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City of Middletown

CONNECTICUT 06457

MICHAEL J. CUBETA. IR.
Mayor CITY OF MIDDLETOWN

deKOVEN' DRIVE, MIDDLETOWN, CONNECTICUT 06457
MARCH, 1983
COLLEGE/COURT BLOCK DEVELOPMENT

This package of information about the guidelines for developers’ submissions
and the sample development schemes provides an in-depth analysis of the site,
the City's objectives for the site and potential concepts acceptable to the
Economic Development Task Force. Key to reviewing the potential of the site
are the following considerations:

The College/Court Block has insufficient land area to accommodate the
preservation of the existing structures, proposed new structures and
the required parking allotment at grade for both, as required by pre-
sent zoning. A solution to this problem must be addressed in all devel-
oper proposals; structured parking will be required in all schemes. The
City of Middletown stands ready to explore potential solutions with the

developer.

The development of the College/Court Block will require sensitive atten-
tion to site planning and architectural design. The City of Middletown
is in the process of becoming certified by the U.S. Department of Housing
and Urban Development for Urban Development Action Grants. The final
allocation of UDAG funds will be a subject of negotiation with the se-

lected developer.

Contained herein are several development concepts that have been prepared
for the Economic Development Task Force's benefit in its review of pro-
posals. The schemes are examples of mixed-use development suitable for
this block, but they are merely examples. It is essential, however, that
the developer consider the style, quality and sensitivity of the concepts
presented as necessary ingredients of amy proposal.

Please feel free to call Mr. William M. Kuehn, Jr. Municipal Development
Coordinator, should you have any questions. A prompt response regarding
your interest will be appreciated.

Municipal Building, deKoven Drive, Telephone:™#03) 344-3400, Extensions 401. 402. and 404



INTRODUCTION

As stated in the advertisement for this project, the Economic
Development Task Force is seeking proposals from creative,
qualified developers for the College/Court Block site.

In reviewing proposals, the Economic Development Task Force will
evaluate the sutmissions from a number of standpoints, the most
significant of which will be the developer's ability to provide a
financially viable undertaking that will make substantial
contributions to the physical, social and economic vitality of
Middletown. With this in mind, proposals should be carefully
considered fram the following project objectives:

o Proposals for the project should embody sound planning and
design principles for structures, site development, and
vehicular and pedestrian movement. ,

o Where new construction is proposed, the structures should
be sensitive to the character, scale and materials of the
buildings included within the area designated.

0 Uses proposed for the structures on the site should
complement, and be compatible with activities presently
found in the area.

0 Proposed development should provide potential employment
opportunities {construction, office, retail, etc.) for the
local labor force.

While these cbjectives are of a general nature, they establish at
the outset a tone for proposal submission. :

All proposals must endeavor to establish both econamic and physical
feasibility. Areas of negotiation may include parking requirements
and zoning, although in the latter case, the existing business zone
is, in all likelihood, sufficiently broad in scope to permit a
reasonable range of development cpportunities.

The exact content and format of the material to be submitted is
specified in Section 4.0. The following areas of consideration are
offered, however, as a check list of items that would prove useful
in facilitating evaluation of proposals by the Economic Development
Task Force.

GRAPHIC MATERIAL

0 Site description-plans, illustrative details, etc. to
describe proposed uses, vehicular and pedestrian flows,
parking disposition, site amenities, planting, major
materials and colors, relationships to the surrounding
areas and other drawings which the developer deems

appropriate,



o Building description-plans, section, elevations,
perspectives as required to convey the function, scale,
material and color of any proposed structures and their
relationship to surrounding facilities.

o Support material-graphics that describe relevant work
previously done by the preparer of the proposal
establishing a record of performance.

WRITTEN MATERIAL

0 General description-text as required to support and
elaborate upon the graphic materials amd to convey the
intent of the proposal.

o Financing strategy-description of the proposed financing
for the project including anticipated federal, state and/or
local monies. Financial comnitments must be fully
detailed, ard proposals should bear in mind that the onus
for securing funds rests with the developer.

It is recognized that preparation of a thorough proposal is a
lengthy, demanding task. The Economic Development Task Force and
the City of Middletown have compiled and provided the enclosed
information to assist the Interested developers in any way
appropriate to the nature of the undertaking. Inquiries should be
sent to:

Mr. William M. Kuehn, Jr.
Municipal Development Coordinator
City of Middletown

deRoven Drive

Middletown, Ct. 06457

Telephone: ({203) 344-3419

Submissions should be sent or delivered to the above address by
12:00 noon, May 2, 1983,
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SECTION 1.0 SITE DESCRIPTION

INTRODUCTION

The property described as the College/Court Block development site
is bounded by Main Street to the east, College to the south, Broad
Street to the west, and Court Street to the north.

The parcel consists of approximatley 222,632 square feet or 5.11
acres, The site slopes 17 feet over the 550-foot distance between
Broad Street and Main Street. Three existing buildings fronting on
Main Street include Farmers and Mechanics Savings Bank, Connecticut
Bank and Trust Company, and Liberty Bank for Savings, Liberty
Service Corporation (vacant former U.S. Post Office). Two existing
buildings fronting on Court Street include Middlesex Mutual
Assurance Company and Polish Falcons of Middletown, Inc. Three
existing buildings fronting on College Street include two buildings
owned by George R. Brown, Jr., and one building owned by Sebastian
Mazzotta. ‘

SITE ZONING

The College/Court Block parcel is zoned for commercial/high-density
residential use with a B-1 Central Business desjignation.. Although
the City of Middletown zoning code regulations not require
off-street parking and off-street loading withih-a B-1 sector
(except for residential use), it is required that off-street
parking and off-street loading be provided in accordance with
zoning use/quantity requirements. In addition to satisfying
planned use off-street parking, it is required that an additional
100 off-street parking spaces be provided. These additional spaces
are programmed for use by the Plaza Middlesex located on College
Street and Main Street south of College/Court Block, The Russell
Library, located on the northwest corner intersection of Broad
Street and Court Street, and the offices {converted residences)
located on the west side of Broad Street from Court Street to

College Street.
SITE ACCESS

The College/Court Block development parcel, fronting on Main
Street, is centrally located within the City of Middletown's CED
and is within a short walking distance from several city-owned
parking facilities (approximate total capacity: 800 spaces).
These facilities presently provide two hours' validated free
parking with moderate hourly rates thereafter and experience an
estimated four-time turnover per space per day. Additionally,
metered parking is allowed on Main Street.

College Street and Court Street are active pedestrian spines
linking Weslyan University and adjacent residential areas with

Middletown's CBD.




Vehicular access to Middletown's (BD is extremely good via Route 9
from the north and south, Route 66 from the west and the Arrigoni

Bridge from the east.

Both State (Connecticut Transit) and City (Middletown Area Transit)
mass transit systems provide service to Middletown's CBD. i

Connecticut Transit provides access to Middletown's CBD from
Hartford, Wethersfield, Rocky Hill and Cromwell.

The Middletown Area Transit system, with its recently completed
terminal on Main Street, aids intra-city commuting, keeping the CBD

an accessible part of the city.

SITE VEHICULAR/SERVICE ACCESS

The City of Middletown defines a vehicular/service access loop for
the CBD via de Koven Drive to the east, Broad Street and Pearl
Street to the west, Grand Street and Rapallo Avenue to the north and
Union Street to the south.

With respect to the College/Court Block, it is recommended that
vehicular/service access be located off Broad Street and/or down
College Street and Court Street no futher east than County Lane,
eliminating Main Street curb cuts, if possible.

It is further recommended that College/Court Block access points be
aligned with existing access points of adjacent sites, i.e. College
Street access should be aligned with Plaza Middlesex access to the
south.,

A one-way right turn pattern is recommended for structuring
vehicular/service access ard movement to and within the site.

There are cbvious advantages provided by a perimeter service loop,
including an upgraded pedestrian ambiance on Main Street.



SITE COVERAGE (by owmner)
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Liberty Bank for Savings
Liberty Service Corporation
Connecticut Bank and Trust Company

Connecticut Bank and Trust Company

Farmers and Mechanics Savings Bank

Farmers and Mechanics Savings Bank
Middlesex Mutual Assurance Company

Middlesex Mutual Assurance Company
Polish Falcons of Middletown, Inc.
George R. Brown, Jr.

Sebastian Mazzotta

Middletown Parking Authority
City of Middletown _
City of Middletown

City of Middletown

City of Middletown

County Lane

Total Square Footage

Total Acreage

EXISTING BUILDINGS (by owner)

Liberty Bank for Savings
Liberty Service Corporation

Connecticut Bank and Trust Company
Farmers and Mechanics Savings Bank
Middlesex Mutual Assurance.

Polish Falcons of Middletown, Inc.
George R, Brown, Jr.

Sebastian Mazzotta

*Does not include garage.

e Feet
{approximate)

14,930
23,930
27,970
4,040
31,230

17,016
43,813

48,246

50,063
6,250
7,500
9,522
8,790

22,260
14,130 -
9,63C¢| 55,611
2,010

720
6,861

222,632 -
5.1

are Feet

(approximate).

9,100

11,000
22,800
26,900
15,000
3,000%

6,000




UTILITY

[
SERVICE

The following is an inventory of the utilities available in the

streets

surrounding the site.

Main Street

o

College

8" D. sanitary sewer adjacent to westerly curbline; gravity
flow from Court Street towards College Street.

12" and 15" storm sewers on east curbline draining towards
Court Street and College Street; storm system consists of
inlet oollection, not a major system.

10" D. gas system (CL & P) in easterly half of street ROW.

6 - 4" electric ducts (HELOO) in easterly sidewalk; 8 - 4"
electric ducts adjacent to westerly curbline.

12" D. watermain in westerly half of street ROW; 6" (future
8" ) watermain adjacent to easterly curbline.

3 - 3" telephone ducts (SNET) in easterly half of street
FOW.

Miscellaneous overhead electric (HELQO) (lighting)
telephone alarms and CATV along polelines at each curbline.

Street

10" D. sanitary sewer along centerline of street. Gravity
flow from Broad Street to Main Street.

42" D. storm drain in northerly side of street ROW.
Gravity flow from Broad Street to Main Street; existing
catch basin at streetline behind Farmers & Mechanics
Savings Bank connected to 42" D. storm with a 15" D. storm.

8" D, gas system (C.L. & P.) adjacent to northerly
curbline.

8" D. watermain in southerly half of street ROW.

3-2" telephone ducts (SNET) adjacent to southerly
crubline.

Overhead electric, alarms, CATV on poleline at south
curbline plus miscellaneous underground electric services.

Broad Street

Q

2-10" D. sanitary sewer system; from mid-block one each
drains towards Court Street and College Street. Both
systems along centerline'of street ROW.

-4



2-15" D. storm sewer systems; both systems along centerline
of street ROW with one draining to Court Street and one to
College Street.

6" D. gas system (C.L. & P.) along westerly curbline.

12" D. watermain in westerly half of street ROW. 1~6" D.
water service to Middlesex Mutual Assurance adjacent to
City of Middletown parking area.

22=3 1/2" D. telephone ducts (SNET) adjacent to easterly
curbline.

Overhead electric, alarms, CATV on poleline at easterly
curbline,

Court Street

o

18* D. sanitary sewer in southerly half of street ROW;
gravity flow from Broad Street towards Main Street.

30" D. storm sewer in northerly half of street ROW; gravity
flow from Broad Street towards Main Street,

4" D. gas system (C.L. & P.) in southerly half of street

8" D. watermain in northerly haif of street ROW.

Overhead electric, telephone, alarms, CATV on poleline and
telephone near intersections at Broad and Main Streets.

Sanitary sewers typically have ten feet of cover; not less
than 5 feet.

Storm drains typically have four feet to six feet of cover;
not less than 3 feet.

Watermains have four and one half feet of ocowver.
Gas systems typically are 1.5-2.0 feet deep.

Electric and telephone ducts have typically 1.5-2.0 feet of
cover.

Additional fire, domestic water and sanitary service
laterals have been installed ard stubbed as part of the
Metro South Redevelopment Project on College and Broad
Streets and are available for the College/Court Block Site

Development.



SOILS

Introduction

The project is bounded on the north by Court and the south by
College. On the east is Main Street and west is Broad Street.
Topography varies from Elevation 50+/- along Main Street to
Elevation 67+/~ along Broad Street.

Subsurface Investigation

Five borings were drilled for the Metro South Urban Renewal Project
along College and Broad Street. They were drilled in January of
1973 by General Borings. Average depth of the boring was 20' to
25',

The general soils profile of the five borings is as follows:

Stratum
Thickness Stratum Description
A) Q' to 1.0 Topsoil or blacktop with roadfill
B) 0' to 2.0 Loose-brown silt, some fine-medium sand

trace roots

C) 3.5' to 11.5' Medium dense - Red brown silt and fine-
medium sand, trace clay, trace fine-
medium gravel

D} Below Stratum Very dense silt ard fine—medium sand,
"cr trace fine-medium gravel-(glacial till)

Groundwater between January 8, 1973 to January 23, 1973 was
approximately 6 to 9' below the surface.

Foundation Recommendation

1) It is feasible to construct a 10 story building on the
undisturbed soil of Stratum "D" using conventional spread
footings., Boring logs and boring locations are available from
Cahn, Inc. :

2) Proper foundation drains should be designed to control
groundwater.
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SECTION 2.0 DEVELOPMENT SCHEMES

POTENTIALS

The success of any plan rests ultimately on the feasibility and
marketability of the development proposals. This market overview
is a statement of the development proposal's components. Its
purpose is to identify the potential for development in those areas
of economic activity sppropriate for the central business district,
in particular, and the College/Court Block site. This ensures that
the specific development projects subsequently incorporated into
the plan will neither be too large for the forecasted market
potential, nor will any significant development opportunities be
overlooked.

Office Space Potential

The private office function is one of the strengths of downtown
Middletown. The continuing demand for office space will be a
central component of a successful downtown revitalization program.

The expanding population and economic growth forecast for the
Middletown area will ensure continuing demand for new office space
in the city. Technological and economic advances throughout the
nation are such that the amount of space per office employee
generally increases with new construction. Furthermore, commercial
office employment is gradually accounting for a higher and higher
proportion of total employment. Both of these trends are present
in Middletown.

The downtown's ability to compete with the suburbs will determine
how much of this demand it can capture, Suburban locations are
attractive to firms that wish to own and occupy their cwn
buildings, to firms requiring large amounts of inexpensive space,
and to businesses needing outlying locations to serve their
markets. Nevertheless, a central downtown location offers three

business advantages-——opportunity for face-to-face contact with
clients and colleagues, availability of employees who prefer a
central place of employment, and proximity to the business services
necessary to most firms.

Despite expanding suburban competition, the commercial office
sector of the downtown area has expanded and remains strong. The

moderately expanding population and economic growth will ensure a
continuing demand for new office space in the Middletown area. If
an effective and investment-sensitive design and plan is developed,
there is potential for immediate and sustained expansion of
commercial office construction in the (BD.

Downtown also offers the opportunity to share in the many amenities
of the urban experience: restaurants, entertainment and shopping

in near proximity.

-7 -
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The office space forecasts for the downtown assume that these
advantages will be complemented by other components-—availability
of adequately large land parcels, development on a scale sufficient
to create new investment and support the cost of associated public
facilities, and a revitalized downtown image. Under these
assumptions, it is estimated that demand for office space in the
downtown will increase.

Retailing Potential

The following market overview will act as a gauge for the vitality
of Middletown's economic activity in regards to population, income
and buying trends of Middletown and its primary trade area. There
are five primary commercial areas in Middletown, they being the

- Central Business District (Main Street), the Washington Plaza, the
Bradlees-Stop & Shop Plaza, the Middletown Plaza, and the Cromwell
Plaza. Because of the CBD's importance to the community, as it
houses major public buildings, the financial institutions and
places of worship, it has the greatest daytime concentration of
people and offers the widest variety of retail space.

The retail function of downtown Middletown has advanced in recent
years. Although there has been decentralization of the population
and accompanying development of suburban shopping centers, the
downtown still has the largest single group of retail facilities in
the metropolitan area. Retail stores fall into four general types:

o Shoppers goods stores-—general merchandise, apparel, and
furnishings—are the most important components of downtown
retail activity.

o Convenience goods stores—groceries, restaurants,
drugstores, and liquor stores-—are also important but are
related more to downtown employment and residential
population than to metropolitan and regional shopping
patterns.

o Retail services—laundries, barber and beauty shops, and
other personal service activities-——are a necessary adjunct
to any major shopping or employment area.

o Other stores—automotive sales and service, building
materials, and miscellaneous outlets—are not generally
appropriate functions for the central business district.

Middletown's regionwide advantages include:

1) The CBD occupies a central position with respect to the major
population concentrations in Middlesex County, and access is
provided by a good systems of local streets and expressway
arteries,



2) Downtown still offers the largest single group of retail
facilities in Middlesex County. Only Meriden Square has the
breadth or depth offered by Downtown for comparison shopping
demanded by a majority of shoppers. The attraction is
strengthened by proximity to other Downtown functions that are
patronized by the potential shoppers—business offices, medical
facilities, government agencies, and other services.

3) Downtown employees comprise a captive market that no other
competitive location can offer. Our surveys indicate that much
of dowmtown's support cames from noontime and after work

shopping by this important sector of the market.

4) Middlesex County retail sales are expected to expand
significantly thus providing sales support for well-located,
well-merchandised and well-promoted retail facilities. By
location alone, Middletown's Central Business District should

dominate the region's retailing growth.

5) The suburban strip centers are catering more to the
convenience, daily consumed products which hints that their
market is, for the most part, neighborhood families. Generally
speaking, comparison goods stores attract people from greater
distances as they are a destination in themselves. This
destination retail, present in the CBD, is important for it
shows that the CBD acts as a hub for regional shoppers.

6) In addition to reinforcing the existing retail with similar
conventional operations, consideration should be given to the
possibility of a retail co-operative as presented in Appendix
c.

Housing Potentials

New residential development is a necessary ingredient in the
continuirng revitalization of the downtown. New housing and other
downtown activities benefit each other. Residential construction
will provide a captive market for retailers, increase the housing
alternatives for downtown employees, and improve the general
physical setting.

Although most of the new housing built to satisfy this demand will
be outside the downtown area, for some segments of population,
however, in-city housing is more appropriate. These groups include
the elderly, Wesleyan faculty and students, the downtown employees
who prefer short commuting distances and the young singles and
couples that new economic growth can be expected to bring into the
area. The proposed College/Court housing development would result
in the creation of a pleasant and active enviromment, one that
might ultimately attract higher density residential units.

DESCRIPTION

The following is a description of each of the two schemes including
building areas and uses, parking requirements and parking provided.

-9-.



SCHEME 1

Scheme 1 provides a total of 68,000 square feet of new building
floor area in two new buildings. One building, along Broad Street,
includes 32,000 square feet on three floors above grade and a
basement level devoted to parking for 40 cars. For the purpose of
determining parking requirements, it is assumed that the building
ig for residential use and contains 36 units averaging 850 square
feet. The parking need, based on 1.5 spaces per unit, would then
be 54 spaces.

A second building, fronting on College Street, would include 36,000
square feet of ofice and/or retail space, also on three floors.
For clarity and to maximize frontage on College Street, the
building presently owned by George M. Brown, Jr., is assumed to be
removed (Option A)—this building is the only one on the block not
designated to be of historic or architectural significance. This
building could, however, be retained (Option B) and still allow a
36,000 square foot building to be constructed, but on four levels
rather than three. In either case, based on a requirement of 1.0
parking space for each 300 square feet of floor space, the parking
need for this building would be 120 spaces,

Finally, the central portion of the site is indicated to be
structured parking on an area of approximately 40,000 square feet,
It is assumed that approximately 120 cars could be accommodated on
each level of the structured parking as well as at grade. In
addition, the schematic site plan includes up to 105 parking
spaces, at grade, in several lots on the block.

| SCHEME 1 - SUMMARY

Building Area

32,000 sq. ft. residential (Broad Street)
36,000 sq. ft. office/retail (College Street)
68,000 sqg. ft. Total

Parking Requirements

54 spaces for residential @ 1.5 spaces/unit
120 spaces for office/retail @ 1.0 spaces/300 sq. ft.

291 spaces existing
100 spaces for off-site uses - Russell Library, etc.

565 spaces Total

pParking Provided

40 spaces at basement level on Broad Street
480 spaces in structured parking (one level at grade, three levels
above grade; 4 x 120 = 480)
105 spaces miscellaneous at grade
625 spaces Total

-10-



SCHEME 2

Scheme 2 indicates that the buildings owned by George M. Brown, Jr.
on College Street and by Sebastian Mazzotta, at the cormer of Broad
and College Streets, could be removed and replaced by a high-rise
office building of approximately 9,000 square feet per floor. An
elght to ten story building would then add 72,000 to 90,000 square
feat of office space and would require an additional 240 to 300
parking spaces. Total parking needs would then be 805 to 865
spaces and would require six levels of structured parking (one at
grade, five levels above grade).

The plan of Scheme 1 allows the development of Scheme 2 as an
option.

SCHEME 2 — SUMMARY

Building Area

32,000 sq. ft. residential (Broad Street)
36,000 sq. ft. office/retail (College Street
72,000 - 90,000 office (Broad/College Streets)
140,000 - 158,000 sg. ft. Total .

Parking Requirements

54 spaces ~ residential

120 spaces - office/retail
240-300 spaces - high rise office
291 gpaces existing
100 spaces for off-site uses
805 - 865 spaces Total

Parking Provided

40 spaces at basement level
720 spaces in structured parking (one level at grade, 5 levels
above grade; 6 x 120 = 720)
105 spaces miscellaneous at grade
865 spaces Total

while no legal binding commitment has been secured, land owners
have mutually agreed to subordinate their interests and participate

in good faith.
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SECTION 3.0 FINANCIAL ANALYSIS

MARKET CONSIDERATIONS

Although limited market support can be demonstrated at this
time, the growth potential of Middletown and the significant
impact that major developments such as the Aetna complex will
have on the community, must be recognized.

In considering rental rates for the various uses, competitive
ranges appropriate for occupancy in 1985 were considered.

Regidential Low High
1 bedroam units avg.
850 sf including parking $400/month  $475/month
Office/Retail $14/sf $16/st

Parking average annual income $240/space.

It is difficult to assess parking income because of the
variety of options mow available to users; i.e., validated
free downtown parking for short term users, low charge meter

parking.

With the antici;;ated increase in demand the revenue
opportunities will increase but these preliminary figures are

conservative.

The pro forma anélysis shows that because of high development
costs the maximum revenues for both residential and office

must be achieved.

FINANCING CONSIDERATIONS

The need to develop parking facilities far in excess of new
user needs, places a considerable financial burden on any

development.

o Revenue bond financing for the parking facilities has
not been considered at this time as it's doubtful that
sufficient revenue can be substantiated. Further
discussion on this possibility may be warranted.

o UDAG financing is included in our pro forma analysis
but this should not be considered as an automatic
source of funds.

-UDAG funding is "project specific” and it may be
difficult to establish a case for building such large
parking facilities.

~Housing alone is not an appropriate development for
UDAG funding.
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