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New Haven’s economy is witnessing a revival of its industrial base and will 

need state-of-the-art infrastructure and economic catalysts to properly 

encourage this growth. For the city to increase its competitiveness in the 

21st century, it will also need to direct growth to shovel-ready districts that 

are well-suited for manufacturing and distribution businesses. The Mill River 

District is one target area, given the District’s history as an economic center 

and its adjacency to Downtown and regional transportation infrastructure. 

Importantly, the District is also a key source of employment for nearby 

residents and already an urban environment where residents walk, bike, 

and take mass transit. Finally, it represents one of the last remaining places 

in the city with large parcels of underdeveloped land and buildings able to 

capture the commercial and industrial economic growth in the region. What 

follows are three themes for the future of the District, a comprehensive urban 

framework, a catalogue of smaller scale “test fits” based on a suite of building 

prototypes developed for the Mill River District, a set of long-range strategies 

for the Mill River’s waterfront, and a clearly-defined set of mechanisms for 

implementation.

Executive 
Summary
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Above are a selection of maps developed during Phase I of the Mill 

River District Study. Nearly 50 maps were created by the consultant 

team in an effort to represent a complete and accurate picture 

of the District. While the Mill River District is widely recognized 

as a thriving industrial base, understanding the range of present 

conditions was a useful exercise for the consultant team, the City 

of New Haven Office of Economic Development, and stakeholders 

before embarking on any planning recommendations or redevelop-

ment strategies. Informed by this comprehensive data collection, 

mapping, community meetings, and interviews, Phase II  - whose 

work is encompassed in this report - worked to create a robust 

urban framework that will continue to support the vitality already 

in place.
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Introduction

Introduction
The City of New Haven’s Office of the Economic 
Development Administration (EDA) and the Economic 
Development Corporation (EDC) of New Haven have 
partnered in the Mill River District planning study as 
part of Mayor John DeStefano’s policy to promote a 
diverse economy with jobs at all skill levels. The multi-
phase study aims to expand the City’s commercial and 
industrial base and better connect adjacent neighbor-
hoods to the Mill River District, creating a viable plan-
ning framework tailored for growth in the light industrial 
sector. The plan aims to outline a set of nimble planning 
interventions that encompass site recommendations, 
new regulatory tools, and infrastructure improvements. 

The first phase of the study consisted of primary market 
research from Ninigret Partners and a mapping exercise 
by Utile (see page 5) to document and analyze existing 
conditions in the District and how the district fits within 
the local and regional economy. Phase I also sought to 
understand what works and what does not for existing 
businesses in the District. The key findings of this phase 
are encapsulated in a Phase I planning report. The 
second phase builds on the knowledge derived from 
Phase 1, and focus on planning strategies for the Mill 
River District. It asks, what industries and sectors are 
best fit for the District? What businesses are growing 
and could be nurtured? And what tools, physical and 
regulatory, can we use to facilitate this growth? This 
phase also began to develop a specific policy and 
regulatory framework for implementation. 

The following pages represent a comprehensive synthe-
sis of planning recommendations developed in Phase II. 
After a brief review of existing conditions from Phase 
I, the report will articulate the planning framework, 
which enables three development concepts for the 
Mill River District, each of which present a different 
strategy and character for the district. The report will 
then develop in greater detail strategies that compose 
this planning framework: transportation, zoning and 
land use, development test fits, new building types, and 
temporary use strategies. Finally, the report puts forth a 
specific implementation framework for realizing these 
recommendations.
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Existing Conditions

Historically an important center of 
industry, the Mill River District today 
retains a diverse industrial base. 

Straddling the Mill River at its southern terminus in 
New Haven, the Mill River District is bounded by I-91 to 
the north and west, by I-95 to the south, and St. James 
Street in Fair Haven to the east. 

Many of its businesses are housed in physical plants 
dating from the postwar period forward, situated within 
a regular, relatively fine-grained, often tree-lined street 
grid unfamiliar to today’s mega-industrial parks. A few 
older buildings, such as the Clock Tower and the English 
Station, serve as reminders of an older industrial 
heritage.

Many of the Mill River District’s characteristics, 
products of its development history as a primarily 
post-war, waterfront industrial area in the center of a 
post-industrial northeastern city, bring with them both 
advantages for, and challenges to, future development. 
This planning exercise begins by assessing those 
opportunities and challenges inherent in the Mill River 
District’s existing conditions.

Access 

Located at the junction of I-91 and I-95, and a short 
distance away from freight rail and the Port of New 
Haven, the Mill River District has excellent access, 
particularly for industrial uses. Preserving this easy 
industrial access is an important priority in any future 
development of the District.

The close proximity of the Mill River District to nearby 
residential neighborhoods of Wooster Square, East 
Rock, and Fair Haven also makes it a potentially ac-
cessible destination on foot, by bike, and by transit. 
Hemmed in as it is by interstate highways, its regular, 
legible, and fine-grained street grid is an excellent basis 
for a walkable district, and is conceivably an asset to 
future development.

At the same time, Grand Avenue and Chapel Street, 
two of New Haven’s main east-west thoroughfares 
that bisect the Mill River District, remain under-used 
assets. Although they serve as active, mixed-use retail 
corridors for much of their length through the city, the 
sections of these two streets within the District are 
visually and functionally discontinuous from the rest, 
detracting from their full potential as an urban amenity 
for the District.

Land Use

By the estimate of Phase I of this study, 28% of the land 
area in the Mill River District is vacant or underutilized. 
This land exists in the form of parcels of up to several 
acres in size, opportunities rarely found in the city. 
Given their history as former heavy industrial facilities, 
however, many of these parcels may require significant 
remediation in advance of any development. Some of the 
vestigial prewar industrial buildings such as the Clock 
Tower, while architecturally compelling, may also need 
potentially significant renovation to be habitable.

Additional significant uses also exist within the District, 
including public housing at Farnam Courts and a large 
salt pile storage bounded by East Street, Chapel Street, 
and the Mill River. These land uses’ future fate will have 
a great impact on the District’s development trajectory.

Environment

As previously discussed, many of the large develop-
ment parcels in the Mill River District are contami-
nated as a result of their history as heavy industrial 
sites. The type and severity of contamination have been 
comprehensively analyzed and documented in Phase I 
of the study.

The Mill River District’s waterfront location adds to 
the environmental complexities of future development. 
Much of the District’s land along the water’s edge is 
in the FEMA 1% Annual Flood Risk floodplain; an even 
larger inland swath is subject to storm surge risks. 
Both factors represent potentially significant impedi-
ments to development because of added regulatory and 
building design complexities and increased insurance 
premiums.

Existing Conditions
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Existing Conditions

Long-range planning must also wrestle with the effect 
of climate change on the District. Both passive inter-
ventions—accommodative land use, site and building 
design—and proactive infrastructural investment will 
be needed to meet the new reality of more frequent and 
destructive fl ooding.

Existing Businesses

The Mill River District is home to successful busi-
nesses in food processing and distribution, precision 
manufacturing, design and construction support, 
specialty building supplies fabrication, and other 
diverse commercial enterprises, which collectively 
represent a critical part of New Haven’s industrial and 
employment base. Of the 3,000 people employed by 
these businesses, many commute from nearby.

The District’s health as an industrial area depends on 
the continued viability of these businesses. Any invest-
ment in the area must take full account of their need 
for growth, visibility, accessibility, and critical infra-
structural support. Future industrial and commercial 
development in the District should also complement 
and contribute to the existing business activities.  
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Planning 
Framework

Rather than promoting a single 

master plan for the Mill River District, 

a robust planning framework that 

can support many possible futures, 

while complementing the active 

and successful businesses already 

present in the District, is the primary 

objective. 
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Planning Framework

The future of this historically industrial district is predicated on a balanced mix of uses that preserves easy 
transportation access for the District’s diverse industrial and commercial businesses and also promotes walkabil-
ity to create a more vibrant urban area for workers and future development. An improved pedestrian and physical 
environment makes the District more attractive to both industrial and retail businesses and their customers. 

In addition to large floorplate industrial and distribution buildings constructed during the urban renewal era, there 
are a small number of late 19th/early 20th century buildings in the Mill River and River Street area. These buildings 
are typically masonry and multistory, and are thereby attractive to smaller “knowledge economy” companies 
looking for “cool” space. Furthermore, the river frontage offers a unique opportunity for innovative open space, 
thus creating an additional amenity for these businesses and neighboring residential communities. For Mill River to 
retain and attract a wide range of businesses, an integrated network of neighborhood amenities and thoughtfully 
planned streets and open spaces will need to be created. 

The planning framework for the Mill River District comprises several key economic development objectives:

ff Protect and maximize the job and tax generation potential for the District through land use planning, 
protective zoning, and design covenants to protect existing business activity and spur additional investment.

ff Create a balanced transportation environment that reflects the need for viable east-west connections, 
well-functioning truck access to service local businesses, and an improved pedestrian environment to 
encourage walkability. This is accomplished by creating a hierarchy of streets that better distribute vehicle 
movement and parking and include traffic calming strategies and shared parking approaches. 

ff Define open spaces and make the waterfront active and accessible by creating green walkable streets, 
an accessible waterfront, and phytoremediation strategies for dirty and/or land-banked parcels that create the 
appearance of open space. Coordinating open space locations with remediation or flood control strategies will 
create performative landscapes to serve recreational purposes and mitigate environmental threats to the Mill 
River District.

ff Improve the walkability and retail potential.  It is important to strengthen connections to well-established 
residential neighborhoods of Fair Haven, Wooster Square, and East Rock. This can be accomplished by 
encouraging ground-level retail along east-west corridors, establishing design guidelines for new development, 
and coordinating streetscape improvements with transit and bicycle networks. Temporary uses, such as food 
trucks or outdoor markets in the public realm, can create a buzz and draw additional retail activity.

These objectives can find themselves woven within four overarching elements that structure the planning frame-
work for Mill River. They are Transportation, Waterfront Planning, Land Use and Zoning, and Strategic 
Interventions

Overview
A planning framework is an important tool to influence the character, place-
making potential, and programmatic synergies of physical development. 
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Planning Framework

Objectives for Mill River Redevelopment

Create a balanced 
transportation 

environment

Defi ne open spac-
es and make the 

waterfront active 
and accessible

Protect and
maximize job and 

tax generation

Create walkable 
streets to increase 

retail activity
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Planning Framework

The following four elements provide 
the structure for the Mill River 
District Plan

Transportation 

Transportation networks are a primary part of the plan-
ning framework and determine the physical structure 
of the plan. They improve circulation in the district and 
focus attention on key streets. Some of these are streets 
are prioritized as “complete streets” and others focus 
on service and access for trucks. In essence, creating 
a definitive  catalogue of streets that address ease of 
movement and appeal of the public realm is one of the 
first key steps.

The District is an important “crossroads” for the City 
of New Haven. Its economic vitality is contingent on 
continued easy access to the interstate highway system, 
and thus a well-balanced transportation plan, accom-
modating all modes of transportation, is necessary. 

Circulation networks in the District should address the 
larger concerns of highway access from I-95 and I-91 for 
both truck and vehicular access. Inside the study area, 
the circulation network becomes “fine grained”, with 
the need to consider pedestrian traffic, service drives 
and access. Primary north-south and east-west streets 
and main commercial streets, where appropriate, should 
facilitate movement across the district and create a 
destination.

Given the goal to weave improved pedestrian accom-
modation, specific streetscape improvements are 
recommended that allow trucks to move products in 
and out of the District and also attract customers to the 
various retail showrooms in the area. Recommended 
approaches include 

ff the clarification and enhancement of the existing 
shared service drives and loading areas, 

ff the addition of on-street angled parking to promote 
retail businesses, and 

ff the creation of a hierarchy of streets to improve 
wayfinding, segregate truck traffic to specific 
streets, and allow for the introduction of appropri-
ately located traffic calming devices. 

Planning Framework
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Planning Framework

as residential development. Creating discrete locations 
for residential development, while maintaining the area’s 
industrial focus will be a factor in determining the land 
use and zoning for the Mill River District.

Changes in manufacturing practices and building 
design challenge the basis for Euclidean-based zoning 
approaches that define the District. Performance-based 
standards for residential and industrial, rather than the 
classic zoning model, is the recommended regulatory 
framework. 

A model zoning approach will allow the integration of 
industrial, commercial, and residential that have been 
otherwise segregated on the basis of use rather than 
compatibility. A new standard that defines zones 
based around issues such as noise, noxious uses, and 
environmental contaminants will structure where these 
zones occur. In this sense, uses such as advanced 
manufacturing and commercial spaces may be placed 
together or adjacent to one another allowing production 
and commercial activity to occur in tandem.

This land use approach will also help structure the type 
of streets in the Mill River District, promoting some 
streets as commercial oriented, while others maintain 
a heavier industrial presence. This coordination of 
transportation and land use will together help to form 
the planning framework.

Considering the regional customer base the District is 
hoping to draw from, the transportation plan uses an 
improved pedestrian network to complement a shared 
parking approach, thus encouraging customers and 
workers to “park once and then walk” to the businesses 
and amenities that are both existing and anticipated to 
grow in the District.

Waterfront Planning 

The signature feature of the Mill River District that both 
divides the two sides and simultaneously acts as a unify-
ing device is the river itself. Currently, the river splits the 
District in half with English Station as an island between 
the two sides. However, future plans for its waterfront 
could be a unifying feature for the District, either 
through open space opportunities or as interventions for 
storm surge and flood control.

The waterfront along the Mill River is in transition. Its 
future as usable maritime infrastructure is questionable 
and many of the industries that fall within the District 
are being threatened by increased flooding by stormwa-
ter and hurricane surges.

In addition, the requirement of putting in place a 
district plan must include a response to the question of 
maintaining the marine infrastructure and/or creating 
accessible open space along the riverfront as outlined 
by the Costal Zone Management guidelines. The team 
has explored three scenarios that address these issues 
in various ways related to up front investments and 
long term payoffs, they are: natural attenuation, paired 
capacity investment, and intensive infrastructural 
investment. These approaches will be explored further in 
the Waterfront Planning chapter. 

Land Use and Zoning

Land use and zoning will be a critical component to 
protect the Mill River District’s industrial base and its 
viability as a future employment center. The Mill River 
District’s building stock, waterside location, and large 
and relatively easy to assemble parcels create substan-
tial pressure for development that may compromise the 
future of the District by increasing property taxes, such 

Existing bulkhead along the Mill River



16 Utile, Inc. / Ninigret PartnersJune 2013

Mill River District 
Planning Study 
New Haven, Connecticut

Planning Framework

Strategic Interventions

The planning framework is established by both the 
long-term strategies and larger scale physical altera-
tions, but it is also affected and given subtle definition 
by exercising short-term interventions to satisfy more 
immediate development scenarios. These shorter term 
strategic interventions are defined by 

ff Establishing temporary uses, 
ff Creating building prototypes to be used for develop-

ment scenarios and 
ff Test-fitting sites for “real time” planning to satisfy 

development interest. 
ff Identifying buildings in the Mill River District that 

present opportunities for retrofitting for multi-
tenant spaces.

Temporary Use
Well-conceived temporary and interim uses—strategi-
cally located throughout the Mill River District and 
coordinated by time of the day and season—can attract 
a new and diverse population to the District. Locating 
interim uses on parcels where there are short-term 
impediments to development can complement the 
development of other parcels (e.g., parcels that do not 
have flood hazards or contamination). Moreover, the 
buzz generated by creative programming can help 
market the District for more permanent development.

Building Prototypes
Given the unique mix of uses proposed for the Mill River 
District—from light industrial and precision manufactur-
ing businesses to small-scale creative economy com-
panies and live-work lofts—prototypical buildings were 
created to “plug into” the planning framework. Multiple 
prototypes were generated, as building requirements to 
support industrial and commercial activity vary signifi-
cantly based on their functional needs, economics, and 
logistics accessibility. Embedded in these prototypes 
are metrics for the required footprints, bay heights, and 
loading facilities, as well as other functional consider-
ations. The prototypes promote test-fitting of a range of 
development scenarios on specific parcels. 

These building types can be used on a “real-time” basis 
to do test fits on certain properties, which allow planners 
and developers to understand the development potential 
of target sites. 

380’
40

0’

Test Fits
Sites can be analyzed both physically and financially, 
to understand the potential barriers to redevelopment. 
Creating alternatives will allow the team to examine key 
issues such as footprints, development economics, and 
transportation dynamics. As a result of the test fits, it 
became clear that many of the sites require careful site 
planning and design to accommodate the logistics of the 
businesses. Key insights gained by looking at the test-fit 
scenarios in aggregate include both a better understand-
ing of the emerging overall vision for the Mill River 
District and the need to change zoning to incentivize the 
preferred alternatives. Flower trucks can act as a seasonal temporary use

Industrial Building Prototype
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Planning Framework

The Clocktower

The Powerhouse Building

The establishment of an overarching guiding framework 
along with such opportunistic interventions will define 
the future character of Mill River, as it evolves making 
sure the short-term interventions align with the intent of 
the longer-term planning.

Multi-tenant Uses 
A number of the buildings in the Mill River District that 
stand vacant or underutilized offer opportunities for 
retrofitting to accommodate multiple tenants. This can 
provide cheaper space for potential tenants, in particu-
lar start-ups, and provide a synergy for industries that 
can benefit from such adjacencies. There are selected  
properties that have been identified as having potential 
for such an arrangement.

ff Currently, the one major cluster of multi-tenant 
uses in the Mill River District is located on the Fair 
Haven side and consists of Erector Square and 1575 
State Street. 

ff There is a smaller enclave of multi-tenant spaces 
south of Chapel Street in multistory buildings that 
are typically of an older vintage than the other 

buildings in the District. These are likely to remain, 
and more commercial and possibly residential uses 
could be explored in the buildings on the north side 
of Chapel Street. 

ff There is potential to develop the former state-
owned CT Transit parcel, which is currently vacant, 
into a multi-tenant space. This study recommends 
that undesirable uses, such as a tow lot, not be 
permitted.

ff The Powerhouse Building, developed by the same 
developer (Cappy Amodio) as Erector Square, has 
recently been rehabilitated and is currently being 
leased to tenants. This is a key “gateway” property 
into the District from Fair Haven, and essential to 
developing the vitality of Grand Avenue.

ff The other catalytic project is the Clock Tower, 
whose future use is harder to predict. As part of 
this study, converting the property into a vibrant 
live-work space was explored, but the immediate 
challenge to moving this project forward lies in its 
multi-generational family ownership and the high 
costs of rehabilitating an older property. 

Potential Multi-tenant Sites
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Redevelopment Challenges

A major challenge to implementing a vision for the Mill River District is the lack of ownership by public entities. 
Most of the properties are privately owned businesses. The framework for the District will continue to support the 
business activity that presently exists, while acknowledging that there are limitations to the change that the City 
can affect on parcels that they do not control. It is important to note that the uncertain future of four large parcels, 
in particular, may have a great impact on the District: Farnam Courts, English Station, the Clock Tower and the salt 
pile storage area. Together the sites equal 30 acres).
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Farnam Courts: 7.7 Acres

Bulk Storage Piles:12.2 Acres

English Station: 8.4 Acres

A thoughtful relationship should be negotiated between future development areas and existing challenges to development. 
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English Station: 8.4 Acres
Difficult to access due to its island location, the decommis-
sioned power plant is situated completely within the flood 
zone and has been identified as a major brownfields site. 
Until environmental issues are resolved, the future of the site 
and building remain uncertain.

Farnam Courts: 7.7 Acres
Farnam Courts is poised for redevelopment by the Housing 
Authority of the City of New Haven. Good planning is re-
quired to make the residential community better connected 
with the larger urban fabric while protecting the units and 
open spaces from incompatible industrial uses. A transition 
zone between pockets of residential use and industrial 
areas should be considered as part of any recommended 
zoning changes.

Bulk Storage (Salt Pile): 12.2 Acres
The large salt pile storage is a necessary, but unsightly use 
to overcome. Until land values increase in the District, the 
salt piles are likely to remain. Since there are no other logical 
locations for the salt storage, creative solutions might be 
deployed to ameliorate the effects of unsightly storage. 

Clock Tower:1.92 Acres
The Clock Tower, a series of linked and partially abandoned 
early 20th century brick manufacturing buildings, represents 
an opportunity for live-work loft conversion space in the  Mill 
River District. However, the poor condition of the buildings 
means that public and foundation resources will be neces-
sary to redevelop the building. 
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Three Economic Strategies
A number of industrial economic opportunities have emerged in one of the 
city’s primary industrial zones, the Mill River District. These economic oppor-
tunities require specialized building space and land to meet the unique needs 
of those business operations. 
The Mill River District’s waterfront location and 
industrial land use history present challenges that must 
be managed against desired growth. These include 
fl ood plain and storm surge concerns, as well as 
environmental remediation on recently vacated former 
manufacturing sites. 

Despite these very real environmental challenges, the 
Mill River District already operates as a vital economic 
center for the city and is one of the last remaining 
places with large parcels of underutilized land available 
to attract the commercial and industrial economic 
opportunities emerging in the region. Finding balance 
between the District’s physical constraints and existing 
assets will be the key driver for future development. 

Existing advantages and disadvantages of the district 
include the following: 

Advantages:
f The Mill River District already has vibrant existing 

retail and wholesale presence in the home improve-
ment/hardware merchandise categories.

f The District’s location is excellent for cottage/
custom manufacturing businesses that are growing 
in Connecticut. Easy highway access to I-95 and 
I-91 supports logistics and market access, relatively 
low-cost buildings, and access to available labor.

Disadvantages: 
f Tier 2 and 3 suppliers to major supply chains—other 

than those that already exist—probably do not make 
sense. There is already a glut of existing available 
industrial inventory in the immediate vicinity of New 
Haven, although the trade zone could be helpful for 
government contractors.

f With few exceptions, most of the Mill River District 
does not make sense for later stage life science 
companies due to the coastal risk factors such as 
fl ooding and hurricane storm surge.

In addition, New Haven has emerged as the creative 
capital of Connecticut, but needs a catalyst to improve 
its position within the larger regional creative economy. 
The Mill River District already possesses some attri-
butes that make it suitable for creative development:
f Industrial arts and food manufacturing are 

creatively driven manufacturing businesses that 
typically start small and gain size as the customer 
base builds.

f Linking the creative capital positioning with a 
strategy to build the cottage/custom manufactur-
ing could be a thrust that is mutually reinforcing.

Given the market factors and land constraints in 
New Haven, a new vision of an adaptive mixed-
use district has emerged. This vision should 
build on existing activities in the District and use 
them to propel related economic development 
opportunities.

An emerging vision for the Mill River District to be 
a unique generative economic force in the city is 
organized around three distinct strategies, each of 
which builds on existing assets and the latent potential 
inherent in the Mill River District : 

1Mill River Industrial Village

2New Haven Home Improvement Marketplace

3New Haven Mercantile Food Market

Map of existing businesses in 

the Mill River District.
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Physically, Mill River is a mix of working and obsolete 
industrial waterfront uses and classic manufacturing 
buildings, both of which border several diverse residential 
neighborhoods. When considered in combination with 
New Haven’s in-place creative capital, the Mill River 
District’s mix of industrial activity, creative energy and 
physical character creates the potential for a viable live-
work environment not unlike other creative centers such 
as Brooklyn, Seattle, Portland (Oregon), and Providence. 

This strategy aims to harness the energy and economic 
activity already taking place in the District. Focused 
development and investment in infrastructure could 
accelerate live-work development and compatible light 
industrial activity, which is critical for the ultimate 
regeneration of the area. A live-work environment—both 
at the district level as well as at the parcel level—expands 
the opportunities to better utilize parcels in the District. 
Moreover, a live-work model reduces the risk for rede-
veloping some of the abandoned or underutilized classic 
industrial buildings found in the District and along River 
Street in Fair Haven. 

This concept supports the development of small-scale 
manufacturing and assembly operations that have 
storefronts for their goods and manufacturing operations 
in the rear. Growth will be encouraged in this sector by 
developing a “Tech Shop.” This model reduces risk for 
entrepreneurs interested in making physical goods by 
providing them with access to manufacturing equipment 
- a strategy that does not require up-front capital expen-
ditures, thereby depleting the savings of entrepreneurs. 
Secondly, a Tech Shop facility could also provide a place 
to train students and displaced workers with the neces-
sary technical skills to support future businesses. 

1
New Haven Industrial Village

These activities alone will not be enough; any modifica-
tions to zoning must manage the risk of gentrification 
and high-value residential development against 
preserving a core manufacturing base. Nevertheless, 
improvements to the physical environment are necessary 
to the short-term and long-term viability of a live-work 
environment. Finally, since many of these businesses 
lack money for major facility renovations or upgrading 
of existing buildings including cleaning, repowering, 
and other facilities upgrades, a development program 
that either invests in “ready-to-go” buildings or provides 
capital to businesses to improve their physical spaces 
could differentiate New Haven from other locations. 
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The Mill River district contains several properties (above, red) 

that are well-suited to adaptive reuse for industrial arts and other 

cottage industries. Redeveloping these scattered properties and 

sites while maintaining existing truck circulation is critical for 

future development. 

There are several precedents (right and below) that represent the 

character of the industrial building types that might be appropriate 

in the Mill River.
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Economic research found that the existing home 
improvement businesses in the area have a combined 
total sales volume that approximates a big box retailer 
such as Home Depot. In contrast to a conventional big 
box home improvement retailer, the wholesale/retail 
operations in the Mill River District are separated 
into specialized merchandise categories (plumbing, 
paints, lighting) and offer significantly more product 
options. Consequently, this home improvement/home 
goods activity operates as a traded retail sector for 
New Haven—i.e., it brings revenue from outside of New 
Haven into the city. 

This has three important considerations for future 
development in the Mill River District. A visitor-friendly 
environment that addresses issues of safety (both 
perceived and real), cleanliness, and wayfinding is 
important for the continued viability of these retail 
operations. Second, accommodating the logistical 
requirements (truck traffic, warehousing) in the 
District is critical. Third, the deconstructed nature of 
the storefronts creates challenges for leveraging the 
existing customer activity and boosting overall sales 
through merchandising techniques typically found in a 
single-roof retailer. 

When combined with the growing industrial arts 
presence in the District, the creation of a pedestrian-
friendly marketplace environment could serve as a 
magnet for additional industrial arts and wholesale/
retail activity. Innovative programming and building 
approaches to vacant or underutilized spaces between 
the key storefronts—such as “pop-up” kiosks or carts—
could assist in increasing the foot traffic between the 
storefronts and improving the overall character of the 
District.

The Mill River District is home 

to a critical mass of home 

improvement businesses, 

highlighted in blue. 

2
New Haven Home Improvement Marketplace
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Reclamation LumberCreative Stone and Tile

Bender Plumbing Stone/masonry wholesale 
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Food-related businesses have a long history in New 
Haven. Although food manufacturing and processing 
businesses are distributed throughout the city, the 
greatest concentrations can be found in Long Wharf’s 
food terminal or scattered throughout the Mill River 
District. Today New Haven’s food businesses consist of 
active manufacturers of gourmet food products, bakers, 
food processing businesses, grocery manufacturers, 
and wholesalers. These businesses have benefited from 
the local foods movement, which has spurred demand 
for food processing and production space, particularly 
those with small-batch capabilities and retail space. 

The economic analysis conducted for this study 
revealed a significant gap in capacity in the grocery 
merchandise category. Indeed, these findings indicate 
there could be upwards of $150 million in unmet retail 
grocery capacity. 

However, when one considers precedents across the 
country, the demographic profile of Connecticut, the 
growth in the local food movement, New Haven’s 
historic relationship to food production, and the city’s 
clear need for additional grocery merchandise capacity, 
the notion of the Mill River District as a Mercantile Food 
Hub emerges as a compelling idea. The Hub blends 
two scales: the wholesale food terminal with distinct 
retail outlets. Prominent, locally-owned food companies 
already combine wholesale and retail operations under 
one roof, a model for the Hub concept. In addition, 
small-scale grocery manufacturing and urban agricul-
ture might play supporting roles. 

3
New Haven Mercantile Food Hub

Since this study began, several similar concepts 
have launched in the region, including in Philadelphia 
and Newark; notably, no such concept exists in New 
England.

A key question remains as to whether the Mercantile 
Food Market should be located in the Mill River District 
or in Long Wharf. Regardless, the concept has several 
attractive features:

ff Mercantile markets get better leverage from 
expensive infrastructure such as cold storage 
(already present in Long Wharf).

ff Residents get access to grocery products
ff A well-programmed retail market attracts foot 

traffic—critical for retail operations.
ff Start-up food businesses (particularly local foods) 

can get access to two important commodities in a 
single location: customers and infrastructure. 

ff A well-designed and well-programmed food mer-
cantile market can function as a tourist attraction.

Food related businesses in the 

District rely heavily on frequent 

movement of trucks. Functional 

loading docks and highway 

access are critical to business 

operations.
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Existing Food Terminal at Long WharfOntario Food Terminal



28 Utile, Inc. / Ninigret PartnersJune 2013

Mill River District 
Planning Study 
New Haven, Connecticut



Mill River District 
Planning Study 
New Haven, Connecticut

29Utile, Inc. / Ninigret Partners June 2013

Transportation, 
Parking, and 
Streetscapes

The Mill River District is dependent 

on a robust transportation system 

that provides local businesses 

with convenient access to regional 

markets. 

A well-connected grid with north-south streets serving 
highways and the Port makes truck access direct and 
logical. East-west streets provide convenient access to 
New Haven, Fair Haven, and surrounding neighborhoods 
to support local commerce and circulation. All streets 
have sufficient width to accommodate trucks and also 
serve as resources for loading and parking as well as 
walking, biking, and transit where appropriate. With 
safety, connectivity, and streetscape improvements, the 
attractiveness of the District as a place to work and live 
can grow while increasing its appeal to future industrial 
businesses.
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Given the goal to improve pedestrian accommodation, specific streetscape improvements are recommended that 
allow trucks to move products in and out of the District and also attract customers to the various retail showrooms 
in the area. Recommended approaches include the clarification and enhancement of the existing shared service 
drives and loading areas, the addition of on-street angled parking to promote retail businesses, and the creation of 
a hierarchy of streets to improve wayfinding, segregate truck traffic to specific streets, and allow for the introduc-
tion of appropriately located traffic calming devices. 

Given the regional customer base from which the District is hoping to draw, the recommended transportation plan 
uses an improved pedestrian network to complement a shared parking approach, thus encouraging customers and 
workers to “park once and then walk” to the businesses and amenities that are both existing and anticipated to 
grow in the District.

Overview

The photos illustrate the different forms of transportation in the 
Mill River District and the street conditions to accommodate them.

As a mixed-use enterprise district whose economic vitality is contingent on 
continued easy access to the interstate highway system, a well-balanced 
transportation and parking plan is necessary.
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An efficient and accommodating 
circulation network is essential to the 
success of the Mill River District.

 The district is currently an industrial zone where 
trucks vastly outnumber pedestrian and cyclists, and 
it is an important “crossroads” for the City of New 
Haven. Internally, its circulation functions primarily on 
a north-south axis—with East Street, Hamilton Street, 
and James Street operating as the major streets for 
businesses. 

Despite north-south connections forming the backbone 
of the internal circulation logic of the District, it is Grand 
Avenue and Chapel Street that are the critical east-west 
connections. Grand Avenue—with its small amount of 
existing retail and relationship to Fair Haven—has been 
identified as the more important mixed-use corridor for 
development as part of the emerging urban framework 
for the District. Moreover, the redevelopment of Farnam 
Courts has the opportunity to change the character of 
Grand Avenue.

The Chapel Street Bridge, located adjacent to Suzio 
Concrete and Alderman Dow, presents some long-term 
challenges for converting large stretches of Chapel 
Street into a more active streetscape. Moreover, the 
Chapel Street drawbridge has variable opening times 
and a large number of trucks coming in and out of Suzio 
Concrete and Alderman Dow, making Chapel Street a 
less attractive candidate for mixed-use development.

Other important considerations are the underpasses 
underneath I-91 and I-95, which physically and per-
ceptually divide the Mill River District from adjacent 
neighborhoods. As important thresholds into the District, 
a guiding concept that supports creative uses of these 
underpass locations could help ameliorate the percep-
tual divide. Developing a creative strategy to better 
activate the underpass at Grand Avenue between the 
Mill River District and the Wooster Square neighborhood 
will help support the concept of Grand Avenue as an 
important mixed-use connector street.

Circulation and Access
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The City is committed to preserving the Mill River area 
as an industrial district, recognizing that maintaining a 
balanced portfolio of land uses supports the health of 
the city. The Mill River District, despite the cyclical ups 
and downs in New Haven’s economy, has always thrived 
given its adjacencies to I-91 and I-95. Indeed, interviews 
with business owners during the early phases of this 
planning study identified highway proximity as the 
leading driver for locating their business operations 
in the District. To that end, maintaining a functioning 
network of streets that can support large volumes of 
trucks—both large and small—is essential. 

Examination of the existing logic of loading docks 
revealed an interesting pattern. Blocks are sized in 
such as a way that smaller footprint industrial buildings 
developed in the 1940s, ’50s, and ’60s typically face the 
north and south ends, with a shared loading dock in 
the center. Capitalizing on this existing internal block 
logic Wallace Street is recommended as the main truck 
artery and service street. At the present, there is not a 

shared loading dock (yellow)

Service street and loading locations

single user loading dock (orange)

continuous through-connection along Wallace Street 
from Grand Avenue to St. Ives. For Wallace Street to 
function as a dedicated service road, it should become a 
priority to continue this road from north to south.

Complementing Wallace Street is a longer term strategy 
for transforming the land adjacent to the rail spur into 
a dedicated haul road for trucks only. This haul road 
would originate at the intersection of St. Ives and East 
Street and then continue south outboard of the rail line 
to service the current businesses located along that 
waterfront zone—the salt piles, Alderman Dow, and 
Suzio Concrete—and also function as a potential link 
between Long Wharf and the Port. Long term, this would 
also have the benefit of opening up the edge along 
Chapel Street, eliminating curb cuts and truck queuing, 
and creating a framework in which alternatives uses 
might begin to animate Chapel Street. Supplementing 
the rail spur with a haul road does not compromise its 
long-term viability as an active rail line should the City 
wish to reinstate service in the future.

Service Road: Segregating Truck Traffic 
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North-south streets are the District’s 

primary truck traffi c connectors to and 

from the interstate access points on 

Ives at Harrison and secondarily off of 

Chapel. The distributive function and 

capacity of these streets should be pre-

served. East-west streets help connect 

these freight connectors but also serve 

as critical neighborhood connections. 

These multifunction streets demand 

creative thinking to ensure a “complete” 

approach to movement by all modes.

The presence of truck activity in the Mill River District 
creates a need to manage the access routes for trucks, 
cars, transit, cyclists, and pedestrians. To avoid as 
much confl ict as possible, focusing truck circulation on 
north-south streets and local automobile and non-auto 
circulation on east-west streets helps minimize most 
confl icts to safely controlled intersections. This allows 
for the creation of clear customer access points, helps 
to move people and goods more effi ciently, and makes 
the District a more pleasant environment to navigate.

Truck Access

For truck delivery and loading, Wallace Street is an 
excellent District resource, running parallel to the 
north-south connective streets. Trucks are able to 
approach businesses on either side of Wallace Street 
and use alleyways to reach surrounding businesses. 
With this approach, Hamilton Street can also serve as 
needed customer access and parking, while East Street 
can provide good regional connectivity without loading 
confl icts.
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A shared parking district would help 
to eliminate concerns about the 
availability, restrictions, and confu-
sion about parking in the Mill River 
District.

The Mill River District has ample surface lot parking 
throughout the entire neighborhood. Although the park-
ing supply is more than sufficient for the surrounding 
land uses, the organization is lacking, with many more 
informal spaces than striped spaces. It is difficult to 
understand where parking is permitted and not permit-
ted due to lack of signage and poor lot delineation. 
Creating a rationalized approach to surface lot parking 
in the Mill River District will help the neighborhood be 
more inviting to those arriving by car.

A critical aspect of better delineating surface lot 
parking is adopting a shared parking strategy. Shared 
parking helps facilitate a “park once” district, where 
a customer or employee can park in one parking 
space and walk to multiple destinations in the area. 
Shared parking helps to reduce the amount of surface 

Surface Parking and Parking Management
parking needed, provides more space for open spaces 
and walkways, and attracts new patrons to the area. 
Shared parking can be facilitated through a number of 
approaches, including informal arrangements, contrac-
tual agreements between land owners, and municipal 
parking management districts.

A parking management or benefit district includes 
multiple property owners within an entire district. Under 
a contractual agreement, the owners would agree 
that the parking spaces would be shared, meaning 
that any user in the district would have access to all 
the parking spaces at any given time. With these type 
of agreements, municipal parking requirements are 
typically reduced or waived, and the maintenance and 
operations costs associated with creating a friendly and 
open customer parking environment are paid for by the 
district fund. Any district-wide development strategy will 
be enhanced by the cost-saving potential of a district-
wide shared parking strategy. 

In addition, existing adjacent surface lots can be 
combined, making striping and circulation more ef-
ficient, increasing the total supply of parking.

The hour-by-hour shared parking 

curve for all existing Mill River 

District land uses shows that peak 

modeled demand is only half of the 

existing supply, with more than 800 

empty spaces before approaching 

reserve capacity.
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Potential Locations for New Parking

The lots in red signify important opportunities for 
shared surface parking in the district. Better parking 
management, coupled with increase in on-street 
parking and an improved wayfinding program, will help 
accommodate future parking demands. 

Existing Surface Parking Future Surface Parking
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Street Parking

On-street parking is one of 

the most valuable assets in 

a neighborhood: it provides 

front-door access for customers, 

fosters pedestrian activity on 

the street, and acts as a traffi c-

calming barrier between vehicular 

traffi c and sidewalk activity. The 

Mill River District has signifi cant 

on-street parking on nearly every 

block.
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The supply of more than 700 on-street spaces is notable 
in aggregate, but lacking in certain front-door loca-
tions where customer access is a priority, with only 
275 spaces in the core retail-oriented blocks. Given 
the size of many District streets, additional on-street 
parking can be accommodated with angled parking 
stalls. Head-out angle parking is recommended for its 
customer appeal as well as multimodal safety. Similar to 
parallel parking, the driver enters the stall by stopping 
and backing up but need not maneuver the front of the 
vehicle against the curb. When leaving the stall, the 
driver can simply pull out of the stall, and has a superior 
view of oncoming traffic.

For customers, this configuration provides direct 
access to the trunk, hatch, or bed, making loading very 
convenient. Open vehicle doors automatically direct 
passengers (particularly children) to the curb and avoid 
roadway conflicts. When leaving, the driver is able to 
easily see oncoming vehicles—particularly cyclists. 
Several cities where back-in angle parking has been 
implemented have seen a reduction in the number of 
crashes compared to regular parallel parking designs. 
Tucson went from an average of three to four bike/car 
accidents per month to no reported accidents for four 
years following implementation.

Head-out parking:
ff Is safer for all by slowing traffic
ff Improves pedestrian visibility and makes crossings 

easier
ff Provides more parking spaces by using less curb 

space than parallel parking
ff Is safer for loading and unloading cargo and 

children, since one side of the car is not abutting 
oncoming traffic

ff Makes biking more attractive, since motorists are 
better able to see cyclists in the roadway

Existing parking in the District

Head-out parking examples

Angle Parking  
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Head-out angle parking is recommended for one-side of both 

Hamilton Street and Grand Avenue, increasing the curbside 

customer parking supply in these core retail blocks while 

reducing the crossing distances for pedestrians parking 

outside the core. The angle parking also serves to calm traffi c, 

encouraging more pedestrian-oriented activity on Grand.

Head-out angled parking
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Prioritized Streetscape Improvements
Improvements such as better intersection design, planting and stormwater 
management, and retail opportunities will have a signifi cant impact on the 
streetscape environment. streetscape environment. 
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Grand Avenue

As a mixed-use corridor, Grand Avenue has been redesigned to accommodate on-street parking and transit stops.  Wayfi nding 

along Grand Avenue is critical, directing workers and visitors to surface lots located within the District.

Hamilton Street and Ives Place

The intersection design at Hamilton Street and Ives Place provides a safe refuge for cyclists and pedestrians in a buffered median. 

The signal phasing would allow for those on foot and bike to cross Hamilton safely, while preserving the important truck access 

role that Ives serves for the District. The median extends east to the river, creating a new community green corridor that will not 

diminish truck access and will improve safety for all users.

Hamilton Street

Simple paint and lighting treatments can transform on-street parking on Hamilton Street into head-out parking and parallel parking.

East Street Chicanes

As part of slowing traffi c while accommodating bikes safely on East Street, the single parallel parking lane should alternate sides 

across intersections, “chicaning” traffi c with a shifted centerline that reduces straight-line speeding potential.

A number of focused design treatments help reinforce the multimodal east-west connections through the District:
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In order to communicate the mixed-use industrial 
character of the District, the planning team recom-
mends that the New Haven Sign Code be revised 
to allow for large-scale illuminated signs within the 
Industrial Reservation Zone of the Mill River District. 

The new form-based sign code should spell out 
particular attributes of the signs including the 
provision for separate silhouetted letters and logos, 
levels of illumination, and allowances for digital signs 
(or not). Having these tied to a larger wayfi nding 
strategy for both vehicles (private vehicles looking to 
park and trucks) and pedestrians is also an important 
consideration.

Industrial Condo Prototype

The Clock Tower

Service Drive (Wallace Street)

Open Space

Spacecraft

Continuation of St. John Street

Large-scale Signs

Bike Lanes

Improved
Pedestrian

Environment
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Flood zones in the Mill River 

District
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Waterfront 
Planning

The waterfront along the Mill River 

is in transition; currently its future 

as usable maritime infrastructure 

is questionable as the industries 

that fall within the district are being 

threatened by increased flooding by 

stormwater and hurricane surges.

The district plan must include a response to the ques-
tion of maintaining the marine infrastructure and/or 
creating accessible open space along the riverfront as 
outlined by the Costal Zone Management guidelines. 
The team has explored three scenarios that address 
these issues in various ways related to upfront invest-
ments and long-term payoffs, they include: Natural 
Attenuation, Paired Capacity Investment, and Intensive 
Infrastructural Investment. 
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City-wide Flood Planning
Protecting the Mill River against 
flooding and storm surge must be 
contextualized within larger city-wide 
planning for sea level rise and climate 
change. 

The Mill River District is a comparatively small district 
relative to other waterfront areas in the city, including 
Long Wharf, the Port of New Haven, and River Street. 
Long Wharf is a more defendable area for flooding, due 
to simple mechanisms such as flood gates ,while the 
Mill River District requires the construction of berms, 
flood gates, and detention/retention basins.

Port of New Haven

Example of Flood Gate

Areas city-wide prone to  flooding

Reduction in flood impacts in Long Wharf using flood gates

Long Wharf



Mill River District 
Planning Study 
New Haven, Connecticut

47Utile, Inc. / Ninigret Partners June 2013

Waterfront Planning

River Street

River Street

Long Wharf

Port of New Haven

River Street

Long Wharf

Long Wharf

Long Wharf
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Existing Conditions

Existing Conditions

North of Grand Avenue
f Non-navigable waterway (no dredging, low 

bridge); no usable waterfront
f Mostly soft edge (rip-rap, grass, earth, and 

vegetation)
f Remnants of prior wood structures

Grand Avenue to Chapel Street
f Mostly usable waterfront; various conditions 

(newly installed to completely degraded)
f Interspersed soft edges where infrastructure 

has been removed

South of Chapel Street
f Mostly rip-rap as river widens

Image and photos by Stoss Landscape Urbanism
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Scenario: Natural Attenuation

Attenuation 
boundary is an 
approximate, 
soft boundary 
near the extent 
of storm surge 
and fl ood 

Image by Stoss Landscape Urbanism
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Natural Attenuation

This scenario involves minimal intervention. Waterfront 
parcels continue to flood, and businesses relocate 
elsewhere. Natural ecological succession is augmented 
by targeted seeding sites. The naturally reclaimed land 
serves as a nature park that has recreation access and 
trails. Select locations of existing marine infrastructure 
are maintained.

Interim Uses (0-10 years):
ff No infrastructural investment are made in flood/storm 

surge control.
ff There is limited intervention to assist natural restora-

tion processes (e.g., seeding strategies).
ff Sites at most risk, such as Simkins, are utilized as 

interim open space.

Long-term Strategies (10-50 years):
ff Businesses in flood area move elsewhere due to 

financial pressure from risk and real damage.
ff Natural processes reclaim land.
ff Sites regain some flood resilience and can be re-

claimed as passive recreation space and networks.
ff The working waterfront can be maintained, but 

it should integrate stormwater management                   
(0-15 years).
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Scenario: Paired Capacity Investment

Image by Stoss Landscape Urbanism
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Paired Capacity Investment 

This scenario raises and protects two specific develop-
ment parcels and lowers two other sites to create high-
performance stormwater parks and regain capacity. 
Parcels to the east are not protected and are addressed 
on a case-by-case basis. Select locations of existing 
marine infrastructure are maintained or abandoned 
based on value and performance.

Interim Uses (0-10 years):
ff Interim uses are established for the Simkins site as 

open space.
ff Decisions are made about keeping the Mill River 

navigable and for what duration. 

Long-term Strategies (10-50 years):
ff Cut Simkins site for flood/surge capacity and both 

above and below mean high tide. Site will serve 
as an intensive stormwater management for the 
adjacent salt pile site, and will also have integrated 
long-term open space programming. 

ff Cut Saint-Gobain site for flood resilience above 
mean high tide. 

ff Program low-intensity recreation (i.e., paths).
ff Fill salt pile site for flood prevention out of 

floodplain to create development potential and link 
stormwater management to Simkins site.

ff Large development site(s) on the west side of the 
Mill River District are raised out of the floodplain 
and incorporate hybrid typologies for truck loading 
and deliveries. 

ff Decisions about sites on the eastern shore of the 
Mill River can be made on a site-by-site basis as 
the market determines or can be converted to open 
space if vacancies persist. 

Images by Stoss Landscape Urbanism

Erie Street Plaza, Milwaukee, WI, designed by Stoss
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Scenario: Intensive Infrastructure Investment

Image by Stoss Landscape Urbanism
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Intensive Infrastructure Investment 

This scenario employs significant infrastructure to 
create flooding and storm surge capacity to protect 
surrounding properties for future development. This 
capacity is achieved through a flood gate, berm, and 
pumps. The protected land outside the berm benefits 
from the new park amenity located inside the berm. The 
river is not dredged in this scenario and use of the river 
for industry ceases. 

Interim Uses (0-10 years):
ff Interim uses are established for the Simkins site as 

an open space.
ff Dredging in the Mill River above Chapel Street 

bridge should be stopped.
Long-term Strategies (10-50 years):

ff Flood gate and pumps are installed at the Chapel 
Street bridge.

ff Create berms on east and west sides of river to 
protect areas outside of surge area from sea level 
rise and flooding.

ff Saint-Gobain and the Simkins site are cut to create 
large surge capacity. 

ff Radial site is filled to create a development site out 
of the flood plain. 

ff River basin is used for diverse programmed open 
space (big park) as well as major flood control and 
surge protection. Development sites can be created 
along the berm and the riverine open space.

Images by Stoss Landscape Urbanism
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The renderings depict temporary uses and vegetative interventions 

on the Simkins site, both for the short-term and the long-term.

Temporary use interventions on the Simkins site.
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For the longer term, the Simkins site may become an open space with vegetation and art or light programming focused on English Station.
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Zoning 

Jobs involving manufacturing and 

logistics industries are vital com-

ponents of New Haven’s economy. 

In particular, the Mill River District 

serves as an important source of 

jobs for the Fair Haven community. 

Preserving the industrial nature and 

employment focus of the District is 

critical to preserving the vitality of 

Fair Haven and for providing future 

economic opportunities for the resi-

dents of New Haven more generally. 

Zoning is a critical key to maintaining 

these uses while also facilitating 

future growth. 
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The Mill River District’s building stock, waterside location, and large and relatively easy-to-assemble parcels create 
substantial pressure for increased residential encroachment. Residential uses have historically been seen as 
conflicting with industry, due to traffic, noise, emissions, and other by-products of industrial processes. However, 
changes in contemporary manufacturing practices and building design challenge the basis for Euclidean-based zon-
ing approaches. Performance-based standards for residential and industrial, rather than the classic zoning model, is 
the best regulatory frame to achieve these goals. 

Overview
Land use and zoning will be a critical component to protect the Mill River 
District’s industrial base and its viability as a future employment center. 
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Mill River Conceptual Zoning
Maintaining a diverse portfolio of land uses for the City of New Haven
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New Approaches for the Mill River District
The existing zoning at Mill River (Light Industrial and 
Heavy Industrial) needs to be reevaluated. A transition  
from a piecemeal zoning altered over time to a perfor-
mance-based zoning will permit strategic adjacencies 
previously prohibited that can cater to new modes of 
production and manufacturing. The following concepts 
will set the structure for future zoning districts by 
determining their character and use.

Industrial Preservation Zone for the District Core
An industrial preservation district centered on a 
property tax stabilization structure is recommended to 
protect the industrial nature of sections of the district. 
This strategy is conceived to offset land value pressure 
caused by increased development activity in Farnam 
Courts and other buffer areas along the District’s 
perimeter. 

Business Zoning (BA) District for the Grand 
Avenue Corridor
New Haven should consider making several changes 
to zoning in the Mill River District that can facilitate 
economic regeneration.  As a first step, connect the 
missing link of the business zoning district (BA) along 
Grand Avenue to facilitate the development of the street 
into a vibrant mixed-enterprise corridor that builds on 
existing retail and office-space activity and continues 
the pedestrian activity in Fair Haven to the west.  

Context-based Zoning for Vintage Buildings
Context-based zoning, using form and performance 
criteria for industrial and wholesale operations, can 
facilitate the reuse of all or part of vintage industrial 
buildings that have limited applicability for industrial 
uses but may have utility for live/work, live/make, and 
office space uses.  

Context-based Zoning for the Waterfront
A transitional zoning model along the western edge of 
the Mill River can encourage maritime industrial uses 
for appropriately located properties and also acknowl-
edge flood and storm surge management issues.  

Planned Development District for Farnam Courts
Converting Farnam Courts and adjacent sites into a 
planned development district provides an opportunity 
for the single most impactful transformation of the 
Grand Avenue Corridor. In addition, the development of 
Farnam Courts also provides the City with an opportu-
nity to create a model for how to manage of potential 
conflicts between industrial and residential uses 
through thoughtful urban design and zoning. 

Some older industrial buildings have the potential to be reused for 
newer industries

Waterfront uses should be reevaluated  in light of storm surge 
issues and the relevance of maritime uses in the Mill River District
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Industrial Preservation District 

The Economic Threat of Gentrification
Today many of the industrial buildings purpose-built in 
these segregated districts are no longer compatible 
with large-scale manufacturing operations due to 
the limitations of building design and construction. 
Increasingly across the country, prewar industrial build-
ings with “character” are being converted to residential 
lofts, commercial space, and boutique product manu-
facturing spaces. Despite this trend, which is helping 
to bring energy and jobs back to depopulated urban 
districts, a balance must be struck between the desire 
to preserve these buildings through gentrification and 
the need to protect industrial properties that can sup-
port more intensive manufacturing employment. Within 
the Mill River District, larger parcels are available that 
can serve as future job centers for the City. 

The Specific Risks of Residential Encroachment
Residential encroachment creates two major dilemmas 
for an industrial/wholesale business: rising land values 
and use conflicts. Since residential development yields 
higher returns on initial land investment, residential 
development pressure, enabled by precedent for zoning 
variances, can raise the cost of buildings and land for 
industry. In addition, new residents in formerly exclu-
sively industrial districts can complain about odors, 
noise, truck traffic, and other impacts of manufacturing 
and logistics/distribution operations. Since industrial 
buildings and development parcels are also available 
in more isolated and lower-cost suburban “industrial 
parks,” New Haven will need to be especially vigilant 
about seeking the proper balance between residential/
office and manufacturing/logistics uses in the Mill River 
District. 

Boundaries and Tools of an Industrial 
Preservation District
 An Industrial Preservation District with clear boundar-
ies is one potential tool that can help tamp down the 
kind of real estate speculation that can drive out viable 
existing businesses and promote the land banking of 
property—thus increasing the number of vacant parcels 
in the area. This zone should be carefully sized and 
configured, however, so it does not preclude appropri-
ately scaled and programmed housing and retail to also 
be developed in the District. Several tools can be used 
to manage the balance:

ff Clear limitations on the types of residential units 
allowed within the District

ff A property tax stabilization scheme for land and 
buildings used predominately for manufacturing 
and logistics operations

ff Residential notification and acknowledgement 
requirements

Example of a Residential Notification Requirement 
For each parcel subject to the requirement for notification, the devel-

oper/ applicant shall record the following notice in the Official Records 

of Sonoma County, and shall include the following notice in all sale, lease 

or rental agreements concerning any portion of such property: “This 

document shall serve as notification that you have purchased property 

or you are leasing or renting premises in an area where river-dependent 

and/or agricultural support industrial operations are located which may 

cause off-site effects including without limitation, noise, dust, fumes, 

smoke, light, and odors, and which may operate at any time of night or 

day. The nature and extent of such operations and their effects may vary 

in response to fluctuations in economic circumstances, business cycles, 

weather and tidal conditions and other conditions. This statement is 

notification that these off-site effects are a component of the industrial 

operations in the Central Petaluma Specific Plan area of the City of 

Petaluma, and you should be fully aware of this at the time of purchase, 

lease or rental.”
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Transition Districts

New Opportunities for a “Managed Mixed-Use 
District”
Historically, industrial and residential uses were seen 
as incompatible. In the late 19th century, the need for 
larger lots just outside the central city (but within walk-
ing distance of the workforce) and access to moving 
water provided an organic rationale for the separation 
of uses. Later, Euclidean zoning was devised as the 
primary strategy to separate the uses into protected 
districts. Given the evolution of certain categories of 
“clean” and precision manufacturing today, there are 
opportunities to create performance and form-based 
codes that can allow formerly separated functions to 
coexist in mutually beneficial ways. 

Context-based Zoning 
In most jurisdictions, zoning is communicated with use 
tables that seek to minimize conflicts through the sepa-
ration of functions. Recently, technology, environmental 
standards, workplace safety standards, and other 
factors have significantly reduced the environmental 
impact of contemporary manufacturing. At the same 
time, the spatial requirements for certain categories of 
manufacturing have radically changed. A context-based 
approach considers the role of form, building reuse 
potential, and external impacts in former industrial 
districts in order to support changing business models 
and new processes and technologies. 

The team has identified three broad categories of con-
temporary industrial uses and operating characteristics 
that can serve as a framework for a new context-based 
zoning code: 

1Type 1:  Enclosed economic activity that can take 
place in the existing building stock. Operations require 
minimal need for open air facilities. External impacts 
are low or indistinguishable from nonindustrial uses. 
Does not operate on a 24 hour basis.  

2 Type 2: Enclosed economic activity that involves 
fabricating, processing, finishing, packaging and/or 
distributing activities that may have an external impact 
involving noise, smell, dust, emissions, vibration, and/or 
truck traffic. Operation also requires outdoor facilities 
for storage, staging, or uses related to its business 
operations. May operate on a 24-hour basis. 

Performance standards are critical to making a 
context-based zoning approach work. 

Typical performance management standards 
include a 50 foot impact assessment for the 
following issues:

ff Sound/Noise
ff Smell
ff Dust
ff Emissions (and steam generation)
ff Vibration

Nondistance related Impacts
ff Visual
ff Lighting
ff Storage
ff Level of activity through volume-driven 

controls using height and footprint
ff Bulk storage within 300 feet of existing 

residential development are subject to 
stricter levels of review

ff Volume levels 
1: By right
2: Zoning approval
3: City council action

ff Blast radius
ff Hazardous material
ff Traffic / congestion

In addition waterfront/maritime industrial uses 
are often measured on the following:

ff Buffer/setback from waterline for bulk open 
air storage

ff Stormwater management

3Type 3: Economic activity that does not take place 
inside standard building forms. Piping, conveyors, and 
other components in the process are visible on the ex-
terior of buildings. Activity creates substantial external 
impacts involving noise, smell, dust, emissions, and/or 
truck traffic. Hazardous materials may be substantially 
involved in the enterprise as an input or an output. 
Operation also requires outdoor facilities for storage, 
staging, or uses related to its business operations. May 
operate on a 24-hour basis. 
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Code of Ordinances

Most of the external impacts are mentioned or 
covered in the City’s Code of Ordinances which 
can be accessed through the City’s website at 
cityofnewhaven.com. Relevant codes include:

ff Noise Code of Ordinances (Title III Chapter 18 
Article II)

ff Dust and emissions (Title III Chapter 3)
ff Emissions & Hazardous Materials Fire 

Prevention Code (Chapter 13)
ff Blast (Chapter 13-807)
ff Outdoor Storage Zoning Ordinance      

(Section 46)
ff Transition Zones between Industrial and 

Residential Zoning Ordinance (Section 47)
ff Exterior Lighting Zoning Ordinance      

(Section 60.1)
ff Reflective Heat Impact Zoning Ordinance 

(Section 60.2)

Utilizing New Haven’s Existing Performance 
Standards
In addition to these more nuanced categories of indus-
trial uses, a new zoning code should include specific 
performance standards that qualify levels of emissions 
and odors, noise and vibration, and light levels. New 
Haven has existing performance standards in a variety 
of city ordinances and within the zoning code. For 
example, Article 5 Section 47 and Section 48 of the 
zoning ordinance includes performance standards, with 
specific measurable standards, relating to transition 
zones, noise levels, and vibration tolerances. Despite the 
existence of several relevance performance standards 
that can be integrated in a new code, several important 
standards are missing. Exterior lighting, for example, is 
qualified by design standards, such as shielding require-
ments, but not specific performance standards such as 
lumens levels. In another example, blast regulations are 
focused on blast control mechanisms but not limits on 
nearby land uses or required protections for structures 
within a potential blast zone. 

To fully implement comprehensive form and perfor-
mance model, new performance standards will need 
to be created. Both new and existing standards will 
need to be linked to newly designated zones through 
threshold performance levels.

Bender Plumbing, an example of Type 1 

industrial use, has minimal external impacts. 

Palmieri Food, an example of Type 2 

industrial use

Suzio Concrete, an example of Type 3 

industrial use, contains significant outdoor 

operations and has large external impacts.
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Farnam Courts is the only primarily residential develop-
ment in the Mill River and will likely remain so for the 
foreseeable future. The Farnum Courts area may be 
subject to redevelopment over time. In anticipation of 
this, the City should create a Planned Development 
District (PDD) for the Farnam Courts area (including 
adjacent parcels) that takes into consideration appropri-
ate buffering strategies, building design approaches, 
and related subjects to mitigate the impact of its 
location in an industrial district. More information on 
redevelopment of Farnam Court can be found in the Test 
Fits Chapter.

Also, the Mill River District was the site of a much 
smaller Municipal Development Plan (MDP) in 1987. 
This study looked at the area more broadly. Though a 
revised MDP boundary has not been ruled out, better 
understanding of potential funding opportunities should 
be explored before the decision to pursue an MDP.

Previous MDP Map (1987) Farnam Court Residential Development

PDD and MDP
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Additional development considered for PDA
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1 Industrial/Commercial/Retail Hybrid 2 Multistory/Multipurpose  
Light Manufacturing Loft Building

3 Mercantile Food Hub

5 Urban Agriculture / Greenhouses

4 Industrial Condo

6 Live/Work 
Loft Building
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The Mill River District’s origins as an 

industrial district was coincident with 

the Federal Highway Administration’s 

development of the interstate highway 

system. Many of the District’s build-

ings date to the mid-century, when 

ease of highway access was para-

mount. Highway access is still critical 

for operations today; however, The 

existing building stock in Mill River is 

not appropriate for most kinds of con-

temporary manufacturing because 

a) the buildings are too small, b) the 

ceilings are too low, and/or c) the 

condition of the buildings requires a 

level of investment in excess of result-

ing value of the building and parcel. 

A new set of building typologies is 

needed to help meet the demands of 

contemporary businesses. 
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Given the unique mix of uses proposed for the Mill River District—from light industrial and precision manufacturing 
businesses to small-scale creative economy companies and live-work lofts—prototypical buildings were created to 
“plug into” the study area. Multiple prototypes were generated, as building requirements to support industrial and 
commercial activity vary signifi cantly based on their functional needs, economics, and logistics. These prototypes 
take into account the required footprints, bay heights, and loading facilities, as well as other functional consid-
erations. The prototypes enable test-fi tting of a range of development scenarios on specifi c parcels. In addition, 
the catalogue of prototypes illustrates how a range of building confi gurations might aggregate. Importantly, the 
prototypes also suggest how the architectural character of the buildings, both individually and collectively, work 
together to create a coherent and compelling vision for a unique kind of urban district. 

Potential Prototype Locations

Overview

126

1246

46

46 5 5

5

5

46

1 Industrial/Commercial/Retail Hybrid

2 Multistory/Multipurpose Light Manufacturing Loft Building

3 Mercantile Food Hub

4 Industrial Condo

5 Urban Agriculture / Greenhouses

6 Live/Work Loft Building
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1 Industrial/Commercial/Retail Hybrid

380’
40

0’

Metrics Light manufacturing: 50,000 SF, 24’ clear 
ceiling minimum

Wholesale/retail showroom up to 8,000 SF 
at most visible corner of the building, 20’ 
floor-to-floor minimum

Upper commercial floors 30,000 SF with a 13’ 
floor-to-floor minimum (12’ if cast-in-place 
concrete structure)

Signage / 
Branding

Taller element in the same corner as the show-
room to create skyline variety and to provide a 
space for signs

People / 
Trucks / 
Cars

Truck Docks: 1 dock/15,000 SF = 4 docks
Jobs: 1 job/2,000 SF for the ground floor (25 
jobs), 1 job/500 SF above (60 jobs)

Parking: 1 space/1,000 SF for light manufac-
turing (40 spaces), 1 space/400 SF for upper 
floor commercial (81 spaces), 1 space/500 SF 
for showroom retail (16 spaces)*

*Parking figures reflect reduced ratios based on shared parking 
management.

Precedents

Harpoon Brewery, South Boston, MA Granville Island Brewery, Vancouver, BC

Designed for industrial areas with active through-
district corridors, this prototype includes a large light 
manufacturing space on the ground level, up to 8,000 SF 
for an associated wholesale/retail showroom, and four 
levels of flexible leasable commercial space above. The 
companies in the upper floor spaces can be subtenants 
of the prime business leasing the ground floor spaces. 
The prototype is meant to encourage a broader mix of 
compatible uses on streets that are good candidates for 
relatively active pedestrian activity.
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Building Type Matrix

2 Multistory/Multipurpose Light  
Manufacturing Loft Building with optional greenhouses on roof

Metrics Light manufacturing: 20,000 SF per floor, 13’ 
floor-to-floor minimum (12’ if cast-in-place 
concrete structure)

Wholesale/retail showroom, event space, 
restaurant/retail, and/or a shared fabrication 
shop on the ground floor (see Preferred 
Ground Floor Use Table), 18-20’ floor-to-floor 
height

Signage/
Branding

Greenhouses are visible from ground level, 
creating a translucent crown for the building

People / 
Trucks / 
Cars

Truck Docks: 1 dock/15,000 SF = 4 docks
Jobs: 1 job/1,000 SF for the ground floor (20 
jobs), 1 job/750 SF above (53 jobs)

Parking: 1 space/1,000 SF for light manu-
facturing (32 spaces), 1 space/500 SF (42 
spaces)*

*Parking figures reflect reduced ratios based on shared parking 
management.

Precedents

Gotham Greens, Greenpoint, Brooklyn, NY

250’

26
0’

il laboratorio del gelato, New York, NY

This multifloor light manufacturing and fabrication 
space has greater structural capacity than a typical 
commercial building. Because of the oversized freight 
elevator and the additional load capacity, an urban 
agricultural operation requiring greenhouses is recom-
mended for the roof space. The ground floor can be 
associated wholesale/retail showroom, neighborhood 
amenity retail, and/or a restaurant.
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Building Type Matrix

3 Mercantile Food Hub with cold storage, docks, and food prep

Metrics The building depth is based on the existing 
New Haven Food Terminal with a total ground 
floor area of 80,000 SF. More than 50% of the 
floor area for laydown and pallets and 25% of 
the floor area for refrigeration. 

In addition to a partial second floor over the 
entire building footprint totaling 24,000 SF, 
there are two additional floors of office space 
at 12,500 SF.

A 25-30’ ceiling height is required

Signage / 
Branding

Office headhouse and associated sign 
is located to maximize visibility from the 
highway and minimize impacts on PV array.

People / 
Trucks / 
Cars

Truck Docks: 68

Jobs: 1 job/2,000 SF for the ground floor (40 
jobs), 1 job/500 SF above (50 jobs)

Parking: 1 space/2,500 SF for warehousing (25 
spaces), 1 space/500 SF for general retail (42), 
1 sapce/400 SF for office (64)*

*Parking figures reflect reduced ratios based on shared parking 
management.

Precedents

Beecher’s Handmade Cheese, New York, NY

The Mercantile Food Hub was conceived as a replace-
ment for the New Haven Food Terminal (if the existing 
Terminal is redeveloped for higher-and-better uses). 
The proposed facility includes shared cold storage, 
the infrastructure to support processing equipment, 
a second floor of office and storage space directly 
associated with the functions below, and a highly visible 
“headhouse” for additional small-scale office space. 
Given the scale of the lower roof, it is a good candidate 
for a PV array installed and managed by a third-party 
operator.
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4 Industrial Condo

Metrics 5,000 SF/unit

Signage/
Branding

Each unit has a space for a company sign over 
the office door.

People / 
Trucks / 
Cars

Truck Docks: 1 each, double-sided

Jobs: 2 jobs/unit

Parking: 2/unit

*Parking figures reflect reduced ratios based on shared parking 
management.

Precedents

Commercial Condos, Oakland, CA Commercial Live/Work Condos, New Zealand

150’ 70
’

Single-bay industrial condos have been conceived for 
small business owners such as landscaping contractors 
and auto repair companies that require garage space 
for two vehicles (parked in a back-to-back tandem 
arrangement). The units have rolldown doors on both 
ends, allowing for vehicle access from either side. The 
units also include a ground-level office space, accessed 
through a separate door, with storage space above. 
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Building Type Matrix

5 Urban Agriculture / Greenhouses

Precedents

150’

20
0’

Urban farm, Chicago, IL Rooftop urban farm, Chicago, IL

Seasonal hoophouses and agricultural plots may be the 
highest and best use on parcels that fall within specific 
flood and storm surge zones. 

Metrics 20,000 SF minimum area for greenhouses and 
outdoor cold frame and growing space 

Signage/
Branding

Greenhouses and outdoor growing areas will 
contribute to the overall character of the 
district.

People / 
Trucks / 
Cars

Truck Docks: None, but truck staging area 
required 

Jobs: Variable, but assume 1 job/5,000 SF 
of greenhouse space and 1 job/10,000 SF of 
exterior growing space.

Parking: 1 car/5,000 SF of greenhouse space 
(4 spaces)*

*Parking figures reflect reduced ratios based on shared parking 
management.
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Building Type Matrix

6 Live/Work Loft Building

Precedents

200’

22
0’

Live/Work building, Emeryville, CA Live/Work building, Los Angeles, CA

Given the lack of viable candidates for live/work 
conversion in the Mill River District, a new ground-up 
loft building was conceived that would include the 
dimensions and attributes of a “perfect” rehab candidate. 
The building would include an oversized elevator and 
corridors, cast-in-place concrete floors, a social space on 
the roof, and a structurally expressive cell phone tower 
to contribute to the district skyline and provide a revenue 
stream for the building. 

Metrics Live/Work loft space: 80’ plan depth (yielding 
32’ deep units), 18,000 SF/floor, 11’ minimum 
ceiling heights; 18,000 SF ground floor general 
retail

Assume 1,200 SF/unit
Wholesale/retail showroom, event space, 
restaurant/retail, and/or a shared fabrication 
shop on the ground floor (see preferred 
Ground Floor Use Table), 18-20’ floor-to-floor 
height

Signage/
Branding

Expressive cell phone tower, visible social 
space, and environmental super-graphics 
painted on the facade

People / 
Trucks / 
Cars

Truck Docks: 1 dock near freight elevator and 
to service ground level program

Jobs: 1 job per live/work unit (45 jobs) and 1 
job/400 SF on the ground level (45 jobs)

Parking: 1.38 space/unit (51 spaces), 
1 space/500 SF on the ground level (38 
spaces)*

*Parking figures reflect reduced ratios based on shared parking 
management.
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Building Type Matrix

General Information
Dimensional 
Criteria

People/
Jobs

Truck 
Docks Candidate Sites

Tech Shop Shared tech shop 
space, potential loading 
associated with retail 
and live-work on upper 
floors

20,000 SF 30 1 dock Clock Tower, 510 
Grand Avenue, 
Edsan Chemical

Shared 
manufactur-
ing facility

Shared shop and 
manufacturing space 
with loading and small 
office space, tailored to 
“DIY” demographic

20k SF 30 2 docks Clock Tower, 510 
Grand Avenue, 
Edsan Chemical

Retail Showroom for back-
of-house warehouse 
or production facility, 
gourmet food showcase 
for gourmet producer

7,500 SF 
showroom 

(varies)

5 varies Saint Gobain Site, 
Farnam Court 
Retail liner, 458 
Grand Avenue

Restaurant Destination restaurant 
associated with food 
producer, neighborhood 
amenity restaurant for 
worker population

5,000-7,000 SF 14 varies 458 Grand Avenue

Event space Flexible space (with 
character) 

2,500-7,000 SF N/A varies Clock Tower, 510 
Grand Avenue

Ground Floor Uses 
can be included in the previous building prototypes

Detailed parking information can be found in Chapter 6, 
Transportation.
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Potential temporary and interim 

uses can be evaluated and 

prioritized by understanding 

the relationship between the 

initial capital investment and 

their economic, social, and 

physical impact. The relative 

difficulty of permitting and 

on-going management needs to 

be considered too. 
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Temporary 
Use 
Strategies

Well-conceived temporary and interim 

uses—strategically located through-

out the Mill River District and coor-

dinated by time of the day and sea-

son—can attract a new and diverse 

population to the District. Locating 

interim uses on parcels where there 

are short-term impediments to 

development can complement the 

development of other parcels (e.g., 

parcels that do not have flood hazards 

or contamination). Moreover, the buzz 

generated by creative programming 

can help market the District for more 

permanent development. 
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Temporary Use Strategies

Temporary or interim uses help generate early activity in targeted areas and 
increase land value in the long term.
Several major sites in Mill River face signifi cant fi nancial challenges to their redevelopment. A key mechanism to 
increasing the land value of the area is to promote temporary and interim uses—generating local and regional inter-
est in the District, momentum from early “wins,” and increased pedestrian activity. Temporary uses, by defi nition, 
are short in duration and are often one-time events that help to bring activity to an area in a concentrated burst. 
Interim uses, by contrast, are longer in duration, and are perceived as more of an amenity over time. In addition, 
interim uses can serve to “test market” ideas and concepts prior to making major capital investments. For the Mill 
River District, a diverse mix of interim uses—including pop-up retail, open space/phytoremediation strategies, 
outdoor markets, and events—are recommended.  Interim and temporary uses are particularly well-suited to areas 
of the Mill River District that are prone to fl ooding (seen in peach below). Strategically locating temporary uses 
inside the fl ood zones is a desirable strategy until land costs become  more valuable and redevelopment is possible.

Overview
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Temporary Use Strategies

Preempting Undesirable 
Temporary Uses   

Unfortunately, the potential exists for undesirable 
temporary uses as these properties essentially become 
land banked while waiting for development opportuni-
ties.  The City may want to be proactive and prohibit 
certain temporary uses—such as parking, scrap metal 
storage, and salt piles—that may hinder the develop-
ment of the character and positioning described in this 
report for the Mill River District.  The remainder of this 
chapter discusses temporary uses that will contribute 
to the regeneration and transformation potential of the 
Mill River District.

Different sites lend them-

selves to a range of temporary 

use strategies, because of the 

site dimensions, fl ooding, 

and relative contamination 

of the ground. A diversity of 

programming also provides 

an excellent early test of the 

marketability of the District to 

different demographics. 

South Waterfront District, Portland, OR

Allens Avenue, Providence, RI

Salt piles, Troy, NY
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Categories of Future Temporary Uses
Temporary

Entrepreneurs 
Food Trucks

Non-profi ts 
De-paving, Weed Bombing, Chair bombing

City-led 
Flea/”makers”/food market
Home improvement market
Building salvage market
PV market
Cultural festivals
Food festivals
Solar Decathlon
Temporary art installations
Painted/graphic crosswalk

Interim

Entrepreneurs
Pop-up retail kiosks
PV array
Urban Farming 
Greenhouses

Non-profi ts 
Community farms and gardens
Dog runs
Fabrication and Tech shops

City-led 
Remediation landscapes
Waterfront walkway networks
Stablizations of industrial ruin
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Temporary Use Strategies
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Temporary Use Strategies

Food trucks have become a popular and low-cost 
strategy for activating underused public and private 
spaces. Given the relatively low density of existing 
lunchtime customers, early implementation of a food 
truck program should focus on special events that 
include a critical mass of vendors. These events should 
include picnic tables for on-site eating and associated 

Temporary

Entrepreneurs 
Food Trucks

Food Trucks at City Hall Plaza, 

Boston, MA

Le Fashion Truck, Los Angeles, CAThe Flower Truck, Los Angeles, CA

programming such as live music. Ideally, food truck 
festivals would be timed with other weekend events in 
the city that draw a large number of out-of-town visitors, 
but not at precisely the same time as the competing 
events themselves. Once established, food trucks 
may prove viable as a more permanent feature of the 
Mill River District, particularly as part of open space 
programming, or marketed in such a way to appeal to 
local workers and residents from East Rock, Wooster 
Square, and Fair Haven.
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Temporary Use Strategies

Community and arts nonprofits, as well as individuals, 
can organize quick beautification projects in the 
District. A community-focused event is depaving—a 
project that includes both the removal of derelict and 
underutilized parking lots by volunteers from nearby 
communities and the replacement of the asphalt with 
a low-maintenance landscape. Depaving events should 

Nonprofits 
Depaving, Weed Bombing, Chair bombing

Depaving (top row): The Fargo Forest Garden in Portland Oregon, 

replaced 3,000 square feet of asphalt with a community garden. 

include residents from both Fair Haven and East 
Rock—to help to build bridges between the neighbor-
hoods. Weed bombing and chair bombing, both more 
guerilla-like interventions, are typically done by smaller 
artist-activist teams. All three strategies can generate 
buzz for the District. 

Weedbombing: Weed bombs highlight disparities in where public 

and private maintenance dollars are spent; in Miami artists and 

activists “tag” giant weeds with outrageous day-glo shades of 

yellow, red, blue and orange; weed bomb just north of downtown 

Miami; weedbombing can make overgrowth look more like flowers 

(photo credits: Grant Stern and Kerry McLaney).

Chair Bombing (above row, right images): collecting discarded 

pallets; building chairs from pallets; chairs and astroturf; chairs 

placed in front of Brooklyn’s Blue Bottle coffee (project/photo 

credits: Ted Ullrich and Aurash Khawarzad).
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Temporary Use Strategies

The City of New Haven can take the lead on a myriad 
of temporary use strategies, including a regular craft 
and/or farmers market, a building salvage or PV panel 
event, cultural festivals that include programming and 
food vendors, and temporary art installations. Given the 
proximity of the Yale School of Architecture, the City 
of New Haven should consider offering open space for 
temporary structures or other creative competitions.

City-led 
Flea market/food market
Home improvement market
Building salvage market
PV market
Cultural festivals
Food festivals
Solar Decathlon
Temporary art installations
Painted/graphic crosswalk

Solar Decathlon, Washington D.C.

Arts Installation

Bat-Yam Landscape Urbanism Biennale, Bat-Yam, Israel

Bat-Yam Landscape Urbanism Biennale, Bat-Yam, Israel
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Temporary Use Strategies

Interim

interim uses are relatively permanent installations that 
have lifespans of two-to-ten years or more, depending on 
development pressure caused by rising land values. For 
example, pop-up retail kiosks located along busy Grand 

Entrepreneurs
Pop-up retail kiosks
PV array
Urban farming 
Greenhouses

Avenue would help to create an active street wall and 
provide amenities for residents and workers in advance 
of redevelopment of the parcels along the street. Urban 
agriculture and PV arrays may be an ideal uses for sites 
along East Street and the Mill River, given that insur-
ance premiums necessitated by the location of parcels 
within the FEMA flood zone will preclude more intensive 
development until, and if, expensive infrastructure 
improvements are made to the sites. 

Grow Bags

Old House Dahlias, Portland, Oregon

Rooftop Gardens

Moveable Type (printing press truck)
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Temporary Use Strategies

Interim uses can be conceived and managed by non-
profit groups. Community gardens and farms might be 
feasible, but the industrial history of the sites might 
require raised planting beds. A privately operated dog 
run may also be a good option, and may draw people 

Nonprofits 
Community farms and gardens
Dog runs
Fabrication and tech shops

from a larger area of the City, especially if it is large and 
well-managed. Inexpensive prefabricated industrial 
buildings can also be temporarily located on sites—per-
haps housing a fabrication and tech shop that can be 
used by area businesses. A tech shop or other associ-
ated fabrication space might also be a good use for an 
existing building in the District.

Community Garden

Tech Shop, Palo Alto, CA

Dog Run, Portland, Oregon

Soma Chocolates, Toronto, Canada
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Temporary Use Strategies

In advance of the investment by the City in public parks, 
lower cost landscape strategies can be implemented 
that provide public access and help stabilize and clean 
the soil. Walkways can be simple paths of decomposed 
granite, with new fencing keeping visitors from unsafe 
areas. In addition, industrial ruins like English Station 
can be stabilized and dramatically lit to create a visual 
focal point for the District. 

City-led 
Remediation landscapes
Waterfront walkway networks
Stablizations of industrial ruin

Qiaoyuan Park, Tianjin, China

Landschaftspark, Duisburg Nord, Germany

Qiaoyuan Park, Tianjin, ChinaLandschaftspark, Duisburg Nord, Germany
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Test Fits

To better understand the development 

issues in the District, targeted de-

velopment scenarios were tested on 

specifi c parcels. These test fi ts were 

either triggered by developer and 

business owner interests or the priori-

ties of the EDC, City, and consultant 

team. The sites selected were the 

most promising in terms of location 

and availability, but often challenging 

in terms of economics, contamina-

tion, and the fl ood and insurance 

issues. 

During the winter of 2010, 

tours and information 

interviews of Mill River 

businesses and properties 

were conducted to better 

understand the broad 

range of industrial activity 

in the District.
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Test Fits

A range of options were explored for each site, and were analyzed both physically and financially, to understand the 
potential barriers to redevelopment. The alternatives allowed the team to examine key issues such as footprints, 
development feasibility, and transportation dynamics. As a result of the test fits, it became clear that many of the 
sites require careful site planning and design to accommodate the logistics of both existing and potential new busi-
nesses. Key insights gained by looking at the test-fit scenarios in aggregate include both a better understanding 
of the emerging overall vision for the Mill River District and the need to change zoning to incentivize the preferred 
alternatives. 

After examining the development scenarios both on a site-by-site basis and in aggregate, it became clear that the 
City needs to play a major role to promote and incentivize redevelopment in the District. How the City chooses 
to engage private developers and businesses will depend on the nature of the opportunity and how much direct 
influence the City wishes to exercise on the development process. 

Overview
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Test Fits

When considered in aggregate, the development test-fi t 
scenarios suggest a vision for the Mill River District 
that includes intensifi ed land use and a complementary 
mix of uses, and informs future infrastructure and 
transportation demands. In addition, the wide range of 
sites and businesses tested during the study helped 
frame the different roles the City can play to incentivize 
development. 

Large-scale Industrial Signs
In order to communicate the mixed-use industrial 
character of the District, the planning team 
recommends that the New Haven Sign Code be 
revised to allow for large-scale illuminated signs 
within the Industrial Preservation Zone of the 
Mill River District. The new form-based sign code 
should spell out particular attributes of the signs 
including the provision for separate silhouetted 
letters and logos, levels of illumination, and allow-
ances for digital signs (or not). Having these tied 
to a larger wayfi nding strategy for both vehicles 
(private vehicles looking to park and trucks) and 
pedestrians is also an important consideration.

Potential locations for test-fi ts

The Aggregation of Development Test-Fits
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Test Fits

Bender Plumbing / Grand Light

Bender Plumbing, a regional retail/wholesale kitchen 
and bath supplier—with locations also in Hartford, 
Waterbury, Torrington, Bridgeport, Norwalk, and 
Wallingford—expressed a desire to move to a new 
location. This is driven partly by the need to invest 
in an upgrade of their Kohler showroom, a product 
line that represents 80% of their stock. In addition, 
Bender Plumbing and the City were both frustrated 
by the logistical challenges of their current Mill River 
District warehouse and showroom, which does not have 
dedicated off-street loading docks. As a result, the City 
asked the planning team to test a few nearby sites as 
possible relocation options. 

The fi rst attempt was to test whether the business in 
the current Grand Light facility located across directly 
across East Street could accommodate Bender’s needs. 
The Grand Light building and parcel were tested be-
cause Grand Light is now primarily an internet-focused 
business and therefore does not require as large a 
showroom or a customer parking area. In addition, the 
City and EDC were eager to promote businesses with 
a retail component along Grand Avenue—one of the 
tenets of the emerging plan. 

To accommodate Bender Plumbing’s need for a 15,000 
SF showroom and to activate the sidewalk along Grand 
Avenue, a 7,500 SF addition was proposed, topped by a 
new sign visible from I-91. Industrial scale signage that 
identifi es important businesses in the District is one of 
the overall recommendations of the plan. The existing 
Grand Light Building also includes on-site loading docks 
and an ample off-street parking lot for customers, two 
additional features not provided in their current facility. 
f ~35,000 SF for distribution and storage
f ~15,000 SF product showroom
f ~ 2,500 SF of offi ce space 
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Bender Plumbing  test fi t with  new showroom addition
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Test Fits

Bender Plumbing / Long Wharf

IKEA

IKEA
loading zone

La Quinta Hotel

Food Terminal

Food Terminal

IKEA
retail parking

Brewery St.

Sargent Drive

Truck access

Customer access

Sargent Drive

Sargent Drive

Signage

Signage

Signage

Signage

Existing
IKEA signage

Customer access

IKEA

IKEA
loading zone

Food Terminal

Food Terminal

IKEA
retail parking

Brewery St.

Truck access

Customer accessCustomer access

Signage

SignageSignageSignage

SignageSignageSignage

Existing
IKEA signage

SignageSignageSignageSignage

Customer access

Access to Sargent Dr.

Loading area

Loading area

Customer / employee parking
62 spaces

Customer / employee parking
56 spaces

Overflow parking?
21 spaces

IKEA

IKEA
loading zone

La Quinta Hotel

Food Terminal

Food Terminal

IKEA
retail parking

Brewery St.

Sargent Drive

Enclosed dock
~7 docks

Enclosed dock
~10 docks

Later addition
30,000 SF

Total area
120,000 SF

~7 docks

Parcel boundary
Total area: 222,640 SF

An existing 120,000 SF building, formerly housing CT 
Freezers, Inc., was tested as a possible new location for 
Bender Plumbing. The advantages of the site include its 
immediate adjacency to Ikea, which provides excellent 
visibility to home product customers from across the 
region and easy access and high visibility from I-95 
and I-91. In addition, the infrastructure of the existing 
building includes 17 loading bays, high bay storage/
distribution space, offi ce space, and the capacity for a 
product showroom. 
f 95,000 SF for distribution and storage space
f 16,000 SF product showroom
f 2,500 SF offi ce space
f 10 loading bays
f 62 customer/employee parking
f Large-scale industrial signs visible from both 

Brewer St. and Sargent Dr., in accordance with the 
proposed industrial signage regulations

Note: As a direct result of this analysis, Bender decided 
to purchase the cold storage facility and relocate to this 
facility.

Cold storage facility located next to IKEA in Long Wharf

Bender Plumbing test fi t in cold storage facility
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Space Craft

P Visitor Parking
18 Spaces

Employee Parking
51 Spaces

Existing Loading Dock

New Loading Dock

Visitor Parking for
Proposed Waterfront Park

P

Space Craft, a manufacturer of high-precision aircraft 
parts, was eager to remain on their current parcel 
but needed to expand to remain competitive in their 
business; they also recently were awarded several 
large contracts that will require expansion in order 
to meet demand. The consultant team recommended 
a phased approach that would allow the company to 
maintain current operations during the construction of 
the expanded facilities. The plan demolishes an existing 
bank teller building located on their parcel, which is 
currently used as offi ce space by the company. This 
plan was preferable to some of the other options the 
business was considering, as those would have required 
negotiations with adjacent property owners. Like the 
other development scenarios, the plan recommends a 
large-scale sign, visible from the surrounding highways. 
The proposed scenario includes the provision of visitor 
parking during the weekend and nonbusiness hours 
for the adjacent Simkins site, a parcel that has been 
recommended to be converted into public open space.

f Current building is ~28,000 SF with 16,500 SF dedi-
cated to manufacturing, 4,400 SF for warehouse/
distribution, 2,100 SF for inspection, and 4,400 SF for 
offi ce space

f The planned addition is 22,000 SF and accommo-
dates an expansion of all of the existing functions

f The planned addition needs to maintain the func-
tional relationships of the existing facility

f Space Craft is currently not located in a HUB zone 
given the demographics of nearby Wooster Square, 
thus limiting potential federal funding sources for 
expansion

Location of Spacecraft on East Street

Existing building confi guration

Proposed addition
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Clock Tower

Ground Level
Retail / Fabrication
4,400 SF

Levels 2-3
Office / Fabrication
9,400 SF per Floor

Levels 2-4
19 Live / Work Units

Ground Level
Retail / Fabrication
10,350 SF

Ground Level
Retail / Fabrication
6,450 SF

The Clock Tower, a series of linked and partially 
abandoned early 20th century brick manufacturing 
buildings, represents the best opportunity for live-work 
loft conversion space in the District. The development 
scenario looked at opportunities for offi ce space, live-
work units, and smaller-scale studios. The chief driver of 
the study was the relatively narrow dimension of each 
of the wings of the existing buildings. An effi cient verti-
cal circulation and corridor system resulted in limited 
options for future plan layouts and unit sizes. The 
poor condition of the buildings means that public and 
foundation resources will be necessary to redevelop 
the building. The sole tenant—a popular strip club—is 
part of a larger existing “adult entertainment district” 
that the City hopes to eliminate as the larger Mill River 
District plan is implemented. This project is seen as a 
“catalytic project” for the district and integral to the 
development of the District as an industrial arts village. 
The ground-fl oor use might become an important 
amenity. For this scenario, a ground fl oor “tech shop” 
modeled on precedents from other cities was proposed. 
It could be adjacent to a large outdoor courtyard that 
can be shared with residents.

f 90 parking spaces
f 21,000 SF ground-fl oor retail/fabrication space, 

divisible into units ranging from 2,000 to 6,000SF
f 18,800 SF upper-fl oor offi ce/fabrication space, 

available as ~5,000 SF open-concept spaces
f 19 live-work units, ranging in size from 1,500 SF to 

2,230 SF
f 5,000 SF courtyard space
f Opportunities for smaller scale retail to comple-

ment the tech shop

Location of the Clock Tower on Hamilton Street
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Chabaso

Manufacturing
60,000 SF

Office

~20,000 SF
Expansion

Like Space Craft and Bender Plumbing, Chabaso, a 
company that makes artisanal bread that is distributed 
throughout New England, is one of the leading busi-
nesses in the Mill River District. Although the company 
is currently investing $12-15 million in its existing 
40,000 SF facility, located at the edge of the Fair Haven 
neighborhood on James Street, the company is in the 
early stages of exploring options for expanding by 
20,000-40,000 SF. It needs the additional space to pursue 
new product lines such as gluten-free products and 
sliced bread. An initial site planning exercise revealed 
that this scale of expansion cannot be accommodated 
on Chabaso’s existing parcel.

The planning team looked at the feasibility of moving 
the entire Chabaso facility—including projected 
expansion—to the St. Ives site at the corner of St. Ives 
and East Streets, approximately a half a mile away. The 
St. Ives site has several advantages to the business and 
City. First, the St. Ives site is current vacant and owned 
by a large REIT, making redevelopment relatively viable. 
Secondly, the St. Ives site has ideal highway access and 
is highly visible from both I-91 and I-95 making a new 
facility there—with district-appropriate large-scale 
signs—an excellent marker for the economic develop-
ment priorities and character of the entire District. 
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f While the current facility has a small retail outlet, 
the new facility would not include retail

f Chabaso currently operates a small demonstra-
tion greenhouse on their parcel that they want to 
relocate and slightly enlarge on the new site

f The proposed new facility is 60,000 SF with the 
on-site capacity for 20,000 SF of additional space 

f A quarter of the St. Ives site facing Chapel Street 
can be subdivided into a separate parcel for uses 
that are more appropriate for the Chapel Street cor-
ridor, including ground-level retail and upper-level 
loft commercial space. The test fi t shows building 
with a 20,000 SF fl oorplate.
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There are several additional sites in the Mill River District that are 
ripe for redevelopment or re-use.

259 East Street (Simkins site)

1175 State Street (existing multi-tenant space)

458 Grand Avenue (now The Powerhouse, a multi-tenant space)

470 James Street (CT Transit Bus Depot)

555 Grand Avenue (former Saint Gobain site)

436 East Street (former Edson Chemicals building)
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Farnam Courts

Farnam Courts is an isolated housing project 
adjacent to I-91. It represents a signifi cant redevelop-
ment opportunity for the District and the residents 
that live there. The consultant team was asked to 
test several redevelopment scenarios, including an 
all-commercial/industrial scheme and a scheme that 
included targeted replacement housing as part of a 
mixed-income residential program with reparceliza-
tion options that would facilitate new industrial 
development. Simultaneous to the consultant team’s 
work, the New Haven Housing Authority worked to 
develop a comprehensive plan for Farnam Court that 
included a detailed unit relocation and replacement 
plan, engagement with a potential development 
partner, and a larger look at future housing sites 
along Grand Avenue, Chapel Street, and in the Fair 
Haven neighborhood. 

Option 1: Residential + Large-Scale Manufacturing
f 130 residential units
f 25,000 SF retail space100,000 SF large-scale 

manufacturing space, with an associated 18,000 
SF offi ce space

f 300 parking spaces

Option 2: Residential + Offi ce
f 130 residential units
f 25,000 SF retail space
f 170,000 SF offi ce space
f 370 parking spaces
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Location of Farnam Court

Existing confi guration of housing 
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Manufacturing
~100,000 GSF 

Office 

Residential

Office 

Office 

Residential

Option I : Mixed-use development on Grand Avenue with 100,000 SF industrial building at the rear of the site

Option II : Mixed-use development on Grand Avenue with two smaller offi ce buildings at the rear of the site
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CRISCUOLO 
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A map of the locations of potential test fi ts in the Mill River District
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Moving 
Forward

A coordinated plan for the Mill River 

District provides the City of New 

Haven with a vision and planning 

framework that can help steer appro-

priate development and businesses 

to the District and direct future City 

initiatives, including new zoning that 

encourages the recommended rede-

velopment, potential site acquisition, 

and infrastructure improvements. 

As the report makes clear, the Mill 

River District has several challenging 

parcels, because of site clean-up 

costs and/or their elevation relative 

to the flood plain. As a result, the 

City should also consider becoming a 

more active development partner. 
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Making Mill River Happen

Faciltator / 
Promoter

Designate Home 
Improvement 
District

Scenario 
Analysis

ff Test fits
ff Order of 

magnitude 
pro formas

Event Support

Planner

Mill River Plan

Site 
Readiness

Reduce land 
development 
costs

Reduce to time 
shovel risk

Site 
Assembly / 

Control

Prevent 
undesirable 
uses

Manage land 
banking

Have an 
asset for a 
transaction

Developer

  Master      
Developer Role

Development 
Financing

Indirect
ff Arrange 

credits
ff Broker state 
support

Direct
ff Stabilize

ff TIF
ff Loan

Catalyst

Level of City Involvement 
Least Most
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Mill River District – How Does It Happen?

I. City as facilitator 

With rare exceptions, companies currently located in 
the Mill River District have few internal resources to 
fund physical expansion of their operations. Rather 
than outright subsidy, many of these businesses can be 
best supported by the City and the EDC with technical 
assistance. The City and the EDC can serve as an 
“internal” consultant to both businesses already located 
in the District that need to expand and companies from 
other areas of New Haven and elsewhere that may be 
well-suited for the District. 

The following services might be provided the City:
ff Test potential development scenarios for specific 

sites and business requirements. This approach 
allows existing businesses to determine quickly 
whether expansion can take place on a prospective 
site. Development scenarios for new businesses 

Bldg Sq Ft  10,000  22,000  20,000  80,000 

Land Acquisition  $-  $-  $100,000  $100,000 

Development Costs (soft)  $120,000  $241,500  $260,000  $950,000 

Development Costs (site)  $50,000  $50,000  $300,000  $300,000 

Development Costs (Bldg)  $1,150,000  $2,365,000  $2,300,000  $9,200,000 

shell  $625,000  $1,375,000  $1,400,000  $5,600,000 

shell + fit out (no mfg equip)  $1,150,000  $2,365,000  $2,300,000  $9,200,000 

Total Development Costs  $1,320,000  $2,656,500  $2,860,000  $10,450,000 

Annual Amortization Cost  $(95,540)  $(192,275)  $(214,966)  $(764,322)

Annual Square Foot Pre Tax Carrying Cost  $10  $9  $11  $10 

Annual NNN Lease @ $6.50  $65,000  $143,000  $130,000  $520,000 

Differential before taxes  $30,540  $49,275  $84,966  $244,322 

The Mill River District is a key piece of the City of New Haven’s larger eco-
nomic development strategy; how implementation is framed, phased, and 
financed is critical. The City can play two different roles, depending on the 
environmental condition of a potential development parcel, the financial ca-
pacity of a targeted business or developer, and/or the infrastructure require-
ments to retain or lure targeted businesses.

can be one tool for attracting new businesses to the 
District. 

ff Create development pro formas to provide compa-
nies with order of magnitude estimates for develop-
ment costs. This also helps the City identify the cost 
differential between a District site and a potential 
or already-identified suburban lease option. 

ff Identify potential sources of public funds to offset 
development costs. 

ff Provide assistance for tax credit, incentives, and/or 
low interest loan applications.

Another potential facilitation role for the City is to 
modify zoning to encourage innovative approaches to 
redevelopment of existing sites, specifically:

ff Lot coverage requirements
ff Parking requirements
ff Allowable uses
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II. City as an active development 
partner

There are several sites in the District that may require 
more active city involvement, given specific redevelop-
ment challenges and/or their strategic value to the 
District. These sites may have environmental clean-up 
requirements and/or may be situated within flood plain 
and storm surge zones thereby necessitating expensive 
mitigation strategies and high insurance costs. Sites 
that the City prioritizes may also serve as catalytic 
parcels whose redevelopment could set the tone and 
character of the Mill River District. 

These parcels raise two important questions for the city 
to consider: 
1Is taking site control in the interest of the City? 
2Does the City have the capacity and desire to be a 

financial partner to help close the financial feasibility 
gap between a Mill River District site and suburban 
locations?

Site Control
Site control is a tool that should be considered to pre-
vent undesired new uses on targeted parcels. Several 
Mill River District sites have the potential to be revenue 
generators as passive uses such as lay-down areas for 
the port, material storage yards, or for any other uses 
where open flat land is needed. While these are neces-
sary uses in any city, the quality of the material being 
stored can be a visual blight, thus becoming an impedi-
ment to more ambitious redevelopment. Site control by 
the City would provide greater control over the destiny 
of these parcels.

The City might also consider acting as an active 
development partner to work with the owners to get 
parcels “shovel-ready” for development. Two steps are 
necessary to understand the technical challenges, the 
costs, and a potential implementation plan:

1 Environmental Analysis (“What’s there and what 
needs to be done”) 

ff Determine clean-up scope and costs (to make 
parcel development-ready)

ff Determine need for associated public infrastruc-
ture improvements

2 Costs and How to Finance It (to get it 
development-ready)

ff Determine cost-sharing scope and financing 
(public/private phased site improvements)

ff Determine subsidies for clean-up

These are the necessary first steps regardless of 
whether the City owns the parcel or if it is under private 
ownership. However, depending on specific develop-
ment dynamics and the timing of potential tenants, it 
may be in the best interest of the City to gain control of 
the property and more actively facilitate its clean up as 
an intermediate step, before transferring it to another 
potential owner. Whether this is the right course will 
depend on the risk tolerance of the potential tenant and 
their financial capacity. 

Financial Partner
In addition to assisting private owners in obtaining state 
or federal money, it may be necessary for the City to be 
directly involved in the capitalization of development 
through two potential mechanisms:

ff Tax stabilization
ff Tax increment financing

Many of the potential tenants that may be interested 
in the Mill River District are likely to be smaller busi-
nesses with limited access to capital. Tax stabilization 
or tax increment financing techniques can effectively 
increase the capital capacity of these companies. It 
is important for the City to remember that the capital 
needs of an expansion are not typically limited to the 
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physical development, but may also include the acquisi-
tion of equipment or additional inventory to support the 
expansion. Therefore, helping a company preserve its 
own sources of capital can be critical for a successful 
expansion.

The City, through the EDC or the Redevelopment 
Authority, can also be an active financial partner with 
a business by acting as the principal developer for the 
land or a building. After development is complete, the 
City would lease the land and/or the core-and-shell 
to the company in question. Under this arrangement, 
the City or one of its development entities would be 
responsible for arranging and carrying the financing 
of the project. The lease agreement would cover the 
amortization costs.

The decision on how to best engage as a financial 
partner is centered on two questions:

ff How expensive is it to close the urban/suburban 
gap and does the City’s role as the developer / 
lessor make a project competitively feasible?

ff Is the financial capacity of the targeted company 
a major impediment to choosing the Mill River 
District as a location? 
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Making Capital Investments

Action Cost Relative Time to Implement

Select Pedestrian Improvements
Curb extensions, curb ramps, signal 
indications

$70,000 - $85,000

Grand/Hamilton/East
Landscape and sidewalk improvements

$425,000 - $450,000

Branding and Wayfinding
Street signs
Large-scale signs

$12,000 - $20,000

Parking
Striping for street parking, shared lots and 
biking 

$12,500 - $17,500

Haul Road and Service Street (Wallace Street)
New pavement and markings

$ 300,000 - $350,000

Interim and Permanent Landscapes
After site prep for installation of surface and 
initial planting

$5-15/sq ft

Programming Events and Temporary Uses $ 0-5/sq. ft

Land Acquisitions  and Site Readiness $ 5-15/sq. ft To be determined

Storm Surge and Stormwater Solutions
Storm surge solution can be accommodated 
with grading or infrastructure

$ 40-400/sq. ft

Over a five year period, the City 
should consider budgeting between 
up to $5 million to support the 
transportation and place-making 
aspects of the Mill River plan.

This could be structured as a “Mill River Fund” to 
support infrastructure improvements, brownfield 
remediation, and façade and aesthetic enhancements 
as a match to leverage private capital investments in 
the district.

In addition, the City should work with existing 
landowners, Connecticut DEEP, and federal agencies 
on implementing a storm resiliency strategy for the 
District. Specifically, grants should be sought to support 
phytoremediation and enhanced flood capacity efforts. 
A wide range of potential implementation projects are 
listed below along with a budget range and a relative 
schedule for implementation. 
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Implementation of this plan needs to 
be structured by an understanding of 
key development dynamics.

The City should determine the critical path for 
implementing the Mill River District plan by balancing 
efforts that indirectly influence positive redevelopment,  
such as zoning with actions, like site acquisition and 
infrastructure improvements that have a more direct 
impact. Success of implementation will also depend 
on the overall health of the economy, over which the 
City has little control. As a result, the City will need to 
carefully manage expectations at the same time that 

Prioritizing Next Steps
it is marketing both the vision and details of the plan. 
In addition, infrastructure spending should be phased 
and targeted to maximize private investment based on 
real-time market cycles. 

Another critical implementation strategy is to integrate 
the City’s placemaking efforts with the investment 
activities of major stakeholders (employers, landowners, 
developers and nearby residents).  The City should host 
a follow-up work session with these groups to prioritize 
public investments. 

How to set priorities
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A “Priority Setting Matrix” is one potential tool for facilitating discussions with stakeholders. 
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