Riverside Terrace. I believe this increase to be 
negligible, particularly in the context 24,700 ADT (vehicle trips per day) on Little Creek Road 
and 18,600 ADT on Granby Street, both of which, at the time of the Greater Wards Corner 
Comprehensive Plan, were operating acceptably at Levels of Service C and B, respectively.  
The converse argument, consistent with the plan, is the greater the number of new middle 
and upper middle income households attracted to Wards Corner, the greater the positive 
shift toward socio-economic balance, the greater the support for local businesses and the 
greater the contribution to the tax base and fiscal health of Norfolk. 
 
Building Scale / Bulk / Mass / Community Character 
The attached “before and after” depictions capture the stark contrast between the present 
character of Riverside Terrace with the design of The Landmark at Talbot Park.  At 2-4 
stories, The Landmark at Talbot Park is comparable in scale with Riverside Terrace and 
entirely compatible with its surroundings. The present Riverside Terrace makes no positive 
contribution to community character. It has no articulation or variation of roofline, no 
variation in its single façade plane, no variation in its industrial character fenestration and 
single material (brick) cladding, and no features such as porches, balconies or individual 
dwelling entrances. It also has interior hallways which eliminates individual dwelling identity 
and compromises the visual connection between dwelling and street that is an essential 
principle of “defensible space”. 
 
The design of The Landmark at Talbot Park is comparable in quality and design with some of 
the best multifamily housing recently built in downtown, Freemason and Ghent. It has the 
exterior features desired for a high quality multifamily residential development: variable 
pitch rooflines, varied façade planes, varied siding and brick cladding and fenestration which 
is integrated into the design. Most important, it incorporates entrances, porches and 
balconies which articulate individual residences and provides “eyes on the street”, an 
essential principle of design for safe neighborhoods. 
 
Based on all the factors cited above, I believe that the present plan for The Landmark at 
Talbot Park is fully consistent with the both the intent and the specific provisions of the 
Greater Wards Corner Comprehensive Plan.  I believe it could have a tremendous positive 
impact on its immediate surroundings, and set a high standard of quality and help lead the 
way for other revitalization and redevelopment efforts which could make Wards Corner a 
more economically balanced, prosperous and livable community. 
 
Sincerely, 
 
 
 
John E. Fernsler, AIA 
Principal 
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