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Augustll,2014

Officeof the Mayor
Cityof Middletown
245deKoverDrive
MunicipalBuilding
Middletown, CT06457

Re:  UrbanDesign/DevelopmentConsultingServices
ForMiddletown Downtown Area
FinalReport

MayorDrew,

CenterplanieylandAlliancehas completed its review of the Middletown Downtown Area
includingthe proposedredevelopmentof the Middletown ArcadeGarageon DingwallDrive (hereinafter
the Garage!). At this time, we are very pleasedto be able to present the City of Middletown
(hereinafterthe City!) with this Final Report,which was identified as the Phaselll SummaryReport
pursuantto the Work Programappendedto our contractwith the Cityof Middletown to perform certain
UrbanDesign/Developmen€onsultingServiceghereinafterthe Services!).

Assetforth in our summaryreports for Phasel and Phasell, we haveundertakenan extensive
review of the Middletown Downtown Areato determine what types of developmentscould be viable
and how they couldinterplay with the proposedredevelopmentof the Garage.Ourfindingshavebeen
synthesizednto this FinalReport.

What our team has determined, and what this report will evidence,is that the Middletown
Downtown Area would be well served by a mixeduse development of both retail and for rent
residential. The StrategicMarket Analysigperformedby RCLCGy copy of whichis attachedto this Final
Report, supportsthis. What we have also determined s that in order for any proposed mixeduse
developmentto thrive and be successfulthe Garagewould haveto be redevelopedto provide much
neededadditionaland supportingparking.

Within this Final Report we have prepared and present to the City a concept plan of
developmentfor the sitescomprisingthe study (the ConceptPlan!). TheConceptplan proposesa new
neighborhood within Middletown"s Downtown Area that as stated above will include retail and
restaurantsandthe potential for over400urbancorelivingunits. Thismix of useswill createa balanced
community aswell as an opportunity to finally connectthe downtown to the riverfront. The Concept
Plandepicted herein also anticipatesimplementation of street improvementsto create a community
that better accommodategedestrians,bicyclesand landscaping. The full build out proposedwould
transformthe Middletown Downtown,creatinga new urbanistplaceto live, work andplay.

Thatbeingsaid,youwill find enclosedwith this FinalReportthe following materials:

r ConceptPlan, PhasingPlan & Presentation Graphics# Havingcompleted our study of the
Middletown Downtown Area,we have preparedand presentto the Citythe ConceptPlan. It is

presentedin a number of slidesthat evidencecurrent conditions,a Phasel developmenton
Metro Squareandthe Attention to Detailsite (wrappingthe Garage)a Phasdl developmenton



Metro Square parking(presentlyand following proposeddevelopment)and 3 D renderingsof
the massingsuggestedand buildingenvelopes.

TheConceptPlancallsfor the developmentto occurin two (2) phases.In Phasd we envisiona
redevelopmentof Metro Squareand the Attention to Detail site into mixeduse developments
wherepeoplecanlive,work andplay.

The developmentat Metro Squarewould include new buildings along Main Street. The
buildings have been set back from Main Street for aestheticreasonsto create a courtyard
atmosphere. The retail would be able to make use of this to provide patrons with outdoor
seatingand placesto congregateand the residentswould benefit from being set back from

Main Street. The ConceptPlan callsfor up to 60,000 GSFof retail on the first floors of the

buildingsalong and fronting Main Street. It then callsfor 3 floors abovewith 124 urban core
living units; the urbancoreliving units would be split between1 & 2 bedrooms. Theurbancore
living units would be provided with on site parking,which would be located beneaththe new
retail and residentialdevelopment. Therewould initially be some parkingfor the retail within

the new development;overflow parkingwould use the Garageor on street parking;however,
after the completion of Phasell, if built out, the parking below Phasel of the development
would only be sufficientto parkall the urban core living units. Theremainderof Metro Square
would initially remainintact, which includesthe Liberty Bankretail pad and the Movie Theater
anchoredstrip backingup to DeKoverDrive.

Thedevelopmentat the Attention to Detail site per the ConceptPlanis smallerin scope. This
buildingwrapsthe new Garagewhichit dependsuponfor all parkinggeneratedby the building
(retail andresidential). It callsfor up to 40,500GSFof retail on the first floor, whichwould front
both DeKoverand Dingwall. It alsoevidences60 urban core living units on 4 floors. Eachunit
would face DeKovenand benefit from views of the ConnecticutRiver and the eventual
redevelopmentof the Middletown Riverfront. Thisentire developmentwithin Phase would be
dependentupon receivingparkingrights at the Garage. Theresidentparkingwould haveto be
designatedwith the retail beinggeneralparking.

Phasell of the plan for developmentcapturedin our ConceptPlancallsfor two (2) additional
residentialbuildingsto be erectedat the Metro Squaresite and the closureof DingwallDrive
north eastof wherethe Middletown Policecurrentlyaccessparking.

The additional buildingsat what is now Metro Squarewould ultimately be developedbased
upon demandfor residentialin the Middletown DowntownArea. If Phasd were a successthis
would providean additional220urbancorelivingunits. Many of theseunits would benefitfrom
Riverfront views while others would look out over a brand new courtyard. Theseadditional
urbancorelivingunitswould park at the parkingdevelopedn Phasd.

To provide an overallgreendevelopmentplan that maximizeghe accessand mobility for both
vehiclesand non motorized vehicles(pedestriansand bicyclists),the ConceptPlanincludesa
redirectionof Citystreettraffic from Main Streetto DeKoverDrive.Thisredirectionincludesthe
transformation of DingwallDriveto provide a two fold purpose:(1) maintainingaccesdo the
police department and (2) connectingMain Streetto the interior of the ConceptPlanwith a
more walkableandbike friendly development.While this planis suggestednly, it isintendedto
spur the mobility conversationwithin the City. Completestreetsgo hand and hand with mixed



use developmentsin the urban setting. The City alreadyhas an active pedestrianand bicycle
community. Thistransformativedevelopmentand roadwayreconfigurationwill include these
stakeholdersn the development. By transformingDingwallDrive,the mixed use development
directly benefits from a much more pedestrian friendly environment while providing the
pedestrian connection towards the river. This allows residents to enjoy areas to walk,
congregateand enjoy greensurroundingsn an otherwisedowntown setting. Youwill note that
the ConceptPlan also usesthe closure of Dingwall Drive to provide a future possibility of
accessinghe Middletown Riverfrontby way of a pedestrianbridge aboveand over Route9. It
should be noted that the pedestrian bridge would require Connecticut Department of
Transportation approval (hereinafter the CTDOT!)and could be an expensiveendeavor;
however, if done as a signature pedestrian bridge, and were the City ever to develop a
pedestrianbridge to the Riverfrontfrom the Middletown Downtown Area, this is where we
believeit shouldgo. It would openup the Riverfrontto the residentswithin the Conceptplan
developmentaswell asall of thosewho would parkin the Garage.

In addition, in an effort to provide a definitive gatewayto the project from Route 9, we have
displayedthe DeKoverDrive off ramp intersectionas transformedinto a modern roundabout
intersection with Union Street. Roundaboutsare greenerthan traffic signals,and some will
arguethey are saferandhavebeenshownto augmentmixedusedevelopmentslsewhere. The
roundabouthasbeeninsertedasit is our understandinghat modernroundaboutsare planned
by CTDOTas part of the long plannedimprovementsto the Route 17 interchangeand Main
Street. Ultimatelythis would haveto be studiedfurther, but it seemsto playwell into the goals
of the Cityto provide pedestrianconnectiongo the Riverfront.

Overall Analysisof the proposeddevelopmentsand the impact on parkingin the Middletown
Downtown Area# Mixed useurban projectsoften times benefit from a sharedparkinganalysis
to reduce parkingrequirementsbelow conventionalzoningrequirements.With the growth of
alternative forms of transportationin major urban centersacrossthe country, parkingdemand
is pushingdownwardaspeoplechooseto drive lessandwalk, bike and usemasstransportation
more effectively. To bring the Cityinto the urban context, reducedparkingrequirementsare
neededto reflect lower demandin the mixeduse context and reduce building costs. These
residentschooseto havefewer vehiclesin downtown settings,where they canlive, work, learn
and play all the while without as manyvehiclesas comparedto the suburbancontext. Parking
studiesin mixed use developmentshave shownthat mixed use developmentswith supportive
masstransitresultin reducedparkingdemand.

In light of the foregoing, we haveremovedadditional parkingfrom Phasell (seeabove). The
developmentin Phasd is dependentuponthe supportof the new Garageby the Cityacrossthe
transformed Dingwall Drive and now interconnected to the development. With the
developmentof Phasell, and usinga conventionalparkinganalysiswe are some455 parking
spotsshort of zoningrequirements. However,usinga sharedparkinganalysis,combinedwith
credit given for the New Urbanist nature of the Development,should reduce the parking
shortfall considerably. However,additional parkingfor the retail may be required to support
viability and the City maywant to considerthis asthey determinethe sizeof the Garagemore
may be better than lessin this context to support future developmentin the Middletown
Downtown Area. Thisis somethingthat would require further study and would dependa great
dealon the specificusesultimately broughtto the site.



r The StrategicMarket Analysisundertaken by RCLC@ Theteam at RCLC@as completedits
strategicmarketanalysisor a mixedusedevelopmentin the Middletown DowntownArea. The
resultsof this analysiswere very promisingand are the underpinningsof our ConceptPlanand

what developmentthe sites can support. A full and complete copy of the report is included
herein.

As always,we very much appreciatethis opportunity to work with the City. We continue to
believethat the areahasgreat potential for redevelopmentand we look forward to the opportunity to
presentthe Citywith our findings. It is our understandinghat we will meetwith the Cityon August18”
to presentour report aswell asour findings.

Cc: RobertA. Landino
HowardKaufman
MichielWackers
BrigSmith,Esq.
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Middletown Urban Planning Concept Study
Existing Site Plan
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