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“Community Character” & the Plan of Conservation and Development 

• Transit-oriented development 

• Enhanced commercial corridors 

• Achieve balance through future development and regulatory 
control [“Incremental change”] 

• Investment and redevelopment in the downtown 

• Preserve and protect the City’s residential neighborhoods, 
natural resources.… and historic / cultural resources 
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HUB Site 

Factory H Area 

Colony Infill 

MHA/Mill Street 

Pratt Street Gateway 

East of Pratt 

ITC STATION 

East-West Main 
Connection 

TOD MASTER-PLAN 

Hanover/W. Main 
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TOD MASTER-PLAN:                                                                     
Goals & Implementation Strategies 

• Leverage new high-speed rail service                    
Intermodal Transportation Center + public / private partnership 

• Invest in public infrastructure / amenities:                 
Roadway network [2-way streets / Gateway Blvd.], HUB Park, Greenways  

• Encourage density and diversity of land uses           
Market Analysis: “Origin” with mixed-use, mixed-income development 

• Preserve and protect the City’s assets while promoting 
Meriden as a pro-development community                             
Targeted land acquisition, New regulatory framework 
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Defining the T.O.D. DISTRICT CURRENT ZONES: 
[within 1/2-mile TOD District] 

C-1    Central Commercial                   
C-4    Neighborh./Conven. Comm.  
C-1a  Central Comm. Annex                 

R-2    Two/Three Family Resid.            
R-3    Multiple Family Resid.              
R-4    Mult. Fam./Prof. Office 

M-2   Industrial                                   
M-3   Planned Industrial 

RDD  Regional Dev. Dist. [N of 691] 

 

Overlay:                                                   
CCDD  Central Comm. Design Dist. 

 

Aquifer Protection Area 
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-   PERMITTED USES 

-   APPROVALS PROCESS 

-   LOT and BULK REQUIREMENTS: DENSITY 

-   PARKING REQUIREMENTS 

Key Underlying Zones: C-1, R-4, M-3 
EXISTING REGULATION ANALYSIS 

- Residential, Hotel, Retail, Mixed-use not allowed in M-3  
- Mixed-use buildings allowed in R-4 and C-1 by Special Exception only            

- R-4:   21 dwelling units per acre maximum 
- M-3:  residential not permitted 

- Ratios: Residential = 2.0/D.U.; Retail & Office = 3.33/Ksf; Restaurant = 10.0/Ksf 
- Shared Parking requires Planning Commission approval 

- Site Plan required for all uses of land and buildings in C, M & RDD districts [Planning 
Commission hearing to obtain Certificate of Approval] 

- In CCDD: Design Review Board consulted for exteriors of structures 
- Changes in proposed use require Special Exception approval by Zoning Board of Appeals 
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Park 

Hanover 

Civic 

Historic/ 
Commercial 

TOD ZONING SUB-DISTRICTS 

Gateway 

MERIDEN TOD 
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MERIDEN TOD 
 

Primary Street 

Secondary Street 

TOD DISTRICT: STREET HIERARCHY 

Park 

Hanover 

Civic 

Historic/ 
Commercial 

Gateway 

WEST MAIN STREET 

Bridgeport: Downtown Village Districts 
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MERIDEN TOD 
 

Historic/ 
Commercial 

HISTORIC / COMMERCIAL SUB-DISTRICT: 
• Most contextually sensitive area from 

an architectural [historic] perspective 
• Promote infill and rehabilitation of 

existing high quality building fabric 
• Mixed-use with residential and/or 

commercial above ground floor retail 
• Reduced parking ratios and emphasis 

on pedestrian-friendly streetscapes 
• Building scale: 5 floors max., sensitivity 

to adjacent residential neighborhoods 

WEST MAIN STREET 
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Park 

PARK SUB-DISTRICT 

MERIDEN TOD 
 

PARK SUB-DISTRICT: 
• Focus on new Park / Proximity to ITC 
• High density, mixed-use, mixed-income 

residential [50 D.U. / acre] 
• Define Pratt corridor and Park edges 

with ground floor uses that promote a 
pedestrian-friendly public realm 

• Height: 5 floors [8 floors for TOD Mixed-
income dwellings] 
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Hanover 

HANOVER SUB-DISTRICT 

MERIDEN TOD 
 HANOVER SUB-DISTRICT: 

• Mixed-use, residential area with higher 
densities [50 D.U.s/acre] 

• Promote definition of Hanover Street as 
a two-way primary corridor 

• Infill to the north of Hanover Street to 
transition to Historic-Comm. District 

• Less “urbane” to the south – larger 
setbacks, larger lots, more green  

• Focus on orienting development to 
“Greenway”/Harbor Brook trail network 

• Height: 5 floors [10 floors for TOD 
Mixed-income dwelling 

North of Hanover Street South of Hanover Street 
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Civic 

CIVIC SUB-DISTRICT 

MERIDEN TOD 
 

CIVIC SUB-DISTRICT: 
• Preserve & “Showcase” existing 

cultural, institutional and civic buildings 
of merit 

• New development should compliment 
existing scale and grandeur through 
appropriate siting and articulation 

• High quality single, 2 & 3 family 
residences are permitted on secondary 
and tertiary streets to provide 
complimentary infill fabric 

• Residential densities: 15-35 D.U.s / acre 
• Height: 4 floors max. [6 floors for TOD 

Mixed-income dwellings] 
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Gateway 

MERIDEN TOD 
 

GATEWAY SUB-DISTRICT: 
• Enterprise Center is characteristic of the 

diversity of uses targeted for this district 
• Attention should be given to how 

buildings relate to Pratt Street and help 
to define a new “Gateway” to the 
downtown 

• More flexibility with building “scale”; 
Height: 5 floors max. [10 floors for TOD 
Mixed-income dwellings] 

• Variations in Development Standards 
such as more relaxed parking ratios, due 
to distance from ITC 
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1. SIMPLIFY THE APPROVALS PROCESS    
 Administrative review  [Understandable, Predictable, Less risk]   
 Special Permit review    

2. PERMIT MIXED-USE      
 Flexibility increased – new TOD District replaces existing “use” regulations   

3. INCENTIVIZE MIXED-INCOME RESIDENTIAL DEVELOPMENT   
 Allow greater density and height for projects with a significant mixed-income component 

4. ENSURE QUALITY DEVELOPMENT & PEDESTRIAN ENVIRONMENT  
 New development standards governing building form and siting   
 [Building orientation, Site design, Ground floor transparency, Quality facades, etc.]  

5. SPECIAL TOD PARKING REQUIREMENTS     
 Relaxed minimum parking standards [especially in Historic-Commercial Sub-District; 
 Maximum spaces set to ensure quality pedestrian environment 

6. ENCOURAGING ADAPTIVE REUSE    
 Specific Development Standards for qualified buildings & parcels  

KEY GOALS OF PROPOSED TOD DISTRICT ZONING REGULATION: 
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HYBRID FORM-BASED CODES 

SNEAPA conference:  
Front-load regulatory discretion / 
approve administratively 
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MERIDEN’S NEW TOD DISTRICT ZONING REGULATION [GRAPHICS] 

Lot Coverage Diagrams 

“Garage Liner” Diagram 

Signage Diagrams 

Drive-through Diagrams 

Façade Transparency Diagrams 
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USE 
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PARKING 
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DEVELOPMENT STANDARDS 
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1. PERMITTED USE 
 Administrative review  by Director of Development and Enforcement 
 per listed Site Plan requirements + Development Standards 
 
2. LIMITED USE 
 Administrative review  by Director of Development and Enforcement per listed Site 
 Plan requirements + additional specific Limited Use criteria listed in Development 
 Standards 
 
3. SPECIAL PERMIT USE      
 Planning Commission hearing per listed Special Permit requirements + additional  
 specific Special Permit Use requirements listed in Development Standards 
 
NOTE: Design Review Board available as a resource to the Director and the Commission for 
review of issues related to the exterior of buildings 
     

PROCEDURE: SITE PLAN APPROVAL 
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1 

TOD ZONING DISTRICT 
 
SUB-DISTRICTS: 

 
1. HISTORIC-COMMERCIAL 
2. PARK  
3. HANOVER 
4. CIVIC 
5. GATEWAY 

 
 

4 

2 

3 

5 

TESTING DEVELOPMENT SITES IN THE TOD DISTRICT 
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Likely Developable area:  20 acres [13-25] 
    
Program: Phase I    200 D.U. Residential 
     75,000sf Retail / Restaurant 
 
 Phase II    500 D.U. Residential 
     125,000sf Retail / Restaurant 
     125,000sf Office 
 
Residential Density:  20-45 D.U./acre recommended 
      [Note: 700 / 20 = 35 D.U./acre] 

PB Market Analysis: 

Summary 

MERIDEN TOD MASTER-PLAN 
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TOD ZONING REGULATION GOALS 
DENSITY 

The Density Dilemma  2005 

Addison Circle 

Orenco Station 
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TOD ZONING DISTRICT 
 
SUB-DISTRICTS: 

 
1. HISTORIC-COMMERCIAL 
2. PARK  
3. HANOVER 
4. CIVIC 
5. GATEWAY 

 
 

COLONY 
ST. 

HISTORIC-COMMERCIAL 
SUB-DISTRICT 
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CHURCH / COLONY ST. 
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CHURCH / COLONY ST. 
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HISTORIC-COMMERCIAL  
SUB-DISTRICT 
 
Permitted uses: Mixed-Use 
Structured parking 
Retail    19,000sf    
Resid.(80DU) [20,000sfx4 fl.+]  83,000sf 
Office     12,500sf 
                                              114,000sf  
     
Parking required:   
Retail: Min.[0] / Max.[3.33]           0/74 
Resid.: Min.[0.75] / Max.[2.0]   60/160 
Office: Min.[0] / Max.[3.33]           0/42
                          [60/276] 
10% Mixed-use discount      54/249 
[Note: on-street discount available] 
 
Parking provided:  
Structured (254) + Lot (65)   319 spaces 
[Note: unlimited parking allowed if in 
Structured garages] 
 
Permitted Height: 
Mixed-Use: Retail / Resid.       2-5 floors 
 
 
Combined Lot: 100,200sf [2.3 acre] 
•  24 Colony St.           30,600sf 
•  38-44 Colony St.      44,800sf 
•  Church Street Lot     24,800sf 
 
Density: 
• 80 Units / 2.3 acres = 35 DU/acre 
 
 
 

OFFICE 
[2 story] 

GARAGE 
[3 story] 

254 parking 
spaces 

Note:  75% 
frontage 

required on 
Primary Street 

CHURCH / COLONY ST. 

2.3 
acres 

RETAIL/ 
RESIDENTIAL 

[5 story] 
65 parking 

spaces 
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Aerial view of Park, ITC and Colony Street looking west 
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View of Colony Street looking north 
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Aerial view of Colony Street looking south 
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Aerial view of ITC and Colony Street looking south 
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TOD ZONING DISTRICT 
 
SUB-DISTRICTS: 

 
1. HISTORIC-COMMERCIAL 
2. PARK  
3. HANOVER 
4. CIVIC 
5. GATEWAY 

 
 

HUB 
PARK 
SITE 

MILLS 
SITE 

PRATT 
SITE 

PARK SUB-DISTRICT 
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Park Site: Development Parcels 
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Park Site 

T
w

iss S
treet 

NOTE: Master-plan concept  
[Mill Street not relocated] 
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PARK SUB-DISTRICT 
 
Permitted uses:  
TOD Mixed-Income Dwelling  220 D.U. 
Retail [ground floor] 18,000sf 
Office                    58,000sf 
 
Parking required [minimum]:  
TOD Mixed-income dwell [.75/DU]    165 
Retail [1.5/Ksf]                                  27  
Office [1.5/Ksf]                             60 
                                                      232 
Mixed-use deduction [10%]             - 23 
                                                     209 
Parking provided:  
On-site                                221 spaces 
[Note: 10% of spaces can be accommodated 
along street frontages =22 additional spaces] 
 
Permitted Height: 
TOD Mixed-income dwelling     2-8 floors 
Office building                         2-5 floors 
 
Density: [Site: 3-parcel block] 
• 144 Mill Street       [4.0 acres] 
• 62 Cedar Street     [1.6 acres] 
• 177 State Street    [1.25 acres] 
 
220 DUs / 6.85 acres = 32 DUs / acre 
 
 
Unit Mix: 
• 1 BR 108 units 
• 2 BR 112 units 

Floodplain Area 
[2 acres] 

 
 

HUB Park Site 

I.T.C. 

MIXED-USE 
RESIDENTIAL 

[5 story] 

RESIDENTIAL 
[5 story] 

MIXED-USE 
RESIDENTIAL 

[5 story] 

OFFICE 
[3 story] 
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Aerial view of Mills Block looking north from ITC 
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Aerial view of Mills Block looking west 
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TOD ZONING DISTRICT 
 
SUB-DISTRICTS: 

 
1. HISTORIC-COMMERCIAL 
2. PARK  
3. HANOVER 
4. CIVIC 
5. GATEWAY 

 
 

BUTLER 
SITE 

116 COOK/ 
FACTORY H 

HANOVER SUB-DISTRICT 
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HANOVER SUB-DISTRICT 
2009 Vita Nuova Study 
 
Permitted uses:  
TOD Mixed-Income Dwelling     98 D.U. 
Retail [ground floor]   43,600sf 
 
Parking required:  
TOD Mixed-Income Dwelling [1.0]      98 
Retail [3.33/K]                                146 
                                                      244 
Mixed-use deduction [10%]             - 24 
                                                      220 
 
Parking provided:                            295 
On-site                269 spaces 
On-street               26 spaces 
 
Permitted Height: 
TOD Mixed-income dwelling    2-10 floors 
 
98 DUs / 6.2 acres = 15.8 DUs / acre 
 
 
NOTE: With the new TOD Zoning  
parking ratios, a mixed-use development 
with 250 units of TOD Mixed-income 
dwellings and 30,000sf of retail would 
require a minimum of 284 parking  
spaces on site. 
[250+100=350-35 (Mixed-Use)=315-31 
(on-street)=284] 
 
Result: density = 40 D.U./acre 

HANOVER / FACTORY H / 116 COOK 

Vi
ta

 N
uo

va
, L

LC
 2

00
9 
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Aerial view of Hanover/Cook area looking northeast 
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View of Hanover Street looking northeast 
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HANOVER SUB-DISTRICT 
 
Permitted uses:  
TOD Mixed-Income Dwelling   50 D.U. 
 
Parking required:  
TOD Mixed-Income Dwelling [1.0]     50 
 
Parking provided:  
On-site                                154 spaces 
[Note: Under current zoning , Multiple-family  
dwellings require 2.0 spaces / D.U. = 80 spaces] 
 
Permitted Height: 
TOD Mixed-Income Dwelling  2-8 floors 
[Note: Multiple-family dwellings may have a  
maximum of 4 floors] 
 
Density: 
Lot: 43,560sf [1.0 acre] 
 
50 DUs / 1.0 acres = 50 DUs / acre 
[Note: TOD M-I Dwelling         50 DUs maximum 
           M-F Dwelling               25 DUs maximum] 
 
 
 
 
 
 
 
Unit Mix: 
• 1 BR 32 units 
• 2 BR 18 units 

1.00 acre 

RESIDENTIAL 
[4 story] 

154 parking spaces 

8 SO. GROVE ST + BUTLER LOT 
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Aerial view of Hanover Street looking southwest 

8 So. Grove  
+ Butler lot 
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THANK YOU 
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ECONOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND USE OUTCOMES ™ ECONOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND USE OUTCOMES ™ 

Summary of Developer 
Interviews 

ECONOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND USE OUTCOMES ™ ECONOMIC AND REAL ESTATE ANALYSIS FOR SUSTAINABLE LAND USE OUTCOMES ™ 
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[Project Name] 

4WARD PLANNING LLC 

March 17, 2013 

Page 46 

Meriden TOD Market Study 

4WARD PLANNING LLC 

March 17, 2013 

Page 46 

Methodology (cont.): Developer Outreach 

We interviewed eight regional or national developers with experience in 

mixed-income or mixed-use development/redevelopment. They represent 

the following firms: 

Name Specialty 

Bozzuto Expertise in Transit-Oriented Development, specifically in DC/Maryland. Currently 
only manage properties in CT. 

Development Resources LLC  Brownfields, medical office and opportunistic development 

Eclipse Development  Mixed-use primarily driven by retail 

Edward Rose & Sons  Multi-family residential 

Jonathan Rose Companies  In this area, fee development with state or federal funding (not investment) 

Pennrose Properties Full service real estate company focusing in multifamily. 

Renaissance Downtowns LLC  New Urbanism-style development in small downtowns 

Winstanley Enterprises LLC New England developer focusing on commercial and mixed-use incorporating 
sustainable and new urbanism principles.  

4WARD PLANNING LLC Page 46 4WARD PLANNING LLC Page 46 
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[Project Name] 

4WARD PLANNING LLC 

March 17, 2013 
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Meriden TOD Market Study 

4WARD PLANNING LLC 

March 17, 2013 

Page 47 

Perspective on Zoning 
Our interviews indicated the following regarding Meriden’s proposed TOD Zoning District: 
 

• Architectural standards are common enough now, that the discretionary architectural review 

would not be a deterrent.  

• Flexibility and a cooperative government is very important. A Specific Plan, or the flexibility to 

adapt the zoning to the developer’s needs, can be a good tool with the right developer.  

• Height incentives will have little impact, at least in the short-term, because nearly all of the 

developers interviewed believe the ideal height for Meriden is 2 to 4 stories.  

• Build-out may be more likely at 25 to 30 units per acre.  

• Lower parking minimums (as have been included) will be critical for new development.  

• Use caution requiring retail uses where there is insufficient market demand.  

4WARD PLANNING LLC Page 47 4WARD PLANNING LLC Page 47 
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