
Exhibit G. Housing Strategy 
 

HOUSING AUTHORITY OF THE CITY OF MERIDEN 
 

ExhGHousingStrategy.pdf 
  



Exhibit G: Housing Strategy 

The vision for the Housing Component of the Meriden Choice Transformation Plan is driven by 

3 community driven goals: (1) Create a mix of housing types and attractive styles that serve the 

identified needs of current and future residents at all income levels; (2) Develop housing that best 

leverages Downtown Meriden’s unique assets – train station, Meriden Green, central location, 

Community Health Center, and employment opportunities; (3) Ensure minimal disruption to the 

residents of Mills Memorial and assure that every Mills household has first choice of new housing. The 

proposed housing strategy is already on its way to being implemented. The $40 million mixed-use, 

mixed-income 24 Colony project is fully funded, under construction and scheduled to be completed in 

December of 2016. This project will house 24 Mills Memorial replacement units, catalyzing the 

relocation process. Additionally, the first phase of this application’s housing strategy has recently been 

awarded a 9% LIHTC award from Connecticut Housing and Finance Agency and is scheduled to close 

in 2016. The joint venture between Pennrose Properties and Meriden Housing Authority (both 

experienced in mixed-income development) will ensure the successful implementation of all phases of 

housing. 

G.1 Overall Housing Strategy 

The proposed housing strategy fulfills all 3 of the above community housing goals by providing 

a range of replacement and non-replacement housing options for returning Mills households and new 

tenants in multiple locations in and around Downtown Meriden. Additionally, the proposed housing 

strategy replaces every unit of Mills Memorial Apartments by bedroom type. Altogether, Pennrose 

Properties and/or Meriden Housing Authority will be responsible for 494 units of new housing in 

Meriden to be implemented over the next 5 years. Of which, 140 units will be Mills Memorial 

replacement units (24 replacement units will come online in 2016 through the 24 Colony project 

currently under construction); 241 units will be non-replacement affordable housing units; and 113 units 

will be market rate units. This housing program will be implemented in 6 phases with the first phase 
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fully funded and ready to close in 2016. The 140 replacement units will be Project-Based Voucher units 

that will primarily serve households below 30% AMI (<$26,250); the 241 non-replacement affordable 

units will be predominantly LIHTC units serving households between 30-60% AMI ($26,250-$52,500); 

the market rate units will target households above 60% AMI (>$52,500). All 140 existing units at Mills 

Memorial will be demolished, and proposed phases of housing are a combination of new construction 

and rehabilitation and developed on MHA- and City-owned lands. 

Location Phase Name Total 

Units 

Market 

Rate 

>60% 

AMI 

Affordable 

Non-

Replacement 

 

Replacement Replacement Unit 

Bedroom 

Breakdown 

1 

BR 

2 

BR 

3 

BR 

4 

BR 

Off-Site 0 24 

Colony* 

24 NA NA 24 12 12   

On-Site 1 Mills 1 75 15 34 26 3 9 14  

Off-Site 2 HUB 1 90 72 14 4  4   

Off-Site 3 Mills 2 75 15 34 26 6 15 1 4 

Off-Site 4 143 W. 

Main 

57 11 23 23 5 12   

Off-Site 5 Yale 

Acres 1 

162 0 136 26   26  

Off-Site 6 Yale 

Acres 2 

11 0 0 11   3 8 

Total   494 113 241 140 26 52 44 18 

    23% 49% 28%     
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Existing Bedroom Mix at Mills Memorial 26 52 44 18 

* 24 Colony is part of Neighborhood Strategy as it is currently under construction and scheduled to be 

leased up in early 2017. It contains 24 Mills replacement units. 

Alternative development approaches  Several development alternatives were considered, but 

ultimately not selected by the community and development team. One scenario considered the 

rehabilitation and modernization of existing Mills Memorial buildings, but the development team could 

not overcome 2 significant barriers – the high cost of modernization (69% of TDC), and the inability to 

mitigate flooding caused by Harbor Brook that runs culverted directly under the Mills site. Another 

scenario considered the complete relocation of all 140 units of Mills Memorial. However, at a contextual 

density of 7 units per acre, the development team required a 20 acre site within the city of Meriden. The 

only 20 acre sites available for housing development had poor access to services / transit, or required 

significant remediation, or both. None of these conditions were acceptable to existing Mills residents. 

Unit mix  The proposed unit mix for replacement units is based directly on the existing unit mix of 

Mills Memorial Apartments and is further supported by households on MHA’s waiting list. The existing 

and proposed unit mix is 26 1BRs, 52 2BRs, and 44 3BRs and 18 4BRs. A majority of the replacement 

3BR and 4BR units are located just outside the Choice Neighborhood boundary in a lower density 

setting that is conducive to larger families. This is in comparison to the higher density downtown setting. 

This location meets HUD’s poverty and minority concentration thresholds for off-site, outside-

neighborhood housing according to Section III.C.3.2.b.4.b. Most importantly, replacement housing 

outside the neighborhood was driven by current Mills households with large families who expressed 

keen interest (at multiple charrettes and forums) in living at new and substantially rehabilitated units at 

Yale Acres. The development at Yale Acres will include a fully programmed community center, access 

to transit (CT Transit Bus Route A) and children will be able to continue matriculation at their current 

schools or opt into one of Meriden’s Extended Day Learning Schools (See People Strategy). The 

proposed unit mix for the non-replacement housing units is based on multiple market studies which state 
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that new housing units will likely appeal to younger, working singles and couples, and empty nesters as 

well as families in the region looking for high quality affordable housing near assets and services. The 

proposed unit mix for non-replacement housing is 145 1BRs, 170 2BRs, and 39 3BRs. 

Rent levels   In 2010, there were 60,484 residents living in Meriden, CT. In 2013, there were 60,691 

residents. Although the population growth was flat from 2010 through 2013, the market area 

experienced very low vacancy, indicating a tight rental market, and suggesting a demand for more units. 

New housing for individuals earning less than 60%, 50%, or 25% AMI is hard to find. For public 

housing residents, the Housing Authority of the City of Meriden has a waiting list of 265 (3 years) 

families. According to a 2015 market study, the market area lacks the type of new, moderate to high 

density construction that the target market for the proposed project demands. Less than 10% of the 

housing units in Meriden are in buildings with more than 20 units. Over 50% of housing is in single unit 

attached or detached buildings. Only 65 units of housing were built between 2010 and 2013, and the 

majority of the existing housing stock was constructed before 1990. As a result, there is currently a 

shortage of new construction housing available in the city. The completion of 24 Colony Street will help 

to increase the attractiveness of the proposed project by adding 11,000 square feet of commercial space 

to the area and by increasing the number of residents, downtown.  

2019 Scheduled Gross Rental Rate – Phase 1 

Affordable Units 1 BR 2 BR 3 BR 

@ 25% AMI $402 $482 $557 

@ 50% AMI $804 $965 $1,115 

@ 60% AMI $966 $1,158  

Estimated rents for market rate units in Phase 1 (online in 2019) are $1,196 gross for a one bedroom, 

$1,477 gross for a two bedroom and $1,978 gross for a three bedroom. See Attachment 37. 

Phasing and Site Control Phase 1 consists of a 75 unit, mixed-use 4-story elevator building that sits 

mostly on-site and partially off-site on city-owned land. A majority of MHA’s on-site land is not 
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suitable for redevelopment as it is predominantly in the 100 year floodplain even after the City’s 

completed multi-million dollar downtown flood control projects. Phase 2 consists of a 90 unit, mixed-

use 5-story elevator building on the newly completed Meriden Green site (City-owned land). Phase 3 

consists of a 75 unit mixed-use development on city owned land adjacent to Phase 1. Phase 3 is 

proposed as 3 buildings – one 4-story elevator building and two 3-story buildings consisting of walk-up 

units. Phase 4 consists of 57 units on MHA owned land on W. Main St in the form of a mixed-use, 5-

story elevator building. Phases 6 and 7 are just outside the Choice Neighborhood boundary on MHA 

owned property and consists of 162 and 11 units respectively in a combination of new and substantially 

rehabbed semi-attached, rowhome and walk-up buildings. All phases of development in Downtown 

Meriden are mixed-use buildings in keeping with the City’s TOD zoning overlay. 

Relocation and Tenant Protection Vouchers  Relocation of the tenants of the Mills Memorial 

Apartments is being done in two phases.  A Relocation Plan has been established for each phase.  The 

first phase consisting of 24 units pertains to the tenants of buildings 32, 34, 40 and 42 Mills Street.  The 

first phase of relocation is complete and the buildings are vacant.   The tenants in the remainder of the 

buildings (Phase 2) consisting of 116 units will be relocated by end of 2016.  Several resident meetings 

have taken place over the course of the past several years informing tenants about the project and to 

assist with their relocation.  One-on-One assistance was also provided for the families in the first phase 

of the relocation. In accordance with MHA’s “Right-to-Return” Policy for the Mills, all eligible 

households that were in residence at the Mills as of November 1, 2013 have the option of returning on a 

priority basis to any dwelling unit constructed as part of the Replacement Housing Plan for which they 

are income and otherwise eligible subject to screening for suitability.  MHA will provide “replacement 

vouchers” to families return to replacement units.  In those cases under which a household’s income has 

increased such that they are only eligible for a non-subsidized or market rate unit, the “Right-to-Return” 

would still apply to the extent that the household is determined to have stable income sufficient to pay a 

non-subsidized rent. 
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Unit design  All residential units will be designed with modern layouts, high-quality finish and 

appliance standards, and will include dishwashers, disposals, and microwaves. All new units will be 

significantly larger than the existing Mills Memorial apartments, at an average of 700 SF (1BR), 944 SF 

(2BR), 1,294 SF (3BR), and 1,388 SF (4BR). All 1BRs and most of the 2BRs will be apartments served 

by elevators, and the larger units, 3 BRs and 4 BRs, will primarily be townhouses and flats. 1BR and 

2BR units will have one full bath; 3BR units will have 1.5 baths; and 4BR units will have two full 

bathrooms. Finishes will be attractive and durable, including laminate and carpet flooring. Unit-based 

access to broadband internet connectivity will be provided in all units; wiring infrastructure will be 

installed. All Mills households and other qualifying residents will have the opportunity to sign up for no-

cost or low-cost high speed internet service through MHA’s ConnectHome initiative. 10% of all unit 

types will be accessible; all elevator apartment units and Yale Acres 2 (305 out of 494 total units, or 

62%) will be both visitable and adaptable if not fully accessible. 

Funding sources Financing for all six phases of housing will come from a variety of sources. Phases 1-

3: The bulk of the funds will be sourced through Low-Income Housing Tax Credit Equity from the 

Connecticut Housing Finance Agency, in the amount of approximately $35MM for all three phases. In 

addition, a combination of Choice Neighborhood funds, Connecticut Department of Housing Affordable 

Housing Program (Flex) funds, Competitive Housing Assistance for Multifamily Properties (CHAMP) 

State funds, and private equity will make up the remainder, along with First Mortgages and Deferred 

Developer Fee for each phase. Phase 4 -143 West Main Street is a proposed $33.6 Million mixed-use 

57-unit housing and commercial arts and entertainment center.  MHA plans to apply for 9% LIHTC & 

Historic tax credits for $21 Million and $3.5 Million in CT DOH FLEX funds later this year in 

November 2016.  Also, included in the financing plan is $4 Million from Choice Neighborhood Grant 

funding, $3.8 Million permanent loan, a deferred developer fee, as well as, a developer equity 

contribution.  Energy rebates are anticipated to reach $1.5 Million. Phase 5 - Yale Acres I is a proposed 

$48 Million housing rehabilitation project consisting of 162 units.  A 4% LIHTC application was 
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submitted in April 2016 and currently under review by CHFA and CT DOH underwriting.  The ask from 

CT DOH is a $5.7 Million loan in the form of Affordable Housing Program FLEX funds.  MHA has 

received several loan commitments including federal LIHTC net proceeds in the amount of $13,468,356 

(First Sterling Financial), and $24 Million permanent loan by Rockport Mortgage.  MHA has committed 

to a Purchase Money Note in the amount of $3.5 Million and a project reserve loan for $250,000.  The 

project also received $779,600 in energy rebates for its commitment to energy efficient improvements, 

and has been approved by Eversource’s ZREC program to receive a potential of over $1 Million over a 

15 year time period. Phase 6 - Yale Acres II is a proposed $3 Million housing rehabilitation project 

consisting of 11 units.  MHA has obtained a firm commitment from Boston Community Capital in the 

amount of $3 Million in the form of a permanent loan. 

Business terms  The joint venture between Pennrose Properties and Meriden Housing Authority will 

ensure the successful implementation of all phases of housing. As the developer, Pennrose Properties 

and Meriden Housing Authority will provide guarantees to the lender and investor and will receive a 

developer fee on each phase. As a joint venture, Pennrose Properties and Meriden Housing Authority 

will share operations guarantees and have dual control of the limited partner entity for Phases 1 and 3. 

Operations guarantees and control of Phase 2 will be solely on Pennrose Properties. For Phases 4-6, 

developer and operation guarantees are secured by Maynard Road Corporation (MRC) via the 

component unit instrumentality relationship between MHA and MRC.  MHA founded MRC as a non-

profit partner to develop and manage affordable housing through public-private partnerships.  Developer 

fees are used in part to invest in additional affordable housing projects and to support other business 

activities of MHA and MRC. 

Land use approvals  The development team has secured discretionary land use approvals (including 

zoning) for the developed and undeveloped land for ALL phases of housing proposed. Attachment 44. 

Measurable Outcomes  MHA and Pennrose will report quarterly on a number of metrics including: 

units demolished; units built on time and on budget; new accessible and visitable units; unit types 
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(replacement, tax credit, and market-rate); actual income mix achieved upon occupancy; reduction in 

per-unit energy consumption in new units compared to old; achievement of industry standards for 

quality property management; waiting lists by unit type; and tracking the increase in fair market rent 

over the 5 year period and beyond. 

G.2 Mixed-Income Development 

MHA and Pennrose are developing housing available to households with a broad range of 

incomes for a transformed Downtown Meriden. The plan calls for 140 project-based voucher 

replacement units and 354 units that are either LIHTC-only or market-rate units. Therefore, more than 

50% of the 494 total units are not public or assisted-housing units. The 113 market-rate units, targeted at 

households above 60% AMI, comprise 23% of the 494 total units. 

G.3 Long-term affordability 

MHA and Pennrose certify that they will maintain a long-term affordability restriction on title of 

40 years or more from the date of initial occupancy for all affordable rental housing funded by Choice 

Neighborhoods in this application. 

G.4 Design 

The overall housing plan is designed to enrich the surrounding neighborhood and promote 

mixed-income, mixed-use communities by means of the integration of high quality residential and 

mixed-use buildings at several critical locations within the Downtown Meriden neighborhood as well as 

a high-quality, energy efficient two-phase rehabilitation and new construction of the existing Yale Acres 

state moderate income housing site on the City’s east side, just outside the neighborhood.   The 

subsidized, low and moderate income housing and the market rate housing are intermixed within 

individual buildings so as to be indistinguishable from each other.  The buildings and overall site design 

exemplify best practices in defensible space design, with apartments facing onto streets or other public 

rights of way, and clear relationships between front (public) and rear (private) outdoor space.  The 

individual project phases provide housing with well integrated recreational amenities and landscape 
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elements that are accessible to persons with disabilities and are comparable to newly developed and 

renovated housing in surrounding communities.  Each project phase is designed to pro-actively manage 

stormwater, following best-practices as defined by the 2004 Connecticut Stormwater Quality Manual, 

published by the Connecticut Department of Energy and Environmental Protection (DEEP).  Each 

project phase incorporates architectural character, design elements and amenities that are designed to 

attract a diverse population across income brackets, family size and racial and ethnic backgrounds that 

will enrich the neighborhood improve connectivity, foster diversity and deconcentrate poverty.  The 

units in all phases of the project have room sizes which exceed the minimum design standards 

established by HUD and the Connecticut Housing Finance Agency (CHFA).  The housing, as designed, 

fosters a compact, pedestrian-friendly, mixed-use neighborhood.  The project phases located within 

Downtown Meriden (Project Phases I through IV), are all located within ¼ mile of the Intermodal 

Transit Station and also within ½ mile of each other in order to foster residential density within the 

Central Business District.  Each of these four phases contain a healthy mixed-use program consisting of 

retail, services, recreation and entertainment-related spaces in order to leverage the State DOT’s rail 

transit investment and to create a dense, pedestrian-friendly district that foster’s economic opportunity 

for the residents of these new developments as well as the greater Meriden community.  

The first project phase will redevelop a portion of the Mills Memorial public housing site.  Recently 

renamed Meriden Commons (Mills 1), this project will accommodate 26 Mills replacement units in 

addition to 34 “workforce” housing units and 15 market rate units.  This building will provide 5,500 

square feet of retail space on the ground floor facing State Street.  4,300 square feet of that total are 

currently designated for a daycare facility to be operated by the YMCA.  The remaining 1,200 square 

feet has been reserved for a small café or coffee shop at the corner of State and Mill Streets.   

Phase II of the project, unofficially named HUB 1, will provide 90 apartments, up to 10,000 square 

feet of retail space on the ground floor along State Street, and a 1,200 café space at the rear of the 

building to serve the Meriden Green Amphitheater during concerts and other events.  These retail spaces 
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will line a covered resident parking area.  This parking will be covered by a roof terrace and green roof 

at the building’s second floor level.  The terrace will have a view onto the amphitheater and park, and 

will serve as outdoor recreational space for the building’s second floor community room and fitness 

center.  Four of the 90 units will provide replacement housing for Mills residents. 

Phase III will return to the Mills megablock, with a second phase of 75 units and 26 Mills 

replacement units.  Phase III, owing to its physical location in a more purely residential enclave, will 

offer a broader spectrum of unit types, including ground floor apartments and walk-up townhouses with 

doors and porches that face the street and the Meriden Green.  This will serve to tie these units more-

closely to the outdoor yard areas both on and off the Mills site in order to accommodate larger families 

with more children.  The addition of individual entrances will also create more “eyes on the street” to 

enhance security both on the street and facing the Park.   

All three of these project phases will include an on-site property management and maintenance 

office, community room, and fitness center.  Outdoor amenities on each site include a fenced 

playground, designed for children from 2-1/2 to 5 years and from 5-12 years of age, equipped to be 

accessible to children with physical handicaps.  They are also all physically connected to the City’s new 

14 acre Meriden Green by means of sidewalks and trails, further enhancing the recreational amenities 

available to residents. 

Phase IV will shift the development focus to the west end of the Central Business District to a site at 

143 West Main Street.  This project will be quite unique within the spectrum of project phases.  As with 

the prior projects, this development is designed to include a substantial component of ground-floor retail 

and commercial space to enliven the street and foster a pedestrian-oriented neighborhood, as well as on-

site management and a rooftop terrace for use by the residents.  The project also contains a 450 seat 

black-box theater/ music venue, further adding to the attractiveness of Downtown Meriden as a place to 

live, work and play.   23 of the project’s 57 units will be reserved as replacement housing for Mills 

Memorial residents. 
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Phases V and VI will provide 19 new and 154 rehabilitated units at the Meriden Housing Authority’s 

former State Moderate Income project at Yale Acres.  Yale Acres I and II provide an off-site housing 

alternative to the project phases within the Meriden Choice Neighborhood.  At Yale Acres I and II the 

focus will be on providing a relocation resource to larger families, with 29 three bedroom and 8 four 

bedroom units among the 37 relocation units provided on the site.  In addition to the rehabilitation of 

existing obsolete housing stock into new energy efficient contemporary housing, the Yale Acres site will 

include a new 25,000 square foot community center and community greenhouse, and two new 

playgrounds, one each for children between the ages of 2-1/2 to 5 years of age and 5 to 12 years of age.  

Both playgrounds will be designed to accommodate children with physical handicaps. 

G.5 Green Building 

All of the project phases within this project will be built and certified to Enterprise Green 

Communities (EGC) 2015 Criteria. (See Attachment 43 for details.) Key ‘green’ objectives include low 

per unit energy consumption, healthy indoor air quality, and the use of sustainable and high recycled-

content products and finishes. The redevelopment team has extensive experience working together to 

build high quality, energy-efficient housing throughout the Northeast and Mid-Atlantic regions. In 

addition to EGC Certification of all project phases, the team also commits to certifying the project in the 

LEED for Neighborhood Development program for Phases 1 and 3 on the Mills megablock.  The 

Meriden Housing Authority has distinguished itself as a leader in sustainable design and construction 

practices.  In its ongoing projects at 24 Colony Street, 143 West Main Street and Yale Acres Phases I 

and II the Meriden Housing Authority has engaged with its development partners to pursue a multi-

faceted approach to sustainable design and renewable energy systems, pairing super-insulated building 

envelopes with multiple renewable energy systems including photovoltaic arrays, solar thermal domestic 

hot water, and geothermal heating/ cooling and domestic water heating systems. 
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