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CHAIRMAN SHAW

I want to call to order the meeting of the Planning and
Zoning Commission. Tonight we have a public hearing item.
As is our custom, I will ask our Secretary -~ tape recorder
nofse - pause = I'11 try again!

CHAIRMARN SHAW
I want to call this meeting of the Middletown Planning and

Zoning Commission to order., In a moment I will ask our
Secretary to read the call of the meeting., I'11l ask him

to read only the first ftem for the call for our five items
on tonight's meeting and {t is destined to be a rather long
meeting., The first item, as you know, has to do with a
proposal to amend the current land-use component of the

Plan of Development. Most, 1f not all of you - many of you,
at least, are here to hear this presentation and, hopefully,
to speak about it., There are some ground rules that I'm
going to ask as the meeting progresses. I hope that you will
be willing tc follow them as much as possible and will abide
by the few rules that I do ask you to follow. It will help us
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a great deal 1n keeping the meeting in order. The meeting

will progress in the following manner. Secretary will read

the ¢all of this particular item and we will ask Cathy Raczka

to make an exptanation, which will last for about forty

minutes - or so 1t appears. We haven't had a rehearsal of

this so we really don't know exactly how long 1t will take.

Some of the Commissioners may want to direct some questions

to her at that time. VYou have to understand it presented in
this form. It's the first time that the Commission will be
hearing this as well as members of the public, Not meaning

to imply that components of 1t are necessarily new to us but
they are - they've never been presented in this form to any-

one before. When we've gotten through that section, I wil

ask these people who want to speak about this Plan of
Development to come forward to the microphone, which is over
there on the other side of the hall opposite me, and we will
put the lectern down there at that time if you want to use it.
When you do speak, I will ask that you identify yourself

by name and address and keep your remarks as concise as
possible, and try to be - as much as possible - pelevant.

Try to keep your remarks directed to the Plan of Development.
You may want to ask questions. If you do, we can not attempt

to respond to those questions tonight because ! am sure that,

{f we did that, we would be here on this one item probably

fnto the morning. Hopefully, as the weeks and months ahead
progress, some of these answers can be developed. If you have
questions that you would 11ke to have answered but I don't

Lhink it would be feasible for us to enter into debate of that
"sort this evening. HNormally we ask that pecople who arve in

favor of the proposition speak first and then those who are
opposed. I think this evening, because of the number of
people who are here, we will not require that you hold to that
particular pattern. I don't think that i1t's necessarily qoing
to make any particular sense to do so. If, when the evening

is over, you have further questions or comments which you would
Ttke to direct to this Commission, we will be very happy to
receive those in writing by sending them to the Planning Office
here in City Hall. They will be, I guarantee you, entered into
the record and will be taken into account as our various delib-
erations continue in the weeks to come. We will not and I
repeat - we wiil not be taking any actfon on this or anything
else which we will be hearing tonight at this evening's meeting;
so do not feel that,if you leave at the end of that time, that
you're going to have a chance of missing something - that we're
going to try to do something after you've gone which you wouldn't
have expected to have happen. We will not be taking action on
this this evening. We do not have to take any action on it by
Code or by law until 65 days-at Teast 65 days - we have 65 days in
which to act. We could even ask for an extension of the time -
I can assure you we will not be taking action tonight and I could
be very confident in telling you that we wouldn't be taking action
on this in the next several meetings as we discuss this further.
I'T1 ask our Secretary to read the call.




Page 3 of 5¢
Public Hearing
April 14, 1976

SECRETARY GIUFFRIDA

THE MIDDLETOWN PLANNING AND ZONING COMMISSION WILL HOLD A PUBLIC LEGAL
HEARING APRIL 14, 1976, STARTING AT 7:30 P.M, IN THE COUNCIL NOTICE
CHAMBER, MUNICIPAL BUILDING, DE KOYEN DRIVE, MIDDLETOUN,

CONNECTICUT, to consider the following: :

ITEM 1: A proposal to amend the current land-use component PLAN OF
of the City's Plan of Development., This component DEVELOPMENT -~
(titled General Plan in the Plan of Development PROPOSAL TO AMEN
adopted in 1965) is a graphic or map representation ICURRENT LAND-USE
of the proposed recommendation for the most desirableCOMPONENT
future use of land within the municipality for i
residential, commercial, industrial, and other pur-
poses along with recommendations for a system of
thoroughfares. :

The proposal, which consists of map and text, has
been filed in the O0ffice of the Town Clerk.

CHATIRMAN SHAW ,
Thank you. That notice appeared in The Middletown Press

on Saturday, April 3rd and again on Saturday, April 10th
comprising a legal notice of this meeting. I am sure

there has been plenty of other -notice 1in the newspaper
during the past several weeks. Obviously, there has been
plenty of time, but the legal notice has appeared in accord-
ance with the requirements. I am reminded of two things.
One is that Dr. McLeod, who is normally a regular member

of this Commission, is not here this evening and George
Augustine I will ask to take her place as the - as an
alternate. Secondly, the Mayor has reminded me that this
the evening of the beginning of the Jewish holidays and I
know that some people are not here tonight and I do want on
the record that we're certainly not closing the record in
any way to anyone who wishes to either be heard or to enter
other information at some tater date. I'l11 turn the meeting
over to Cathy Raczka,

CATHERINE RACZKA
Thank you. This ftem on the public hearing agenda focuses on

a single aspect of Middletown's Comprehensive Plan of Develop-
ment - the land-use component. The land-use component has been
basically unchanged since 1965 when it was first adopted. This
presentation will have several parts to it., The first section
will be a description of the function of the land-use component
of the comprehensive plan. Next, the various land-use categories
will be explained. Finally, the presentation concludes with some
comments on the land-use component sfgnificance for Middletown's
future development. There will be considerable use of visual
atds - slides and maps throughout this presentation., The contents
of comprehensive plans of development are clearly set down by
‘Section 8-23 of the Connecticut State Laws which authorize the
scope of activities of any Planning & Zoning Commission. Plans
of Development are intended to promote the greatest economy
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and efficiency the coordinated development of the town and the

general welfare and prosperity of its people. In preparing the

Plan, local Planning Commissions can consider physical, social,
economic and governmental conditions and trends. This evening,

the Planning Commission is considering only the land-use component

of the Plan of Development. Other sections - sections on

geographic location, fiscal characteristics, historic considerations,
planning units in Middletown, population, economics, vehicular
¢irculation, etc. - these were adopted in July of 1975, State Law -
Section 8-23 -~ specifically states that the Plan shall consider the
most desirable use of land within the municipality for residential,
recreational, commercial, industrial and other purposes. In other
words, the Plan deals with quantities of land and it deals with the
arrangement of these land uses throughout the community. The Plan
designates the future uses and re-uses of land here in Middletown.
Planning ftself is a dynamic process. The land use component is

one part of the whole process. To achieve 1ts own unique potential,
Mtddletown must be able to quickly and effectively respond to

changing canditions and trends. A key tool in formulating the
response to these changing trends and conditions 1s the land-use
component of the comprehensive plan, The land-use component is

based on legally adopted goals of the comprehensive Plan of Develop-
ment and these goals were adopted in July of 1975 and can be read

in our new section The Plan - Guidelines for an Emerging Middletown.
These goals are the underlying principle of the land-use recommendations
seen in the component. The goals are important so I'm going to go
through all seven of them here tonight. The first goal - To preserve,
protect and enhance the historic, cultural and natural resources

and features of the community and to preserve those elements that

set the desirable and unique character of Middletown.

The second goal is to provide an educational system which effectively
prepares students with necessary skills and a foundation to cope with
the changing job market.

The third goal is to develop a balanced transportation system -
including sidewalks and recreational trailgfor non-motorized vehicles.
The_fourth goal is to encourage the appropriate coordinated and
economic use of our land. Land should be acquired by the City to
assure that the needs of the future Middietown are met. A long-range
community facilities program should be adopted and any needed sftes
should be acquired before all the land here in Middletown 1s developed
for other purposes. Recreation facilities should be studied and
needed land acquired before all land {s developed.

Above ail, reéreaﬁion

facilities need to be coordinated with school programs, and with land
required for drainage and conservation.

The fifth goal addresses ftself to Middletown's economic development.
The fifth goal is to create an economically sound community by provid-
ing an economic climate favorable for commercial, industrial, and
service-related activity. The basis for this 1s a strong central
business district which 1s a focus for retail businesses and service
offices, and public buildings.

The sixth goal is to provide and maintain a supply of high-quality
housing, which can accommodate a population of diverse economic levels,
ethnic backgrounds and family size by providing ample freedom of

choice in housing accommodations.

The seventh, and the final goal, is to create a healthy, safe, pleasant
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and attractive living environment throughout the community by
setting the highest possible standards for working and l1iving
conditions in all future development.

The land-use component, then, is the officfal, graphic representation
of what the Planning and Zoning Commission visualizes as the best
future use of land for Middletown with reference to these seven
goals, It is a mixture of existing harsh reality combined with
desirable beneficial changes which might easily be called wishful
thinking, 1f not fantasy, by some. The Plan is intended to quide
growth and development by guiding the orderly, efficfent, and
intelligent allocation of land. As a gquide, it 1s a framework for
decisions which will be made much later in the future. The Plan

has been based on careful analysis of local thoroughfares, of
utilities, of community facilities, of service areas, of demo-
graphic and economic aspects of Middletown, topography and general
environmental characteristics. Taking all these factors into
consideration, the land-use component depicts a Middletown that

might evolve in the coming years - in five, in ten, maybe 15 or 20
years, 1f certain policies are adopted and implemented, 1f zoning
requlations are modified, if publiic and private efforts, together

and inindividually, consistently work towards achieving the

seven adopted goals. There are many ways to try to implement the
Plan of Development.A capital improvements plan - which the Planning
and Zoning Commission will be adopting and working on much latevn

and it can be seen here. This 1s one way of implementing the Plan,
Subdivision controls are another way of implementing the Plan of
peve}opment. Zoning reqgulations are the most generally known
implementing tool because of their specific and immediate, and some-
times fatal, impact on the town and its citizens. Zoning requlations
are precise on what activity is allowed in the many zoning districts
throughou. a community. By contrast, the land-use component is

much more of a general plan, and the planning comes before the zoning
because, before the optimum locations for specific, detailed activity
is decided upon, general land uses throughout the whole community
must be thought about. In other words, the concept of the Plan of
Development are much broader than those set down in the Zoning

Code Use Schedule, The land-use component deals with residential
areas, but the Zoning Code would also cover other uses in a residen-
tial area, such as a library or school. :

Since the land-use component 1s based on systematic research of
trends and conditions in Middletown, there could very well be a greater
inter-retationship between the land-use component and the Zoning Map than
before. It must be emphasized that a Tand-use proposal does not
prohibit or permit activity anywhere, but is a general guide for

the best future development of the community taken as a whole. The
land-use component is decision-making today in a wider context

in the context of tomorrow. The land-use recommendation, thus, is

a factor in any rezoning, but it is not the only factor. This brings
me to the second part of this presentation, an explanation of the
categories of the land-use component that are noted here in the legend.
(pointing to map) The land-use component groups land uses in Middle-
town into four basic categories: residential, commercial, industrial

~‘and City open spaces or environmentally sensitive areas. MWithin these

broad categories, there are further sub-categories - most important is
that all these uses are interdependent on one another, integrated by the

vehicular ptan and the surface drainage system,
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The underlying principle of these land use categories 1s a

sensitivity to the scarce land and building resources of Middle-

town. As of January of '76, 23% or 6,245 acres were really available
for future use. Economically feastble adaptive uses of historic
structures are to be encouraged in Middlietown, as much as they meet
community goals.

The colors on the map correspond to a standard land-use -coding system,
and I would 1ike to review some of them - just briefly, The yellow
represents low density housing - 0-4 dwelling units per acre. The
orange {5 medium density - between 5 and 15 dwelling units per acre.
The brown is high density - over 15 dwelling units. The central
business district 1s represented by the deep red, general commercial
areas by the pink, and coral {is used to desfgnate residential
commercial. The forest green here represents the public institutional
Tand, existing institutions. There's another shade of green close

to that. Over Here. This represents the schools. The lighter green
indicates the environmentally sensitive areas or municipal open space
areas. The deep blue is a new category on the map, and we're calling
it institutional., There are a couple of other fmportant features

on our-land-use component. One of them {is the future road systems

down here by the broken line. Another important feature is the flood
plain.Finally, this pattern here represents utility rights-of-way.

The grey area, or greytoned area, represent industry or industry

rights. 1I'd also 1ike to note that the future road system here f{s

what {s currently contained 1n existing federal and state road plans.
This brings me now to the second section of the presentation - a
detailed description of the land-use categories. The proposal - the
land-use proposal - will be reviewed throughout this discussion and

be contrasted with the existing Plan of Development that we have -

that is, the existing plan is the 1965 Plan in here. As noted, the
Plan shows three levels of housing density - high, medium and low.

The categories are an effort towards meeting Middletown's housing

goals - that is, To provide and mafntain a supply of high quality
housing which can accommodate a population of diverse economic

levels, ethnic backgrounds, and family sfzes by providing ample freedom
of choice in housing accommodation. One of the major changes from

the '65 plan s the nomenclature describing residential areas. The
princfple of the previous Plan had been to keep as much of the town

as possible rural and suburban, reserving the same type and general
qualities which existed at that time. The '65 Plan claimed it saw

a population in Middletown of 65,000 by the year 2,000. The Plan

then, however, went on to desfgnate many areas as apartment, compact and
urban residential, even describing types of housing construction such
are garden apartments, By this description, it is apparent that the
'65 Plan reflected the background of an organization which principally worked
in larger cities. These classifications really are fnappropriate to

a community like Middletown. The point is that, while the Plan talked
about a rural and suburban character, it really adopted recommendations
contrary to this. The low density category relates more clearly to
Middletown's goals and traditions. The areas which had been recommended
for low density ~ the rural and suburban areas which are here - you

can see basfically these are still the low density areas on the proposal,
The land-use component offered here tonight proposes that most of

' - Middletown be Tow density, which, here again, defines as 0 to 4 dwelling

units per acre. This range is a flexible one, and would allow for an
interesting variety of residential areas. There could be an extremely
lTow one dwelling unit per acre or a much higher ratio per acre - as

high as four units per acre,
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12,577 acres have been set asfde for low density development.

This means that, if every acre had one house, there could be a
population of over 40,000 people in Middletown - Just in the low
density areas. If every acre were developed at a greater intensity -
with four units per acre, there could be much greater growth here.
Yo complement these low density areas, the Plan recommends certain
areas for medium density and higher density. Medium density are

5 to 15 dwelling units per acre. These are near intensively
developed land, and have good access to the road system. (pointing
to mapg The higher density areas have 16 or more dwelling units per
acre, and all of the high density areas are located on major thorough-
fares - generally close to commercial areas. (pointing to areas on
map}. The component clearly shows a strong residential element.

It will be useful in planning future residential areas since it calls
for careful monitoring of yearly housing activity in Middletown,
The housing section clearly is not a rigid proposal. The point here
is that it emphasizes the process orientation of planning.

The land use component proposes basically three categories for
commercial development in Middletown - a central business district,
general commercial areas and residential-commercial areas. An
important principle of the 1965 Plan was the idea of containing
commercial development in the downtown business area, but a vital
downtown and commercifal area,outside a central core, are not
mutually exclusive, The important consideration is that there be
enough commercial areas located convenfently throughout the community
to meet consumer demands here. Commercial areas should take advantage
of inherent locational factors, but they certainly must be consistent
with the general goals of the Plan. Activities that make a city a
‘community take place in its downtown section. Here there are
general merchandise, apparel and furniture stores, offices, major
public buildings, entertainment, personal services and related
commercial functions., These activities all truly need to be
concentrated in one area - so that they can complement one another
and provide important specfalization to the community. More

varied activity takes place downtown than 1n any other part of

the community. There are residences, churches, stores, businesses,
government offices, restaurants. People find work downtown; they do
their business there and meet their friends in the downtown area.
The Central Business District draws people because of this unique
combination of factors - not because of any one type of use.

The Central Business District in the land-use component has been
expanded since the 1965 Plan of Development to include entire
biocks, rather than just parts of blocks. The proposal now more
accurately identifies the Central Business District of the Zoning
Code than in the past.Maintenance of the strong central downtown

we have seen 1s a goal of the land-use component - the goal of the
comprehensive plan., Studies by the Planning and Zoning Commission
have shown that the Central Business District is one of the most
valuable land areas of the community. This is based on studies
Tooking at the property value throughout all of Middletown and also
at front foot values {n the downtown area.

The next sub-category in the general category of Commercial is the
General Commercial area. These are all located on major roads 1link-
"i{ng them to their markets. The proposal shows the commercial area
here, here, here, to the north {(pointing to map). The commercial
areas in the land-use component are all designed to serve a special
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l1imited function for local residential neighborhoods. They serve
as a convenience to purchase food and pharmaceutical ftems - in one
case, a general commercial area might serve a 1imited function for
a more larger region.

The '65 Plan - the Plan of Development - let me refterate - which
is now legally in effect for Middletown, endorses stringlike
commercial development. There are commercial areas, really, ring-
ing every highway into Middletown. Here on Route 9- 9A ~ HWe .
have a commercial area, Industrial to commercial to residentfal to
industrial to commarcial to recreation and conservation to apartment
commercial to the central business district.There was considerable
commercial development along South Main Street - on the current
Plan -~ on Washington Street and the current use plan also proposes

this configuration along 91. However, based on analysis of popula-

tion threshold and tocational factors, two areas are recommended as
future convenience commercial areas: these are along Route 72,

and 9A adjacent to an existing commercial area and high-density
apartments - medium density apartment buildings. The other location
on the map proposed for commercial purposes 1s west of I-91, at the
only access to this interstate highway. This location provides
Middletown with a unique opportunity to attract a facility of
regéonal or even national significance. It would be an fdeal
location for the corporate headquarters of a national organization
or a similar use.

The final commercial category is residential commercial, a
Bi-Centennial '76 version of the old apartment commercial category

of the '65 Plan. Proposed areas are here -

~These areas, we can see, are relatively close to the core of the

city. There are now a hodgepodge of commercial and residential

uses. In the future, though, they should be a much more conscious
bTend of residences with some limited saltes and services and business
and professional offices. The new designation acknowledges that
these areas need careful consideration if they are to achieve their
greatest potential for the small neighborhood area and for Middle-

town generally,

The next category that I'm going to review 15 the institutional
category adjacent to the Central Business District. The current
Plan of Development recommends this area as apartment commercial
here or recreation and conservation. Activities 1{n the institutional
area would be quasi-public: churches, hospitals, convalescent homes,
recreational and perhaps some commercial activity. This area must
be close to downtown, because its activities there either serve
important support functions to the downtown or they need the
unique facilities the downtown offers them. This type of land-use
activity will bring people - 1t will bring vitality to the heart of
the city. Hopefully, designating an institutional category on the
tand-use component of the Plan of Development will also stimulate
the growth of the service segment of our economy which 1s becoming
more and more important to Middletown. The land-use component
consolidates industrial land classifications of the existing Plan
into one category. The existing Plan shows several {ndustrial areas
as purple. (pointing to purple areas on map) There's a commercial
ndustrial complex there. Since 1965 what's happened is that general

" environmental standards mandated by state and federal agencies have

minimized many distinctions between 1ight, medium and heavy industry.
S0, for city planning purposes, the single classification of industry
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which we are proposing in the land-use component, the single
classification suffices. Thus, the grey area and the grey-toned
area - these are the areas which signify industry in Middletown.
Basically, lands no longer recommended for industry are flood

plain, flood prone, flood hazard or herhaps, inland wetland.

Here's an overlay of the flood plain of the new proposed indus-
trial area over the existing industrial recommendations. Thus,
the '76 land-use component effectively refines the previous
industrial categories. An important refinement is that land held by
a major uitiity over here is no longer recommended for industrial
use but the utility company can continue its use out there but it
should not revert back to general industry. The other refinement is
that an area where there is now a natural resource extraction
activity, and that's over here, could continue extraction and the
required subsequent reclamation of the land, but when the area has
been reclaimed it should not become industrial, but low density
residential. This area, close to the river, is very near what

might become a major tourist attraction along the Connecticut River.
The final category that I am going to review tonfght is Municipal
Open Spaces and Environmentally Sensitive Areas. To review - they
are the light green areas on the map with the finger-like extension.
Municipal Open Spaces and Environmentally Sensitive Areas are
important in Middletown's total land-use arrangement. They provide
breaks in the urbanization pattern, enhance and protect our natural
resources and ultimately influence local economic development. There
are several reasons for categorizing land as City open spaces or
environmentally sensitive., Some of the land is part of Middletown's
official open space program. Examples are Spear Park which is
downtown, land up here by Middletown High School and land by

Crystal Lake, The larger open spaces such as by Crystal Lake and
Middletown High School - these open spaces probably provide the

best opportunity for Middletown for developed recreational area.
Another reason for putting land in this category 1s because of {ts
location or configuration: an example is land surrounding inter-
changes or major highways, and this was done also in the past.
For practical purposes, these lands are not developable. However,
they're significant because they provide visual relief from other
types of land-uses. '

Other areas in Middletown have natural and physiographic limitations
which mzke many types of development on them not feasible. This 1is
where many communities differ in terms of what they regard themselves
as environmentally sensitive. Some towns will say significant trees
or beautiful scenic areas are environmentally sensitive and, there-
fore, try to halt development there. We're approaching this question
with a more quantifiable definition. In Middietown, there are 6,200
acres with grades in excess of 15%. There's considerable acreage in
the flood plain - over 1,000, Areas with such 1imitations generally
are categorized as environmentally sensitive. This 1s a more
realistic approach to conservation and preservation of natura}l
resources than designating large tracts of open land as open space
which is what many communities did in the '50's and in the 60s when
the Plan was last reviewed. Let me note that this classification

does not mean the areas can't be used at all - it encourages

developers to integrate environmentally sensitive features with
project proposals. This category reflects natural conditions of
the community, which makes the land-use component a useful tool

in conferences with potential developers.
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The plan, thus, more practically guides the future development in
appropriate areas. Again, let me emphasize that the land-use plan
‘does not, of itself, either prohibit or permit specific activity.
The environmentally sensitive areas have been determined from
location on the official detailed maps prepared by the Army Corps of
Engineers, the Federal Insurance Administration of the Department
of Housing and Urban Development, or the Soil Conservation Service
. of the U. S. Department of Agriculture. Relfability, validity and
accuracy of these maps is solely determined by these agencies,

The Soi1 Conservation Service has mapped the City's inland wetlands -
which you see on that table over there - and also they put stream-
belts on a map. (Pointing to map) These blue shaded areas are

the areas that they indicated are streambelts. The Corps of Engin-
eers has mapped the flood plain in Middletown. Keep in mind,
through, that there are many environmentally sensitive areas which
have not, as yet, been mapped particularly on the interior from the
river. This is a map the Corps has provided., Let me emphasize
again that all the environmentally sensitive areas are significant
in Middletown's overall future land-use plan., I think, if we look
at some slides, I can bring this whole discussfon into a little
sharper focus. (Pause while setting up slides)

Middletown's land-use component has one purpose - to help Middletown
realize its own unique potential., There are easily identifiable
features of all communities that truly distinguish them from one
another. Middletown's bridge symbolizes Middletown, Connecticut,
but sometimes there are features in any community that we seek to
“change through the process of city planning, such as traffic
congestion on highways. The underlying principle of the component
is that Middletown continue its residential tradition while guiding
new growth into the most appropriate areas. That is, the most approp-
riate areas from a community-wide perspective, Middletown's
housing supply is diverse. Middletown has quiet residential streets,
It has high-rise apartment buildings - notice the location on a
major highway - a highway which 1inks Middletown to the rest of

the United States. There are medium density areas in Middletown
along with attractive rural farms, We have new planned residential
communities and older, closely-knit neighborhoods. Besides private
housing, Middletown also has housing that has some public subsidy.
Woodbury was built with state financing. Sbona Towers, seen here
behind the Senior Center, was a Turnkey project. ~New Meadows and
Bayberry Crest were built with Section 236 monies. Section 236

is a federal program for rental housing subsidy for moderate income
households. In the distance, behind, off to the left, you can

also see Rose Circle - another state project.

1f Middletown residents are to find living here convenient, they
need convenient, well thought out, commercial neighborhoods.

Route 66 traffic is not convenient, nor fs it well thought out.
Future commercial areas, near I-91 off Saybrook Road, should serve
specific markets, taking advantage of important vehicular 1inks.
The land-use component proposes residential-commercial areas.

These new areas require careful guidance if they are to be success-
ful. The first building on the left exemplifies a structure in
Middletown which has benefited from appropriate guidance from the
Planning Commission. Note that when this slide was taken College
Street wgs one-way. It has since been changed to a two-way road
and this indicates the - this can be said to indicate - to show
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that Middletown truly responds to changing conditions and needs

in a community. At one time this building was a bookstore. Now

ft's a restaurant. The structure was built about 1800 and is on

a 1ist of buildings recommended by the Connecticut Historical
Commission as having historic and architectural significance.

It certainly is a community resource which should be preserved in
Middletown.

The Central Business District is important to Middletown's

successful future. Unique activities take place downtown. It's a
great spot to have a parade. This type of activity helps make the
¢ity truly a community. Certainly, Middletown's Central Business
District is the foundation of an economically sound Middletown,

Two factors tie together the land use plan. One factor is

vehicular circulation. Perhaps, even a more important tie, though,
is the system of city open spaces and anvironmentally sensitive areas.
Outdoor space for recreation helps assure a high quality of life

in any community, which makes it a good place to live. Middletown
has a strong tradition in providing recreational opportunities.
Middietown was first in the nation, under the direction of Mr, 0'Rourke,
to have Little League Baseball. More recently, it was the site of
the first New England American Legion Baseball Tournament, HNew inter-
ests in sports - such as tennis - have sparked additional recreational
programs.

There is a tremendous potential for dramatic new recreational
facilities in Middletown in the future. The Connecticut River, as

it rounds the bend, it's really quite scenic. This looks 1like
Middletown, but it's not. The point is - there are a lot of
communities in the United States located on scenic river bends

with parking lots close to the river, It's up to the community to
realize the potential that it itself has. Implicit in the plan

s the recognition of environmentally sensitive areas., These areas
are important in terms of the entire land-use arrangement in Middle-
town. Environmentally sensitive areas relate to physical character-
isticgof the land - that is, their geo systems - the geology of the
area, soil and rock composition, i1ts hydro systems, fts- that is,

the water on the surface and also sub-surface systems and, finaily,
inlTand-wetlands areas. By being aware of these physical and natural
Timitations in long range planning, hopefully, future difficulties-
such as this - can be avoided. If precautions are not observed now
in the planning stages, next time these slides could very well be
Middletown. This does not mean that areas with environmentally
sensitive characteristics can not be developed, These two slides
show the blue area at Wesleyan Hills. They illustrate development
possibilities which sti11 preserve environmentally sensitive
characteristics. Let me emphasize that the Plan does not, again,
does not prohibit nor permit activity but guides future growth

for the community. What we're doing now is decision-making in
advance and we're looking at the whole community so individuals such
as these, who really don't have a voice in town affairs, so peopile
like this can be left with a clear Middletown which realizes its own
potential. This brings me now to the final section of the present-
ation - the proposed land-use component's significance for the future
of Middletown., Certainly, as the nation celebrates its Bi-Centennial,
1t is an appropriate time for Middletown to step back and re-assess
itself., The process of updating the Plan of Development provides us
with a fresh opportunity to review policy without the pressures of

immediate decisions.
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In the first section, 1t was said that the Plan deals with
quantities of land, The '65 Plan set aside over 14,000 acres

for residential uses. The '76 proposal is comparable. It sets
aside 13,000 acres., The difference is about 3 percentage points.
of Middletown's total land acreage. The apartment commercial
areas 1n the existing plan total 595 acres or 2.2%. This category

‘1s probably most comparabie to the proposed residential-commercial

areas. The land~use component proposes 105 acres as residential-
commercial, This is less than 4% of Middletown's - less than .4%
of Middletown's total acreage,

The existing plan recommends that over 500 acres be developed for
roadside commercial uses. The proposed general commercial areas
total 368 acres-a reduction of 159 acres from the previous plan.
Turning to industrial acreages now, the '65 Plan recommends

5,100 acres as industrial, The proposal shows close to 4,000 acres
really as industrial. Recall that over 1,000 acres in Middletown
are in the flood plain, and much of the flood plain areas are in
these industrial areas that were recommended for industrial
development, Finally, the existing Plan and what - be reminded -
when I talk about the existing Plan, what I mean is this one over
here.,. The existing Plan shows about 3,000 acres as recreation

or conservation. The proposal shows over 5,000 acres as city open

.space or environmentally sensitive land - about 20% of our land

acreage, but this has all been keyed in to quantifiable aspects

of the environment.
To talk only, though,about quantities of land - I think it avoids

the crucial fssues that are facing communities as they plan thedir

' future. The arrangement or pattern of uses is Jjust as fmportant

as raw statistics. The arrangement of land-uses on the proposal
continues Middletown's strong residential tradition, but quides
new gqrovth into appropriate areas. The residential, commercial,
and industrial land uses are all tied together by municipal open
spaces and the underlying and environmentally sensitive areas
and these are all significant elements in the high quality of life
that we enjoy here in Middletown.

Underlying the proposal for the best possible uses in Middletown
is the recognition of the finite character of our land. So, to
conclude, now I would like to say that 1t's only through responstve
and responsible comprehensive comprehensive planning can the
potential of Middletown's land really be realized and can we leave
something for the final slides we saw here tonight.

CHAIRMAN SHAW

Thank you, Cathy. I am sure that you all recognize the tremendous
amount of effort which has gone into the presentation which you
just heard and we,. on the Commission, are at least very grateful

to Cathy for bring™lus this far. I hope that you realize that what
has been presented here tonight is not necessarily the final
document - that we have come here to hear both from our professional
planning staff and from the public about how these various aspects
are considered, and when these things are fully understood and fully
taken into consideration then, and only then, will the Plan finally

" be devised which will be the Plan of Development for the next period

of years - whatever that might be. I also cannot over-emphasize
to you that this is not a Zoning Map - it in no way changes the zones
as they currently appear in the City of Middletown.
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They may very well suggest some changes which might be considered
in the future, but this does not in any way change any zone.

Please do not be misled into thinking that it does; and I think
many of you, {f you were listening carefully and looked carefully
at that 1965 map, were surprised and probably shocked by some
things which you didn't realize and perhaps have been encouraged
some to find that there have been some changes which certainly
would reduce the impact of certain types of development over what
is being suggested now. I hope that, as you speak -tonight, that
you will carefully consider these changes in 1ight of what has been
on the map, remembering that what is on the current Planning map -
the 1965 map - is indeed the document from which we work today.
Before I ask any of you to speak, I will ask if there are any of
the Commissioners who have any comments or questions that they would
Yike to make., We will, undoubtedly, be qgoing into this for some
time. {There are a number of seats throughout the audience and a
number of you have been standing for a long time - there are six
seats right here in the front row - there are three seats in the
third row - there are a couple of seats in the fourth, and so on -
if you are getting tired of standing; please feel free to come
forward and sit down. Don't be bashful. Very happy to have you
come forward,) If not, let's go right ahead into the public
hearing. Mr. DeRing. Will you come forward please and use the
microphone, identify yourself by name, organization if you have an
organizational tie, and your residence. You can use any microphone
you want., It doesn't make any difference.

MR. PHILIP DE RING

My name is Philip DeRing. I am the president of the Northern
Middlesex Chamber of Commerce. I'm here tonight representing
John Newman, Chairman of the Board of the Chamber of Commerce.
In 1Tight of your opening remarks and remarks you just made, Mr,
Shaw, members of the Planning Commission - Planning and Zoning
Commission, I would just 1ike to inform you that the Board of
Directors of the Chamber of Commerce today appointed a five-member
committee which will meet during the next 30 days and review the
plans that were presented this evening and we believe that the
significant changes that are being proposed have not had the full
scrutiny of the business community and we ask that you wait at
Teast 30 days to review the proposal - for us to review so you
don't make a decision prior to our constructive, hopefully,
comments that we will make to you by the end of May. We think
that you're undertaking an important job and we believe that the
business community, as such, has a voice - should have a voice

in this matter and plans to make one and, again, we ask that you
wait approximately 30 days to make any decision or the end of
May, let's say 45 days. Thank you very much,

CHATIRMAN SHAW . '

We'll wait for your information anyway. Thank you. Who is

next? Come forward. Joe Carney? Why don't you follow him right
up Ted and if you sort of start to form a bit of a line there

we probably can speed this up a little.
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MR. JOSEPH CARNEY

Good evening. I am Joseph Carney, Director of Economic
Development for the Northern Middlesex Chamber, appearing

for and at the request of the Directors of Industry for Middle-
town, Incorporated, INFORM endorses the map proposal for the
Sawmi11l Brook industrial area, the Newfield Street industrial
area, the Saybrook Road industrial zone, insofar as they impact
present or future sound industrial growth and redevelopment of
the city. However, INFORM questions the wisdom of the map
proposals suggested for the north end industrial zone and for

the Laurel Brook industrial area -~ specifically, it finds that
the map proposals suggest that proper land use for the location
now occupied by the old Remington Rand plant should be considered
efther for open space or as environmentally sensitive. INFORM
believes that this area is the only significant location within
the City of Middletown which presents the opportunity for direct,
at-grade, on-site rail service, and we consider that 1t is valid
to undertake to promote this rail option.

2., INFORM finds the proposal {in the Laurel Brook area most
doubtful. The map proposal suggests strip resfdential develop-
ment along the developable land area with rear land sugagested for
industrial use. A review of topography in this area will establish
that this proposal, i1f accepted, would terminate further industrial
development at the HELCO transmission line and would, in all
probability, lead to an early need for major improvements to

Brush Hi11 Road.

And,lTastly, the INFORM Board submits that, in studying the
proposals, its members find quite significant changes. They also,
frankly, doubt that the public has fully informed {itself of these
changes and the Board hopes the Commission will provide opportunity
for further publiic hearing on a date other than the first night

of Passover and the Wednesday of Holy Week. There {s reason to
believe that there may be many interested individuals who will miss
this hearing.

MR. TED RENESON

I am Ted Reneson of 896 Saybrook Road. Now that you've heard the
overall view, I'd 1ike to present the 1ittle man's views -~ the
majority of the people out there who are squeamish about getting

up and speaking., Let me begin by saying that my principal concern
is mainly one portion of the Plan of Development. It is an area
which 1s near and dear to me because home is located there =
specifically, the area south of Randolph Road which is bordered

on the west by Route 9 and by Saybrook Road on the east. According
to the map being presented here, the land use proposal would change
an existing residential area into a business use area. I under-
stand, of course, that the proposal does not change the zoning

but I am also aware that it is a first step toward that goal and
gives reason for concern. I have,on various previous occasions,
appeared before this Commission to voice my views about that
general area. One of the points I have emphasized is that
sufficient business area already exists in the vicinity and may

I now further assure you that this potential is far from exhausted.
To clarify, I shall define the existing business zone as that area
wihich lies to the north of Randolph Road and is bounded on the east
by Saybrook Road and on the west by Route 9. It 1s a well-defined
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triangular area which is not obtrusive and yet well suited to

the use. Located within its perimeter are a laundromat, a
~delicatessen, coffee shop, a grocery store, a convalescent home,
"a garden nursery, two new car dealerships, a medical/dental clinic,
a gasoline station, two buildings with technical offices and four
new stores being built for which there are no tenants as yet.
Additionally, there are about 12 sites which are avaitlable or
potentially available for building. The beauty of it all, and a
very important feature, is that the entire triangular existing
business area is already within Fire Zone 2, which provides for
controllable building fire safety. Creating an adjacent area ov
expanding the husiness designation to adjacent areas would create
an unjust hardship on those who have already invested in buildings
which comply with fire control requirements. Household formation
in the general area has not been spectacularly phenomenal which
would suggest that the recent spurt in new building, although
tolerable, may have discounted real need somewhat into the future,
Most certainly, a situation that could parallel the Washington
Street fiasco has not yet developed and is another important
reason why I am here to urge caution and a prudent approach.

0f necessity, planning considers an overall view and can easily
misdirect a natural sequence of the development by providing

too much of a good thing - more is not necessarily better,

It is my firm belief that expanding the business potential of

that particular nefghborhood beyond its present bounds will not
enhance the quantity or the quaiity of neighborhoods needs.
Strangely enough, and quite coincidentally, this proposal very
nearly parallels a non-conforming use question which has appeared
before this Commission recently and was rejected as unacceptable.
It may be interesting to note that, due to topography,part of

the proposed area of change depends on a four-sewer main for
service. That, in itself, suggests potential need of ejector
pumping or other probable solutions of somewhat dubjous reiiability
when undevtaken on a piecemeal basis. I urge the Commission to
weigh carefully the existing and potential needs of each neighbor-
hood when reviewing the total Plan and to distribute neighborhood
service areas equitably. There appear to be some areas which
genuinely require such facilities-a look at the southwest corner
of your map will bring to light a glaring oversight., I don't
presume to speak for that neighborhood, though., A well-planned,
well-diversified community grows efficiently through broad dispersal
rather than planning by accommodation. Guiding and encouraging
commercial service ventures into apeas of more explosive growth
where such facilities do not existihould produce a better balanced
community. On the other hand, ovérwhelming one area tends to
create or expand the problems which are the outshoots of Ympatient
and prudent planning. I would like to enter this into the record
of this meeting. I also have from Mr. and Mrs. Harris, which was
handed to me this evening, their letter which should also be
entered into the record. I thank you.

CHAIRMAN SHAW
Thank you,
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MR. GEORGE HOLMES
Mr. Chairman, my name is Mr. George Holmes and I reside at

1495 Randolph Road., I am here tonight in opposition to several
changes shown on the new Land-Use Map of the City. First and
foremost in my mind, I am opposed to the change from one to two

units per acre to 16 units per acre of one parcel of property
adjacent to my own property and in the middle of a residential

zone, It is interesting to note that this is the only change of

this type in the area. I also find it odd that this one property

is already owned by Wesleyan Hills interests. This, in my opinion,
s a worse injustice that the spot zoning of the years past that

the master plan was to prohibit. Every member of the Commission
should realize that the property owners bought or built in this area
fully realizing it was zoned for single family dwellings, and

relied on the good faith of this city that present zoning would be
maintained. I feel you own it to the present property owners-many
who are here tonight - to deny this change.

Secondly - there 1is shown a proposed road from Pine Street or
adjacent to it - parallel to Brown Street - that intersects with
Route 17. I understand this is to divert traffic from downtown
Middletown. I feel this 1s contrary and contradictory to the City's
redevelopment and revitalization plans for downtown. Mr. Chafrman,
we nced more people and perhaps better access downtown to bolster
Middletown's economic growth. We do not need traffic quarters to
circumvent our major shopping areas. [ urge you to delete the
proposed roadway.

Last - the people of Middletown are deeply committed to redevelopment
of downtown as a major shopping center, Many years of hard work,

and in some cases heartache, have been expended towards this end.
Let's not blow it now by creating large commercial areas on the
outskirts of town. I say'yes' for new business but not at the
expense of downtown local merchants. You should be drawing 1ncreased
commerce to our redevelopment projects - not inviting them to fringe
shopping areas. I am appealing to you to finish what has been started
before you project new horizons and, perhaps, more problems for the
taxpayers of Middletown. We do not need any new commercial areas at
this time. Mr. Chairman - I thank you for this opportunity to express
my views. Thank you.

MR. VINCENT AMATO
Mr. Chairman = I am Vincent Amato from Ridgewood Road in Middletown.

[ am here to transmit a resolution of the Republican Town Committee
of Middletown which was arrived at after two discussion meetings and
a report of a study sub-committee which spent a considerable amount
of time studying both the old and the new maps. The resolution reads
that we agree with the philosophy that the new Land Use Map retain
Middletown's low density residential character as in the past, and
that it is essential to {ncorporate all of the changes in actual
land usage, the new requlations and Taws which have been enacted
since 1965 such as the Inland-Wetlands Act, the Army Engineers Flood
Plain Borderlines, and so forth. To quote from your Plan Agency's
document - the Plan of Development of 1975 - "The basis for an
economically sound community 1s a strong Central Business District
which is the focus for retail business, service offices and public
buildings"., Ye agree with this wholeheartedly but we recommend that
the enlarged commercial zones on Middle Street, Saybrook Road and

Newfield Street be stricken from this map.
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Our reason for this recommendation is that the taxpayvers have

made a twenty million dollar investment in the central business
district and contemplate investing millions more. In addition,
hundreds of families were displaced and many jobs removed in an
effort to prevent further erosion of the central downtown district,
We think it would be folly to encourage any further large commercial
development in the outskirts of Middletown until the development

and renovations are completed in the Metro South redevelopment area.
We are also concerned about the reduction of the potential industrial
site, especially since our best areas could very well be used up by
the racetrack. We recommend that the Westfield Industrial Area be
extended southerly to the Meriden line and, further, that we follow
the recommendation made some time aqo by the Urban Land Institute -
namely that the north end of town in the area of the raflroad be
designated as an industrial site, We recommend this rather than the
reduction shown on the new map and that all areas now containing
active industrial plants be shown as that rather than open spaces

or residential as has been done in your new map. Thank you,

MR. PAUL RASCH, JR,

Good evening, Mr., Chairman - My name is Paul Rasch, Jr. and I
live at 17 McKenna Drive. I am a member of the Republican Town
Committee and was also a member of the sub-committeeihich examined
the proposed Plan of Development., VYou've just heard Mr, Amato
read the statement adopted by the Town Committee from the sub-
committee's report. This is a position dealing with the concepts
of the Plan - a position on the projected wide range effects of
the Plan to Middletown. I would like to say a few words about
the Plan itself, One of the major motivating forces behind the
proposal of this Plan was to bring the zoning up to what the
actual land use is at present. This, in many instances,has not
been done. There are several of those instances. The continued
R-1 or 1 to 4 units per acre zoning in at least two areas which
are already being used for medium density residential 5 to 15
units per acre. The fact that the old Noiseless Factory in the
north end is being proposed as open spaces in spite of the
building's existence. Does that mean that, should the factory
wish to improve or enlarge, it would have to get a special
-exemption? What if this weren't granted causing the factory

to have to move away to expand? What would that do to the local
economy and to the local employment situation? Why is a store
which has existed on the corner of Newfield and Westfield Streets
for about 30 years still zoned residential instead of commercial?
Plainly, there are mistakes in the Plan. I have only pointed out
some of what I have seen andithat have I missed? I feel this Plan
should be gone over carefully again before action is even con-
sidered upon it. Sure - you can say it was an oversight - some-
thing missed in haste, but I respectfully maintain that, since

we have 1ived with the present Plan since 1965 , we can easily
afford the few weeks, even a few months of delay to make sure all
the bugs are worked out. Maybe I'm wrong, but it seems to me
that the future of Middletown - our future - deserves at least
that much. After all, isn't it true that the mistakes we make
today we must 1ive with and maybe pay for tomorrow. Thank you.

CHATRMAN SHAW
Thank you.
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MR, WILLIAM J. HUEBNER

Ladies and Gentlemen - My name §s William Huebner, Director

of Communications for The Connecticut Construction Industries

" Association - a statewide organization of contractors, road
builders, bridge, tunnel and docks and builders of all trans-
portation systems - air, surface and water., Our membership
includes representation from Middletown. The <construction
industry as builders of transportation systems has long been
concerned about proper land use especially along the interstate
highway system and other major limited access highways. We have
seen where improper land use along the interstate highway system

in the past has resulted in low revenue yield to the cities and
towns affected. However, we have seen cities and towns properly
zoned land along the interstate highway system in Connecticut
resulting in high revenue yield to the community in acceptable
locations of industry and commercial units. Our field of expertise
is limited only to land along the interstate highway system and

not within the areas of municipal redevelopment or downtown
renewal. In particular, the land area encompassing the new

Country Club Road access ramp from I~91 to what is known as the
Manthay Site is the subject of our recommendation. We have
conducted survey trips of this site during and after construction
of the new ramp and our basic recommendation is that this land

be zoned for a corporate-commercial use and not residential or
industrial. Middletown can be said to be the georgrapical center
of Connecticut, Middletown 1s also a mid-state center for higher
education. Those higher education centers produce graduates with
knowledge required by the corporate 1ife. It is entirely feasible
that Middletown, because of 1ts location, highway access, and
educational facilities, could become a mid-state corporate center
similar to Fairfield County where New York corporations moved from
Manhattan to Connecticut. As a case in point of proper land use
along the Interstate highway system, Union Carbide, another New
York based corporation, moved to Danbury - on property properly
zoned for corporate office locations adjacent to Interstate 1-84,
It is this type of commercial-corporate zoning and land-use that
any updated Middletown Land Use Plan should consider., May I say
very strongly that,by no stretch of the imagination, should this
land bordering the Country Club Road ramp off 1-91 be turned into

a West Farms Mall type of development. The highest and best use

of this property for the future of Middlietown is not for more
shopping centers but to meet the growing demand for such corporate
centers, We do suggest in our survey a limited retail capability
for this land, but this would encompass only service outlets to

the corporate centers - such as restaurants, etc, Because of its
immediate access to [-91, the land use should also allow major
hotel franchises and these are major revenue producers to the
town's grand Yist. In any case, a major hotel franchise will
require from the community a right to locate a motor vehicle
service station. A limitation should be placed on the number of"
such service stations to prevent the development of a gasolinealley,
One service station as part of a hotel franchise should be sufficient.
As a major use of this property should be for corporate office centers,
~any franchise hotel should not be a low rise but a medium rise unit
to complement the office facility. Our preliminary estimates show
that the Country Club ramp will affect about 100 acres. Based upon
covrporate centers surrounding other interstate ramps in Fairfield
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County, in Hartford County, each acre should produce a gross
assessment of one million dollars per acre when fully developed

Jor a potential of one hundred million dollars gross assessment

when the Manthay site is fully developed. Concerning possible
residential zone for the Manthay site, our recommendation is that
resjdential zoning not be allowed under any consideration. Revenue
from residential use of this land is far below the revenue potential
under a commercial-corporate zone. Several years ago the Connecti-
cut Legislature passed what is known as the Plan of Development zone
and 1t might well be practical for the community planners to con-
sider the entire Country Club ramp area as a Plan of Development
zone to allow a more precise control over land use by the community's
planning staff. A major question in considering development along

a surface transportation system is the future of Route 66. Recently,
as part of the trade-off for the northwest quadrant of I1-291,
Farmington to Windsor, the funds €or this project were assigned to
the newly-qualified Interstate I1-691 from Meriden to Interstate 84
in Southington., Eventually, Route 66 as a major east-west highway
should be qualified under interstate criteria from the Portland-
Middletown bridge to 1-91 connecting into the new 691, The construc-
tion industries of Connecticut wish to commend the Middletown
Planning and Zoning Commission for its forsight in updating its

land use plan. Too many towns have adopted land use plans years

ago but do not update the plans to meet present and future needs.

Thank you.

CHATRMAN SHAW

Any of you who have prepared statements after you have made them
want to leave them with us, I -would appreciate it. Excuse me one
minute - If the people who are in the lobby would please keep their
voices down, 1t would be very helpful, 1It's quite disconcerting
both to the speaker and towards the people in the back of the room.

MR JERALD HOLM
My name is Jerald Holm and I reside on Country Club Road in Middle-

town. Chairman Shaw - I would 1ike to express my concern over the
use intended by the City of Middletown and by the Planning and
Zoning Commission for the parcel of land at the Country Club Road
interchange of 1-91, 1In general,my remarks will urge that the
actions of the P & 7 Commission should not allow development of
that land which 1s incompatible or inappropriate considering the
residential status of the neighborhood. To support this point, 1
would cite and endorse the views attributed to Ms. Betty Matteo.
Ms. Matteo reminds us that this P & Z Commission, and the City of
Middletown, have promised that the runaway commercialization of
Country Club Road will be prevented. I recognize the parcel of
land is near the Middletown Industrial Park. I recognize the
parcel is designated Infustrial/Commercial  on the Middletown Plan
Map adopted in 1965, although I do not know what that designation
means or what the P & Z Commission intended by that designation at
the time of the adoption of the 1965 Plan map. I urge the P & Z
Commission to clarify exactly what use it does endorse in preparing
the new Middletown Plan map, and I urge that the use endorsed by
the P & Z Commission be compatible with the residential neighbor-
hood., I would recommend the Commission consider the development



