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I. Introduction 

 

There are many zoning options for the commission to consider for furthering the Mas Property 

and Constitution Boulevard North's development: LIP, CB-1, CB-2, IA-1, IA-2, IA-3, IB-1, and IB-2. We left 

out the Residential and Commercial (CA) zones because they permit residential development and other 

unwarranted commercial uses. Also, they exclude nearly every type of potential use we are hoping to 

include. 

 

Mayor, Mark A. Lauretti, has asked this department and the commission to formulate a plan to develop 

these properties. After his presentation earlier this month, he has made it clear that the primary 

intended uses include: warehousing, manufacturing, assembling, distribution, office space, and research 

and development. The precise ratio and intensity of these uses are unknown. Still, given the scale of the 

initials proposals and our own experiences, we can make some educated assumptions about how these 

developments might work.  

 

In addition to the comments, figures, and tables below are a few attachments. These items are copies of 

conceptual layout plans, a highlighted copy of Schedule A illustrating the significant differences between 

the zoning options and how they may affect this initial proposal and future elements, and another copy 

of Schedule A reflecting our recommendations. 

 

Our comments are broken down into five sections to help clarify the existing conditions and challenges 

we face in tackling this project. Sections II, III, and IV are written with as little bias as possible to help you 

formulate your own opinions. Before moving to section V, please write down some of your thoughts and 

ideas. 
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I. Current Status 

 

Please take a few moments to review Figures 1 and 2. The parcels in the discussion are currently zoned 

R-1 and PDD 11, although the legitimacy and status of PDD 11 are in question. North of the site is R-1 

zoning and Walnut Avenue Extension. East of the site are properties in the R-1, the Restricted Business 

District (RBD), and Central Business 2 (CB-2) zones. South of the property is R-1 zoning and Nells Rock 

Road, and west is also more R-1 zoning. To the south and east of the Mas Property are high-density 

residential developments and subdivisions, which are pre-existing in the R-1 zone or old special 

exception applications. This scenario is very similar to the Constitution Boulevard South section by 

Waterview Drive, were surrounding the light-industrial parcels are R-1, R-2, and R-3 zones with a few 

additional special exception applications or PDD's, including high-density residential developments.  

 

 

Figure 1. Existing zoning.  
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By looking at the main traffic corridors in this area, there is almost an "X" pattern with Route 8 and 

Bridgeport Avenue running from southwest to northeast and Constitution Boulevard South beginning in 

the southeast corner and coming up in a northwest direction to the middle of the intersection, but 

stopping, because the road has not been complete. The road development will naturally increase traffic 

flow through the adjacent area. Still, by incorporating low traffic-generating development along this 

Constitution Boulevard corridor, commuters will use this as a passageway, as intended, across town 

rather than bottling up Howe Avenue, Coram Road, Long Hill Avenue, or Nells Rock Road.  

 

 

Figure 2. Yellow highlights the two major corridors, and red shows the Cons. Blvd. N. extension. 
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The site has topographical and hydrographical challenges, which should be considered as they could 

hinder access to some areas of the site, pose difficulties for development, and lead to environmental 

damages. The cities Inland Wetlands, Conservation, and Engineering departments will be instrumental in 

ensuring that any proposed development is safe for the neighboring communities, the existing 

ecosystems and environment, and future tenants. However, the PZC can thwart some over-

development issues by examining Schedule B and the building lot standards addressed next. 

 

 

Figure 3. Green area identifies boundaries. Blue indicates wetlands. Orange indicates areas with steep 

slopes. 
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II. Building Standards 

 

Please take a moment to review Figures 4 and 5, which depict highlighted sections of Schedule B 

and the lot standards.  

 

Figure 4. Schedule B Standards for the IA, IB, and LIP zones. 

 

We will refer to an acre as a builder's acre of 40,000 square feet and not a surveyor's acre of 43,560 

square feet for these comments and simple math. There is a tremendous range in lot requirements and 

property development density in the zones that could be considered for this area. At a minimum, the CB 

zones require 15,000 square feet (1/3 of an acre), and at a maximum, the IA zones require 120,000 

square feet (3 acres). 
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Figure 5. Schedule B Standards for the CB zone. 

 

To help categorize the zones, we have ranked them from highest-ranking density to lowest. We have 

taken into account the minimum lot area, the property setbacks, and lot coverage requirements. The lot 

standards of a PDD are ultimately up to the commission's discretion and therefore are not included. 

 

1. IB-2, Highest 2. CB-2 3. CB-1 4. IA-3 

5. IA-2 (tie) 5.    IB-1 (tie)        7.    LIP        8.    IA-1, Lowest 

 

The attached documents, "DeCarlo Layout for Mas Property" and "Primrose Layout for Mas Property," 

show properties and developments on individual lots with at least three acres. These initial proposals 

comply with and do not overburden most of our zoning standards except for a few line items in the IA-1 

and LIP zones. In addition to what the current proposals illustrate, imagine the long-term effects of 

choosing an IB-2 or CB-2 zone which allows for a higher development density than a LIP or IA-1 zone. 

This could be beneficial or problematic depending on your frame of view. 
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III. Zones 

 

Please familiarize yourself with the attachment "Schedule A Highlighted", a marked-up copy of 

Schedule A to see all of the different uses allowed in the city. Items highlighted in blue are areas and 

subjects that are significant in this discussion. In the Permitted Uses columns, highlighted green items 

are permitted by right, yellow items are allowed with site plan approval, orange items require a special 

exception application, and pink items are prohibited. The charts below summarize and list the key 

differences between the various zones, which may help summarize the significant differences. 

 

Minimum Required Uses 

 Zones 

Minimum Required Uses for 

Mas Property 

CB-1 CB-2 IA-1 IA-2 IA-3 IB-1 IB-2 LIP 

7, 8. Uses for the city and 

state 

P P P/S P/E P/E P P P/E 

16B. Accessory fitness center S S S S S S S S 

20, 21, and 22. Public utilituy 

substations 

S S S E E P P E 

26A, 26B, 26C, 27. 

Professional and business 

offices 

S S S S/E S/E E/X E/X E/X 

42, 42A. Warehousinng  S/X S/X X X S P/X P/X X 

46, 47, 48A. Freight, trucking, 

and building materials 

S S X/S X/P/S X/P/S P P X/S 

50, 51. Research labs S S S S S P P X/S 

52, 52A, 53. Manufactuing, 

processing, and assembly 

X/S X/S S S S P/S P/S S 

 

Table 1. Required uses. Identically to Schedule A in the regulations, P = permitted, S = site plan 

application, E = special exception, X = prohibited. 
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Changes Required 

 Zones 

Severity and Breadth of 

Changes 

CB-1 CB-2 IB-1 IB-2 IA-1 IA-2 IA-3 LIP 

Permitted Use changes 

needed to meet the minimum. 

1-2 1-2 0-1 0-1 1-2 1-2 1-2 4+ 

As proposed. Lot Standard 

changes needed. 

0 0 0 0 3 0 0 1-2 

How many other properties 

affected? 

3 50 3 35 0 30 14 60 

If Schedule A, lines 7, 8, 13b, 

16b, 26a, 26b, 26c, 27, 42, 

42a, 47, 48, 50, 51, 52, 52a, 53 

are necessary. How many 

additional uses are in this 

zone? 

45+ 45+ 34 33 32 30 29 19 

Table 2. Schedules A and B Changes 

 

Additional uses are not necessarily problematic, and we would encourage this subcommittee to review 

uses: 11, 12, 13B, 15, 16, 16A, 30, 34, 35, 55, 56, and 58 of Schedule A, to potentially include their uses 

in however we proceed. 

 

The CB-1 and CB-2 zones allow for a wide variety of commercial and business uses. If the PZC feels that 

this area should permit hospitals, hotels, retail, theaters, food establishments, vehicle service stations, 

and other business uses, this may be an appropriate option.  

 

The IB zones currently allow for both warehousing and manufacturing of goods. The IB zones offer more 

heavy industrial-type uses than the IA zones, and the only difference between the IB-1 and IB-2 zones is 

that the latter allows for power plants. The IB zones allow for fewer commercial uses than the CB zones. 

As is, the IB zones would accommodate the uses proposed without any modifications.  

 

The IA-1, IA-2, IA-3 zones are more restrictive than both the IB and CB zones but less stringent than LIP. 

All IA zones allow for the manufacture, processing, or assembly of goods, with the IA-3 zone allowing 

accessory warehousing and storage (Line 42A). However, none of the IA zones currently allow for 

warehousing and wholesale businesses. 
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The LIP zone is highly restrictive and requires modifications for the proposed development to continue. 

However, this may be beneficial in other areas as many applicants and landowners have found the 

restrictions challenging to work with. 

 

PDD's are an additional option, with the PZC having ultimate authority. The PZC can dictate the uses, 

location, and design of all aspects with PDD's.  

 

 

 

 

Before continuing to the last section, please formulate and write down your thoughts, concerns, 

questions, and recommendations. You may have an idea that we have not addressed or thought of, 

which could change or benefit the outcome of our decisions, and we do not want to taint your initial 

thoughts with ours. 
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IV. Recommendations 

 

Staff recommends rezoning the Mas Property and necessary adjacent properties to the IA-1 zone for 

the following reasons.  

 

1) The CB zones are far too intensive for what's proposed. They may eventually lead to over-

commercialization of the area and issues arising with many neighboring properties in R-1 

zones. These uses are best located on Bridgeport Avenue or downtown. Many of the items 

in CB zones are high-traffic generations. The minimum lot area required for the CB zones is 

very low and allows for a much higher development volume. The CB zone also opens the 

possibility for residential development and high-density residential development, including 

8-30g applications. 

 

2) The LIP zone is overly restrictive and requires numerous changes to Schedule A and a few to 

Schedule B to allow for the development of this area. In addition to the CB zones, an 

additional negative to this zone is the opportunity for 8-30g applications. There are at least 

60 other parcels currently in the LIP zone on Bridgeport Avenue, Constitution Boulevard 

South, and Waterview Drive. Changing the LIP zone too dramatically could alter the 

character of these other areas. 

There are very few permitted uses in the LIP zone, and many of them by Special 

Exception, which we believe should be modified to benefit other areas of town. Numerous 

interested parties with seemingly light industrial-type uses have reached out to this 

department but have walked away because they are not permitted in Schedule A, even 

though they would likely harmonize in the neighborhood.  

 

3) A PDD is not necessary for this location because we already have various options established 

in our regulations. The development proposed is relatively straightforward in offering light 

manufacturing, warehousing, limited research and development, and necessary office 

space. We feel these uses are symbiotic and do not require a PDD. Additionally, the legality 

of PDD's is being heard by the state supreme court. If the courts rule against this 

mechanism, it will set this proposal back many months. 
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4) The IB-1 and IB-2 zones allow for an extensive range of industrial uses. These zones protect 

from many high-flow traffic generations and high-density residential developments. 

Changing this area to an IB zone would require the least amount of modifications to the 

regulations. However, there are permitted uses in the IB zone that the PZC may be cautious 

of permitting. The IB-1 zone is only represented on three othe parcels in town, so 

modifications to this zone would have a minimal impact. 

 

5) The IA-2 zone currently allows for some popular commercial uses, and over 40 parcels on 

Bridgeport Avenue are zoned as IA-2. Any changes made to this zone would have a 

tremendous impact on the city by altering the lot development standards, providing for 

additional uses, or creating pre-existing non-conforming uses. We would rather address any 

issues in this zone at another time. 

 

6) The IA-3 zone is very similar to the IA-2 zone in Schedule A. However, the requirements of 

Schedule B are very low and would overburden the land with development. Additionally, 

with almost thirty parcels in the IA-3 zone scattered around River Road and Bridgeport 

Avenue. The proposed uses would not fit well in the existing areas. 

 

7) The IA-1 zone is not used anywhere else in the city and therefore limits the impacts of this 

light industrial proposal in other parts of town. If a few of the use and lot items are changed, 

it will allow for the development of this area in a sustainable and cautious manner. Our 

recommended changes to Schedule A are in attachment "Schedule A Highlighted with IA-1 

Recommendations," and changes to Schedule B for the IA-1 zone are highlighted in Figure 6. 

 

The IB-1, IA-3, and IA-1 zones are our top recommendations for this subcommittee. Still, we 

unanimously found that the IA-1 zone is the most appropriate zone for this property and requires a few 

modifications to the regulations to allow for thoughtful and productive development of the future 

Constitution Boulevard North corridor.  



 

Page 13 of 13 
 

 

Figure 6. Recommended changes to IA-1 zone: Line 4: 175',  Line 6: 60',  Line 11: 30%,  Line 13: 75% 

 

We hope you find this initial report and its findings to be clarifying and supportive. We are eager to open 

dialogue with you and the public in the coming weeks and look forward to seeing the potential 

development of this area. 

 

 


