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ne of the most important components
of the document referred to in Con-
necticut as a town’s Plan of Conserva-
tion and Development is the section

that will be the framework for guiding continu-
ing growth in the community. This section is the
Land Use Plan and it incorporates the past and
the future, the natural and the man-made, the
reality and the envisioned. The Land Use Plan is
a picture of Southington today and lays out how
Southington would like to grow in the future.
The Plan is developed by identifying and analyz-
ing issues as well as the community’s strengths
and challenges.

Issues and Considerations

■ Residential Trends

The construction of I-84 in the 1960s opened the development floodgate.
Though the access the highway provides has generated economic development
as well, market forces and an attractive physical setting have driven residential
development to predominate. The Town’s peak periods of residential develop-
ment occurred in the mid-1950s, 1960s and, particularly, the 1970s when
multi-family housing development began. Though substantial and often occur-
ring in construction spikes that added units at a rate of 400 and even 500 per
year, this growth was seemingly absorbed. In recent years, however, residential
development has become a hot issue, one that is raised again and again in
discussions ranging from future development, to schools, to taxes, to services.
What residents and local officials are struggling with is the cumulative impact
this substantial residential development has had on the tax base, the community’s
ability to keep pace with sustained growth, and changing market factors such as

2. Tools For Change
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dwelling size and number of cars per household. Because residential develop-
ment continues to be the main component of Southington’s growth, it has the
potential to have the greatest impact. Its management will be a critical compo-
nent in planning for the future.

■ Retail Trends

Regional retail development will always be an important component of
Southington’s tax base because of the visibility and access to commercial loca-
tions provided by I-84. Competition for regional retail has changed signifi-
cantly, however, with recent construction/expansion of malls in nearby commu-
nities. Queen Street, Southington’s traditional regional shopping area, is dated
by comparison and has begun to revert to discount and low rent space. As a
result, in recent years the focus has shifted from Queen Street to Exit 28 on the
Waterbury-Meriden Turnpike, and most recently to the West Street interchange
area, as developers seek alternative locations offering the prized features of access
and visibility. This shift creates two land use issues for the Town: how to main-
tain the economic viability, job and tax producing benefits of its main retail area
on Queen Street, and what are the most desirable as well as sustainable uses for
West Street. Maintaining the provision of local goods and services in attractive
and efficient locations in the Town’s traditional village centers and commercial
corridors is also a component of future retail development.

■ Town Character

As development, whether residential or non-residential, increasingly becomes
“mega-sized,” automobile-oriented threats to community character increase. For
Southington, this becomes a particular issue because of the natural and cultural
sensitivity of the limited amount of undeveloped land remaining, and the lack
of design standards in local regulations. In addition, while it has made signifi-
cant strides in the last few years, for too long and in the face of tremendous
growth pressures the Town did not actively pursue an open space preservation
program that would have provided a balance to development and protection to
those areas that contribute greatly to Southington’s character, such as water
resources, steep slopes, wooded hillsides and agricultural lands. Current policies
and regulatory provisions need to be significantly expanded and supported by
commitments of local resources necessary to fulfilling their implementation.
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■ Brownfields

Because of its manufacturing heritage Southington has an inventory of proper-
ties dubbed “brownfields,” defined as real property, the expansion, redevelop-
ment or reuse of which may be complicated by the presence or potential pres-
ence of a hazardous substance, pollutant or contaminant. Much of the property
is no longer producing positive benefits such as jobs and taxes for the Town
because it is underutilized or even vacant. Landowners are often afraid of at-
tempting to reuse or redevelop these properties because they don’t know how to
assess the environmental status, are facing clean-up costs that render financial
feasibility questionable, or simply don’t know what to do with the site.

This problem is common in the industrialized areas of Connecticut and many
advances have been made at the State and federal levels in dealing with the
liability issues associated with reuse of these properties. Legislation and funding
assistance have provided opportunities to revitalize historic centers by redevelop-
ing these properties in uses, scales and designs that make them assets to the
community. Public funding assistance for clean-up, the area where brownfield
projects often experience a gap in financing capability, flows through the local
municipality. It is therefore critical that Southington familiarize itself with
brownfield assistance programs and commit to assisting innocent landowners in
returning these properties to productive uses.

■ Downtown

In the familiar pattern of suburbanization that came with construction of the
interstate highway system much of the retail focus that once was located in the
downtown relocated to the Queen Street corridor, leaving the downtown with
the primary function of civic node. Like so many other communities,
Southington’s downtown has had to reinvent itself, search for its own niche and
devise ways to successfully compete. Downtown has stock on which to build
and business and property owners who are committed to improving the area.
The Renaissance program is a good example of the committed, cooperative
spirit that exists in the downtown. This momentum needs to be sustained so
that new businesses will be attracted, existing businesses will have incentives
to reinvest and creative approaches to revitalization will be encouraged and
implemented.

2. Tools for Change
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It is important that the downtown be able to compete with outlying retail uses
in Southington and surrounding mall and shopping center competitors in the
critical area of parking. There appears to be an adequate supply of parking to
meet current needs but it is poorly organized, poorly maintained and very poorly
marked by identification and directional signage. These conditions confuse and
frustrate patrons and discourage use. Making existing parking more efficient,
instituting a coordinated signage program, stopping the practice of parking
waivers to assure an adequate supply, and integrating new parking areas in an
efficient and attractive manner will enhance downtown’s competitive position.

■ Aesthetics

Part of a community’s overall ability to compete, be it for business, industry or
residents, is to put forth an attractive image. First impressions count for com-
munities too. The impression some people have about Southington may be
based on a single visit or a certain part of town. What different impressions
would be derived if the visit is to Queen Street or Exit 28 versus Plantsville,
Karabin Farms or Rogers Orchard. Each of these locations plays an important
role in Southington and contribute to what makes Southington the diverse
place it is. The Town should always seek to make a positive statement about
itself, not only to impress the visitor or future resident or businessman, but for
the benefit of current residents who want to be proud of their hometown. At
present the Town’s regulations are weak on the types of design standards and
minimum requirements for items such as commercial architectural treatment,
landscaping, lighting and buffers to minimize land use conflicts, factors that
greatly impact the aesthetics of development. Gateways are particularly impor-
tant to establishing a community’s image and should be improved in a coordi-
nated manner at public instigation and, if necessary, financing.

■ Strengths And Challenges

Every community has characteristics and conditions, advantages and disadvan-
tages that impact its development. Identifying key factors and determining
whether they represent positive attributes (strengths) or potentially negative
attributes (challenges) is an important baseline element in preparing strategies
and actions to achieve desired planning objectives. The following is a summary
of strengths and challenges for Southington.
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The goals for the Plan of Conservation and Development are to build on the
Town’s strengths and to pursue opportunities these strengths provide while
pursuing strategies and actions that will turn the challenges into strengths.

Land Use Plan

Figure 1A depicts the town’s Future Land Use Plan, which envisions development
patterns that respect existing development, protect sensitive lands and the Town’s
aesthetic assets, and provide for expansion of the Town’s economic base. The Plan is a
general guide to use, density and design goals for various areas within the community
in categories appropriate to Southington’s vision for the future.

❖ VILLAGE CENTER
Infill development compatible with existing scale, architectural style and
historic heritage character

❖ DOWNTOWN
Infill development/mixed use redevelopment that supports the downtown’s
civic/institutional functions, contributes to a pedestrian-friendly environ-
ment and is consistent with the scale and amenities that currently exist

2. Tools for Change

CHALLENGES

Lack of image
Outdated regulations
Open space planning and acquisition
Difficulty utilizing Enterprise Zone
Using CIP for POCD implementation
Lack of design guidelines
Lack of design/performance criteria
Pedestrian provisions
Access management
Traffic calming
Pockets of blight
Brownfields

STRENGTHS

Town character
Location
Access
Active business community
Scale
Greenway civic node
Village centers
Strong public education system
Capital Improvement Program (CIP)
Regional shopping mecca
Stable residential base
Strong industrial base
Well defined, walkable downtown
Agribusiness
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❖ INTERCHANGE DEVELOPMENT DISTRICT
Cohesively designed commercial or business development immediately
adjacent to I-84 that is consistent in scale and form with natural features
and provides ample buffers from adjacent uses

 ❖ REGIONAL COMMERCIAL
Large-scale commercial developments, strip shopping centers, hotels,
restaurants and goods and services that draw people from outside the
community into Southington

❖ GENERAL NEIGHBORHOOD COMMERCIAL
Smaller scale retail that provide goods and services to meet the everyday
needs of town residents

❖ BUSINESS/INDUSTRIAL REDEVELOPMENT AREAS
Obsolete or underutilized sites offering opportunities for adaptive reuse or
compatible redevelopment (Figure 1B)

❖ BUSINESS GROWTH AREAS
Light industrial, office and other uses that provide economic benefit and are
supported by sufficient infrastructure with adequate capacity

❖ TRADITIONAL NEIGHBORHOODS
Preservation of the development patterns, human scale, architectural
characteristics and diversity of housing types that characterize Southington
Center

❖ RURAL RESIDENTIAL/SENSITIVE RESOURCE DEVELOPMENT
AREAS
Single-family detached development in patterns that compatibly coexist
with natural and cultural resources

❖ SUBURBAN RESIDENTIAL
Single-family in detached, semi-detached and townhouse configurations

❖ AGRICULTURAL LAND
Active farming, agri-business and undeveloped lands that reflect the Town’s
agrarian heritage
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These categories link the Planning and Zoning Commission’s Guiding Principles to
the land and built environment that comprise the Town of Southington. Because
Southington is a maturing community with limited undeveloped land resources, these
principles and land use categories emphasize preservation of character, redevelopment
to take maximum advantage of the investment in infrastructure that the town has
made, and protection of the Town’s natural, historic and aesthetic assets. They reflect
community desires identified by the public during the planning process:

Preserve Town Character — Preserve the character-defining aspects of
Southington such as the wooded hillsides, watercourses, scenic vistas, historic
areas and open space. New development should respect both the natural and
built environments.

Promote Efficient Development — Manage growth to assure the availability of
adequate, cost-effective infrastructure and public service systems to accommo-
date growth.

Encourage Revitalization/Redevelopment — Continue revitalization/beautifi-
cation efforts in the downtown and expand visual improvements to areas such as
Queen Street and the Waterbury-Meriden Turnpike; support clean-up of con-
taminated properties to enhance reuse/redevelopment opportunities that will
produce economic value to the community.

Support Business Development — Maintain a competitive, business-friendly
atmosphere to encourage business development, sustain existing businesses and
support local agri-business.

Improve Quality of Development — Review zoning provisions and standards
to identify ways in which the aesthetic and functional aspects of development
can be improved and the overall quality of development enhanced.

Preserve Open Space — Develop a coordinated open space program that links
preservation of environmentally sensitive areas, watershed protection, recre-
ational opportunities, historic preservation, ecosystem protection, farmland
preservation and protection of geologic resources.

2. Tools for Change
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Implementation Actions

■ Guiding Growth and Managing Consequences

1. Benchmark regulations from other towns with desirable development
patterns to gain an understanding of the mechanisms being used, including
the following:

a. Maximum density vs. minimum lot size system
b. Performance zoning or form-based codes promoting flexible development

patterns
c. Net buildable area or minimum buildable land
d. Village district provisions that regulate new construction and rehabilitation

in areas having distinctive characteristics, architectural motifs or historic
structures

2. Encourage site-sensitive development that protects character-defining features
by considering the following requirements:

a. Submission of an Existing Conditions Analysis in areas identified as having
prominent or sensitive physical characteristics, cultural features or open
space value.

b. Provide evidence of checking existing public databases such as the Natural
Diversity Database, State Historic Preservation Office or Office of the State
Archaeologist for the presence of sensitive resources.

c. Preparation of a Vegetation Preservation/Restoration Plan to minimize or
mitigate land clearing in certain sensitive or scenic areas.

d. Prohibition of land clearing within a prescribed setback or cutting of trees of
specific diameter at entrances to new subdivisions.

e. Requirement of vegetated buffers or screening requirements between
incompatible land uses, transmission lines or other apparent detractions.

3. To avoid protracted discussions between Applicants and the Commission and to
facilitate legally-defensible decisions, create clear and specific design standards
and performance criteria such as the following:

a. Lighting, landscaping, buffer and pedestrian access standards applicable to
Site Plan and Special Permit applications including full cut–off lighting,
minimum plant material sizes, sustainable plant selection (use of native



13

species and prohibition of invasive species), visual screening and pedestrian
connections to desirable destinations or properties.

b. Standards for architectural materials, landscaping, lighting, signage, parking,
and accommodation of vehicular and pedestrian traffic and circulation for
commercial developments.

c. Sign regulations incorporating contemporary standards for the number, size
and types of signs to be permitted.

d. Siting criteria for multi-family development
e. Consistency criteria for land use and zoning decisions.
f. Performance criteria for activities within public water supply watersheds and

aquifer recharge areas.
g. Functional characteristics of internal traffic circulation, interconnections

with adjacent properties and ingress/egress from major streets.

4. Monitor transportation and parking patterns and effectively address indirect,
direct and cumulative impacts to land use:

a.  Explore scenic road designations for roadways that abut areas of historic,
agricultural, scenic or natural features that contribute to Town character.

b. During subdivision and site plan reviews avoid creating additional traffic
choke points by requiring that to the greatest extent feasible, layouts are
designed to disperse rather than collect traffic.

c. Revise Town road standards to incorporate context sensitive provisions.
d. Utilize the services of an on-call traffic planner/engineer to establish baseline

conditions of traffic flow and patterns on all arterial roadways and to
recommend actions/improvements to mitigate traffic related problems such
as congestion, speed and accident incidence and access management.

e. Adopt a fee-in-lieu of parking regulation pertaining to redeveloped
properties that increase parking demand.

f. Refrain from issuing parking waivers until a downtown parking study has
been done to document utilization and identify potential improvements.

g. Track State Traffic Commission (STC) submissions as a means of evaluating
overall impact on the town’s roadway and circulation patterns, identifying
Town recommendations for improvements and determining project-specific
impacts.

5. Examine the feasibility of requiring underground utilities in certain areas having
aesthetic or natural characteristics.

2. Tools for Change
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6. Monitor growth annually (amount, type, location and relationship to historic
trends) to assess the cumulative effect on the town, remaining undeveloped
areas and critical resources.

7. Establish a firm boundary on Queen Street to serve as the southerly limit for big
box commercial development.

8. Evaluate zoning designations, provisions and incentives applicable to adaptive
reuse of period homes along North Main Street between Flanders and High
streets to continue to encourage this practice and ensure that new construction
is compatible with the existing context in terms of siting, scale and style.

9. Establish a mechanism to guide changes of use along Queen/North Main Street
from Loper Street to Hart Street to incorporate access management, parking,
signage and other physical and functional improvement provisions.

■ Compatible Economic Development

1. The Town should proactively participate with property owners to return vacant,
underutilized or potentially contaminated properties to productive reuse that
also yields positive benifits to the Town.

a. Invite the U.S. EPA to meet with Town officials to discuss its continued role
in brownfields assessments within Town.

b. Compile a list of potentially contaminated properties using publicly
available information.

c. Hold a workshop for property owners to discuss the types of technical and
financial assistance the Town can potentially provide, and establish a follow-
up action program to work with willing property owners.

d. Explore state and federal funding opportunities to assess contamination and
use funds as leverage for private development.

e. Consider establishing a non-profit entity such as a redevelopment agency or
community development corporation to oversee brownfield redevelopment.

f. Examine the need for zoning modifications to provide incentives for
redevelopment.

g. Participate in highest and best use analyses with property owners.
h. Explore the development of incubator space for start-up and niche

businesses
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i. Assist property owners with improving parking, loading, code compliance
and other functional aspects that may be limiting marketability

j. Monitor the Town’s redevelopment overlay zones to evaluate effectiveness in
meeting the goals of reclaiming underutilized properties and encouraging
private investment; modify locations and/or regulations as appropriate.

2. Working with the Southington Enterprise and Economic Development Com-
mittee (SEED), review market trends and identify land use patterns and zoning
regulations needed to implement specific economic development strategies.

a. Geographic extent and capacity to adequately serve industrial and high-
intensity uses

b. Town sponsored industrial park development
c. Mechanisms to increase development within the Enterprise Zone
d. Town-Applicant communications and expectations
e. Public costs of private development (direct and indirect)

3. Thoroughly review the Town’s existing industrial and commercial zoning regula-
tions in terms of the recommendations of the Land Use Plan, available market
data and input by the SEED Committee. Modify existing regulations to estab-
lish new provisions, standards and guidelines as appropriate to meet market
demand and achieve implementation of economic development goals.

4. Improve the Queen Street commercial corridor

a. Assemble an inventory of structures and businesses.
b. Track ownership and occupancy changes as a means of identifying emerging

trends and planning for continued economic sustainability.
c. Convene a Queen Street Area Business Association.
d. Work with ConnDOT and private property owners to prepare a Queen

Street Improvement Plan to address access management, aesthetics,
pedestrian connections, shuttle bus feasibility and reuse considerations.

5. Continue downtown revitalization efforts:

a. Develop a list of priority streets to extend the downtown “renaissance”
program.

b. Conduct a downtown parking study to assess the existing mix of uses, the
locations and layout of existing parking areas, update the inventory of

2. Tools for Change
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spaces, identify features that may prevent optimal utilization of parking, i.e.,
dumpsters and signs, evaluate physical condition, document utilization and
recommend improvements (e.g., signage, striping, linkage, etc.). Availability
of parking is a critical competitive component of downtown revitalization.

c. Conduct a comprehensive analysis of traffic volume and circulation.
d. Examine the feasibility of creating a business improvement district (BID) in

the downtown to support maintenance, development and marketing/
promotion of the district.

e. Encourage developers/property owners to provide meaningful pedestrian
linkages among businesses, parking resources, the linear trail, the
Quinnipiac River, and civic/public uses when redeveloping or improving
properties.

f. Monitor the adequacy of present locations of key civic and public facilities
such as Town Hall, the library and the post office to anticipate expansion
needs and plan for accommodating expansion within the downtown area.

g. Explore programs and incentives to assist property owners (residential as
well as commercial) in targeted areas with property maintenance, code
compliance, façade improvements, etc. to upgrade the existing building
stock.

h. Identify development parcels suitable for public-private partnerships and,
working with property owners, identify appropriate reuses in an effort to
attract developers or assist with redevelopment.

i. Develop an appropriate “branding” of downtown, augmented by events and
programs, such as the Apple Festival, to draw residents and visitors
throughout the year.

j. Develop a pedestrian circulation plan for downtown, placing special
emphasis on connecting business and core uses with surrounding neighbor-
hoods and on improving safety, comfort and attractiveness.

k. Develop a consistent directional signage program for both pedestrian and
vehicular traffic.

6. Prepare a West Street Corridor Development Plan

a. Convene a West Street Corridor Committee consisting of members from
the Economic Development Commission, Planning and Zoning Commis-
sion, Town Council and local land owners.

b. Examine opportunities and challenges of development for the area between
Jude Lane and the Bristol Town Line.
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c. Evaluate the effectiveness of current zoning designations to meet identified
opportunities, challenges and economic goals, and develop regulatory
changes and modifications as needed.

d. Explore creation of an interchange zone and design standards to attract
compatible development at the I-84 interchange within well-defined
boundaries and with adequate buffers.

e. Adopt the corridor plan as part of the POCD.

7. Conduct a Meriden-Waterbury Turnpike development feasibility analysis to
examine the two distinct growth patterns that have emerged to the east and west
of Route 10 to identify the need for zoning modifications, infrastructure im-
provements, aesthetic improvements, redevelopment potential and cooperative
planning opportunities with Cheshire.

8. Optimize development opportunities in the vicinity of Meriden-Waterbury
Road’s interchange with I-84 while limiting encroachment into the Marion
section of Southington.

9. Review standards for development in and around the I-84 interchanges to
ensure that the proximity of land available for development and redevelopment
optimizes location, accessibility and visibility.

10. Continue to pursue opportunities to provide property owners with assistance to
redevelop and improve Plantsville, Milldale and Marion as village centers.

11. Monitor market demand for commercial and industrial uses and periodically
adjust development controls such as bulk requirements and permitted uses to
maintain a competitive position.

12. Expand business assistance to small businesses, niche business and agri-business
segments of the local economy.

13. Help to sustain the critical services provided by neighborhood-level and locally-
owned businesses by establishing well-defined communication links among the
Town, businesses, and larger corporate/national-level users.

14. Encourage the Chamber and/or the EDC to organize business and property
owner associations in each of the Town’s commercial areas in order to encourage
coordinated marketing, image enhancement, mutually beneficial activities and

2. Tools for Change
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events, and a point of contact for working with the town on issues and public
improvements.

15. Consider expanding the definition of home occupations and the uses permitted
in business and industrial zones to create an opportunity for local residents to
incubate and grow their businesses in town.

■ Open Space and Resource Management

1. Conduct joint local commission/department workshops with the Quinnipiac
River Watershed Association, UCONN’s Nonpoint Education for Municipal
Officials (NEMO) Program, the Center for Watershed Protection, Trust for
Public Land, Nature Conservancy, American Farmland Trust and similar organi-
zations working to educate the public and assist communities to develop appro-
priate tools to strengthen land use decision-making and resource protection.

2. Revise the town’s Aquifer Protection Regulations to be consistent with the
Regulations of Connecticut State Agencies – Section 22a-354i-9. Best Manage-
ment Practices for Regulated Activities.

3. Revise the Town’s stormwater management plan to include best management
practices and emerging low impact development provisions for storm water
management.

4. Working with the Water Department, review state-mandated aquifer mapping,
stratified drift deposit locations and the source protection measures currently set
forth in the Water Supply Plan to identify land use implications and determine
the need for additional provisions.

5. Work with the Quinnipiac River Watershed Association in monitoring non
point discharges and developing effective land use measures to improve water
quality.

6. Monitor the presence of invasive species and consult with the Connecticut
Department of Environmental Protection for guidance on proper mitigation.

7. Expand the ridgeline protection requirements currently within the Zoning
Regulations to include other areas at specific elevations that display unique or
significant features.
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8. Establish a Greenbelt Implementation Committee to identify potential proper-
ties along the Quinnipiac River that would provide additional access points.

9. Build on the success and popularity of the Farmington Canal linear trail and
work for its expansion to link with Cheshire and Plainville.

10. Strengthen the Town’s open space program.

a. The Open Space and Land Acquisition Committee should formalize its
goals and consider strategies for acquisition of lands that reflect a cross-
section of land types and values.

b. Continue to work jointly with other commissions, the Town Council and
the Water Department to maintain a confidential, prioritized list of
potential sites to be acquired

c. Encourage the Southington Land Trust to become an active participant and
resource in open space planning, acquisition and management.

d. Annually review the functional classification system for existing town-owned
public space that categorizes property as follows: preservation, conservation
(passive use), recreation (active use) or future municipal facility use.

e. Examine existing distribution and size of existing open space lands to
identify opportunities for expansion and linkage to the Metacomet Trail, the
existing Greenway, downtown and other civic destinations and existing open
space.

f. Enlist the assistance of the Trust for Public Lands, The Nature Conservancy
and other advocacy organizations in evaluating the full spectrum of tools
available for open space acquisition.

g. Prepare an Open Space Plan and adopt it as part of the POCD.
h. Increase the mandatory open space “set-aside” to 20%.
i. Evaluate the various physical parameters used by other communities in

accepting open space and develop modifications that are suitable to
Southington.

j. Enhance the open space acquisition fund through annual contributions in
the budget and/or by bonding to have a more immediate effect.

k. Convert unprotected and perceived open space into protected open space by
acquiring land or easements.

l. Educate owners of targeted properties about the merits of donating open
space and the sale of development rights.

m. Contact the Trust for Public Lands, The Nature Conservancy and other land
preservation organizations to determine interest/eligibility of parcels.

2. Tools for Change




