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Chapter 1: Maintaining Berlin’s Heritage

Placemaking is the nexus between sustainability and livability. By making our
communities more livable and more about places, we are also doing the right thing
for the planet. — Project for Public Places

In the year 2030 the Central Connecticut Region will be a vibrant industrial,
commercial and technological region that supports a thriving educational
community, successfully embraces diversity, and recognizes the value of its
rich spectrum of popular, cultural and natural environments. It will be the
home of an energized technological cluster of industries, and will have a fully
employed, multi-skilled, effectively educated work force upon which the
region’s strong public institutions and its participatory democracy will be
built. —Central Connecticut Comprehensive Economic Development Strategy,
December 31, 2012

The town needs eloquence ... — Anonymous survey response, 2012

There is no power for change greater than a community discovering what it
cares about. — Margaret J. Wheatley'

Ten years ago, Berlin worked very hard to identify what it cared about, through a community-
wide strategic analysis culminating in the Plan of Conservation and Development process. The
unequivocal answer, received by community leaders just as the new millennium was dawning,
was that its citizenry cared deeply about shared open space, the community-creating visuals of
the town, the struggling heart of the community on Farmington Avenue. Buoyed by incredibly
opinionated results of that community-wide strategic planning process that often showed 80-95%
agreement amongst respondents, the 2003 Plan of Conservation and Development emphasized
the natural resources of the town and created a thoughtful process that targeted economic sites
towards those ripe for development with adequate infrastructure, rather than encourage
unwarranted greenfield development. Conservation amidst economic opportunity became the
watchwords which define the essence of the past ten years of work towards the POCD goals.

1.1 Conservation Successes

In 2003, the plan added a brand new section devoted to Conservation to what had heretofore
been known as Plans of Development in 1959, 1974 and 1992, a change required by state law but

! Community Leadership management consultant and Harvard-educated Ph.D. deemed one of five living legends by American Society for
Training and Development, currently president of The Berkana Institute, a global charitable leadership foundation.

1-1



also demanded in no small part by Berlin*s citizenry, who had watched the erosion of farms,
forests and fields as the population increased almost ten percent each decade. Within a
community replete with natural resources, especially abundant and clean water supplies that had
long ago been tapped by surrounding communities for reservoirs, the new POCD embraced
stewardship of the town"s natural assets, the meadows and the ridges, the streams and the
woodlands, the scenic vistas and stone walls that reflected an earlier time. It validated the
ecosystem and environmental benefits of the landscape of beauty which covered nearly all the
Mattabesset watershed, a resource that is critical to the town and the region. In essence, the 2003
POCD defined a new town asset in the stream corridors, fertile soils and forests, terming it the
Berlin Heritage Lands.

Whilst this title wasn“t accepted wholeheartedly in the first few years, by the time the decade
was over, Berlin Heritage Lands proved prescient. Indeed, the more than 800 acres of open
space that were given to and purchased by the town since 2002 represented the heritage of the
past, including several pieces of old farms and orchards that were the agricultural counterpoint to
the mills that also defined the town. The pond-side pocket park created at Paper Goods Pond
celebrated the mill history within the community, and showed how small pieces of green (and
blue) create oases that can define and stimulate any neighborhood — witness the 84 condominium
units called Lofts at Sherwood Falls currently being built adjacent in the former Sherwood Tool
factory. Conservation and open space have been proven to enhance the quality of life, the image,
and ultimately the desirability of communities, attracting more economic development; studies
validate the importance to a more mobile workforce and business community. As expressed in
the 2012 Central Connecticut Regional Planning Agency (CCRPA) Comprehensive Economic

Development Strategy:

“...development puts enormous pressures on the region®s open space, including natural,
recreational, and farm lands, as well as lakes, rivers, and streams. Continuing impairment
to and loss of these places will undermine the region®s quality of life, a key asset in an
economy where workers are mobile and frequently move for outdoors amenities. The
total effect will be to make the region a less desirable place to live
and thus make it harder for companies to attract and retain high
quality employees.”

Conservation is economic development, according to CCRPA!’

% Central Connecticut Regional Planning Agency, “Central Connecticut Comprehensive Economic Development Strategy: A plan for sustainable
economic development,” December 31, 2012, page 27.

3 As a case in point, note that the marketing materials on the website for the new Westview Highland condominium complex on the Berlin
Turnpike state in the town information section: “Scores of manufacturing enterprises exist alongside over 1,000 acres of publicly owned open
space and park land and residential neighborhoods which provide a quality of life difficult to equal.”
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The piecing together of five properties in the center of the town north of Orchard Road and east
of the Chamberlain Highway, with a sixth and seventh under contract as of early 2013, created
an extraordinarily large oasis of forest and field in the center of town, the 174 acre [and growing]
Hatchery Brook Conservation Area. This ,green heart™ shares boundary and trail links to three
other open lands: to the 1976-created Bicentennial Park (the town"Ss first major open space), to
Timberlin Park across the Chamberlain Highway that links into Short Mountains traprock ridges
and the Metacomet Trail to the west (that trail link being possible due to the 2002 open space
purchase abutting the Chamberlain Highway), and to the 520 acres to the south of Orchard Road
donated by the NRG in Meriden as part of an easement negotiation that became the Blue Hills
Conservation Area, also including sections of the Metacomet Trail. This is the outcome of the
2003 POCD conservation strategy to create linkages among conservation areas. Such linkages
are now the centerpiece of several State of Connecticut policies that give particularly high value
to contiguous conservation parcels, since satellite land cover studies bear witness to the fractured
and fragmented forests that have occurred with patchwork preservation and development
throughout the state.

These and other open space lands have added greatly to passive recreation opportunities such as
hiking; yet, consider also how one became home to Berlin‘s first ever community gardens, a new
use for old farm lands, celebrating the heritage of what came before. Those acres and the others
acquired over the last ten years guarantee a future heritage, and residents in the decades to come
will enjoy a bounty of unique lands unmarred by inappropriate development for future
generations. And, besides the simple visual and recreational benefits of preserving land, in an
era when climatic forces and possible implications of carbon footprints may be ever more
important, it is reassuring to realize that each tree saved from destruction for development can
remove 26 pounds of carbon dioxide from the atmosphere annually, the equivalent of 11,000
miles of car emissions.*

Carefully managed acquisitions, some in partnership with the Berlin Land Trust, were assisted
by the economic downturn that reduced prices and removed suitors for some of the town"s
vacant lands, allowing key pieces to be added to the Heritage Lands. And, to help property
owners choose to keep smaller scale open space undeveloped, Berlin also added open space to
uses of properties eligible for PA-490 reduced tax liability, formalizing a process assisting
privately held open space, and proving that all open lands needn*t be owned by public entities.
As the years have passed and residents saw several farms and open spaces disappear to
development, along with farm stands being boarded up or abandoned, a focus on conservation
has become more understandable to preserve the heritage not only of the ,hardscape® or cultural

4 See www.milliontreesNYC.org, a program of the PlaNYC public-private initiative to plant and save a million trees in the urban area. Also see
National Wildlife Federation at http://www.nwf.org/News-and-Magazines/National-Wildlife/Animals/Archives/2013/Value-of-Nature.aspx
describing how the 2.8 million trees in Baltimore store 527 tons of carbon every year and remove 269 tons of ground-level ozone, in a story about
the need to quantify the monetary value of ,natural capital“that is part of communities* natural resource base.
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landscape of historic districts and cemeteries and buildings in town, but also the landscape of
green trees and the brown, newly plowed fields that speak to the town*s agricultural past.

Finally, in a major affirming development in the past decade, the title of Heritage Lands is also
pertinent since pieces of Berlin®s lands are now part of a shared heritage for the nation. In 2009,
the federal government validated the importance of the Mattabesset and

Metacomet trails that traverse Berlin with their designation as part of the

National Trail System®s New England National Scenic Trail (NET). Berlin

has several linkages crucial to that 215-mile trail that rises from the uplands

of Long Island Sound to the southern border of New Hampshire. Leveraging

more than $1.1 million of open space acquisition grants received from the

state over the decade (for four properties), along with other strategic

purchases to create linkages, Berlin“s acquisition of lands for conservation

since the 2003 POCD can only be looked upon as a true policy success, not

simply for its recreational and environmental benefits, but also for the net positive fiscal benefit
to the community. That benefit accrues from the prospective services demanded of the town for
other types of development on the same acreage, primarily residential, leading to a net decrease
in town revenue despite adding to the grand list, a reality proven again and again across the
property-tax dependent cities and towns of New England.’

1.2 Industrial and Commercial Development Successes

Ten years ago, the POCD also created a Targeted Economic Development Site-based plan for
certain parcels, to put the power of the town"s zoning at work to encourage development in
places that best serve public interest, whilst protecting health and safety. By supporting
development where infrastructure and systems are already in place, rather than greenfields
development, especially in Berlin“s many areas with environmental constraints such as wetlands,
floodplain and excessive slope, the Town was consistent with the decade®s exploration of
“Responsible Growth” and “Sustainable Communities.”

Before continuing to document successes, it is important to divert for a moment to note that by
the middle of the decade, these same terms were defining strategies embraced by the 2005
Connecticut Plan of Conservation and Development and also in the 2013-2018 draft state POCD
plan (expected to be adopted in the 2013 legislative session), the 2007 Central Connecticut RPA
Regional Plan, and the 2009 Connecticut Economic Strategic Plan. It could be said that back in
2003, Berlin was a bit “cutting edge” on policies that have become the mantra for Connecticut.

3 The original study that illustrated this value of open space was the Cost of Community Services in Southern New England, completed by the
American Farmland Trust in 1995. Four Connecticut communities were studied: Durham, Farmington, Litchfield and Pomfret. Since then,
many university and think-tank researchers have repeated this with similar results, the one cited in Berlin“s PowerPoint presentation on open
space on the town website uses results from the Trust for Public Land"s 2007 report, The Economic Benefits of Land Conservation that
aggregated results from 100 separate studies to the same conclusion. The website uses a chart from the National Recreation and Park Association
study examining the impact on property tax showing that the median cost to provide services for every dollar of tax raised is $1.16 for residential,
$0.35 for farm, forest and open space, and $0.27 for commercial/industrial use.
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For instance, the Six Growth Management Principles in the current draft Connecticut POCD
include:

#1 Redevelop and Revitalize Regional Centers and Areas with Existing or Currently
Planned Physical Infrastructure

#2 Expand Housing Opportunities and Design Choices to Accommodate a Variety of
Housing Opportunities and Needs

#3 Concentrate Development Around Transportation Nodes and Along Major
Transportation Corridors to Support the Viability of Transportation Options

#4 Conserve and Restore the Natural Environment, Cultural and Historical Resources,
and Traditional Rural Lands

#5 Protect and Ensure the Integrity of Environmental Assets Critical to Public Health
and Safety

#6 Promote Integrated Planning across all Levels of Government to Address Issues on a
Statewide, Regional and Local Basis

Berlin“s 2003 development strategy embraced and already achieved elements of Connecticut™s
principles #1, #2, #4 and #5, and with the transportation enhancements and commuter rail
potential described below, the community is well on the way towards principle #3.

The Development portion of the 2003 plan demanded significant changes to the commercial and
industrial zoning regulations with an ultimate goal to bolster the tax base and create local job
opportunities, while building on existing infrastructure, a more sustainable economic
development and change. While the TEDS strategy addressed ,greenfield” and ,,brownfield*
development on vacant or nearly vacant lands, a major element of the economic strategy to
bolster the tax base and create local jobs included zoning amendments to benefit the commercial
and industrial zones. By expanding some of the commercial and industrial zones at the margins
in certain areas and creating allowable uses in zones that better fit the locations and the market,
Berlin was able to keep its vacancy rate low and its businesses humming in a tough time.

Strategic changes like that were ongoing in the decade and led to the town being better prepared
for the economic downturn of 2008 than most, with high commercial/industrial occupancy rates
along with ongoing commercial development projects that did not stop, although the pace of
development slowed. There were a few business closings, but as of 2013, many of these
properties have already been sold or leased to new Berlin businesses. With a new
commercial/industrial park successfully located on lands abutting the railway, expansions within
several other business parks, and the almost seamless transitions of new or expanding industries
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into vacated space, Berlin enjoyed a much lower vacancy rate and lower unemployment rate than
many of its neighbors in the “Great Recession.” Berlin boasted a 5% job growth rate during the
period from 2000 to 2009, contrasting with the 3.5% job losses statewide. (NOTE: source is
Connecticut Department of Labor)

The decade just past was extremely difficult to predict. The early shocks of the attacks of 9/11
and the fears that followed segued into major wars that drained public resources. The economic
meltdown of 2008 and its relationship to the housing boom of the previous decade, when coupled
with the dramatic government rescue of financial entities, including some of the local banks,
drastically affected economic development capital availability. While one would think that the
continuing globalization of the economy shouldnt have affected a small town like Berlin, in
truth it did, given that this small town actually contains over 100 industrial firms, many with
global parent companies, including major utility corporations that themselves were in ,,merger
mode by the decade®s end. Berlin weathered the economic storms very well, although the pace
of development slowed and some businesses closed, but less than four years later, many of the
properties then vacated are sold or leased to new economic generators.

The list of major taxpayers on the grand list include Northeast Utilities and its subsidiaries
(Connecticut Light and Power Company and Yankee Gas), Corbin Russwin, Comcast Cable and
Parker Hannifin. Berlin continued to assist and seek opportunities for business park
development, with existing entities such as the Berlin Commerce Park adding a building in 2001,
and the River Bend Business Park adding 50,000 square feet of new space to its six buildings in
the last decade. Christian Lane Industrial Park East and West continued to expand in the decade
with the ability to add more space in coming years, and Precision Punch built a 40,000 square
foot building on a former Christian Lane cornfield in 2003, with two other 10,000 square foot
buildings being added elsewhere on Christian Lane, which has attracted a mixture of industry
and other uses, including residential, for decades. Several of the existing facilities there
completed significant upgrades, further enhancing its appearance as a gateway to several key
town business areas. Having sought a location for another business park throughout the 1990s,
the town benefited from the expansion of the Cornerstone Business Park on Four Rod Road
(mentioned before as newly developed by the railway), with the second building being
completed in 2002 and expanded to 28,000 square feet in 2008. The last lot is being developed
now for an eight-building, 41,000 square foot industrial condominium complex. Seven buildings
are complete in that business park, adding tax dollars and job opportunities.

In addition to new development, Berlin has a strong tradition of being responsive to and assisting
existing companies that choose to expand in town. This achievement has seen changes to eight
buildings recently, adding another 100,000 square feet of industrial space. Upgrades to property
and expansions point to the benefits of a business-enriching environment, an environment which
also offers enticements like ease of access with road systems, the rail for those that use it, and a
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comfortable sense of community and town spirit, unquantifiable elements of community-
building that are becoming more important to businesses. While the TEDS strategy did not
result in significant new construction on those sites, it did signal to prospective developers that
the town wanted to see creative thinking and flexibility to address some of the more difficult
development challenges.

Notable new businesses in the recent past include Fosdick Fulfillment (replacing Hartford
Direct), Okay Industries (replacing Bayer-Sheffield Plastics), the Fletcher Terry Company
(replacing Reliance Automotive), and, announced in early 2012, a 90,000 square foot
development with Kohl*s Department Store which was a significant accomplishment for the
image of the Berlin Turnpike, building new on the former Sam*s Club site at the northern border
just south of Newington. Comcast™s facility on New Park Drive has undergone several
renovations and is now the Western New England Regional headquarters with about 500
employees. While Northeast Utilities moved their corporate offices to Hartford, their space was
quickly backfilled with the two other NU subsidiaries” administrative offices which remain
headquartered in Berlin. Northeast Utilities also expanded its holdings with a warehouse
acquisition and office addition. Hence, the utility companys towering presence crowning the
hill off the turnpike on the northern edge of Berlin remains, and with the NStar merger, it is now
the largest utility company in all of New England.

As was predicted in 2003 as the town looked ahead at the big picture of development, the easiest
parcels to develop were gone. There is currently no industrially zoned land that could support a
large business park, although two of the TEDS may support some rezoning to enable an
innovative job-creating use. It is important also to step back and recall the origins of the TEDS
concept, which was a carefully studied evaluation of how best to achieve development on the
limited lands available, most of which contained significant potential due to location but that
may have obstacles to development due to environmental factors such as wetlands and
floodplains and due to topography. Also, the TEDS designation did not mean that the properties
are on the market for sale and even if they are for sale it could not assure that offering price
reflected fair market value. In addition, significant development in most of the TEDS area
would require assemblage of properties, further complicating the challenge of putting together
land for a major development. On the other hand, the 2003 POCD did help improve
development potential by triggering the conversation amongst the owners and offering support in
terms of zoning. A decade later, the TEDS remain difficult sites, and this POCD offers some
changes, most geared toward the concept of design districts where development proposals can
come before the Planning and Zoning Commission for consideration in their entirety and
selective zoning amendments to reflect the Town*s updated land use planning vision that may
enhance development potential in some areas.
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Technological changes during the decade are generally transforming business operations of all
sorts. This suggests that in the future, what happens outside the building — the exterior finish, the
landscaping, the screening — may become an equally important contextual concern within the
community. And, this evolutionary change may open up opportunity ... while industrial uses
were segregated before, the lack of noise and waste, among similar concerns of adjacent property
owners, means that some of the new industries can fit into other zones, opening up new
»imaginings* for the TEDS.

With such a transformational era, there are major policy implications that may allow even more
ability to very carefully direct new development towards redeveloping parcels that are
underutilized, even when nearby uses would, under old definitions, be incompatible. Flexibility
could allow much more rapid absorption of vacant and underutilized space. Berlin has generally
excelled at using “brownfields tools” to clean and transform contaminated parcels, which prove
to be common to redevelopment on used parcels. The advantage to the community is to have
property cleaned up of contaminants along with 21* century development.

An easy target for a similar change of uses was the Berlin
Turnpike, the multi-lane divided roadway that began as an
icon of the automobile age in times past, home to drive-ins,
diners, and amusements like miniature golf, bowling, and
the Jolly Fisherman, all emblems of automobile age
recreation. While developers were starting to examine the
potential to use turnpike-adjacent lands for multi-family,

Jolly Fisherman was at 2590 Berlin Turnpike age-restricted housing developments (newly allowed by

ey e P zoning changes stemming from the 2003 Plan), town staff
recognized the need to amend the visual environment. Acting on the 2003 POCD
recommendations, they commissioned a set of comprehensive Berlin Turnpike design guidelines
to significantly improve the appearance not only from the cars speeding past, but for those who
chose to take a slower look. Given the Turnpikes former tawdry reputation, the results below
speak for themselves.

In the decade past, age-restricted apartment complexes
completed on or near the Berlin Turnpike include
Orchard Ridge (120 units) on Webster Street northeast
of Northeast Utilities, Stonebridge (194 units) on
Deming Road to the east of Northeast Utilities, and
Sage Pond Place (84 units) right on the east side of the
Berlin Turnpike. Toll Brothers finished The Regency
at Berlin, a 50 and above age-restricted community of
94 condominiums, while construction is virtually
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completed on the 70-unit Westview Highlands condominium project. A 53-room Best Western
Motel was completed in 2003 on a site on the turnpike south of New Park Drive, adjacent to The
Regency development, across from the landmark miniature golf business featuring African plains
animals! Silver Lake of Berlin, an 18-unit townhouse condominium community located abutting
the turnpike by Silver Lake was completed in 2005, while pioneer development Silver Ridge
placed 130 condominium units on 88 acres tucked under Lamentation Mountain on the
Turnpike®s east side. The 24-unit Silver Island project is just to the west of the turnpike on the
southern border of town. While residential in nature, due to their location on the turnpike, this
was solid economic progress.

Completed retail projects on the corridor included: Top Kat Plaza, a 10,000-square-foot building
on Deming Road; Spruce Brook Plaza, a 17,500-square-foot development south of Spruce
Brook; Camden Way, a 12,000-square-foot development south of Route 9; and, a 7,500-square-
foot plaza at the south end of the turnpike. Also, an Irving gas station, car wash, and
convenience store combination was redeveloped on a formerly underutilized site, while a new
6,000-plus-square-foot office building was developed on the turnpike near Worthington Ridge.
Certainly some of the building has been driven by a new, proximate, residential clientele needing
adjacent services. Bolstered by the design guidelines, attractive site lighting, signage
consistency, sensible curb cuts and parking improvements are setting a new standard, with new
and existing properties.

Although great progress was made, and the visuals of the area improved with a deliberate and
well-articulated set of design guidelines, there is more to be done. In terms of commercial
development, there is a profound need for a few big projects to reach a ,,tipping point™ so that
progress will be expansive and visual instead of incremental as in the last decade. Many of the

residential projects are,
understandably, set well back
from the traffic lanes. Creating
more of a visible critical mass
will help not only to alter the
perception and image of the

Value of Berlin Commercial and Industrial and
Housing Building Permits
Fiscal Years 2000-2010

Turnpike, it will create a sense of
place that will help to redefine
the image of Berlin itself. Some
people outside the community
still consider Berlin to be
synonymous with tiny motels and
seedy bars, which is a rapidly
vanishing past. To that end, the

plan will include some image
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enhancement recommendations for those who travel along the Turnpike.

As graphic witness to the general economic progress since 2003, these two charts illustrate the
increasing development over the last decade. While the building permit data is not always a
perfectly reliable indicator of the actual value of development, the steady progress — excepting
the Great Recession — illustrates the towns ability to keep stimulating some robust economic
activity. As said above, opportunity was a watchword over the decade. Creative use of state
programs to leverage business improvements and expansion, along with the ability to be flexible
when addressing the different needs of transforming businesses, allowed Berlin to help them
thrive.

But instead, and positively, Berlin“s continued strength and growth have been in the small to
medium manufacturing businesses looking for between 5000 and 25,000 square feet. This
opportunity improves as they morph from standard (and sometimes messy) industrial sites to
businesses with less outward impacts denoting manufacturing. The expansion of these
opportunities should underlie many of the TEDS and related POCD thinking that emphasizes
flexibility and mixed use.

During this period, the Comparison of Numbers of Berlin Housing Building Permits with
Central Connecticut Commercial and Industrial Permits, Fiscal Years 2000-2010
region, as documented in
the 2012 Comprehensive
Economic Development
Strategy (CEDS), had a
2.9% increase in
employers (during the
same period, the state
added 2.5% more
employers and the nation
7.1%.) Retail took a big
hit, and both the number
of establishments and the
sales figures declined,
yet, according to the

CEDS, Berlin actually

had an increase of 3.7% in the sales and use tax due to the state, highest in the region, an
indication of results better than the region. Given Berlins robust results in a tough economy
during the last decade, positioning the community for appropriate growth in the coming decade
will continue to be priority of this plan.



1.3 The Heart of Development

The 2003 plan devoted an entire chapter to discussing “The Heart of Berlin” — the Farmington
Avenues linear corridor that seemed a jumble of non-walkable, unrelated uses. The plan looked
at two nodes for development — the area along Massirio Drive, and the area by Kensington
Center and the train station. Fast forward only a few years, and, the vision for the first node is
already well-realized, with a defining opportunity for the second on the horizon as the town is
poised to be a major stop on the new Springfield to New Haven commuter rail line commencing
operations in 2016. Since 2003, town officials kept their eyes on the prize, so to speak, and put
the elements in place for a new type of town center. Now, not only station renovation and
parking improvements by the landmark train station, but an opportunity to shape and encourage
development around the station (including the move of some critical town facilities along
Farmington Avenue), put the town in a prime position to take this opportunity and create more
contextual elements for a new type of town center.

Phase I of the town"s center streetscape improvement program [funded by $550,000 in STEAP
funds and $38,000 of LOCIP and Road and Bridge Funds] included street trees, decorative old-
style street lamps, a town clock enhancing a vest-pocket ,gateway* park with gazebo and
planting, sidewalk improvements, crosswalk painting, and vintage street signs. Adding in water
features like fountains in the midst of a key Farmington Avenue pond, and creating parks both
big and small, Berlin was active in “placemaking.” New public venues like the Veterans* Park
gazebo and its waterside concert grounds that abut the new 74,000 square foot plaza anchored by
Stop and Shop, constructed in 2005, have struck a positive chord with residents and offer nothing
but potential for the future.

Adjacent and across the street, and aided in no small part by the very detailed Farmington
Avenue design guidelines (March 2008) which were a key recommendation from the 2003 plan,
developers constructed another new retail plaza and an 8000 square foot eye care center. Along
with at least six new major retail and banking businesses in new or significantly transformed
structures, these harmonious additions have worked to create a visual rhythm and continuity of
form, creating an atmosphere of rising expectations amongst the corridor. While most of the
occupants of the properties are the convenience services and goods that meet a community*s
needs, they and their structures provide context and clues for defining and creating a center.
And, in truth, such uses are often the backbone of a small town center rather than comparison
goods that attract shoppers from a wide radius. A healthy center, particularly if aided by the
spinoff from a major transportation node attracting commuters, will, hopefully, ultimately, blend
both.

The noticeable transformation of this stretch of the Avenue and the center-creation work points
out the need to extend the design scenario west along Farmington, since at present the areas
around Kensington Center and the train station lack continuity. This perceived isolation of
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certain areas, along with dated buildings that do not quite have the architectural charm to unify
the area, stems also from the chopping up of the streetscape with several little plazas, areas that
would benefit from redefinition and connection. Projects already proposed and funded will
dramatically improve this. This area“srenaissance is a centerpiece of this 2013 plan for the next
ten years, and funds are being sought to initiate the streetscape work. The train station upgrade
to meet the 2016 opening of the commuter rail service from Springfield to New Haven is nearing
the startup stage. Berlin has the potential to be not just a waystation for travelers along this
route, but a destination for travelers or new residents attracted to the ease of transport.

Already, significant state funds have been used to lay the groundwork
for this rail transformation. The first step was the $17.6 million project
to raise and reconstruct the Farmington Avenue underpass just south of
the railroad station. The state initiated the investment of hundreds of
millions of dollars, a significant portion being federal funds, to upgrade
rail service on the New Haven/Hartford/Springfield line to offer
commuter and high speed rail service, drastically upping the current
seven northbound and seven southbound Amtrak trains that stop at
Berlin each day. As the first stop south of Hartford, the station is
perceived as key to the revitalization plan and the parking lot will be
expanded to accommodate commuters from a relatively large radius.

This transportation link puts Berlin at the heart of the changes the state has sought in linking the
central Connecticut area to both the New York and the Boston metropolitan markets, but, even
more important, as expressed in the Connecticut draft POCD (to be finalized in the 2013
legislative session), “it is even more essential that the points in between — Connecticut™s cities
and towns — are integrated into the economic fabric of the greater region and its labor market.
Experiences in other states have shown that transit hubs can be effective drivers of new office,
commercial, and residential development.”

With the train station surrounded by opportunities for ,upcycling® buildings and, on parts of the
Berlin Steel lands adjacent, for the possibilities of new construction, this will be a key element of
the next ten years of development planning. To help the ,center creation™, the Town has already
acquired two empty structures at 903 and 913 Farmington Avenue from the former Kensington
Furniture to make way for the new Police Station, using a $2 million local bond, and in
cooperation with the state through their brownfields program, will demolish the structure and
remediate the soils at 889 Farmington Avenue. Along with a few select properties abutting the
station area, this will allow new development adjacent to the train station and room for parking
expansion. To bolster the expected development, Berlin applied for and received in early 2013
the Berlin Fagade and Landscape Improvement Grant of $500,000. Berlin is on the brink of an



unprecedented transformational opportunity. As was begun in 2003, this 2013 plan sets a whole
host of strategies in motion to continue to support the heart of the community.

1.4 Planning Highlights

So, for the decade that will follow, the town"s plan, in truth, is almost welded onto the 2003 plan
which so carefully crafted a new way of looking at Berlin. Many of the strategies approved ten
years ago hold true and will be continued; many of the hoped-for changes were sidetracked when
the country hovered on the economic precipice that transformed millions of lives and
expectations. With hope that the economy will stabilize and public funds will once again be
available for community good, this plan continues some of the many policies and prescriptions
for change.

As was done a decade ago, in 2011 the Town of Berlin brought together citizen representatives
of many of the town"s governing bodies to spend over two years meeting to consider and
reconsider possible futures of the Town, and how best to plan for Conservation and Development
to shape the desired future. Working with town staff and three outside consultants, they explored
the many changes that took place in the decade from 2003 to 2013 — some controllable and many
not — and evaluated the many achievements fueled by the 2003 Plan of Conservation and
Development. They postulated how and if the strategic goals should be changed, and considered
how social, economic and environmental change could override their best efforts to shape the
town's future, as had happened in the last decade. They asked the town in a community survey to
comment on strengths and weaknesses and town goals. They then planned for that new future.

Among the assets the various participants brought to the table were technical, legal and political
savvy, a sense of history and continuity within the community of Berlin, and a passion for all the
things that make a town. From a rollicking discussion of the Berlin Turnpike as an icon of an era
now gone, to a somber realization post-Hurricane Sandy that the state®s insistence that
communities now factor climate change and emergency services into planning and zoning had
merit, to a discussion of exactly what boutique farm crops raised per acre could make a young
idealist a living, to an exploration of why graveyards are cultural and structural elements that
help define the town that was, the Committee did not hesitate to explore the essence of Berlin.
Why? They wanted to be sure that the plan that would govern land use decisions in the next
decade would be complete and true to the heart of Berlin. Their goal was to put to paper the
carefully crafted, sometimes surprising, thoughts on a community plan.

Part of that process included an analysis of the demographic and economic changes that occurred
in the decade, along with an evaluation of the commercial, industrial and residential development
that did occur. While much of the latter has already been detailed here, below are some
highlights of the demographic and economic studies that were completed as part of this work,



setting more of the context for their recommendations to the Town Council and ultimately to the
residents of Berlin. Detailed studies are in the appendix.

1.5 Demographics, Housing and Economic Indicators

As carefully shown by the Central Connecticut Regional Planning Agency in their December
2012 Central Connecticut Comprehensive Economic Development Strategy [subtitled “A Plan
for Sustainable Economic Development], which is the source for many of these figures, Berlin“s
population growth rate tops all seven communities in the planning region save Burlington. From
1990 to 2000, the town grew 8.5%, to 18,215, and in the decade since, the community added
another 1651 people to 19,866, a 9.1% increase leading to a twenty year growth rate of 18.3%,
exceeding third- ranked Southington by seven percentage points. Berlin®s population density in
2010 was 736 people per square mile, ranking fifth lowest in the region but still well above
Burlington®s 306 and Plymouth‘s 549.

When looking at adjacent communities that are similar to Berlin that fall under the purview of
the Capitol Region Council of Governments planning area, most notably Cromwell, Newington
and Rocky Hill, Berlin“s 9.1% growth rate is only topped by Rocky Hill, which had a 9.7%
increase to 19,709 residents; Cromwell*s growth rate was 8.8% with a 2010 population of 14,005
and Newington, an inner ring suburb of Hartford essentially, grew at 4.3% to 30,562.

These numbers are especially interesting upon recognizing that the very first Plan of
Development for Berlin, in 1959, included the results of a buildout analysis assuming that all
vacant land could be developed, regardless of constraints, and estimated that ordinances would
allow a population of 85,000 — that plan concluded, however, that the most likely population by
1980 was 19,000! Those long ago planners fifty years back might have looked upon this slower
growth as a failure, while in fact they lacked the planning tools of today to realize how
unbuildable Berlin“s delicate lands actually were!

In the 2007 Plan of Conservation and Development completed by the Central Connecticut
Regional Planning Agency, Berlin was one of three communities (Burlington and Southington
were the others) that showed a much higher rate of land consumption than population growth at
that time, which CCRPA surmised was “symptomatic of sprawl conditions.” Using an analysis
of land cover by the University of Connecticut CLEAR program, the conclusion showed Berlin
to have “used” 261 acres for a population increase of 1,428 people, showing 5.5 residents added
per acre used. Burlington‘s number was 7.5 residents per acre and Southingtons was 2.6
residents per acres used. Why is that important and why would those numbers look different
today?

From 2000 to 2009, Berlin“s number of housing units grew by 11.3%, the largest growth rate in
the region by several percentage points. During the years from 2004 to 2009, CCRPA shows



that Berlin alone of the seven communities had a net increase in housing permits issued. The
chart below illustrates the ebb and flow of permits with the vagaries of the economic forces at
work over two decades that coincide with the 18.3% growth rate:

1990-2010 Berlin Housing Permits
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== Permits issued in Berlin according to DECD

While quantitatively that looks like a large increase, a qualitative assessment that examines what
exactly was built — predominantly multi-family age restricted housing — is critical to
understanding the actual change.

Since the last POCD, Berlin made a remarkable transformation of housing types and diversity.
In the ten years ending in 2012, 987 new multi-family units and condominiums and 292 single-
family houses were built, those categories being in sharp contrast to any previous period. And,
65% of the decade*s new condominium or multi-family projects concentrated on age-restricted
units for the 50-55+ population cohort. Without question, that group evidenced an eagerness to
move into the several projects that were created, most along or adjacent to the Berlin Turnpike,
as noted earlier in this chapter. Capitalizing on attractive views of ridges and woods and Silver
Lake, along with the existing infrastructure along most of the Berlin Turnpike, this housing
segment took off.

At decade®s end, it was clear that not only did these projects find a market and increase the
cachet of the Berlin Turnpike, but initial fiscal analysis showed significant net positive gain in
taxes over services. For instance, three completed age-restricted projects alone, totaling 398
units, generated $463,931 in annual taxes, with the largest project, Stonebridge, becoming the
fourth highest taxpayer in town despite the recent recession. While this type of development
appears to be at capacity, this did help the community on some fronts.



Berlin Multi-Family Project Type # Units # units post 2001 % Post 2001
Affordable Apartments Age Restricted 468 398 85%
Age Restricted Condos Market Rate 327 327 100%
Subtotal Age Restricted 795 725 91%
Affordable Apartments Not Age Restricted 88 88 100%
Condos Market Rate 573 174 30%
Planned Unit Developments 57 0%
Subtotal Not Age Restricted 718 262 36%
Total Units 1513 987 65%

Berlin also added late in the decade (and after the 2007

CCRPA ,snapshot™showing such a high land consumption

per housing unit/population created that is described within

the CCRPA POCD) two distinct projects of “workforce

housing” especially targeted to young adults [ages 20-39]

that work in Berlin and could not otherwise afford to live in

the community. Each was located off of Deming Road near

its intersection with the Berlin Turnpike, the 72-unit

Fieldstone Crossing to the west and the 16-unit Rivers Edge to the east. These projects were
designed to meet a very specific need for affordable housing for both hourly wage and salaried
persons working in Berlin.

As evidenced by CCRPA in their CEDS report, Berlin®s cost of living (housing, food,
transportation, utilities, healthcare, and miscellaneous expenses without state or local taxes) is
second highest in their region, and is 28.9% higher than the U.S (although it is important to note
that this region fares much better than many parts of Connecticut, and of course Connecticut has
a cost of living index of 125.7 according to CERC, based on the US at 100.) While an analysis
of cost-burdened households completed by CCRPA in 2009 and documented in the CEDS
showed that all seven of the region*s municipalities had median home prices that were affordable
to people earning the median income for that municipality, affordability is ,,more complex™ and
mandates that no more than 30% of income be used for housing. That alone validated the need
for workforce housing projects, and Berlin made great strides in a short amount of time to help.

While certain types of manufacturing jobs have been lost in Berlin and elsewhere, there is ample
evidence amongst the 100+ businesses in Berlin that the jobs that remain and the jobs that
sometimes remain unfilled, require a very different skill set. Often these skills are now held by
younger members of the labor force who have been trained on the 21* century equipment. The
state“s increasingly aggressive approach to workforce training in the industry clusters that exhibit



the most potential for future growth focuses on the young. These young and still flexible
backbones of the community workforce are among the cohort that Berlin hoped would be
attracted to these innovative projects.

What else do the demographic changes tell us about Berlin? The median age of Berlin“s
residents has increased from 37.5 in 1990 to 41 in 2000 to 45.5 in 2010. As seen by the age
distribution chart, the community dynamics, like much of the regional population, is changing.
After a high of 3357 students enrolled in the public schools in 2005, enrollment dropped by 9.8%

from 2005 to 2011 when
enrollment was 3,026.
While some changes
were attributed to the
expansion of magnet
school programs, and
concerns regarding the
high school accreditation
and construction, this
trend is actually
consistent with many
localities.

While the community remains

extremely homogeneous, with Berlin Racial Composition Changes, 1990-2010
94% of the community choosing

to identify as white, there have
been changes to racial
composition, with an effective
doubling of most non-white racial
groups over the past two decades.
In the meantime, over the last
decade, Berlin‘s educational
attainment has risen, with the US
Census bureau placing Berlin®s
population second only to
Burlington in the CCRPA region
for the number of people holding
a bachelor's degree or higher,

Source: US Census. Note that not until 2000 was there a category acknowledging two or more races

approximately 40.0% of the population (Connecticut™s figure is 35%), with 14.9% of those
holding a graduate degree. That was a significant increase from a decade earlier, although,



according to CCRPA, during the last decade the entire region showed “dramatic improvements
in educational attainment” while still lagging the nation, the state and the MSA.

The CEDS notes that the region has a
high number of ,middle skill* workers,
those who can also be part of the
,,backbone* ofthe workforce. Those
workers have been a strength in town that
adds to its desirability as a site for new
businesses.

During the decade, the community
demographic and economic profile has
changed in ways that may affect the
outlook for the region, the town and the

planning herein. Change is the
watchword not only in demographics but also in economics. Businesses are being forced to
transform as quickly as they start as real-time processes, aided by computers and robotics, have
increased productivity without increasing jobs, and, in many cases, reduced the square foot
requirements. This analysis has led the POCD Committee to conclude that POCD flexibility will
be critical to helping enable market opportunities that grow new businesses. And, with
definitions of “industrial” and “commercial” under siege at present, and businesses being
transformed by technological processes that remove the noise and external noise, waste and in
many cases, the transport of goods in and out of a facility, the TEDS strategy will need to
reinvent an earlier community vision of neighboring and compatible uses, which further supports
a design district strategy for select sites in the decade to come.

The POCD should not preclude opportunity by rigidity. A new POCD policy that anticipates
opportunities and expands business-friendly zoning not by right but by plan through a flexible
process such as performance zoning or design district enables the community to react to
economic change while preserving neighborhood integrity. Flexibility needs to be built into this
POCD language to avoid challenges in a fast-changing real estate world.

1.6 Lessons for the Future: Housing, Infrastructure and Processes for Planning

Looking ahead, the mantra for the next decade for many of the initiatives is to ,,stay the course,"
and so the document reflects and refines most of the policies initiated in 2003.

As documented, in the area of conservation the town has had great success preserving open
space. While some of the strategies for conservation have yet to be achieved — protection of all
the stream corridors, for instance, and agricultural assistance — there was significant progress



towards the linkage of lands, creating green corridors that ultimately do more to protect water
supplies and forests than piecemeal acquisitions. Notwithstanding the well-proven contention
that, particularly in New England, open space and conservation lands that are not available for
additional service-demanding residential development will actually be of net economic benefit,
these lands have added a quality of life and image upgrade for residents and nonresidents alike
that pays off in ways non-quantifiable but nonetheless important.

The downturn in the economy, in particular, opened up opportunities to acquire more parcels

meeting critical environmental purposes. The lessons going forward are that refining and

focusing linkage strategies in the future may better achieve goals in the next decade; for instance,
this plan includes recommendations that the town amend its open
space subdivision regulations to accept only lands that meet
specifically stated conservation goals of linkage and stream
protection. The experience this past decade with increased amounts
of town-owned open space has opened up new issues from
maintenance to management, with marginal parcels that do not
help the overall conservation goals adding unnecessary work for
little community gain. Other lessons from the expansion of open
space are reflected in new themes in this POCD, such as the
discussion of forest management and more proactive conservation
management policies, especially to deal with some of the
unachieved strategies, such as farm preservation and assistance.

Details on housing will be addressed in Chapter IV of this document, but the remarkable
achievements in diversification in the decade have clearly granted Berlin the flexibility to appeal
to a broader range of people, while remaining primarily single- family occupied. While several
of the residential projects were specifically targeted to older population groups — both ,,active”
and ,,less active™ seniors — it seems that condominiums and apartment living are becoming the
preference for younger members of the workforce. The Great Recession particularly taught a
generation lessons on home ownership not being an assured ,,investment, on the economic
reality of numerous job changes early in careers, and on the need for flexibility to move to jobs.
All over the nation, apartment occupancy rates are up in the younger cohort that needs flexibility
as they establish their careers.

Yet the census shows that in every age cohort 20-39, Berlin®s population has been lower than the
state which is already quite lower than the nation, by a significant factor (for instance, 4.2% of
the town is age 25-29, while the state value is 6%, 4.1% in the 30-34 age bracket versus 5.8% for
the state.) While it seems there is heightened interest among the youthful generation in living in
cities for the versatility of housing, of experiences, and of transport options, Berlin could have an
opportunity to use the new train services and commuting factors to attract younger residents,



who are already known to also be attracted to communities that offer amenities such as outdoor
recreation. This POCD examines this potential as well.

At the time of the last POCD, Berlin was at the extremely low end of the 10% affordability
requirement to keep a community immune from CGS §8-30g suits. The zoning changes ten
years ago opened up the town to residential growth in appropriate locations, specifying the type
and density of growth, and the zoning changes mid-decade to allow the workforce housing
further enhanced Berlin‘s ability to meet necessary housing needs by all members of its
community. Successfully achieving a moratorium while the building of the affordable age-
restricted rental units was underway, Berlin was then able to work to target zoning changes to
reflect actual needs. A second moratorium has been applied for in early 2013 to give Berlin the
chance to see the late-decade®s planning and completion of workforce housing come to fruition.
At present, Berlin needs only approximately 150 new units until reaching the ten percent
affordable goal. However, since this is a constantly moving target, the POCD suggests the
continuation of efforts to diversify housing, year by year, adding new units as new developments
come online, so that the town keeps up with a healthy mixture of housing for all residents. An
additional suggestion is to make the units affordable in perpetuity, rather than for 30-40 years.

Another strongly articulated housing goal in 2013 is to prevent housing from being built on the
last, less easily developed lands that have extreme site constraints through wetlands, floodplain,
slope, and other fragility. During the last decade, some of these lands were already used to some
degree, to the chagrin of homeowners who confront regular flooding, water issues, or other
environmentally originated problems, and learn that they cannot do anything they want on their
land. While sometimes people choose a pristine, unique setting deliberately, there is growing
evidence of stability and expansion problems that crop up later due to the fragility. In particular,
first time homeowners, or those who buy from the original homeowner, are not duly informed of
how the land"s possibilities are restricted or pose potential problems by conservation issues.

Even more to the point in terms of public safety, as described in more detail in the Conservation
chapter, the state of Connecticut has asked all municipalities to take steps now to stop homes
from being built in areas that may experience catastrophic problems if our climatic events
continue to offer the surprises for Connecticut that have occurred over the last five years.’
Consequently, this POCD will also put a priority on using planning to make sound decisions in
these fragile, and possibly unstable areas near wetlands, floodplains, and ridges. Additionally,
the Central Connecticut Regional Planning Agency has completed a Hazard Mitigation report for
all the towns that identifies critical infrastructure changes and issues, which include roads,

8 Connecticut Department of Energy and Environmental Policy, Facing Our Future, and Draft Connecticut Climate Change Preparedness Plan.
Also see http://ctclimatechange.com where in early 2013 the DEEP released a municipal planning toolkit.
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flooding events and locations, and dams. Elements of this report will be extremely important to
address and evaluate over the decade as planning decisions are underway.’

As a reminder, the Connecticut General Statutes §8-2 clearly articulates the responsibility of a
community*s zoning commission, including the making of regulations

“... in accordance with a comprehensive plan and in adopting such regulations the
commission shall consider the plan of conservation and development prepared under
section 8-23. Such regulations shall be designed to lessen congestion in the streets, to
secure safety from fire, panic, flood and other dangers, to promote health and the
general welfare; to provide adequate light and air, to prevent the overcrowding of land;
to avoid undue concentration of population and to facilitate the adequate provision for
transportation, water, sewerage, schools, parks and other public requirements.”

It is on this basis that the State of Connecticut has added a sense of urgency to municipal
planning for climate change, affecting development of all sorts, including the infrastructure of
the town. And, the statute clearly states that “such regulations shall also encourage the
development of housing opportunities, including opportunities for multifamily dwellings,
consistent with soil types, terrain and infrastructure capacity ...” §8-2, CGS. Considering site
and utility constraints is clearly within the purview of the Planning and Zoning Commission.

Consequently, there are several new thoughts on the issues of infrastructure for the town of
Berlin. Infrastructure is critical to determine a community*s growth pattern and its ability to
support additional growth. In the interest of securing public health and wellbeing, Berlin has
undergone several examinations of future water supply possibilities, particularly the possibility
of developing a new supply within its lands. After lengthy analysis, the community has
determined that it will not seek self-sufficiency, despite that being a goal in the 2003 plan.

Likewise, an analysis of separating from the Mattabesset District™s sewer system, conducted in
hopes of saving town funds, determined that separation and the construction of a new treatment
facility were not economically or environmentally feasible. By instead addressing infiltration
and inflow problems, the possible additional sewer needs from development would be more than
offset. Therefore, the priority is to undertake that project with partial funding from the State.

Flooding issues within the community represent a more thorny item, and this plan‘s goal is to
seek more permanent solutions, particularly along Farmington Avenue which is the focus of the
Town Center initiative.

! Natural Hazard Mitigation Plan for the Central Connecticut Region adopted by FEMA 6/15/2011.
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While the opportunity to undertake a planning process for ten years and beyond is a “macro”
look at the “big picture” of a community, it should be noted that in the last decade significant
progress also occurred on the little administrative things that make it easier to actually administer
planning, zoning and subdivision regulations, small but crucial details that expedite the process.
The completion of GIS capability is one such achievement. A long-term contract with an outside
vendor has allowed Berlin the flexibility to have constantly up-to-date software and input in this
ever-changing field, and, as technology has made all parts of the town administration easier —
from assessors records to tax collection — it allows data to be integrated and mapped across
departments. At the same time, it should be mentioned that the State of Connecticut, through the
University of Connecticut programs such as CLEAR and NEMO, has made more and more GIS-
based data available on towns, including online abilities to create a variety of map layers. Not
only does that allow much more seamless integration than a decade ago, it also allows laymen
users to look at the maps once requiring engineering assistance.

The assessor database, which ten years ago required cards to be updated by hand, is now online
and searchable, able to be updated quickly with land sales and building changes. Additionally,
while the town used to have all the municipal governing documents — from the charter to
ordinances — handled by an outside vendor, creating a significant time gap to incorporate
changes, those have been brought back into the town hall. The change has allowed the zoning
regulations and subdivision regulations, which a decade ago always had a lag regarding recent
amendments, to be redone under full control of the town staff with all amendments incorporated.
This process is just being completed and will guarantee more timely changes and far more
accuracy in the decade to follow. These administrative changes allow the “big picture” to
happen easier.

In conclusion, the community process for this plan has revealed no major adjustments to the
goals of 2003, with the exception of the updating of the last goal concerning the Town Center.
Hence, as detailed in the document to follow, the POCD Committee embraces these as the
underlying values for the plan that follows:

Goal #1: The Town of Berlin shall be an even more desirable place to live, work,
own a business, educate the youth, and raise a family.

Goal #2: The Town and its people shall take responsibility for stewardship of the
exceptional physical and cultural landscape that characterizes Berlin and gives it its
sense of place.

Goal #3: The Town shall encourage economic development in those areas best
suited to sustain growth given current environmental, infrastructure and
transportation conditions.
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Goal #4: The Town shall work to preserve the current balance of housing stock
while infusing any new growth with a sense of traditional neighborhood design,
compatibility with adjacent uses, and ownership options that support housing choice
for people of diverse ages and means.

Goal #5: The Town shall provide for the level of public services necessary to best
serve citizens’ needs and expectations, including the coordination and location of
those services that are necessary to the education, health and well-being of its
residents.

Goal #6: The Town shall work to
maintain a stronger sense of
community, part of which includes
support for an improved Town Center
that utilizes Town-generated and
business- encouraged physical
improvements and investments, as well
as state and federal transit
improvements to reinvigorate the
Berlin train station, to support the
citizens’ desires for a focused Town
Center as so clearly expressed during
the 2000 Strategic Plan Process and
reconfirmed within the 2012
Community Survey ... a Town Center
with a sense of place that helps to give
eloquence to the essence of Berlin.
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Chapter 2: Goals and Policies Governing the 2013 Plan

The soul of a Plan of Conservation and Development is its philosophy, the master plan from
which all the regulatory elements should flow. That philosophy of development — and
conservation — will determine how actions are taken and elements are interpreted over the near
future, governing how the community grows. Land use planning allows Berlin to be proactive
rather than reactive, and gives landowners, prospective developers, and the community a sense of
certainty. Berlin“s 2013 POCD was influenced by the CCRPA"s 2007 POCD and the University
of Connecticut through the CLEAR and NEMO programs, along with the sustainable growth
recommendations adopted and fine- tuned throughout the last decade. All of these concepts have
been integrated into this plan, reinforcing the community“s philosophy expressed by words and
actions in 2003.

Three years before the 2003 plan was approved, the committee began by inventorying vacant
lands in the community, and engaging stakeholders in determining which lands should be
unavailable for development under any conditions (i.e., protected open space and conservation
lands, regulated wetlands), which lands already developed could be appropriate for infill or
reuse, which vacant or underutilized lands could be available for development with limitations,
and which lands could be suitable for new development of a variety of types, subject to zoning
conditions to protect the community through the usual density and use requirements. That
process led to some significant development in certain land use categories and areas, and some
stalled ideas, through the economic slowdown as well as change and circumstance. The
community learned that ,keeping the eye on the prize™— such as the goal to create a center that
can be the heart of Berlin — can pay off with perseverance and flexibility to adapt to opportunity.

Ten years later, the POCD committee has evaluated the progress to date and determined that the
six goals were appropriate. Many of the lands and elements of Berlin that needed to be
protected, did get protected. Some of the possibilities almost unimaginable in 2000 as the last
process began did happen, and the thoughtful and careful planning with policies and strategies
focuses on the ,big picture™ goals can and should be credited.

Hence, with only a few updated phrases, these goals will remain for the next decade. But the
policies created in support of those goals, while mostly on target at the time, need revising to
reflect changed conditions in Berlin and the state, enhanced by lessons learned from the last
decade along with new knowledge and ideas in the planning field. Some elements of the
previous policies are tweaked a bit, some are gone, some are brand new.

While the previous plan included an extensive and detailed list in this chapter of the many ideas
— termed strategies — to actually implement the policies and the goals, these will instead be
addressed in detail in the implementation plan, in the appendix. The implementation details will
be added to this POCD after its adoption. This chapter lists the policies (described in detail in

2-1



subsequent chapters) that have been recommended to meet the goals while addressing the
concept that the next decade of change should be looked upon as a time for the Town to act in
several different ways to achieve these strategic ideas put forward in 2013.

Policies to Achieve Goal #1: The Town of Berlin Shall Be an Extremely
Desirable Place to Live, Work, Own a Business, Educate the Youth, And

Raise a Family

Policy

New Since 2003?

A

This POCD shall be the policy framework to guide growth and conservation which
will determine the future of the town, as well as to guide local leaders as they
determine the zoning, tax, and capital investment decisions that will be made over
the next decade. The other five Goals numbered 2 through 6 include by reference
not only the policies within this summary chapter but the detailed strategic
implementation elements within each chapter and will be elaborated in the
Appendix.

The strategies to undertake this include: Coordinate regulatory structure and
implementation of plan; Fully employ information technology to educate the public
as well as board and commission members, to communicate and to achieve plan
goals; Consider carefully the Town's financial resources in the planning for future
improvements and services

no

Recognize that Land Use planning is the Best Tool to Allow Berlin to: Set short
and long term growth policies, Prioritize capital investment requests for
infrastructure and municipal services, Align current zoning laws and subdivision
regulations with the land use plan, Maintain control over physical aspects of quality
of life affecting public health and safety, Protect lands with irreplaceable qualities
and characteristics, Link conservation lands, parks and open spaces into an
interconnected system, Stimulate high quality economic development

no

Ensure that the growth that occurs in Berlin is: Consistent with the characteristics
of the Town, Does not have a detrimental impact on the Town's ability to pay for
and provide for necessary services, Supportive of the goals and policies of this
Plan, Carefully planned and consistent with the Capacity of Municipal Facilities
and Infrastructure, and of a quality that enhances the desirability of the Town as a
place to live and work.

no

Recognize that Berlin is part of a greater regional community that has the ability to
effect change on its citizens, residents, and businesses; therefore, planning for
Berlin's future as expressed in this Plan must take into account not only the
advantages and impacts of this inevitable relationship, but also the need for
flexibility to adapt to changes caused by forces beyond local control.

no
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Policies to Achieve Goal #2: The Town and its People Shall Take
Responsibility for Stewardship of the Exceptional Physical and Cultural
Landscape the Characterizes Berlin and Gives it Its Sense of Place.

POLICIES TOWARDS GOAL #2 REGARDING CONSERVATION

STRATEGIC IMPLEMENTATION
ELEMENTS ADDRESSING
POLICY (from next table)

Preserve and protect the natural resources, unique topographic features and
scenic beauty intrinsic to Berlin. These include: the traprock ridgelines; open
meadows and fields; woodlands and forests; wildlife habitat, refuges and
corridors, including that of rare and endangered species of flora and fauna;
wetlands [including vernal pools] and watercourses; and the scenic vistas within
several parts of the town.

1,2,3,4,5,6,7,8,9,10,11

Protect lands identified as intrinsic to public health and safety, including surface
and subsurface water resources used by Berlin and adjacent towns. These include
areas upland of wetlands and water courses, aquifer recharge areas, drainage
areas for current and proposed wellfields, water company lands, and, implicitly,
critical parts of the Mattabesset watershed area. Most important given the
severity and frequency of storms in the past decade, these must require that flood
hazard areas including the floodways and floodplain areas as designated for 100
and 500 year storms and updated recently should be protected in some way
whenever possible, whether or not the sites coincide with other open space
values.

2,4,5,6,7

Preserve and protect key features of Berlin“s cultural landscape. Examples of
features with cultural importance include: the historic district of Worthington
Ridge; Clark®s Grove in East Berlin; historic industrial structures such as the
Main Street complex by Paper Goods Pond being made into condominiums; the
train depot; the Berlin Fairgrounds; remaining agricultural lands even if not
actively farmed; and, the unique features of historic church and parish life in old
Berlin, including cemeteries and greens.

2,8,9,10,11

Complete a town-wide natural-resource inventory so that the town can integrate
Sustainable Development principles with the information on Berlin‘s natural and
irreplaceable features to determine how best to channel development towards
other lands within the community, and which lands should be protected in
perpetuity. By identifying the lands that would be a priority for protection and
by encouraging development in areas with existing infrastructure, this process
supports concentrating resources on those lands that will be most appropriate to
develop/redevelop.

1,2,3,4,7,9
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E. Emphasize the natural beauty of Berlin®s historic, geologic and topographic
features by acquiring or protecting parcels when appropriate and properties that
link them with a series of green corridors and contiguous greenbelts. Corridors
sought to be created or reinforced include:

o The Western Ridge-North Area [the Metacomet Trail north of Southington
Road including Timberlin Park and Ragged Mountain Conservation Area]

o South Kensington Agricultural Area [both sides of the Chamberlain
Highway south of High Road including Bicentennial Park and Hatchery
Brook Conservation Area]

o The Western Ridge-South Area [particularly along Edgewood Road south
of Southington Road including lands of the Meriden Water Company]

o The South Ridge/Silver Lake Area [including the Blue Hills Conservation
Area]

e Lamentation Mountain

o The East Mattabesset Corridor [including Webster Park, the Fairgrounds
and Beckley Quarry Conservation Area] 1,2,3,4,5,6,8,10

o  The Brickyard Ponds Area north of Town Center with ponds, which is
related to the Mattabesset and its tributaries to the south

o Stream Corridor #1: Main branch of Sebethe and Mattabesset River from
Hart Ponds to the Cromwell town line

o Stream Corridor #2: Stockings Brook and John Hall Brook up to the
confluence with the Sebethe/ Mattabesset River.

o Stream Corridor #3: Hatchery Brook from South Kensington Agricultural
Area to Town Center

o Stream Corridor #4. Crooked Brook-Swede Pond streams and tributaries

o Stream Corridor #5: Silver Lake-Belcher Brook and tributaries

o Stream Corridor #6. Spruce Brook toMattabesset River East

o  Linkages from Timberlin Park to Ragged Mountain, further connecting to
the Metacomet Trail/NET

e  Linkages from Downtown to Bicentennial using Town Hall/Railroad Pond

e  Protect vernal pools and glacial kettles

F. Place a high priority on agricultural assistance, farm acquisition by purchase of
land or development rights for open space expansion, and stimulating interest in
smaller scale agricultural-based operations of direct farming and related value-
added products.

1,2,5,8,9,10,11

The strategies being suggested in 2013 to undertake this goal are considerably refined, reflecting
the experience of the last ten years, along with the increase in tools to assist communities with
the delicate balance of development and conservation. While detailed lists of specific action
items and ideas are within Chapter 3, this table of the major strategic recommendations updates
the concepts being advocated as resources diminish and become more fragile. It is important to
note that there has also been a leap in some of the scientific background to elements of
conservation and land protection, which further elaborates future options and strategies.
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Table 3: Underlying strategies to achieve Goal #2 and Its Policies

STRATEGY STRATEGIC IMPLEMENTATION STRUCTURE
2
NUMBER ELEMENTS NEW SINCE 20032

1 Coordinate the administrative Structure and Funding to No although more
support the plan innovations re funding

2 Contmup to use ar}d adapt a variety of planning tools and No, this is a toolbox of
innovative strategies to protect open space and the . .

. varied potential
environment

3 Evaluate the potential for the disruption of important

. . . Somewhat altered re
ridgelines in the Town, and quickly adopt amendments to
. . . urgency
the zoning regulations as appropriate.

4 Update and refine the town's relationship to the
pecommendatlons of the Mattabesset River Watershed Plan Added the DEEP and
incorporated as part of the 2003 POCD and further
. : . . OPM mandated
incorporate pertinent recommendations addressing riparian adantive plannin
corridors and inland water resources of the Connecticut o lempe i 5 " derwc;g
Climate Change Preparedness Plan and its supporting Y
documents, as finalized in 2013.

5 Use open space lands for recreation in accordance with their o
fragility.

6 Continue to link, acquire or protect properties with
important open space attributes within Berlin and on its no
borders.

7 Adopt appropriate regulations to protect the groundwater No except recognizing
resources of the Town that are being used or could be used current thinking re
for drinking water. local supply

8 Commit the Town, by Town Council Resolution, and o

. . " Yes, new initiative
encourage private landowners to keep “Forests as Forests . .
iy . L reflecting community
to protect critical upland forest habitat, genetic diversity, benefits
and opportunities for species movement.

9 Create a Sustainable Community, across all topics from Ygs, broader

energy to transportation to housing sustainable measures
’ suggested

10 Actively pursue ways in which to strengthen the agricultural .

. . = . Yes, since over last
product industry and working farms within the community, .
- . . S . . decade, economic
including the retention of existing farming operations, the . .

. . . . potential of agriculture
encouragement of new farming operations including those
and value added
on a small scale, and the encouragement of new, smaller )
S . products not realized

operations in agricultural products.

11 Retain and improve the cultural landscape of the community | More refinement of
including the historic fabric, scenic views, stonewalls and elements of cultural
scenic vistas along roadways landscape

12 Update the subdivision regulations to add low impact

development recommendations and to consider important
environmental features.
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Of course the ultimate goal of a Plan of Conservation and Development is to identify how best to
allow a community to safely develop. To that end, and as described in the first chapter, this Plan
continues to put a high priority on the TEDS, along with some elements related to development
of infrastructure and housing, all of which, as shown in both Chapters 4 and 5, are related in no
small part to the outcome of projections from buildout analyses that forecast the effect of certain
kinds of growth on a community.

Continuing with the focus on creating a viable Town Center (which is actually addressed both in
Goal 3 and Goal 6), this plan contains a number of policies that not only support the TEDS, but
also that target two prime nodes of potential redevelopment — the Town Center with its added
Transit Oriented Development possibilities from the Springfield to New Haven commuter rail
service to be initiated in 2-3 years, along with the possibilities of building on the successful
changes to the Berlin Turnpike as a corridor for residential as well as commercial and industrial
development.

The work of 2003 lay the groundwork for a variety of development initiatives, geared towards
the best ways to use the town"s regulatory structure of zoning and subdivision regulations, along
with opportunities to use catalysts such as state and federal funding programs, to achieve high
quality, job-generating or job-retaining development. As described in the previous chapter, the
next decade poses even more opportunities, geared towards carefully directing development to
those areas most able to sustain it, such as ,,brownfield”and ,greyfield” sites with infrastructure
mostly in place, including the high-profile addition of commuter rail service to the Berlin train
station with its Transit-Oriented Development potential. This Plan“s Development sections echo
policies and strategies from the decade past, but it is important to reiterate how strongly these
correlate with the regional and state policies that have undergone considerable change this past
decade.

To that end, taking into account not only the development needs of the community but also the
significant changes that have happened in the state and national economy, these are the defining
policies of the Development Section of the Plan.
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Table 4: Policies to Achieve Goal #3: The Town shall encourage Economic
Development in those areas best suited to sustain growth given current

environmental, infrastructure and transportation conditions

Policy New Since 2003?

A Continue an innovative, town-driven process to proactively stimulate economic
development on the locations deemed appropriate that would conform to town land use
goals and focus town resources on making development happen in those areas — named o
as Targeted Economic Development Sites [TEDS]

B Find ways to utilize areas that have already been subject to development in the past to Only the
limit incursions into ,greenfield” areas while using existing infrastructure that can recognition of
support infill development, encouraging infill development, brownfield, and greyfield |greyfield sites
sites. (commercial

structures
such as malls)

C Improve the aesthetic character of development through design expectations that No, but
consider issues related to visual character, as well as the use of appropriate land use emphasizes
analysis and review. To this end, design districts will be emphasized not only for the |design district
TEDS, but for town center/TOD development. as flexible

way to get
high quality
development

D Encourage retention and growth of existing businesses within Town including through

. . . . . no
the use of incentives and other appropriate municipal assistance.

E Encourage commercial and industrial development, subject to proper location and
standards that will enhance the tax base, provide employment opportunities, and no
provide a wide range of services for consumption.

F No except for

Support new strategies, including a variety of TOD and mixed used initiatives to
complement the creation of town center development and, as possible, the Berlin
Turnpike*s renaissance..

TOD
opportunity

To achieve these goals, many of the strategies specified in 2003 remain in place but there are

several new strategic opportunities as well.
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Table 5: Strategies to Achieve Goal #3

STRATEGY STRATEGIC IMPLEMENTATION NEW
NUMBER STRUCTURE ELEMENTS SINCE
2003?

1 Maintain a proactive economic development No
function with Town government to encourage the
increase in supply of high quality sites and
buildings for economic development and to market
the town to capture a share of the regional business
expansion demands.

2 Utilize zoning to direct land uses towards areas No
appropriate for development.

3 Continue policies that support infill development No but
and use of ,brownfield*sites, and develop policies added
to anticipate any increase in development greyfield
opportunities for ,greyfield sites* which are
increasing statewide due to the economic and
technological changes to retail, entertainment and
other shopping-center based activities

4 Update and refine standards for quality and type of no
future development that dictate the level of
town/public assistance.

5 Continue to use and update standards that can be no
used as guidance or requirements for design.

6 Support the development of Targeted Economic No but this
Development Sties (TEDS) but acknowledge need | will be a
for flexibility in light of economic and challenge as
environmental changes to some sites, including conditions
updated zoning concepts. change

7 Update/ amend subdivision regulations to ves
encourage low impact development and consider
protecting environmental features.

8 Study redevelopment of the area south of

Farmington Avenue including Washington Avenue
and Bruce Avenue. This area has conflicts between
general industrial uses and small lot single family
uses.
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Table 6: Policies to Achieve Goal #4: The Town shall work to preserve the
current balance of housing stock while infusing any new growth with a sense
of traditional neighborhood design, compatibility with adjacent uses, and
ownership options that support housing choice for people of different ages and

means.
POLICY NEW
SINCE
2003?

A The Neighborhood shall be the primary component of No
residential development. All new residential development
should support existing neighborhoods, and create a
neighborhood environment with activity centers,
recreational areas, and pedestrian circulation.

B Residential development design should support the No
principles of both Berlin“s development and its conservation
policy, including the integration of elements that preserve
and protect Berlin‘s unique natural environment.

C New residential development should be of the highest design No
standards, in a manner that creates a high quality residential
environment and enhances the adjacent residential
neighborhoods.




Table 7: Policies to Achieve Goal #5: The Town shall provide for the level of
public services necessary to best serve citizens’ needs and expectations,
including the coordination and location of those services that are necessary to
the education, health and well-being of its residents.

NEW
POLICIES SINCE
2003?

POLICY
NUMBER

The Town shall provide for the efficient and orderly
movement of people and goods through the community
while promoting non-automotive, alternative modes of

transportation and communication.

No

Infrastructure investments should be limited to those that
B support land use principles within the Plan of Conservation No
and Development.

The Town shall provide a supply of high quality water from
reliable sources of supply.

The Plan shall designate a Service Boundary, beyond which
no water or sewer service shall be provided..

The Town shall provide sufficient recreational activities for
all Town residents.

The Town shall provide the widest possible range of
educational, recreational and social facilities consistent with
the numbers to be served, and located so as to be easily
accessible to all residents of all ages.

The Town shall construct, maintain, and regulate storm
water systems and implement zoning and development
policies to insure that new development does not exacerbate
flooding potential or degrade existing land uses. Storm
water improvements, including Low Impact Development
requirements, should be considered to reduce flooding risks
in areas that have a potential to suffer significant personal or
property damage.

The Town shall continue to participate in the Mattabesset
District Commission to provide a cost-effective way to
dispose of sanitary sewage in an environmentally
appropriate manner.
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Table 8: Policies to Achieve Goal #6: The Town shall work to create a
stronger sense of community, part of which includes support for an improved
Town Center that utilizes Town-generated and business encouraged physical

improvements and investments, as well as state and federal transit
improvements to reinvigorate the Berlin train station, to support the citizens’
desires for a focused Town Center as so clearly expressed during the 2000
Strategic Plan Process and reconfirmed within the 2012 Community Survey
... a Town Center with a sense of place that helps to give eloquence to the
essence of Berlin.

NEW
POLICY SINCE
2003?

Focus on the Kensington center area and the area around the
Berlin train station as a targeted economic development site (a
“TEDS”). It has been recognized that this area has significant
potential to:
e Be asignificant focal point in the community,
A e C(Capitalize on the planned rail service upgrades and Yes
improvements on the Hartford-New Haven rail line,
e Implement transit-oriented development patterns,
e Provide additional housing as a way to promote
economic growth in this area and create an enhanced
“sense of place”.

Encourage higher intensity development to strengthen the
concept of a town center, take advantage of enhanced
accessibility through TOD, and promote the economic
development of the Town.

Enhance the corridor from the New Britain line through
C Worthington Ridge to become the commercial and cultural No
center of Berlin.




Chapter 3. Conservation Strategies

The Town of Berlin is critically positioned at the heart of a key natural resource area within the
center of Connecticut. Predominantly residential, with corridors and nodes of industry and
commercial development, the community has been blessed by a countenance of rolling hills,
woodlands, meadows, ridges and other features collectively contributing to what is generally
termed open space. Its 17,592 acres [approximately 27.5 square miles] in the heart of the
Mattabesset River watershed are virtually surrounded to the west and to the south by a series of
traprock ridges. Within this green semi-circle lie the residences and businesses of Berlin, with
homes spanning four centuries -- some
date to the 17th century while others
were completed in the first decade of the

“What are the natural features which make a township
handsome? A river, with its waterfalls and meadows, a

. . ] lake, a bill, a cliff or individual rocks, a forest, and ancient
21st century. Evidence of the historic . _ _
) e trees standing singly. Such things are beantiful; they have a
villages that were centers for Berlin“s . .
. . high use which dollars and cents never represent. If the

farms abounds, and many residents enjoy | .5, . :
] ) inhabitants of a town were wise, they would seef to preserve

the ambiance created by centuries of

historic fabric and traditions associated
with agricultural ways. Community
spirit is evident in the annual Berlin Fair, located on the dedicated fairgrounds in the eastern part
of the town.

these things ... for such things educate more than any hired
teachers or preachers ...”" Henry D. Thorean, 1861

This unique landscape, both cultural and physical, began to come under threat by forces of
development beginning in the 1950s. Balancing economic development with conservation was
not yet understood to have value; hence, the open lands of Berlin started becoming scarcer.
Additionally, the values placed on the town"s historic and cultural assets were not sufficient of
themselves to guarantee a future town with the same physical and cultural landscape.

Ten years ago, the POCD advocated changing priorities, adding ,conservation™ to the Plan of
Development. During the years that followed, improved information about environmental
changes and their effects on the wellbeing of a community“s water supply, health, and welfare
has led the State of Connecticut and many communities to reevaluate some elements of land-use
planning. The state has gone well beyond open space acquisition goals and similar calls for the
landscape, with the University of Connecticut taking the lead on a constantly improving data
base on land use changes, and the effect on the totality of the state™s resources. With the new
state POCD under development, they are modeling ways for Connecticut®s cities and towns to be
more proactive on environmental matters, and particularly calling for adaptation to
environmental change as being crucial to long-term public health and safety for this century.

The blending of non-quantifiable community elements such as cultural landscape and sense of
community is now seen by government, development and planning circles as key elements of
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livability — the intricate interplay between community character and sense of place, in which land
use plays a critical role. While a decade ago, ,,smart growth* was the terminology, that has been
broadened to include a much more interconnected way to plan for sustainability, and community
livability. Hence, ten years ago and again today, this document defining the principles on which
the Town"s land use planning and zoning regulations and decisions will rest recognizes the
inherent value of undeveloped land as a component of ,sense of place™ (the ,,placemaking”
described in Chapter 1), along with its crucial role in public health and safety through
environmental protection.

While Berlin“s unique landscape merits careful stewardship for its peerless physical attributes,
the national experience documents positive benefits of land stewardship that surpass that of
simple environmental protection. Instead, benefits accrue to the community at large, including
the fiscal advantage of tax neutral or tax positive results of open space versus certain types of
developed space.

And, even more important in this new decade, there is statistical evidence that business locations,
which recent technology has severed from some of the traditional elements of transportation,
labor, and capital, are strongly influenced by the more qualitative aspects of a site, particularly
amongst the smaller businesses that are the growth generators of the future. As noted by the
New York State Department of Environmental Conservation and the Department of State in their
2004 Local Open Space Planning Guide:

“Increasingly, businesses make decisions about where to develop or expand facilities
based on the quality of life available to prospective employees. Communities that plan
carefully for the future and conserve their important open spaces are better able to
attract the businesses and jobs that improve the local economy and that create quality
communities.”

The Central Connecticut Regional Planning Agency in their 2012 Comprehensive Economic
Development Strategy echoes this and specifically addresses it, encouraging municipal land use
decision makers to “encourage policies that minimize the amount of newly developed land,
especially in environmentally sensitive areas or near critical environmental resources,”
encouraging its stakeholders to stop sprawling development that directly affects quality of life,
making “the region a less desirable place to live and thus making it harder for companies to
attract and retain high quality employees.”® As cited in Chapter 1, The Trust for Public Land
compiled 100 different studies that confirmed the positive economic value of conservation lands,
illustrating their benefits towards net positive tax flows for communities versus service-intensive
development. Consequently, this philosophy that was the underpinning of the 2003 POCD forms
the framework of the plan for the next decade.

8 Central Connecticut Regional Planning Agency, Comprebensive Economic Development Strategy, December 31, 2012, pp. 27-
28.
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Although, the 2003 POCD represented a huge leap forward in addressing issues of Conservation
within the community and remains a very viable document in terms of recommendations, there
are some elements of the plan that either were not addressed adequately as expected during the
past decade, or that should be reconsidered in light of considerable changes. For instance,
despite addressing topics of cultural resources, scenic roads, and agriculture, these items were —
understandably — not on the top of a to-do list in an era of limited resources. And, back then,
climate change — extreme weather events — and food security and locavore trends were not even
on the radar, so to speak. Connecticut™s universities did not yet know that sea level rise can
actually alter groundwater tables, which could one day affect stormwater management and
community water resources (since much of Berlin®s waterways drain into the tidal Connecticut
River.) Likewise, farms that eked out an existence through the 1990s have gone fallow as the
steady erosion of Berlin“s farming history continues; yet, there remains within the community
interest in having agriculture as part of the balance of businesses, which is spawning creative
thought about ways to enhance new models of community farming. Coupled with the interest in
small-scale, boutique farming and the growing resource base that Connecticut™s many agencies
and universities are directing that way due to the state prioritizing a strong agriculture base as
good economic development, there might be approaches that could not be imagined a decade ago
to stimulate the agriculture elements left in Berlins economy.

While some conservation ideas from the last POCD did not get implemented due to the urgency
of other issues in a complicated decade, this plan readdresses and evolves these policies for the
forthcoming decade. And, the successful acquisition of so many important lands has created a
new priority that is now addressed in elements of this Plan: the need to evolve from maintenance
to management using resource principles that may even lead to fine-tuning the holdings of open
space.

Managing the newly acquired forests, grasslands, and orchards has brought up a host of issues
that ultimately could set precedents that this POCD may help to guide, be it the need:

e to consider silvaculture [which is actually being strongly recommended by the state to
enhance forest floor habitat and allow the understory to thrive],

e to rethink new strategies to apply the strategic benefits of haying operations that maintain
grasslands that are fast shrinking in our state [and removing habitat for vast numbers of
creatures|,

e to do a cost-benefit analysis on the possibility of trading pieces of parcels not as
important to conservation values for either funds to maintain crucial open space or lands
that better link and meet POCD goals, or

e to educate, plead or mandate a way to get adjacent owners to help buffer and protect the
many stream corridors that form the backbone of the town"s water resources.
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With Connecticut™s positive progress towards its percentage goals of open space conservation,
the state has started to release more guidance on management issues. For instance, the state is
creating more technical information to help communities, on:

e how certain lands are more valuable to protect due to forest fragmentation, or,

e how invasive species within these public and private lands are affecting habitat
preservation, or

e how to calculate and update information on flooding, wetlands, and alternative scenarios
for flood storage.

With the state pushing for a renewed emphasis on agriculture amongst Connecticut communities,
touting its role in food security, natural habitats, and a variety of income possibilities, there are
more programs and possibilities to engage existing stakeholders and those aspiring to a different
model of local farming. At the same time as some big farms are disappearing, the evolution of
interest in local food and small scale farming offers an interesting opportunity to expand the
quality of life and unique attributes of this community that has evolved from farm and factory.

This is the context in which this Conservation section of the Plan has evolved since 2003, even
as pieces of it echo that written a decade ago.

3.1 Philosophy and Study Summary

As part of this Plan of Conservation and Development, considerable attention was paid to
identifying and conserving that which characterizes the community in a context that respects the
rights of existing property owners. Policies and principles were approved to meld a careful blend
of regulation-based and incentive-based programs to protect the community fabric, while
allowing development to occur within those areas physically suitable. The studies leading to this
Plan and its predecessor Plan in 2003 were clear on the fact that the Town and people of Berlin
bear responsibility for the stewardship of the properties that contribute to the community*s
natural beauty and unique habitat. To that end, a multi-faceted policy program is envisioned.

Yet it is imperative to emphasize that Berlin“s current land planning process is about balance. It
is not about halting development — instead, it is about managing development in a way to protect
and preserve the best and most unique aspects of the land and cultural resources.

There are three key elements of the program, which are described in general in each section
below, but can be found in detail in supporting documentation for the plan. They are in essence
related to one another through a web of overlapping principles and the interrelationships of the
natural environment, but sometimes within this document, they are discussed separately. Yet the
strategies for implementation of the goals and policies of the plan use these elements
interchangeably:
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e Open Space

e Natural Resources (and Environmental Balance)

e Community Character and Cultural Landscape, including agricultural protection and
historic assets

This document gives greatest attention to the open space elements in part because the town has
made substantial progress in preserving a network of open space lands that contribute
significantly to the community character. Without question, Open Space generally overlaps
and/or deals with the same issues as Natural Resources and Environmental Balance, as well as
the less definable Community Character and the Cultural Landscape. In 2003, the Plan placed
agriculture under cultural landscape, but it is important to note this Plan is increasing the
importance that should be given to planning for agriculture by helping existing farmers and
stimulating new interest, while emphasizing that agriculture is key to our ,privately-held™ open
space. Hence, agriculture bridges the physical and cultural landscape of our town.

The inventory and mapping of open space and conservation land as well as vacant commercial
and industrial property, when coupled with the Build Out Analysis completed by Turner Miller
Group in 2010, illustrate an absolute truth: most easily developed lands have long since been
taken, and many large tracts of vacant land remaining in the community include environmental
constraints on development such as wetlands, slope, or floodplain. In these environmentally
affected lands, this supposed negative for development becomes a positive for conservation. In
addition, there are also many more easily developed parcels that remain undeveloped because of
the values of the property owners who have given priority to maintaining agricultural uses or
open spaces over opportunities for financial gains. These lands must be considered subject to
rapid development at any time if the family circumstances of owners dictate a need or a desire to
sell, especially if the land is not impaired by contamination associated with past use of
pesticides.

This is a dichotomy within the conservation philosophy, since some lands to preserve have
development constraints, while others merit conservation on the qualities of the land attributes
alone.

Hence, by acknowledging in this first part of the Plan the scarcity of vacant lands without
environmental constraints, this document reiterates the town*s focus on economic development
in Targeted Economic Development sites [TEDS], many of which contain their own
development constraints. While TEDS are detailed in Chapter 4 as they pertain to future
economic development, these development constraints also pose significant barriers to large-
scale residential development of all types on vacant lands remaining, which often would be
directed at lands also suitable for conservation. And as documented elsewhere, preserving water
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quality and resources may further refine and limit the
areas considered at first glance to be suitable for
future residential development.

Reaffirming the importance of celebrating the
features that have shaped Berlin visually and
culturally since the time of the glaciers — forested
lands, unsullied ridgelines, keen vistas, and rich
hydrological areas — this POCD continues to
emphasize Berlin“s Heritage. By adopting a land use
strategy that employs the University of Connecticut™s
recommended natural resource-based planning
techniques, the Town has chosen to protect these
resources that have survived millennia. Natural
resource-based planning starts with a community*s
natural resource base and works ,,backward* to
development potential: “open space and development
should complement rather than compete with one
another.” Preservation of Berlin“s heritage will
require a consistent long-term program of open space
and cultural and historic assets protection through
acquisition in fee or through easement and deed
restrictions.

This then is the essence of the Conservation strategy
that is described herein, a strategy that complements
carefully targeted economic development in
appropriate places within the community context of
physical and cultural amenities, and a fee and
easement acquisition program for long-term

The Connecticut Climate Change

Preparedness Plan: Adaptation

Strategies for Agriculture,

Infrastructure and Natural Resources
(Draft 2011) pointedly addresses
strategies to address “climate change
vulnerabilities for the built and natural
environment, agriculture and public
health in Connecticut” as outlined in
their 2010 report entitled, The Impacts
of Climate Change on Connecticut
Agriculture, Infrastructure, Natural
Resources and Public Health” ... these

strategies will prepare Connecticut for
a changing climate future, and be
linked with preparedness efforts in
other states ... to increase

Connecticut's resilience to non-
climate change stressors, such as
increased development and demand o
utilities and services as well as to
create sustainable jobs.”

See the complete report and the work
of municipalities across Connecticut
on this issue at
www.ctclimatechange.org

protection of critical lands and resources. The rich natural resources of the community merit

designation as Berlin Heritage Lands, open space that can survive and, hopefully, flourish, well
into the 21st century. This clearly meets the Connecticut Growth Management Principal #4

calling for town to Conserve and Restore the Natural Environment, Cultural and Historical

Resources, and Traditional Rural Lands.

These Berlin Heritage Lands (aka Town open space) can be viewed in the maps section at the

end of the Plan.

Additionally, and critical to consider for this next decade are the roles that open space and
conservation lands can play in protecting areas that are prone to flooding. With the state®s
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emphasis on communities adapting for climate change, and identifying vulnerabilities, in future,
Berlin will need to consider whether lands for acquisition might also be prime to assist in
Connecticut™s growth management principle #5, Protect and Ensure the Integrity of
Environmental Assets Critical to Public Health and Safety. In the latter half of the past decade,
Connecticut has asked its communities to initiate adaptive policies that will allow them to
anticipate and respond to environmental disturbances caused by climate change. The cruel
storms of 2011 and 2012 illustrated why public safety and environment are so linked.

This initiative has already been addressed by many Connecticut municipalities. Interestingly,
several of the 2003 strategies that were not completed would address these vulnerabilities in
Berlin, particularly concerning protections of riparian corridors, floodplains and wetlands. The
State of Connecticut™s growth management policies reflect these new priorities.

To that end, this document will work towards the same vision, with the affirming reiteration of
the goal established back in 2003:

GOAL#2: The Town and its people shall take responsibility for stewardship of the
exceptional physical and cultural landscape that characterizes Berlin and gives it its
sense of place.

Part I: Open Space Lands and Natural Resources

The characteristic physical features of Berlin that surround each side of the Berlin Turnpike
corridor south of Farmington Avenue and Mill Street are the rural, hilly topography replete with
diverse bodies of water and streams. Brooks and watercourses crisscross the town while on the
southern and western edges, traprock ridges define a greenbelt rich with water resources. The
preservation of critical areas of the remaining open space and unique features, particularly the
corridors that link areas and follow streambeds, is paramount in the Plan of Conservation and
Development.

During the 2003 Plan of Conservation and Development update process, all vacant lands not
zoned for commercial and industrial development were inventoried (complementing an inventory
already complete for vacant commercial and industrially zoned property.) The purpose was to
examine how these lands connected and supported existing open space, looking particularly at
the natural features of slope, wetlands, and watercourses. Subsequent to the adoption of the 2003
POCD, the Town has achieved a GIS mapping capability linked to the Assessors database and
other Town databases. This GIS system allows the Conservation Commission to regularly update
the mapping and databases for open space lands, from the addition of parcels to areas such as the
Hatchery Brook Conservation Area to the creation of trails within, allowing them to be uploaded
to the town website as well. The Linkage Areas and Stream Corridors maps can be found in the
maps section.
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While there remains interest in increasing the active recreational space in the community, the
2003 POCD stimulated action on the open space acquisitions mostly for conservation purposes.
Since 2005 the Town has acquired approximately 800 acres of land by acquisition and donation
including most of Blue Hills Conservation Area, Hatchery Brook Conservation Area and
Beckley Quarry Conservation Area. These acquisitions have contributed to the creation and
preservation of corridors of open space that are being linked throughout the community to allow
all residents access to the unique terrain that contributes to Berlin“s special sense of what some
call ,the working landscape.* It appears that at present, virtually every one of Berlin“s residents
can now get to open space in town with less than a ten minute drive. If one assumes that the
average person can walk 2 mile in ten minutes, a laudable goal under an alternative
transportation scenario future would be to have within ten years the ability for residents to walk
or bike to some type of open space within ten minutes.

As shown in the maps section, there are many types of public open space: town-owned properties
used for open space, water company properties with limited access to humans but full access to
the wildlife populations, State of Connecticut lands, lands owned by non-profit organizations
related to recreation, open space or cultural uses, and private lands such as the farms that are
open for vistas if not for walking.

But it is not just about tree hugging and recreation. As documented in Chapter 1, many studies
illustrate the net fiscal gain to communities with open space lands. This contrasts with the
negative fiscal impact of converting open lands into most forms of residential development. The
relatively positive fiscal impact of open space in Berlin was confirmed in the report “Residential
Build Out Analysis, April 2010” by the Turner Miller Group

At present, a well-planned array of formal recreational areas exists in the Town of Berlin, based
on the original 1959 Plan of Development that embraced linking parks and playgrounds to
schools to maximize open space, in addition to maintaining a few large parks for town
recreational purposes. [See the map of current Parks and Open Space in the maps section]
Joining the original major town areas for passive recreation and resource protection, Bicentennial
Park (first created in 1976) and Ragged Mountain Preserve, two more major (more than 50-acre)
areas, Hatchery Brook Conservation Area and Blue Hills Conservation Area were added this past
decade as a direct result of the POCD. Several smaller ones in key locations, particularly on the
east side of town by the Mattabesset River were also added, along with a 77-acre town purchase
of the financially troubled Pistol Creek golf club that came on line as golf interest was waning.

Complementing these Berlin-owned lands are the hundreds of acres of water supply lands owned
by New Britain and Meriden. They use the land for reservoirs and protective buffer zones,
creating an unusually large amount of non- Berlin municipally owned land within the
community; however, it is not uniformly available for even passive recreational purposes such as
hiking. Fortunately the Meriden and New Britain Water Departments have allowed hiking
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access across their lands on the NET — the New England Trail created in 2010 that unified three
major New England hiking trails.

In 2011 the Town completed its first “formal” park, Veterans Memorial Park, as part of the work
to create a revitalized ,,heart™ of Berlin along Farmington Avenue. This 9.2 acre park is located
near the commercial corridor of Farmington Avenue. It includes a Veterans Memorial, gazebo
for concerts with adjacent land and walking trails, all on the site of a former Town
landfill/material storage yard. This park is planned to be a centerpiece for many future
community events and concerts, with planning underway to secure the availability of parking for
larger scale events hoped to be hosted at this venue.

Yet, in-between these existing publicly owned open space areas and within some prime
development zones are related lands that are owned privately. Some of these lands offer
qualities that merit community consideration for some level of protection as legacies for the
future. But some of these parcels also need to be considered for protection not based on the
attributes of the particular property, but rather on the role these parcels can play in furthering the
ongoing process of transforming a set of distinct open space properties and parks into an
interconnected system of protected lands. With Connecticut™s strong emphasis on stopping
further fragmentation of natural resource areas, particularly of forests, this offers a way to meet
state goals as well.

Given the renewed community and statewide emphasis on open space as critical to resource
management and community character, the Town and its people will be well-served by
recommendations in this POCD to protect and preserve the key features of the lands which so
define the character of the community. Key recommendations are to:

o Identify spatial relationships and attributes of current vacant land within the Town,
particularly with a natural resource inventory requested through the NSCS.

e Embrace a series of goals for open space and resource-based land use planning.

e Articulate the need for a full range of strategies that can enhance linkages and promote
vital goals among key properties.

e Identify critical areas that should be preserved while encouraging the Town to direct
development to areas most able to accommodate it.

e Set up the framework for maintaining a level of protection using various planning and
outright acquisition techniques including acquisition of development rights, which has
not been used by the town in the past decade.

e Confirm the key open space configurations that will ultimately serve to endow the people
of Berlin with open space lands over the next century.
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e Examine the flooding maps and frequency and evaluate whether there are open space
purchases that could help the community adapt to more severe storms by using these
areas wisely.

e Create a process for the people of Berlin to make collective decisions on valuing different
goals for open space and development so that future open space decisions may be made
as part of a community-resource-based process.

e Create a process to distribute information and educate residents about their
responsibilities in the delicate balance of environmental protection and open space
preservation, from information on being a good neighbor to open space, to how to install
and create benefits like streamside buffers, using native plantings, learning about invasive
plant identification and eradication, and employing best practices for lawn maintenance,
water conservation, and hazardous waste and materials disposal.

3.2 Open Space Policies Summary

Policy 1: Preserve and protect the natural resources, unique topographic features and scenic
beauty intrinsic to Berlin. These include: the traprock ridgelines; open meadows and fields;
woodlands and forests; wildlife habitat, refuges and corridors, including that of rare and
endangered species of flora and fauna; wetlands [including vernal pools] and watercourses; and
the scenic vistas within several parts of the town.

Policy 2: Protect lands identified as intrinsic to public health and safety, including surface and
subsurface water resources used by Berlin and adjacent towns. These include areas upland of
wetlands and water courses, aquifer recharge areas, drainage areas for current and proposed
wellfields, water company lands, and, implicitly, critical parts of the Mattabesset watershed
area. Most important given the severity and frequency of storms in the past decade, these must
require that flood hazard areas including the floodways and floodplain areas as designated for
100 and 500 year storms and updated recently should be protected in some way whenever
possible, whether or not the sites coincide with other open space values.

Policy 3: Preserve and protect key features of Berlin®s cultural landscape. Examples of features
with cultural importance include: the historic district of Worthington Ridge; Clark®s Grove in
East Berlin; historic industrial structures such as the Main Street complex by Paper Goods Pond
being made into condominiums; the train depot; the Berlin Fairgrounds; remaining agricultural
lands even if not actively farmed; and, the unique features of historic church and parish life in
old Berlin, including cemeteries and greens.

Policy 4: Complete a town-wide natural-resource inventory so that the town can integrate
Sustainable Development principles with the information on Berlin®s natural and irreplaceable
features to determine how best to channel development towards other lands within the
community, and which lands should be protected in perpetuity. By identifying the lands that
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would be a priority for protection and by encouraging development in areas with existing
infrastructure, this process supports concentrating resources on those lands that will be most

appropriate to develop/redevelop.

Policy 5: Emphasize the natural beauty of Berlin®s historic, geologic and topographic features
by linking them with a series of green corridors and contiguous greenbelts. As identified in the

2003 plan, green corridors sought to be created or reinforced include:

The Western Ridge-North Area [the Metacomet Trail north of Southington Road
including Timberlin Park and Ragged Mountain Conservation Area]

South Kensington Agricultural Area [both sides of the Chamberlain Highway south of
High Road including Bicentennial Park and Hatchery Brook Conservation Areal
The Western Ridge-South Area [particularly along Edgewood Road south of
Southington Road including lands of the Meriden Water Company]

The South Ridge/Silver Lake Area [including the Blue Hills Conservation Area]
Lamentation Mountain

The East Mattabesset Corridor [including Webster Park, the Fairgrounds and
Beckley Quarry Conservation Area]

The Brickyard Ponds Area north of Town Center with ponds, which is related to the
Mattabesset and its tributaries to the south

Stream Corridor #1: Main branch of Sebethe and Mattabesset River from Hart
Ponds to the Cromwell town line

Stream Corridor #2: Stockings Brook and John Hall Brook up to the confluence with
the Sebethe/ Mattabesset River.

Stream Corridor #3: Hatchery Brook from South Kensington Agricultural Area to
Town Center

Stream Corridor #4: Crooked Brook-Swede Pond streams and tributaries

Stream Corridor #5: Silver Lake-Belcher Brook and tributaries

Stream Corridor #6.: Spruce Brook to Mattabesset River East

Linkages from Timberlin Park to Ragged Mountain, further connecting to the
Metacomet Trail/NET

Linkages from Downtown to Bicentennial using Town Hall/Railroad Pond

Protect vernal pools and glacial kettles

Policy 6: Place a high priority on agricultural assistance, farm acquisition by purchase of land or
development rights for open space expansion, and stimulating interest in smaller scale
agricultural-based operations of direct farming and related value-added products.



3.3 Planning Actions to Develop Strategic Objectives

The 2013 Plan of Conservation and Development Committee has embraced the community-wide
goal of protecting critical lands as a finite resource. The impetus for such a method of planning,
while intrinsic to the values inherent in the Plan of Conservation and Development, reflects
interests of those who have chosen to make Berlin their home, as initially articulated in the
Strategic Planning Process prior to the Millennium, validated then and again in 2012 through
community surveys.

That survey by the

Center for Research and || Community Survey 2012

Public Policy in 2001 e Rural Character and Open Space ranked second in gross numbers
highlighted the fact that reporting that as the reason respondents lived in Berlin, behind

Berlin residents seemed Centralized Location by only one vote.

e When asked what would make the town a better place to live, after
the first choice of ‘greater diversity of housing types,” additional
recreational opportunities and additional open space and farmland
protection ranked second and third.

to place a very high
value on the natural
environment that

surrounds them. The e Cleaning up pollution from the Mattabesset River and other water
2012 survey confirmed bodies in Town ranked first in the list of statements to improve the
that interest, although community... note that in 2001, 90.8 percent of respondents

supported cleaning the Mattabesset River.

the questions were quite

different, with the
town's open space and rural character ranking second to centrality of location for the #1 reason
to live in Berlin. Cleaning the Mattabesset River remained high on the list of many respondents
to the 2012 survey!

3.4 Strategic Objectives for Open Space

To best implement these Open Space recommendations, the Town of Berlin must continue its
mission to encourage stewardship of properties identified as critical to the natural resource base,
that support community values and identity, and that ultimately contribute to the unique
character of Berlin. The focus of that stewardship is to reinforce and restate that linking open
lands by interconnecting them as a series of green corridors and contiguous greenbelts is the
essential core of Berlin“s land conservation policy.

Stewardship may take a number of forms:

e It may consist of educational programs that foster appreciation of the unique lands within
the Town.

e It may require that Berlin staff act as an intermediary to link owners of critical properties
to resources that can assist, such as the Hartford and Middlesex County Soil and Water
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Conservation Districts, the CT Department of Environmental Protection, the CT
Department of Agriculture, CT Farmland Trust, Connecticut Forest and Parks
Association and the University of Connecticut™s advisory services on land use planning,
natural resources and agriculture.

e [t may require that Berlin continue to fund a program to purchase critical lands and/or
development rights as a community priority — in concert with state funds wherever
possible, but without if need be.

e [t may require that all town boards, commissions and entities be ever mindful of
opportunities to dovetail open space preservation with other community goals.

e In any case, stewardship invests each member of the community with responsibility for
ensuring that the community*s physical and cultural landscape remains visible to
succeeding generations.

By continuing to evaluate and make these linkages through actual acquisition, trails on
easements and rights of way, or other creative opportunities to span properties, this will secure
for posterity the natural beauty of Berlin®s historic, geologic and topographic features. This
finding is so significant that the Committee has chosen to again embrace and celebrate this
key feature of Berlin as the Berlin Heritage Lands [illustrated within the maps section of this
document].

3.4.1 Current Allocation of Governmental Responsibilities for Open Space

At present there are a few entities in the Town with responsibilities relating in some way to open
space acquisition and preservation goals as outlined in the Conservation Plan for open space.
During the last decade, with the increase in conservation acquisition and management activity,
responsibilities were reallocated and better outlined.

Concurrent with this strategic plan and goals for Open Space, town staff will promote an
understanding, and perhaps a further restating of the responsibilities of various town entities for
open space protection, acquisition and maintenance. The current configuration for decision-
making and current issues relating to land acquisition and protection is as follows:

1) The Town Council has taken the lead on the acquisition of open space, operating with the
advice of the Town Manager and Town staff. The Conservation Commission is usually
afforded the opportunity to evaluate and make recommendations on properties being considered.
The Berlin Land Trust has also actively collaborated with the Town to acquire open space
parcels including entering into land purchase contracts that are subsequently assigned to the
Town. The process leads to identification of properties to be considered for purchase based on
various methods, including the Town offering to buy a property on a referral from the Land
Trust, Conservation Commission or by initiative of the property owner or its agent. Since
September 1999, the Town Council adopted ordinances authorizing $6.5 million in bonds for the
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acquisition of real property for open space. In addition, $5.625 million was approved for the
acquisition of 77 acres of the former Pistol Creek golf course for uses including open space in
June 2008. Since late 2005, over 750 acres of open space has been acquired and the authorized
open space acquisition funds are not yet depleted. To encourage maintenance of private open
space, preferential tax treatment was also extended to open space parcels to add to the farm and
forest protection incentives alre