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BACKGROUND & PURPOSE

The five-mile stretch of the Berlin Turnpike within the Town
of Berlin extends from the Newington municipal boundary at
Rowley Street south to the City of Meriden’s municipal

boundary just beyond the intersection with North Colony Road.

Constructed in the 1940s, this four-lane divided highway
served as the primary route from Hartford to New Haven until
Interstate 91 opened in October 1965. The diners, motels,
drive-ins and other destinations that had so heavily relied on
the steady volume of traffic struggled to survive once their
patrons were diverted. Adult entertainment and other negative
land uses began to take over the buildings left vacant by this
unfortunate consequence.

By the 1990s, big-box retail along with gas stations and chain
restaurants took advantage of the wide, deep properties along
the Turnpike in Newington and resurrected the corridor as a
regional shopping destination.

In Berlin, land uses along the Turnpike remain more diverse.
Single family residences are interspersed among industrial,
commercial and multi-family development. While shaltow lot
depths, wetlands and steep slopes prechude the intensity of big-
box retail found in Newington, Berlin has not been left out.

In the last three years, there has been a spike in development
south of the Route 9 interchange where two small office
buildings, two strip retail centers, two age-restricted multi-
family developments and a motel have been constructed.
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Vacarit land remains available and there are a number of
existing developments that could potentially change ownership.

In keeping with its Plan of Conservation and Development
(POCD), the Town wishes to foster compatible economic
growth along the Turnpike but in a way that works with the
natural assets of the land and contributes to the positive image
of Berlin. These Design Guidelines were created to better
manage the transition between the development on the Berlin
Turnpike and other parts of the community by enhancing the
visual and functional qualities of new and redeveloped
properties on the Berlin Turnpike. In addition the guidelines
will help define the Berlin portion of the Berlin Tumnpike as
related to but distinct from the other portions of the Berlin
Turnpike/Wilbur Cross Highway corridor that are in
Wethersfield, Newington and Meriden.

The Town is intent on attracting development that respects,
reflects and enhances this character by encouraging developers,
consultants and decision-makers to utilize these Guidelinesas a
reference in preparing site plan, special permit and other land
use/zoning applications. The Town also acknowledges that the
desired theme will continue to emerge and mature with each
successive development. '

In Berlin, the varying width of state-owned right-of-way
(ROW) can challenge even small scale development. The lack
of a consistent width has resulted in a number of developments
encroaching upon the ROW because construction proceeded
without the proper approvals from the Connecticut Department




of Transportation (CONNDOT). Any development within the
ROW but without CONNDOT approval can be deemed in
non-compliance at any time.

As development and revitalization along the corridor proceeds,
there may be challenges related to the ROW that could directly
affect landscaping, parking and other improvements
recommended by these Guidelines or required under applicable
Town regulations. The Planning & Zoning Commission may
need to consider, on a case-by-case basis, the ROW and how it
could affect the development pattern of a particular site.

GEOGRAPHIC LIMITS

These guidelines pertain to the portions of the Berlin Turnpike,
Rowley Street, Frontage Road, Deming Road Woodlawn Road,
and the portion of Webster Square Road north of Route 9 in
areas zoned as follows: Planned Office Residential, General
Commercial, Berlin Turnpike, Commercial Core District,
Planned Shopping.

OBJECTIVES

®  Create an aesthetically pleasing appearance along the
- Berlin Turnpike to enhance this area to as a portion of a
growing regional commercial corridor.
m  Encourage and improve pedestrian mobility and safety
within developments.
m  Reduce the impacts of large scaled buildings,
impersonal or outdated facades and visual clutter.
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FUNDAMENTAL DESIGN PRINCIPLES

m  Develop positive attributes of the corridor through
architectural style, materials, colors and site amenities.

m  Provide physical connections within developments to

achieve a safc and inviting pedestrian friendly
environment.

SITE CONSIDERATIONS

e Incorporate plazas, sitting areas or planted beds to visually

and functionally unify large developments with multiple
buildings.

e Low impact development mechanisms such as permeable

pavement and bioretention basins should be employed
when feasible.

e Parking over the minimum required by applicable zoning

regulations should be constructed of permeable pavement
or be place at the rear of the building.

e Parking should not be concentrated exclusively in the front

of the development.

e Vehicle barriers (curbs, bollards, or low walls/fences)

should be provided where needed to protect (but not




obstruct) adjacent walks, or where required for other safety
purposes (e.g. grade changes, traffic lanes, trees, etc.).

¢ Concrete or granite curbs in entrance drives and other areas
of high vehicular traffic are preferred over asphalt to reduce
long-term maintenance costs.

¢ Medians should be utilized in major entrances and be
landscaped and include ornamental lighting.

e Continuous internal pedestrian walkways should be
provided from the parking areas to the primary customer
entrance of all principle buildings. These walkways should
be connected to public properties and other pedestrian
walkways existing on adjacent properties.

e Internal pedestrian walkways shall be distinguished from
driving surfaces by the use of durable, low maintenance
surface materials such as pavers, bricks, or scored concrete

.to enhance pedestrian safety and comfort as well as the
attractiveness of the walkways.

o Safe pedestrian and vehicular connections between adjacent
parcels are recommended where appropriate.

» Pedestrian connections to adjacent public facilities or open
space are encouraged.

¢ At entrances, sidewalk widths and materials should remain
consistent through road and entrance crossings.

e All utilities shall be under ground.
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Screening of loading areas, outdoor storage, service vehicle
parking, HVAC equipment, refuse collection areas and
other service functions is encouraged (and may be required
by applicable zoning regulations). Screening materials
should be durable yet convey quality and shall also be
visually consistent with the principle structures of the site

Chain link fencing of any type should be avoided.

Site amenities and treatments (benches, trash receptacies,
hand railings, light fixtures, etc.) are recommended and
should thematically relate to each other, the building’s
architecture as well as the site.

The use of reflective or brushed metallic finishes should be
avoided.

LIGHTING

Light poles and fixtures should be compatible in scale and
style with the intended development as well as with public
streetscape amenities.

Fixtures utilized throughout the site, regardless of function,
should be compatible with each other.

All light fixtures shall meet full cut-off or cut-off
specifications to eliminate upward light scatter.

Indirect lighting of building or pedestal signage is preferred
over internally lit signs.




If uplighting is necessary it should be sited in an
inconspicuous manner and should not cast light beyond the
sign nor should it create glare or other types of visual
disturbance.

Shatterproof coverings should be used for fixtures used at
lower heights.

SIGNAGE

Signs should be designed as an integral architectural
element of the building and the site to which it principally
relates.

As an architectural element, every sign should have scale
and proportion in its design and in its visual relationship to
the buildings and surroundings.

Directional signage should be used in developments where
internal vehicular circulation is complex and/or parking
options are not easily distinguished.

Signage should provide information that is simple and
legible, of a size and location that avoids obscuring the
architecture of the building.

Signage should employ colors and type faces that
complement the primary architectural style of the building.
Avoid extremely bright background colors (e.g. bright red,
orange or yellow).
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Avoid a white or off-white color in a large field of
illuminated background.

Signs should be of durable materials compatible with the
materials of the building served.

In a multiple storefront building, the signage should be of a
size, location, material and color that relates harmoniously
to the overall building. The signs should also reflect a
consistent design theme.

Avoid repetitious signage information on the same building
frontage regardless of the sign area allowed in the zoning
regulations.

LANDSCAPING

Plant materials should be specified to provide the
following:
- year-round interest (annuals, perennials, deciduous
color, spring flower, fruits, or branching patterns)
- low water demands '
- native species, where practical

Consider seasonal conditions as well as dimensions at
maturity when specifying plant materials for required
screening.

Only vegetation reaching suitable height and habit within
one vear of planting should be considered for screening

purposes.

Invasive or nuisance species should not be specified in
landscaping plans. Consult the Connecticut Department of




Environmental Protection for guidance on the types of
species to be avoided.

Landscape buffers and or berms should be considered
within the required front yards to reduce the visual
prominence of buildings and parking. One deciduous shade
tree at least 2.5 inches in caliper and reaching a mature
height of at least 35 feet should be considered for each 50
feet of frontage.

The use of large deciduous and coniferous trees to create an
acsthetically pleasing visual effect within the development
and along the corridor is encouraged.

BUILDINGS

Walls of buildings facing the Berlin Turnpike should
include windows, display areas or other features that
diminish the appearance of a blank wall.

Buildings of significant mass or scale that are sited along
frontages should incorporate changes in the fagade such as
offsets, or jogs and changes in relief such as cornices,
fenestration, or fluted masonry.

Predominant exterior building materials should be of high
quality. Siding materials shall be stone, wood, cementitious
wood, clapboard siding, brick or tinted/textured concrete
block. The use of dryvit or other exterior insulating and
finish systems and glass as a predominant material is
discouraged.

Exterior insulation finish systems, smooth-face concrete
blocks and pre-fabricated steel panels should not be used.
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The use of high intensity metallic, neon or fluorescent
colors or black is discouraged.

Roofing materials within view from the Berlin Tumpike
shall be asphalt shingles, standing seam metal or wood
shingles. Building trim and accent areas may feature
brighter colors, including primary colors but not neon
tubing features.

In buildings with multiple tenants or uses, exterior building
elements such as doors, windows, materials, storefronts,
signage, lighting should be compatible,

but not necessarily identical.

All accessory structures, screen walls and exposed areas of
retaining walls shall be of similar type, quality and
appearance as the principle structures.

Parapets featuring three dimensional cornice treatments to
conceal flat roofs and rooftop equipment are encouraged
and should match the style and scale of the building but
should not be of excessive height.

Utility feeds and metering devices should not be located on
portions of a building facing the Berlin Turnpike unless
fully screened.




