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A1: RiverCOG Plans 
 

Route 66 Transportation Study (October 2020) 
The Route 66 Corridor Planning Study was conducted by the Lower 
Connecticut River Valley Council of Governments (RiverCOG). 

 

Purpose of Study: 

• Develop a comprehensive transportation improvement plan for Route 66 

• Provide a planning document to the Towns, RiverCOG, and State to 
facilitate the identification and programming of funding to support 
implementation of transportation system improvements to address 
existing and future needs and deficiencies and support future economic 
development goals 

 
Assessment of Existing Conditions: 
• The roadways included were defined and conditions summarized 

• Intersection traffic control/signalization was summarized 

• Condition of traffic signs in the study was reviewed 

• History and current (2020) daily traffic volumes are provided 

• Traffic Speed along the corridor is provided 

• Traffic Operations (LOS) throughout the corridor is provided 

• Safety was reviewed, including both vehicle and ped/bike crash history 

• Non-auto travel modes were summarized, including pedestrian, bike, 
transit 

• Access management was reviewed 

• The condition of the whole system was reviewed, highlighting areas 
where safety is a concern due to high collision, geometry concerns, 
speeding concerns, etc. 

• The existing streetscapes along the corridor are summarized, focus areas 
include Portland Commercial Center, Cobalt Village, and East Hampton 
Commercial Center 

• Environmental/natural resources were reviewed. Areas discussed are 
surface water resources, groundwater resources, wetlands, floodplains, 
threatened and endangered species, historic properties, sensitive noise 
receivers, and hazardous risk sites 

• Land use and economic development was reviewed 

• Results from online public engagement survey were summarized. Topics 
were demographics, travel, fitness/recreation, transit and land use 

 

 
Route 66 Corridor Study Area map (source: Tighe & Bond) 
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Assessment of Future Conditions 
• Future traffic forecast were made using future developments to calculate 

2040 traffic volumes 

• Future traffic operations were summarized using future volumes with 
existing roadway conditions 

• Optimized traffic operations were summarized using future volumes with 
optimized signal timings 

• Areas of concern were highlighted at multiple locations for traffic 
operations and safety 

 
Implementation Plan 
• Transportation improvement program categorizes, prioritizes, and 

recommends projects 

• Discusses initiation and funding, permitting and construction 
 

Natural Hazard Mitigation Plan (May 2021) 
 

Purpose of Plan 

• Meet or exceed requirements of the federal Disaster Mitigation Act 
(federal DMA of 2000 requires state and local governments to develop 
hazard mitigation plans as a condition for federal disaster grant 
assistance) 

• Enable all planning partners to continue using federal grant funding to 
reduce risk through  

• mitigation.  

• Meet the needs of each planning partner as well as state and federal 
requirements.  

• Create a risk assessment that focuses on the RiverCOG’s hazards of 
concern.  

• Create a single planning document that integrates all planning partners 
into a framework that supports partnerships within the region and puts 
all partners on the same planning cycle for future updates.  

• Coordinate existing plans and programs so that high-priority initiatives 
and projects to mitigate possible disaster impacts are funded and 
implemented. 

 
Introduction and Planning Process 

• Goes over the planning background and summarizes changes 

• Summarizes the steps needed to update the plan 

• Grant funding 

• Formation of Planning Teams 

• Defining the planning area, etc. 

• Reviews the profile of the Lower Connecticut River Valley including: 
physiography/hydrology, climate, land use, population, housing, etc. 

 
Hazard Identification and Risk Assessment 

• Summary of Changes 

• Hazard Identification and Ranking 

• Federal Disaster Declarations 

• NCEI Storm Event Data 

• Hazard Specific Datasets 

• Risk Assessment 

• Vulnerability analysis 

• Severe winter weather 

• Flooding 

• Thunderstorms and severe weather 
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• Hurricanes and tropical storms, tornado, earthquakes, drought, wildfires, 
other 

 
Multiple-Hazard Regional Mitigation Strategy 

• Capability assessment 

• Effectiveness of existing 

• New mitigation initiatives 

• Regional mitigation strategic action plan 

• Setting goals 

• Prioritization 

• 2020-2025 prioritized regional hazard mitigation actions 

 
Plan Maintenance Process 

• Plan implementation 

• Regional hazard mitigation planning committee 

• Annual progress report 

• Continuing public involvement 

• Incorporation into other planning mechanisms 

 
Outage Map from October 2011 Winter Storm Alfred 

 
Bicycle and Pedestrian Master Plan (March 2022) 
 

Purpose of Plan 

• Implementing multi-modal improvements to ensure a safe and efficient 
transportation network 

• Enhance quality of life and economic vitality 

• Placemaking 
 

Existing Conditions 

• Review of past work efforts 

• Includes discussion of how the Air Line State Park Trail would allow for 
the creation of a 111-mile loop trail connecting Central Connecticut to 
the East Coast Greenway 

• Public management tools 
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• Overview of pedestrian and bicycle crashes 

• Reviews of cycling and pedestrian trends from Strava and Streetlight  

• Walkability audit by interns overview 
 

Municipal Overviews 

• Goes over the recent accomplishments, issues/concerns, and 
opportunities in Chester, Clinton, Cromwell, Deep River, Durham, East 
Haddam, East Hampton, Essex, Haddam, Killingworth, Lyme, Middlefield, 
Middletown, Old Lyme, Old Saybrook, Portland, and Westbrook 

• In the discussion of Middletown and Portland the Air Line Trail and 
the network it would include in these towns connecting to various 
destinations 

Design Guidelines 

• Defines recommended and acceptable facilities, the data needed to 
make selections 

• Provides descriptions, applications/guidance, and standards for different 
facilities such as sidewalks, shared roadways, bike lanes, etc. 

• Defines the facility user matrix and how to target users of different 
abilities/confidence 

• Provides maintenance recommendations for different types of facilities 

• Provides guidelines on signage for the different types of facilities 

• Summarizes examples of infrastructure accommodations for bicycle and 
pedestrians 

 
Recommendations 

• Incorporate Design guidelines including the Facility Selection Guide for 
implementation throughout the region 

• Provides context and recommendations for the following areas: 

• Village Center 

• Beach Community 

• Regional Connections (share-use paths, greenways, and trails) 

• State Route Commercial Node 

• Provides a number of policy recommendations 

 
Implementation 

• Defines the timeline of short/medium/long-term recommendations 

• Provides an overview of what improvements can be made in each 
timeline for each land use 

• Provides list of funding opportunities and cost estimates 
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Transit Study (July 2020) 
 

The purpose/goals of the study: 

• Improve regional Transportation 

• Achieve Efficiencies in Service Delivery 

• Implement Recommended Actions 

 
Existing Operation & Governance provides an overview of: 

• Transit district board structure 

• Operating expenses 

• Revenues 

• Financial positions 

• Staffing 

• Labor practices 

• Employee benefits 

• Maintenance and Support Facilities provides an overview of the facilities 
in the Middletown Transit District (MTD) and the Estuary Transit District 
(ETD) 

• Other Capital Assets discusses the Fleet and Technology of MTD and ETD 

• The Need for Investment discusses the following concerns 

• Financial stability is of critical importance 

• Small staff sizes impact operational effectiveness 

• Both districts are in need of new or retrofitted facilities 

• New efficiencies may provide opportunities to improve service 

• There are significant statewide transit needs, but limited resources 

 
Facility Alternatives 

• Facility Site Options are discussed for new transit maintenance facilities 

• Facility Alternatives are discussed if the preferred facility options are not 
chosen 

 
Evaluation of Investment Scenarios 

• Impact on Staffing and Labor Relations 

• Impact on Operating Expenses and Revenues 

• Capital Investment Needs include technology upgrades, rebranding and 
marketing, and non-revenue vehicles 

• Qualitative Benefits and Impacts of attracting/retaining quality staff, 
technical capacity of staff, shared technology, efficiency/sustainability, 
services, and financial resiliency are discussed 

• Evaluation Summary of the following goals 

• Achieve Efficiencies in Service Delivery 

• Plan and Implement Recommendations 

 
Recommendations & Implementation 

• Discussion of Governance 

• Acquisition and construction of new Facilities 

• Discussion of Management, Staffing, and Labor 

• Additional Studies and Next Steps 

• Lessons Learned from Agency Peers 
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Existing Transit Routes in the Middletown Area 
 

Regional Metropolitan Transportation Plan (March 2023) 
 

Purpose of plan 

• Define the region’s future transportation vision 

• Outline regional transportation funding priorities 

 

Overview of RiverCOG 
The demographics section discusses and provides statistics on the following 
categories for the region: 

• Demographic Characteristics 

• Elderly & Mobility Impaired Population 

• Socio-Economic Conditions 

• Population Density 

• Employment Trends 

 
Existing Transportation Network 

• Discussion of the existing rail and bus Transit Systems in the region 

• Discussion of the existing Highways, classifications, and capacity 

• Bridges 

• Marine: discussion of rivers, traffic, maintenance/dredging, ferry 
services, public boat launches, and security 

• Airports 

• Bicycles, Pedestrians & Trails including discussion on Complete Streets 

• Agriculture 

 
Transportation Integration 

• Context 

• Development Patterns 

• Housing & Transportation Integration 

• Economic Development & Transportation Integration 

• Environment & Transportation Integration, includes discussion of 
forestation, viewsheds, wildlife, wetlands and stormwater, coastal and 
inland flooding, and recommendations 

• Transportation Network, includes discussion of Complete Streets, transit 
districts, current transit projects, bicycle/pedestrian, freight network, 
airports, electric vehicles, and coming changes 

• Discussion of Air Line Trail connecting to the East Coast Greenway and 
the loop trail is included in this section 
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Transportation Planning 

• Intelligent Transportation Systems 

• TMA & UZA Coordination 

• Congestion Management & Air Quality 

• Aging Population 

• Transportation Demand Management 

• Fast Act/IIJA Compliance 

• Incident Management 

• Security 

• Safety 

• Performance Based Planning & Programming, discusses targets for 
highway safety, transit, Public Transportation Agency Safety Plan, 
pavement/bridge condition, system reliability, freight movement, and air 
quality 

 
Municipal Transportation Priorities 

• discussed for each of the towns/cities in the region 

 

Financial Plan & Unlimited Constraint 

• Financial Plan 

• Anticipated Highway & Transit Expenditures 

• Vision Projects 
 

Regional Housing Plan (July 2022) 
 

Purpose of the Regional Housing Plan (RHP) 

• To assess the Region’s existing housing stock and its ability to meet 
changing housing demands 

• To build upon the vision and goals of the Regional Plan of Conservation 
and Development 

• To create a regional housing strategy and framework through which 
municipalities can plan for the expansion of affordable housing stock 
consistent with CGS Section 8-30j 

 
Methodology 

• Overview 

• Baseline Assessment explores Demographics, Jobs/Workforce, and 
Housing Profile 

• Suitability Analysis explores Environmental Assets and Constraints, 
Zoning Regulations, Available Infrastructure, and Access to 
Transportation 

• Regional Plan Vision and Goals 

 
Housing Market Capacity 

• Regional Housing Market, discusses Jobs, Population, House Formation, 
and Income 

• Housing Demand, discusses Current Trajectory, Future Vision, 
Projections, Housing Market Geography and Priority Growth Areas 

 
Recommendations 

• Create a Housing Toolkit 

• Study Capacity for Transit-Oriented Development 

• Establish a Regional Housing Commission 

• Phase 1 – Education, Outreach, and Partnerships 

• Phase 2 – Data Collection and Analysis 
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Regional Plan of Conservation and Development, 2021-2031 
 

Purpose of the Plan 

• Identify areas for compact, transit accessible, pedestrian-oriented mixed 
use development patterns and land reuse 

• Promote the following: 

• Redevelopment and revitalization of regional centers and areas of 
mixed land uses with existing or planned physical infrastructure;  

• Expansion of housing opportunities and design choices to 
accommodate a variety of household types and needs;  

• Concentration of development around transportation nodes and 
along major transportation corridors to support the viability of 
transportation options and land reuse;  

• Conservation and restoration of the natural environment, cultural and 
historical resources and traditional rural lands;  

• Protection of environmental assets critical to public health and safety; 
and, 

• Integration of planning across all levels of government to address 
issues on a local, regional and state-wide basis. 

 
Existing Conditions 

• Discussion of the planning area 

• Demographics of the area summarized 

• Zoning and Land use maps and discussion 

• Housing statistics provided and discussed 

• Economic development statistics and discussion 

• Transportation in the region 

• Built environment 

• Environmental hazards 

• Natural Environment 

 
Public Outreach 

• Discussion of methodology, challenges, topics 

• Regional workshops hosted by RiveCOG 

 
Plan Themes (including discussion of the vision, SWOT analysis, goals and 
recommendations for each Theme) 

• Sustainable 

• Connected 

• Innovative 

• Community 
 

• Future Land Use Maps 

• Sustainability maps 

• Wildlife habitat and natural resource protection 

• Connecting wildlife habitat and natural resource protection corridors  

• Protected open space  

• Public water supply watershed areas and aquifer protection areas 

• Flood zones 

• Connected maps 

• Highway and river crossings 

• Transit and rail 

• Town and village centers 

• Innovative maps 

• Job centers 

• Public water infrastructure 
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• Sewer infrastructure 

• Zoning 

• Community maps 

• Population density 

• Developed land 

• Public water and sewer infrastructure 

 
Implementation 

• Tables of recommendation for sustainable, connected, innovative, and 
community themes are provided with rankings for urgency, and 
collaborative potential  

 
Future land use map of the study area 
 

A2: Non-RiverCOG Plans 

CT Resource Conservation & Development’s Airline State Park 
Trail Region Master Plan (June 2023) 
 

Purpose of Plan 

• Recommendations toward systematic maintenance coordination with CT 
DEEP 

•  Collaboration on maintenance, safety systems, service amenities, a 
schedule of infrastructure improvements to complete the trail, and 

•  Recommendations for how to build economic and tourism growth 
through a sustainable conservation based trail corridor in collaboration 
with the state, local wayfinding, website and social media marketing and 
land use policy that supports the viewshed and conservation resources of 
the trail. 

 

Needs Analysis 

• Defines typologies of the trail 

• Information about trail being designated as a National Recreational Trail 

• Information about the data collection and field investigation done 

• Public engagements done in the planning process 

 
Air Line State Park Trail Region Conservation 

• Background info on the Air Line State Park Trail Region 

• Existing open space and the land trusts that collaborate 

• Process of the environmental review team and how they inform trail 
planning 

• Recommendations provided for both natural resource conservation and 
general policy recommendations 
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Infrastructure/Maintenance 

• Overview and geography of region 

• Identifying roles of stakeholders for maintaining infrastructure 

• Comparative state multi-sue trails. Identifying other trails with existing 
plans for maintenance 

• Infrastructure planning/needs 

• Parking and Access, Roadway intersections, drainage improvements, trail 
surfaces, trail bridges 

• Vegetation management in the region, including seasonal maintenance, 
storm damage, dangerous trees 

• Additional amenities: restrooms and drinking water, cell service and 
emergency management, shelters 

• Recommendations are provided for maintenance and town-based 
recommendations 

 
Land Use and Zoning Guidance 

• Overview of land use and planning near the trail and impacts 

• Corridor and scenic protection 

• Overview of compatible and incompatible land uses 

• Recommendations for land use and zoning 
 

Economics of the Trail 

• How trails can provide economic growth in the corridor 

• Importance of trails to residents and frequency of participation in land 
based recreation 

• Economic indicators of the towns in the region 

• Competitive factors for tourism in the region, and inviting agro-tourism 

• National Inspiration of Trail Town Programs. Discussion of national 
programs that support towns build economic connection to trails 

• Trail to town growth Connecticut examples 

• Examples of existing ALSPT oriented business and events promotion 

• Influence corridors along the trail 

 
Master Plan Map and ALSPT Influence Areas Map 

 

Marketing and Branding 

• Stay and Play Needs Assessment 

• Branding and Marketing the trail 

• Discussion of target audience and timing 

• Discussions of logo design, website/social media, and cellphone apps 

• Tourism coordination with CT Visit 

• Cognitive Geography 

• Events 
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Wayfinding and Signage 

• Guidance for wayfinding 

• Town-to-Trail wayfinding 

• QR codes to support wayfinding and education 

• Discussion of accessibility signage 

• Recommendations 
 

Leadership and Implementation 

• Air Line State Park Leadership and leadership recommendations 

• Discussion on getting started on implementation 

• Discussion of challenges ahead for the ALSPT corridor/region 

 
 

Middletown Complete Streets Master Plan (March 2013) 
 

The Middletown Complete Streets Master Plan was overseen by the 
Complete Streets Planning Committee. The purpose of plan is to: 

• Provide a framework for implementation of Complete Streets principles 
in City of Middletown transportation policy 

 

History & Background  

• Complete Streets in Connecticut  

• Provides Middletown Resolution No. 75-12 on ped/bike infrastructure 

• Principal Issues in Middletown identified 

• Standards for complete streets provided 
 

Benefits Of Complete Streets are described for following categories: 

• Safety  

• Efficiency  

•  Health 

• Children  

• Economics  

• Community  
 

Case Study Reports summarized for the following complete street projects 

• Northampton, MA  

• South Windsor, CT  
 

Funding Sources  

• Local Government funding opportunities listed 

• State Government funding opportunities listed 

• Federal Government funding opportunities listed 

• Private Sources funding opportunities listed 
 

Complete Streets Guidelines are provided for the following categories 

• Transportation  

• Land Use  

• Schools/Public Facilities  

• Parks/Recreation 
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Middletown Complete Streets master plan and plan priorities maps 

Newfield St Corridor Trail Study Findings (January 2020) 
 

Study Purpose 

• Identify preferred trail route options for future design and construction 
from the existing Mattabessett Bike Path at Tuttle Place to the Berlin 
Court tunnel under Newfield Street  

• Connect community assets, including Veterans Park and the rail spur to 
North Main Street 

 
Findings include: 
• Location and pictures 

of existing 
Mattabesset multi-
use trail provided 

• Overview of 
preliminary routing 
analysis 

• Location and photos 
of segments 1-7 
provided 

• Overview the 
preliminary preferred 
route, including which 
segments are 
included and 
considerations 

• Next Steps discussed 
 

 
Image of 3.2-mile route from Tuttle Place to 
Veteran’s Memorial Park 
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Portland Complete Streets Policy (September 2016) 
 

Purpose of Policy 

• Improve streets of Portland making them safer and more accessible for 
all users 

• Encourage non-motorized modes of transportation and healthy living 
 
Document includes 
• Discussion of Vision, Goals, and Principles 

• Users and Modes discussed along with how to prioritize users/modes 

• Procedures for including complete streets in all transportation 
improvement projects 

• Jurisdiction & Network Connectivity 

• Design Guidance & Performance Standards that complete streets 
improvements shall follow 

• Inclusion & Exceptions for applying complete streets 

• Policy Implementation and Performance Measurement guidelines 
 

Meriden Central CT Loop Trail Connection Study (June 2023) 
 

Central Connecticut Loop Trail Connection Study was conducted by VHB for 
the City of Meriden. The purpose of the study was to evaluate and identify 
the most practical and feasible alignment for the final section of the Central 
Connecticut Loop Trail within the City. 

 

The Study Process 

• Existing Conditions Review 

• Identification and Analysis of Potential Alignments 

• Stakeholder Engagement and Public Outreach 

• Assessment of Estimated Construction Cost with a breakdown of costs in 
table form 

 

Alignment Discussion 

• The Preferred Alignment – Brookside Park to Bee Street: overview of 
existing conditions, opportunities, challenges, public feedback, and 
recommendations 

• The Preferred Alignment – Bee Street to Doctor Francis Guiffrida Park: 
overview of existing conditions, city of Middletown connection, 
opportunities, challenges, public feedback, and recommendations 

• Other Studied Alignments 

• Off-road: Bee Street to Middletown City Line 

• On-road: Bee Street to Westfield Road 

• Estimated Construction Costs 

• Brookside Park to Doctor Francis Giuffrida Park 

• Doctor Francis Giuffrida Park to the Middletown City Line 

• Permitting 

• Inland Wetlands and Watercourses Permit 

• Connecticut flood management certification 

• Natural Diversity Data Base Review 

• Encroachment permit 
 

Overview of the following Funding Opportunities 

• Connecticut Recreational Trails Program 

• Transportation Alternative Program 

• Local Transportation Capital Improvement Program 
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• Rebuilding American Infrastructure with Sustainability and Equity (RAISE) 
Grant 

• Community Investment Fund 2030 (CIF) 

 
Map of the preferred alignment – Brookside Park to Bee Street 
 

Misc. Plan Maps and Graphics (to inform the Study) 

City of Middletown connection to Meriden concept (Jan 2024) 
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Historic Middletown Trolley Line route map 

 
 

Middletown Plan for Newfield St Corridor Trail (2020) 

 
. 
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Town of Portland, Air Line Trail Concep Plan (July 2023) 

 
Prepared by Jacobson Engineering, this concept plan includes 3 figures 
showing the routing of the trail along Route 66. It calls out the trail as a 10’ 
wide stone dust trail, several locations to have erosion control blankets, 
culverts, trees, and other obstacles/natural resources. 

Middletown Trail plan along RR line (2019 TA grant app) 
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Middletown Multi-Use Trail: Downtown-Wesleyan Hills, 2013 

 
 

  



 
DRAFT Technical Memorandum #1: Existing Conditions Assessment 
 
 

  Page 18 

Town of Portland, Complete Streets Network Map (2016) 

 
Prepared by Kent + Frost in 2016, Portland’s Complete Streets Network Plan 
includes recommendations for future improvements to enhance pedestrian 
and bicycle access and safety throughout the town. The plan includes future 
routing for the Airline Trail, and other locations for multi-use trails. 
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Town of Portland, Route 66 corridor study (undated) 

 
The Town’s concept plans for multi-modal mobility enhancements along the 
Route 66 corridor include options for routing pedestrians and bicyclists from 
the Airline Trail extension to the Arrigoni Bridge. The graphic above shows 
the three alternatives that could accommodate active transportation, along 
with suggested treatments along the three alignments. These will be 
considered in the next stage of the Central CT Loop Trail study.  
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5  APPENDIX B: PREVIOUS LAND USE PLANNING EFFORTS AND MARKET ANALYSIS 
 



 

 

 
 

1435 Walnut Street, 4th  Floor  |  Philadelphia, PA 19102 
215-717-2777  |  econsultsolutions.com 

Memorandum 
To:    Vanasse Hangen Brustlin, Inc. (VHB) 

From:    Econsult Solutions, Inc. 

Date:    March 26, 2024 

RE:    Central CT Loop Trail Study: Previous Land Use Planning Efforts and Market Analysis  

 

To support the Central Connecticut Loop/Airline Trail‐Farmington Canal Trail Connector Study, Econsult 

Solutions, Inc. (ESI) was commissioned to analyze demographic and market indicators in support of 

evaluating various trail options.  This memo summarizes key findings for the ESI team’s scope, which 

includes the following:   

 Literature review on existing land use planning effort let by Lower Connecticut River Valley 

Council of Governments (RiverCOG); 

 Demographic condition, projection, and market study along trail development options 

connecting the Airline Trail to Farmington Canal Trail; 

 Market study for commercial, residential, and institutional development in Middletown Market 

Area, which, compared to the market study above, is conducted for a more narrowly defined 

market area near Downtown Middletown and West Portland; 

 Future land use condition and “trail‐oriented development” opportunities for up to 3 

preliminary trail development alternatives. Note that since the preliminary trail development 

alternatives have not been identified, relevant analysis has not yet become available. 

 

1 Existing Planning Efforts Summary 

ESI reviewed six past planning efforts led by RiverCOG (Lower Connecticut River Valley Council of 

Governments) and Middletown:  

 Lower Connecticut River Valley Plan of Conservation and Development 2021‐2031 – RiverCOG, 

2021  

  Comprehensive Economic Development Strategy – RiverCOG, 2023 

  GrowSMART Regional Economic Growth Strategy – RiverCOG, 2016 

  Regional Housing Plan — RiverCOG, 2022 

 Conceptual Development Plan – Middletown 

 Economic Development Resources – Middletown, RiverCOG 

 

The plans characterize the region as rich in natural resources and experiencing demographic changes. 

Key takeaways in the context of this trail study include the following: 
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 Demographics and Economy 

o RiverCOG has an aging population and has experienced the stagnation of population 

growth in recent years. Job growth is also slowing. The region is primarily white but has 

a racially and ethnically diversifying population especially in younger age brackets. 

o Downtown Middletown is ethnically and socio‐economically diverse, including longtime 

residents, new families, college students, young professionals, and low to moderate 

income households. 

 Recreation and Environment 

o The Connecticut River runs through the region, though Route 9 in Middletown has 

separated the downtown from the river. 

o RiverCOG has extensive forests and publicly accessibly preservation areas with all the 

region’s municipalities containing a state park or forest. 

o Important existing trails in RiverCOG include Westlake Area Bikeway (Middletown), 

Mattabesset Trolley Trail (Middletown), Air Line State Park Trail, and the New England 

Trail. 

Strategic goals described by the plans express several common themes. The themes or visions for the 

area that are relevant to project include: 

o Grow in concert with the rich natural resources and cultural heritage in the region. 

o Encourage local and regional connectivity, especially by making sustainable modes of 

transportation more accessible for all. 

o Provide a high quality‐of‐life for residents through opportunity for recreation and 

outdoor activities. 

 

The following summarizes details on each planning document reviewed.  

 

Lower Connecticut River Valley Plan of Conservation and Development 2021‐2031 – RiverCOG, 20211 

Connecticut state law requires regional councils of government to develop a conservation and 

development plan every ten years that addresses land use, housing, transportation, recreation, public 

institutions and utilities, and agriculture. This is a visionary, non‐binding plan intended to identify 

regional issues, make recommendations, and inform regional and municipal decision‐making. 

The 2021‐2031 plan released by RiverCOG describes a region with rich natural resources, including the 

Connecticut River and extensive publicly accessible preservation areas. All of the region’s municipalities 

contain a state park or forest. The population of RiverCOG is aging and predominantly white, but 

younger age brackets are more racially diverse. About 46 percent of workers living in the region 

 
 

1 Lower Connecticut River Valley Council of Governments. (2021) “Lower Connecticut River Valley Plan of 
Conservation and Development.” 
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commute out to cities such as New London, Hartford, and New Haven to work. Additionally, the region 

has many self‐employed individuals. Participants in the plan’s public outreach workshops identified 

connectivity (26 percent), natural environment (21 percent) and River/Waterfront (21 percent) as top 

priorities in their vision for the Lower Connecticut River Valley. Important existing trails in the region 

include Westlake Area Bikeway (Middletown), Mattabesset Trolley Trail (Middletown), Air Line State 

Park Trail, and the New England Trail. 

The conservation and development plan identifies the following themes: sustainable, connected, 

innovative, and community. These themes inform the plan’s vision, goals, and recommendations. Goals 

that may inform or support this trail study include: 

 Sustainable, Goal 5: “Support transportation and mobility systems and land use development 

that contribute to environmental and human sustainability while minimizing adverse 

environmental impacts.”  

 Connected, Goal 1: “Expand pedestrian transportation options.” 

 Connected, Goal 8: “Improve connections and expand access to open space resources.” 

 Innovation, Goal 1: “Establish the Region as a unique enclave that provides a high quality of life 

combined with an environment that is supportive of innovation.” 

 

Comprehensive Economic Development Strategy – RiverCOG, 20232 

RiverCOG released the ten‐year Comprehensive Economic Development Strategy in 2023 that builds on 

the 2016 GrowSMART plan and the 2021 Regional Plan of Conservation and Development. The plan, 

developed through a process created by the U.S. Economic Development Administration, seeks to 

support economic resiliency and growth in the region, and allow the Lower Connecticut River Valley to 

become a recognized Economic Development District eligible for federal grant funding. 

The report found the region has about 100,000 jobs. Job growth in the region has slowed and the 

region’s top four sectors are down by more than 2,300 jobs compared to 2019, particularly in 

healthcare. Additionally, many people commute outside of the region to work. Many residents, about 27 

percent, are self‐employed. This type of work is becoming increasingly important to the region and 

supports the region’s “lifestyle economy” of people who could work anywhere but choose to work in 

the Lower Connecticut River Valley. Other economic drivers defined by the CEDS include the traded 

goods economy, resident economy, and tourism economy. 

The report describes a vision of a better‐connected, culturally, and ethnically diverse region, supportive 

of innovative industries and attractive to highly skilled workers that grows in balance with its natural 

resources. The strategic direction has four parts: 

 
 

2 Lower Connecticut River Valley Council of Governments. (2023) “Comprehensive Economic Development 
Strategy.” 
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 “Providing the capacity and resources to promote a growing and equitable economy” 

 “Encouraging sustainable and resilient communities” 

 “Supporting the development of economic infrastructure” 

 “Enhancing quality of life options for all residents” 

 

Relevant to this study of the Airline Trail‐Farmington Canal Trail Connector, the fourth direction, 

enhancing quality of life, encourages continued investment and improvement of the regions “parks, 

trails, and public outdoor amenities.” 

 

GrowSMART Regional Economic Growth Strategy – RiverCOG, 20163 

The GrowSMART Regional Economic Growth Strategy preceded the 2023 Comprehensive Economic 

Development Strategy described above and identifies many of the same drivers in the region. Identified 

challenges include aging demographics, housing affordability, distance to employment centers, and the 

risk of unintended consequences in growth management. Relevant to the scope of this trail study, the 

report identifies an interest in balancing growth and conservation, with natural resources described as 

one of the region’s greatest strengths by participants in public outreach activities. GrowSMART 

recommends balancing development and conservation, building on existing economic assets, and 

hedging the future. 

 

Regional Housing Plan — RiverCOG, 20224 

RiverCOG developed the Regional Housing Plan as an extension of the 2021 Lower Connecticut River 

Valley Plan of Conservation and Development plan. It seeks to identify steps to create housing, address 

the region’s housing trends or needs, diversify demographics and increase jobs. The final report 

combines a regional study and planning effort with local housing plans from 12 municipalities in the 

region. 

The Regional Housing Plan found the northern part of the region, including Middletown, is best 

positioned to add housing units and increase the region’s housing supply. The plan recommended the 

creation of a housing tool kit, further study of the capacity for Transit‐Oriented Development, and the 

establishment of a regional housing commission. 

 

Conceptual Development Plan – Middletown5 

 
 

3 Lower Connecticut River Valley Council of Governments. (2016) “GrowSMART Regional Economic Growth 
Strategy.” 
4 Lower Connecticut River Valley Council of Governments. (2022). “Regional Housing Plan” 
5 Middletown, Connecticut. “Conceptual Development Plan.” https://www.middletownct.gov/780/Conceptual‐Development‐
Plan  
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The Middletown Conceptual Development Plan outlines a strategy for making downtown Middletown 

an active, mixed‐use area and identifies development opportunities. The plan breaks downtown into 

seven districts, including a service district in the north end, the central retail core and the “post 

redevelopment commercial district” to the south. The downtown population is described as ethnically 

and socio‐economically diverse, and composed of a mix of “longtime residents, new families, college 

students, young professionals, and low to moderate income households.”  

Recommendations from the plan include promoting pedestrian access to the Connecticut Riverfront, 

particularly from Harbor Park; implementing design guidelines for building rehabilitation; providing 

spaces for gatherings and art events; addressing downtown vehicle congestion and a near/at‐capacity 

bridge with improved car access; and the creation of a detailed market plan.  

 

Economic Development Resources – Middletown, RiverCOG 

Locally provided economic development resources are available in the region. Middletown and 

Middlesex County Chamber of Commerce partner to provide Middletown Small Business & Minority 

Business Center, which is provides counseling, educational opportunities, and site visits to increase 

business opportunities for Middletown residents and businesses.6 Additionally, the Middlesex County 

Revitalization Commission works with the Middlesex Chamber of Commerce and the 15 member cities 

in Middlesex County to support economic development, provide services, and offer direct financial 

assistance such as loans and grants.7 

 

   

 
 

6 Middlesex County Chamber of Commerce. “Middletown Small Business & Minority Business Center.” 
https://www.middlesexchamber.com/middletown‐small‐business‐development‐center/ 
7 Middlesex County Revitalization Commission. “Middlesex County Revitalization Commission (MCRC)” 
https://mxcrc.org/about‐mcrc/  
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2 Market Analysis 

The intended trail connection would create a continuous 11.5‐mile trail corridor for residents and 

visitors to enjoy recreational opportunities. The following market analysis highlights current and 

projected demographic as well as current market conditions for the area immediately surrounding the 

trail corridor. The study area is further defined below.  

 

The ESI team developed two key study areas for this analysis: 

 Primary Market Area (PMA) is defined as the 16 census tracts intersecting with the 0.5‐mile 

buffer from the trail development options and existing trails connecting those options. The 

demographic condition is assessed based on census data associated to the census tracts, while 

the property market condition is analyzed based on predefined market area from Redfin and 

Costar that overlaps with the census tracts.8  

 Middletown Market Area (MMA) is defined as a subset of PMA to focus on Middletown and 

Portland, especially Downtown Middletown and West Portland. This market area is adopted for 

the analysis of property market condition in Middletown area as requested in the task. 

 
Figure 1: Primary Market Area 

 
Source: VHB, US Census Bureau, ESI, 2024 

 
 

8 The boundaries for the predefined market area vary by property class due to competitive relationships of different property 

classes in the area. In this analysis, industrial, office, and retail properties in Primary Market Area (PMA) and Middletown Market 
Area (MMA) share the same market boundaries due to their similar competitiveness relationship in the area. Multifamily 
properties have a different market dynamic from industrial, office, and retail, thus they have a slightly different market boundary 
for both PMA and MMA. See the appendix for the predefined market area boundary by property class for more information. 
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2.1 Existing and Future Demographic Conditions 

The population residing around the trail options are stable in size but aging, with the study area having 

a residential population of over 65,000 in 2020. While the area witnessed a population decrease during 

the pandemic, the population is projected to exceed the 2020 level by 2028. Overall, the area’s historic 

population growth of 0.9% increase between 2010 and 2020 matches the growth trends of the state 

average. Meanwhile, the residential population is becoming older. The age group structure has generally 

shifted towards the older age group since 2010. The median age of the catchment area in 2020 was over 

40 and it will continue to grow older as the age groups shift.  

 
Figure 2: Primary Market Area Population Statistics 

Population (2021)  64,415

Projected Population (2028)  65,288

Population Growth 2010 ‐ 2020  0.9%

Connecticut Population Growth 2010 ‐ 2020  0.9%
Source: ESRI BAO, US Census Bureau 

Figure 3: Population by Age, 2010 and 2020, for Residents in the Primary Market Area 

 

Source: ESRI BAO, US Census Bureau 

 
The demographic composition is becoming more diverse over time, and the population has grown 

more highly educated and wealthier. Although the white population has been the most prevalent group 

in the study area, Black, Asian, and other populations have grown in percentage terms compared to 

more than a decade ago. Compared to the state, today, the PMA population is slightly more educated 
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(+2% in bachelor’s degree and above) and wealthier (+$1,860 annual household income). Residents in 

the PMA are significantly more educated today compared to 2010 with the area experiencing an 8 

percent increase in residents with bachelor's degrees from 2010 to 2021. This increase, as well as the 

PMA’s increase in household income, aligns with state trends over the same period. Within the PMA, 

the median household income has grown 12.9% since 2010, while people with bachelor’s degree and 

above has increased 9%. 

The number of housing units within the PMA has grown in the last decade, with most of the units 
occupied by owner households. Renter households occupy around a third of the housing units. 
Comparing the PMA with the statewide housing stock, the PMA’s housing unit vacancy rate in 2023 is 
slightly lower than the statewide average. The growth of housing units over the decade in the PMA is 
not significantly different from that in the state.  
 

Figure 4: Race/Ethnicity Comparison within the Primary Market Area 

 
PMA (2010) PMA (2023) Connecticut (2023)

White Alone  82% 72% 65%

Black Alone  8% 10% 11%

Asian Alone  4% 5% 5%

Other Race  5% 13% 18%

Note: Other Race includes American Indian along, Pacific Islander alone, Some other race alone, 

two or more races 
Source: ESRI BAO, US Census Bureau 

 
Figure 5: Education, Income, and Housing Units Comparison within the Primary market Area 

 
PMA (2010) PMA (2023) Connecticut (2023)

Bachelor's Degree or More  36% 45% 43%

Median Household Income  $68,551 $88,471 $86,611

Total Housing Units  28,241 29,514 1,547,996

 Renter Occupied  33% 34% 32%

 Owner Occupied  61% 60% 60%

 Vacant  6% 6% 8%
Source: ESRI BAO, US Census Bureau 5‐year ACS  
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2.2 Summary of the Primary Market Area (PMA) and Middletown Market Area (MMA) 
Market Condition 

The Primary Market Area (PMA) is growing in supply and has become more expensive across all property 

classes compared to the metropolitan area; however, the level of market demand varies by property 

class. The Middletown Market Area (MMA) is generally similar to PMA in market trends yet properties 

are more expensive across all classes. 

 

 Single Family Housing Market 

The single‐family housing in the PMA represents 8.1% of the 321,663 units in the metropolitan area. 

Merely 0.5% of the existing units are for‐sale in January 2024, however, it accounts for 12.5% of the 

activities in the for‐sale market in the metropolitan area. The for‐sale market of PMA is in decline during 

the post‐pandemic year (2022‐2023), which is opposite to the more stable for‐sale market in the 

metropolitan area. The median home sale price is relatively cheaper however more expensive on the 

per square footage basis, likely due to the smaller size of average housing unit for sale than that in the 

metropolitan area. However, the home sale price has grown 17.4% from 2022 to 2023 in PMA, which is 

much faster at a 7.9% positive difference comparing with the sale price growth in the metropolitan area. 

 

MMA supplies less than half of the PMA single‐family housing stock. The for‐sale market is more popular 

and active than that in PMA, both in terms of the number and the growth of units on the market in the 

past year. The median home sale price is slightly more expensive than PMA but still cheaper than that in 

the metropolitan area. On the per square footage basis, the MMA has the highest price among MMA, 

PMA, and the metropolitan area. The home sale price is growing at a rate similar to the rate in PMA, 

indicating a consistent growth of single‐family housing near the trail corridor and the corridor of 

interest. 

Figure 6: Single Family Market Indicators, January 2024 

 MMA  PMA 

Hartford‐East 
Hartford‐

Middletown, CT 

Total Units   11,807  25,970  321,663 

of the metropolitan area  3.7%  8.1%  100% 

Units on Market January 2024  81  149  1,189 

of the metropolitan area  6.8%  12.5%  100% 

Annual Growth in Units on Market (2022‐
2023)  4.8%  ‐15.9%  2.1% 

Median Home Sale Price   $309,000   $294,000   $325,000  

Median Sale Price per SF   $212.1  $202.8  $192.2 

Annual Growth of Median Sale Price (2022‐
2023)  17.9%  17.4%  9.5% 

Source: 5‐yr Census 2021 (Total unit). Redfin, 2024. 
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Multi‐Family Housing Market 

Like single‐family units, multifamily units in PMA have become more expensive for rental in the last 

decade. Total units of multifamily housing continue to grow through the pandemic period (2019‐2023). 

However, the demand for multifamily units is low, giving the market a hard time absorbing any new 

development. Nevertheless, new constructions, including five buildings that supply an additional 696 

units, are underway in the PMA. 

 

Multifamily market in the MMA is consistent with that in the PMA. Besides, it is more expensive and 

seeing even less in demand. Almost half of the new construction in the PMA happens in the MMA. 

 

Figure 7: Multifamily Residential Market Indicators, Q4 2024 

 MMA  PMA 

Total Units   6,260   13,318  

Asking Rent Per Unit   $1,553   $1,461  

Average Annual Increase in Asking Rent (2010 ‐ 2023)  3.2%  2.8% 

Vacancy Rate  3.4%  3.6% 

Absorption Rate  0.3%   0.7%  

  

Percent Growth in Inventory (2019 ‐2023)  4%  5% 

Under Construction Buildings 9  2   5  

Under Construction Units   339   696  

Under Construction Percent   5.4%   5.2% 
Source: CoStar, Brainerd Place 

 

Industrial, Office, and Retail Market 

Among the nonresidential markets in PMA, office buildings are the most expensive to rent and the most 

vacant type of property. However, there is no clear trend of high demand for any of these properties in 

PMA. While industrial properties have the strongest growth in inventory in the lasty decade or so, they 

slow down significantly since the pandemic. On the contrary, retail property inventory grows slowly but 

steadily in the last decade or so, with a higher growth rate since the pandemic. However, this higher 

growth rate doesn’t mean tremendous new construction activities. Recent construction activity in retail 

is relatively minimal compared to the total inventory in 2023.  

 

 
 

9 One of the under‐construction buildings, Brainerd Place in Portland, is mixed‐use retail and residential. This development is 
also listed as under construction in the retail market. This property exist in both Large Market Area and Middletown Market 
Area. 
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MMA has a similar trend with the PMA in industrial, office, and retail market, with an exception that all 

property classes are relatively more expensive in MMA. The more prominent trend in MMA is the much 

more significant industrial development in the past decade and the new construction for retail 

properties. The percentage growth of industrial property inventory is 13.7% higher than that in PMA. All 

retail construction activity accounted for in PMA actually happens in MMA. 

 

Figure 8: Industrial, Office and Retail Market Indicators 

 

  Industrial  Office  Retail 

Indicators  MMA  PMA  MMA  PMA  MMA  PMA 

Inventory SF (Q4 2023)  6,071,612  15,186,947  2,596,213   6,693,213   5,470,532   11,631,040  

Asking Rent Per SF (Q4 2023)  $8.5  $7.0  $19.1  $19.0   $15.5   $14.7  

Vacancy Percent (Q4 2023)  3.2%   3.8%   10.1%   6.4%   3.1%   5.0%  

Absorption Percent (Q4 2023)  0%  0%  1.2%  1.0%  1.1%  2.2% 

            

Inventory Growth (2014‐2023)  20.7%  7.0%  6.9%  3.6%  2.8%  1.2% 

Inventory Growth (2019 ‐2023)  0.4%  0.2%  0.5%  0.6%  2.6%  1.4% 

Under Construction Buildings (Q4 2023)  0  3  0  1  2  210 

Under Construction SF (Q4 2023)  ‐    270,000   ‐    5,000   85,650   85,650 

Under Construction Percent (Q4 2023)  0%  1.8%  0%  0.1%  1.6%  0.7% 

 

Source: CoStar 

Institutional and Government Properties 

Institutional and government properties, including educational, hospital, cemetery, religious gathering 

space, and municipal services, support and grow local communities along the trail development options. 

Within the PMA, university and municipal properties are the major type of institutional and government 

properties. Middletown downtown hosts the Wesleyan University campus along with a variety of 

educational institutes just south to Route 66. Community gathering places, including churches, park and 

recreational space, community center, as well as municipal buildings of Meriden and Middletown are 

well aligned with the trail alignment.  

Local government and institutions in the region have made or are pursuing several investments. In 2026, 

Wesleyan University expects to complete construction on a new science building with research labs, 

 
 

10 One of the under‐construction buildings, Brainerd Place in Portland, is mixed‐use retail and residential. The under 
construction SF includes the residential unit footprint. 
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classrooms, and a cafe.11 Additionally, the university plans to develop and expand an existing historic 

industrial structure located near the eastern edge of campus on Hamlin and College streets, making it 

into an arts facility.12 The City of Middletown opened a new $7.8 million pool and splash pad complex 

last summer off Walnut Grove Road.13 The city is also exploring the relocation of its City Hall to Main 

Street and finding a new site for its library.14 

 

Land Use and Property Value of Parcels Directly Intersecting with the Trail Development Options  

The trail vicinity has mixed land uses, from residential to industrial to government and institutional uses. 

Occupied parcels account for over 58 percent of all parcels intersecting with the trail development 

options. Land immediately next to the trail development is occupied primarily by institutional uses 

valued at $260.4 million in appraisal, 33 percent of total appraised value of all occupied parcels. It is also 

the single largest land use category in occupied parcel. Single‐family residential is the second most 

valuable and land‐occupying property class, which is followed by industrial besides the other type of 

property.   

Vacant land is dedicated primarily to government and other property class, and they are the most 

valuable land use type in vacant parcels. Industrial property is the second most valuable property class. 

However, the second most land occupying vacant parcels are dedicated to residential use.  

Institutional properties occupy the most land of all property classes, providing use for assembly places, 

health centers, and educational organizations. Almost 80 percent of such properties are occupied, 

including those for churches, (church and public) schools, cemeteries, and medical office buildings. 

Government parcels are mainly for municipal buildings providing services to the public, and railroads 

and other land managed by the State Department of Transportation.  

 
 

11 Wesleyan University. “New Science Building.” https://www.wesleyan.edu/chem/new_science_building.html 
12 Patch Middletown, CT. (2023) “Wesleyan University Receives Approval For New Arts Facility.” 
https://patch.com/connecticut/middletown‐ct/wesleyan‐university‐receives‐approval‐new‐arts‐facility 
13 The Middletown Press. (2023) “Middletown eager for opening of new, state‐of‐the‐art Veterans Pool, splash pad.” 
https://www.middletownpress.com/news/article/middletown‐eyes‐opening‐new‐state‐of‐the‐art‐18088204.php 
14 HMA2 Architects. (2023) “FEASIBILITY STUDY: PHASE 1. RUSSELL LIBRARY/CITY HALL MIDDLETOWN, CT.” 
https://russelllibrary.org/wp‐content/uploads/2023/10/2023.10.19_Middletown‐Feasibility‐Study‐Phase‐1‐Report.pdf 
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Figure 9: Inventory and Value for Parcels Directly Intersecting with Trail Development Options  

  Total Parcels  Total Land Acres  Total Appraised Value ($M) 

Occupied Parcels  480  1,159.3  $796.3 

Single‐Family Residential  263  257.4  $68.3 

Multi‐Family Residential  69  53.8  $33.9 

Commercial Nonresidential  54  82.0  $35.3 

Industrial  38  170.8  $63.5 

Government  13  53.3  $29.1 

Institutional  9  305.6  $260.4 

Other  34  236.4  $16.5 

Vacant Parcels  97  836.1  $19.3 

Residential  20  124.1  $0.8 

Commercial Nonresidential  10  32.0  $1.5 

Industrial  9  72.8  $4.4 

Government  41  286.4  $6.0 

Institutional  3  79.3  $0.4 

Other  14  241.5  $6.2 

 
Source: FHI Studio, Connecticut's Regional Councils of Governments, 2024. Numbers may not sum due to rounding. 
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2.3 Major Development Activities in Middletown Market Area (MMA) 

There are three major private development projects underway in MMA. 

 Landmark Investment group is developing Springside Meadow, a 240‐unit high‐end apartment 

complex, on the former site of a single‐family home at 494 Newfield Street in Middletown.15 16 

This development is adjacent to the proposed Newfield Street Corridor trail alignment through 

Middletown.  

 A new 2,550‐square‐foot AutoZone location is under construction at 48 Berlin Road in Cromwell, 

CT and expected to be completed early this year.17 This development is about 500‐feet from the 

existing Mattabesset Trail, but separated by a major road, Connecticut Route 372 (Berlin Road), 

and the Mattabesset River.  

 Brainerd Place on 69 Marlborough Street is a multi‐phase mixed‐use development on 14.7 acres 

in downtown Portland. The first phase calls for the construction of seven buildings, including 99 

apartment units, a Starbucks, and the restoration of two existing buildings for a restaurant and 

club house.18 This development is adjacent to the portion of the proposed trail alignment on 

Main Street Portland, and near the turn off for the long‐term option to use the railroad corridor 

and Pickering Street.  

Figure 10: Location of New Developments 

 
Source: VHB, CoStar, ESI, 2024 

 
 

15 CoStar. “Property Summary Report.” Accessed Feb. 28, 2024 
16 https://www.hartfordbusiness.com/article/240‐unit‐apartment‐development‐announced‐for‐middletown 
17 CoStar. “Property Summary Report.” Accessed Feb. 28, 2024 
18 https://www.brainerdplace.com/ 
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Appendix 

Predefined Market Area 

Primary Market Area (PMA) 

Single family market: Meriden, Middletown, Portland municipal boundary 

 

Figure a1: Multi‐Family Primary Market Area 

 

 
Source: CoStar 
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Figure a2: Industrial, Office, and Retail Primary Market Area 

 

 
Source: CoStar 
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Middletown Market Area (MMA) 

Single family market: Middletown, Portland municipal boundary 

 

Figure a3: Industrial, Office, and Retail Middletown Market Area 

 

 
Source: CoStar 

 

Figure a4: Multi‐Family Middletown Market Area 

 

 
Source: CoSta 
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