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1.0  Introduction 
 

The United States Department of Transportation (USDOT) Federal Highway Administration (FHWA) 

and the Connecticut Department of Transportation (CTDOT) have initiated the environmental review 

process for the Interstate 84 (I-84) Danbury Project (the "Project") in Fairfield County, Connecticut, in 

accordance with the National Environmental Policy Act (NEPA), the Connecticut Environmental 

Policy Act (CEPA), and other regulatory requirements.  The Project is being pursued to improve 

safety, increase capacity, and improve operations and access between exits 3 and 8 in Danbury.  This 

±6-mile segment of I-84 experiences significant congestion and is CTDOT's highest priority on the I-

84 corridor west of Waterbury.  The Project is included in Let's Go CT!, the Governor's 30-year 

transportation investment plan.  Improving safety and access and reducing congestion on this 

section of I-84 is expected to have positive effects on commerce in the city, the region, and the 

state. 

 

The purpose of this Inventory and Analysis of the Existing Human Environment is to provide a 

summary of existing conditions within the corridor.  This information will be used as a benchmark 

that will assist in the development of the project purpose and need, inform the NEPA and CEPA 

public outreach process, and assist in the evaluation of alternatives.  Additional information will be 

collected as part of the alternatives analysis process.  Topics that are included in this document 

include land use, zoning, development patterns, socioeconomics, environmental justice, and Title VI. 

 

The human environment analysis was completed at a larger geographic extent than other resources, 

which reflects the impacts that the highway has on the population of the larger region.  While the  

Project area only reflects the areas on I-84 between exit 3 and exit 8 and short segments of State 

Route 7 (SR 7) that are most likely to be directly impacted by construction, the indirect impacts of 

the Project extend well beyond the areas that are immediately adjacent to the highway.  The Human 

Environment Study Area (HESA) reflects the areas and populations that are most likely to be 

indirectly impacted by this Project.  The HESA includes the full extent of census tracts that are within 

the city of Danbury, as well as adjacent census tracts in the towns of Bethel, Brookfield, and 

Newtown (see Figure 1-1).  The HESA was used as the geographic extents for the existing land use, 

socioeconomic, and environmental justice analyses. 

 

2.0 Existing Land Use, Zoning, and Development Patterns 
 

 

2.1  Data and Methodology 

 

This section includes an analysis of the following information: 

 

¶ Existing Land Use ð based on municipal parcel data and verified based on 2016 aerial 

imagery.  Because each municipality classifies land differently, generalized and detailed land 

use categories were created in order to ensure that the land use analysis was consistent 

throughout the HESA.  Critical facilities such as government buildings, schools, police 

stations, and fire stations were also identified. 

 

¶ Zoning ð obtained from the City of Danbury, Town of Newtown, Town of Bethel, and Town 

of Brookfield.  

 

¶ Planning Studies ð review of local, regional, and state Plans of Conservation and 

Development (POCDs) and other land use planning studies.  Included in this section is an 

analysis of the Connecticut Conservation and Development Policies Plan and the state 

Locational Guide Map (LGM). 

 

Table 2-1 presents land uses within the HESA.  About 69 percent of this land area is used for 

residential purposes.  Approximately 5 percent of land is used for commercial or industrial purposes.  

Open space, cemeteries, and recreational facilities comprise about 6 percent of the land area.  The 

remaining 19 percent is comprised of institutional uses, utilities, transportation facilities, right-of-

way, and vacant land. 

  

TABLE 2-1 

Generalized Existing Land Use in the Human Environment Study Area 

 

    Area 

Land Use 

Number of 

Properties 

Total Area 

(Acres) 

Percent 

of Total 

Area 

Residential 21,738 55,493.1 69.4% 

Commercial 1,284 2,928.1 3.7% 

Industrial 333 1,140.2 1.4% 

Institutional 195 1,617.1 2.0% 

Parks, Recreation, and Open Space 395 5,022.3 6.3% 

Other 3,011 13,786.2 17.2% 

Grand Total 26,956 79,987.0 100.0% 
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2.2 Exit 1 to Exit 3: Western Danbury/West Side District 

 

Danbury's West Side District surrounds I-84 between exit 1 and exit 3.  The West Side District is 

primarily suburban in character, with higher density uses located near the highway and less dense 

development located on the outskirts.  The state LGM classifies this portion of the corridor as a 

"Balanced Priority Funding Area," meaning that both development and conservation considerations 

should be assessed for a state-sponsored, growth-related project.  Figure 2-1 on the following page 

presents existing land uses between exits 1 and 3. 

 

The City of Danbury's 2013 POCD notes that the West Side District is home to large undeveloped 

parcels, and the neighborhood has seen significant new development in recent years.  This trend is 

likely to continue over the next 10 years.  The POCD identifies the West Side District as the "major 

growth center in the city" and envisions additional corporate offices, research and development, 

light industry, and residential uses. 

 

The West Side District is a major retail and employment center that serves the Greater Danbury 

Region.  The Danbury Fair Mall is located to the southwest of the I-84 and Route 7 interchange.  The 

mall is accessed primarily via exit 8 on Route 7.  The mall is the second largest in Connecticut and 

contains over 1.2 million square feet of retail floor area and nearly 200 stores.  Other major 

commercial areas include Mill Plain Road (U.S. 6/202), Backus Road, and Old Ridgebury Road.  

Commercial corridors are generally located near the highway interchanges. 

 

There are several major employers in the West Side District including the Matrix Corporate Center, 

Cartus, United Technologies Corporation (UTC), and Boehringer Ingelheim.  Major institutional uses 

include the Danbury Airport and the west-side campus of Western Connecticut State University. 

 

The West Side District contains a mix of housing types.  South of the highway is primarily zoned for 

multifamily residential while north of the highway is primarily zoned for single-family residential 

uses.  Major residential developments near the highway include the Danbury Housing Authority's 

Mill Ridge Apartments and the Lakeview Mobile Home Park.  In recent years, there has been 

significant multifamily residential development in "The Reserve," a planned residential 

neighborhood south of the highway between Saw Mill Road and Old Ridgebury Road.  At full 

buildout, The Reserve is estimated to have approximately 2,200 residences as well as 400,000 square 

feet of nonresidential uses.  Several parks, open spaces, and cemeteries abut the highway, including 

Farrington Woods, Lake Kenosia Park, Kenosia Cemetery, St. Peter's Cemetery, and Resurrection 

Cemetery. 

 

 

  

The Danbury Fair Mall is located to the southeast of the I-84 and Route 7 interchange in western Danbury.  The Danbury 

Municipal Airport is in the background. 

The Lakeview Mobile Home Park (right) abuts the highway just to the east of exit 2.  Mill Plain Road (left background) runs 

parallel to the highway and is a major retail corridor in the city of Danbury. 
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2.3  Exit 3 to Exit 7: Central Danbury 

 

The central portion of the corridor is the most densely developed section of the I-84 corridor in 

Danbury. The state LGM classifies this portion of the corridor as a "Priority Funding Area," which 

means that it has infrastructure needed to support development.  Throughout much of this stretch 

of I-84, the right-of-way is narrow, and development directly abuts the highway, including many 

residences.  Several recreational areas and cemeteries are located near the highway, including 

Ridgewood Country Club and the Immanuel Lutheran Cemetery on Tamarack Avenue.  Figure 2-2 

on the following page presents existing land uses between exits 3 and 7. 

 

Downtown Danbury is located about one-half mile south of I-84 exit 5 and is the historic center of 

the city.  Until the 1950s, Danbury was a small industrial city specializing in hat manufacturing.  

Downtown Danbury emerged along the railroad lines and Still River, which was harnessed as a 

source of power for early industries.  Dense residential areas developed on the periphery of 

downtown within walking distance of Main Street and employment at the mills.  Unlike many of its 

peer cities in Connecticut, Danbury's urban core was not bisected by highway construction in the 

middle of the twentieth century.  When I-84 was built in the early 1960s, it was routed on the 

northern periphery of the city.  As a result, the dense, pre-war neighborhoods south of the highway 

have retained their urban character.  Neighborhoods north of the highway are more suburban in 

character and were primarily built after the highway was built. 

 

Downtown Danbury is the institutional hub of the region.  It is home to the midtown campus of 

Western Connecticut State University (WCSU), Danbury Hospital, the Danbury Police Department, 

Danbury Fire Headquarters, as well as numerous government buildings, schools, fire stations, 

religious institutions, and social services providers.  Danbury Hospital, the City of Danbury, and 

WCSU are all among the top 10 largest employers in the city of Danbury.  Due to the lack of a street 

grid on local roadways, lack of complete interchanges, and natural barriers such as the rail line and 

Still River, it is difficult to access downtown Danbury and major institutions and employers from the 

highway. 

 

There is an ongoing effort to revitalize downtown Danbury.  The city's POCD recommends growing 

downtown's retail base, developing additional high-density housing, and investing in public realm 

infrastructure to both improve aesthetics and support development.  Downtown Danbury is nearly 

"built out," meaning that there is little vacant land available that can support new development.  

However, there are opportunities for redevelopment or intensification of existing uses.  In 2019, the 

City of Danbury released the Downtown Danbury Transit-Oriented Development Study, which 

identified key opportunity sites for future development.  The study reports that downtown Danbury 

has a demand for an estimated 1,200 housing units over the next decade.  The study also 

recommends upgrades of bicycle and pedestrian infrastructure and improvements to intermodal 

connectivity.  Transit-oriented development (TOD) in Danbury has the potential to provide benefits 

to I-84 operations by concentrating dense, mixed-use development in areas that are well served by 

bicycle, pedestrian, and public transit infrastructure. 

 

  

I-84 near exit 5.  Danbury Hospital (background, right side) has poor access to I-84, and eastbound highway traffic must 

access Danbury Hospital via exit 5. 

The central portion of the corridor is the most densely developed stretch of I-84 in western Connecticut.  This photo shows 

residences directly abutting the highway in the vicinity of Prince Street. 
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