













































































































































































PLANNING

COMMISSION-DIVISION

CITY OF MERIDEN '
__ Tel. (203) 630-4081 Fax (203) 630-5883

June 25, 2009

South Central Regional

Council of Governments

127 Washington Ave., 4th Flr. West
North Haven, CT 06473

RE: Plan of Conservation and Development Amendment: . /
) 41 Capitol Avenue and Portion of 71 Chamberlain Highway

Gentlemen:

The Planning Division is sending the attached application to you for your review and
recommendation. This application is by Forty-One Capitol Ave. Associates, LLC/
Foundry Industrial Associates, LLC to change the POCD designation of 41 Capitol
Avenue and a portion of 71 Chamberlain nghway from Industrial to City Shopping
Centers and General Commercial.

Please provide your recommendation in time for the Planmng Commission’s next regular
meeting of July 8, 2009. -

Donfinick J. Caruso, AICP
City Planner

DJC/twc

142 East Main Street, City Hall » Meriden, Connecticut 06450
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Memorandum

To: Planning Commission
From: Planning Staff
Date: June 30, 2009

Subject: Proposed Amendment to POCD Future Land Use Map for 41 Capitol Avenue and
portion of 71 Chamberlain Highway

1. Proposal:

Forty-One Capitol Ave. Associates LLC and Foundry Industrial Associates LLC are proposing
to amend the POCD Future Land Use Map for 41 Capitol Avenue and an abutting portion of 71
Chamberlain Highway from Industrial to City Shopping Center & General Commercial. This
request is in advance of a request to rezone the property (currently the north east side of Capitol
Avenue) to commercial. Reference the attached map. The applicant has also submitted a site
plan application for a commercial building (Burger King) adjacent to this site (land already
designated City Shopping Center & General Commercial). The intent is to eventually have a
connected three piece commercial development with shared access to a private drive.

I1. Land:

In 2008, the City Council authorized abandonment of Capitol Avenue with conditions. To
accomplish the abandonment, a map will be filed showing 41 Capitol Avenue fronting on
Chamberlain Highway. 41 Capitol Avenue, zoned M-3, hosts a warehouse building utilized by
Ragozzino foods. The main portion of 71 Chamberlain Highway hosts Ragozzino Foods
(processing), which is NOT proposed to be changed. The piece of 71 Chamberlain Highway that
is proposed to be changed from Industrial to commercial is a vacant area adjacent to Sodom
Brook, entirely within the 100 foot Inland Wetland Watercourse buffer area. Part of this parcel
also fronts on West Main Street (was formerly 381 West Main Street) and is shown as
commercial on the Future Land Use Map. The proposal is to change about 1.75 acres total from
Industrial to commercial land use. Some of the parcels are to be combined and/or readdressed.

IIL Character of the Area:
Both Chamberlain Highway and that West Main Street are considered major streets.
Signalization and improvement of the West Main Street/ Chamberlain Highway intersection

made this connection the primary access. The City’s decision to abandon Capitol Avenue
recognized the primary function of Chamberlain Highway.

In the subject neighborhood land uses include:
North: Ragozzino Foods, zoned Industrial M-3 with Unified Industrial overlay district.

West: Upper west side of Capitol Avenue is vacant but zoned commercial. ACross
Capitol Avenue isa commercial office/service building zoned commercial.

South: Parcel proposed for Burger King. Further to southwest a gas station and auto
repair business. All commercially zoned.

East: Sodom Brook. East of Sodom Brook, a petroleum storage and vehicle

maintenance business. Beyond thata commercial plaza.
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View of area of proposed change to Future land use designations, buildings at
Main and 18 Capitol Ave. removed since aerial taken

IV.Plan of Conservation & Development: . ‘ o
The POCD Future Land Use Map calls for continuation of industrial use. The existing
designation reflects the existing use, and the existing zoning.

The Plan’s Economic Development section has a general Goal that applies to the West Main
Street/Chamberlain Highway corridors as focus areas:

Strengthen and enhance the commercial corridors in Meriden to create critical densities of economic development n

e

established corvidors and build the City’s Grand List by contining #0 aggressively promote and enconrage

commercial infill development i these areas.

This POCD Goal has connected objectives to prevent fragmentation of economic development
parcels, keep industrial lands in economic development usc by considering other commercial
reuses of older industrial areas. Also, to assist with creating larger, more developable sites.

V. Staff's Analysis and Recommendation:

This land is planned to be integrated with new, guality, adjacent commercial uses. The change
will allow an increase t0 the critical mass of commercial uses in the area. Ttis along a
Commercial Corridor with access to a second connecting commercial intersection. There appear
to0 be no significant land use conflicts involved with changing the use of such a site from
industrial to commercial, granted site plan development is done well. A new, quality

38 ]
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commercial use would almost always be beneficial revenue wise and overall In such areas,
except where the Industrial use 1s capable of supporting 2 good number of higher paying jobs.

4] Capitol Avenue is a modestly productive industrial site. currently providing warehouse space
and contributing approximately $10,000 annually in tax revenue. Duetod recent building
addition connected t0 the main building, and a recently approved addition to the Ames Avenue
building, Ragozzino Foods apparently doesn’t need the space at 41 Capitol Ave. The property
owners have stated an intent to market the site for a new commercial use/building at this site.
Demolition of the building would decrease the City’s Grand List, but that would be expected 1o
be temporary. Reconstruction of a typical commercial retail store, offices or restaurant building
would greatly exceed a rypical industrial use in revenue generation as it would involve higher
assessed value and not include significant tax breaks often involved with industrial. For reasons
noted above, staff recommends agproval of the progosed amendment to the POCD Future Land

UUse map.

The POCD Future Land Use map designation of City Shopping Centers and General
Commercial is described as an area in which high ratable commercial uses should be promoted
and further parcet fragmentation and residential uses should be discouraged. In this area, the
adjacent C-2 General Commercial District allows small parcels and high density residential
development. In the block between Chamberlain Highway and Capitol Avenuc, the C-2 zoning
reflects the gas station, a low ratable auto repair business, and former residences, all on small

lots.

The C-3 Highway Commercial District has & larger minimum size for parcels, thereby limiting
fragmentation, and does not allow residential development. When the Future Land Use map
designation is changed to City Shopping Centers and General Commercial for an area such as
this, outside the core connected to commercial roads, C-3 Highway Commercial is the most
suitable district. C-3 zoning would be compatible with the Burger King and projected future
uses for this new development; it would prectude further parcel fragmentation of residential use
thereby preserving precious land dedicated to economic development uses. Thus, staff
recommends that when this area is proposed for rezoning, it be 10 C-3.
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CITY OF MERIDEN
Plan of Conservation and Development (POCD)
Future Land Use Map Amendment form

(If you have questiéns or need assistance with this form, contact Planning Division at 630-4081)

Property Street Address(es): 41 Capitol Avenue and Portion of 71 Chamberlain Highway

Property Tax ID(s) - Assessor Map, Block and Lot number(s) _ 6-14-206-4 %
(attach Assessor map with area proposed for amendment clearly identified)

Property Owner Name(s): Forty—-One Capitol Ave _ (signature); [ /\,éu,\,? £7 Y
Associates, LLC N X
Foundry Industrial Vv M . 2'7 <.
)

Associates, LLC

Current Future Land Use Map Designation: Industrial .
C—% Mo P § (2atlss x

Proposed Future Land Use Map Designation: General Commercial

Attach explanation of why the Proposed Future Land Use Map Designation will be consistent
with the written Goals and Objectives of the City’s POCD plan. (attach and mark relevant pages)

Current Zoning Designation(s); M-3/UID

[s there a Zoning Map amendment being considered? Yes

RETURN FORM TO ROOM 132 CITY HALL, 142 EAST MAIN STREET

CITY SECTION

Date Received:

Date Referred:

2lanning Commission Hearing Date:

Decision:

W

#* see zone change map
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jectives:

* Work with individual ptoperty owners to identify and overcome land
use or other issues which may impede the development of vacant
parcels. Issues of focus should be those the City may impact through
the changing of municipal policies or through the use of public
programs and subsidics to spur development.

® Continue to investigate properties that may become available for
development and explore any brownfields related issues. If existing,
the City should assist owners and developers in using public programs
for remediation.

= Assist developers in conducting site assemblage of smaller vacant and
underutilized parcels to create larger, mote marketable development
sites in areas such as along East Main Street, South Broad Street and

the Bedin Tunpike.

l Goal: Strengthen and enhance the commetcial corridors in Meriden

to create critical densities of economic development in established
cotridots and build the City’s Grand List by continuing to
aggressively promote and encourage commercial infill development
in these areas.

Objectives:

* Corridors of particular focus should be East Main Street, West Main
Street, South Broad Street and Chambetlain Highway, whete a planning
has already been conducted.

* Build upon existing clusters of uses in specific areas (retail, office, hi-
tech) when marketing the cortidots and recruiting new businesses.

*  Coordinate design and access managerment for infill development along
commercial corridors. Ensure that quality development occurs in these

areas.

* Asa planning and zoning policy objective, prevent the fragmentation of
existing commercial corridors by non-commercial uses to preserve as
much land as possible for economic development,

*  Consider modifying the City’s zoning regulations for older industrial
arcas to permit a wider array of commercial uses to help maintain
existing industrial properties as sites for cconomic development.

Goal: In addition to efforts geared toward atteacting businesses and
jobs to the City, place emphasis on atwacting skilled workers to
Meriden and, via the Meriden school system, producing future
workets with the skill sets needed to flourish in the 21s centuty global
economy.

Strengthen and enhance
the commercial corridors
in Meriden to creute
critical densities of
economic development in
established corridors...

....place emphasis on
attracting skilled workers
to Meriden and, via the
Meriden school system,
producing future workers
with the skill sets needed
to flousish in the 2st
century global economy.

2009 Plan of Conservation and Development Update
City of Meriden

Economic Development
Page 75
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