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Exhibit A – Executive Summary. 

Opportunities to achieve sustainable, transformational change that benefit all members of a community, 

particularly those most disadvantaged, are extremely rare. The Meriden Choice Neighborhood (MCN) 

has been presented with such an opportunity. The Choice Neighborhood, six census tracts centered 

around the City’s historic downtown containing the targeted Mills public housing complex, exhibits the 

deepest needs but also the greatest concentration of community assets and agents for change. After years 

of planning and gathering of resources, the MCN is ready to go-- to be transformed in the next five years 

from an area of aging housing and concentrations of poverty, to a safe, pedestrian friendly neighborhood 

of choice connected to educational and employment opportunities.  

The MCN has seen an unprecedented amount of private, local, State and federal investment in 

the last three years and has begun to see the benefits of those efforts. Today a 14 acre former brownfield 

site in the center of the city is a verdant place-making park that doubles as flood control infrastructure 

and provides new opportunities for private development. A small, mostly unused Amtrak train station 

with six rail headways is currently being redeveloped as a new Intermodal Transit Center that will 

support 56 commuter rail headways and other forms of transit. Meriden is designated as a major stop on 

the $467 million “Hartford Line,” connecting it to regional economies spanning from Fairfield County’s 

“Gold Coast” to the Hartford/Springfield “Knowledge Corridor” – a commuter shed that contains over 

600,000 jobs. The first of several planned new mixed-use, mixed income buildings, with 63 residential 

units (including 24 replacement units), 11,000 SF of retail and a 273 space parking garage for residents 

and commuters, will be will be ready for occupancy in 2016. The Meriden Housing Authority and its 

procured developer, Pennrose Properties, have been awarded a 9% Low-Income Housing Tax Credit 

award from the Connecticut Housing Finance Agency for the first phase of redevelopment on the target 

housing site, scheduled to close in December, 2016. More than $200 million has or will be invested in 

the MCN. To maximize the impact of all of this leverage and to accelerate the pace of Transformation, 

the Meriden Housing Authority (Lead Applicant-MHA) and the City of Meriden (Co-Applicant) are 
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requesting $20 million of FY 2016 HUD Choice Neighborhoods funds. This grant will be matched by 

$114 MM in Housing leverage, $20 MM in People leverage, and $74 MM in Neighborhood leverage. 

The proposed neighborhood boundary was the boundary for the FY 2013 HUD CNI Planning 

grant and, preceding it, the boundary for a FY 2011 DOE Promise Neighborhoods plan. This area is 

marked by concentrations of poverty rates over 40%, a long-term vacancy rate that is nearly three times 

that of the county, a Part I Violent Crime rate over two times that of the City as well as significantly 

poorer metrics in community health, education and high unemployment rates. Isolated within this 

neighborhood distress is the MHA’s Mills Memorial Apartment complex – a 140 unit distressed public 

housing development deficient in design and structure sitting within the 100 year floodplain. Despite 

these adverse conditions, the mostly Hispanic tenant population of Mills has persevered, actively 

participated in, and championed the Transformation plan, attending over 30 bilingual meetings. 

The Meriden Choice Housing Plan will be led by a Joint Venture between the Meriden Housing 

Authority and Pennrose Properties (Housing Implementation Entity). Market studies demonstrate that 

there will be strong demand for new and rehabbed housing in Meriden as diverse households look for 

affordable, high-quality homes in an amenity-rich, transit-oriented downtown. MHA and Pennrose 

between them will develop 494 units of new and substantially rehabilitated housing on-site, off-site and 

outside the neighborhood boundary in an un-impacted area. 70% of the housing program (354 units) 

consists of non-replacement units. 22% of the planned housing (113 units) are non-restricted market rate 

units. The housing plan includes bedroom-for-bedroom, unit-for-unit replacement of Mills Memorial 

Apartments. Relocation has already commenced. MHA has demolition disposition approval from HUD 

SAC for 24 units, approval for the remaining 116 units is currently pending. MHA is not requesting any 

tenant protection vouchers as part of this FY 2016 HUD Choice Implementation application. 

The Meriden Choice People Plan will be led by Housing Opportunities Unlimited (HOU) – a 

case management consulting firm experienced in HOPE VI CSS and Choice Neighborhoods People Plan 

Implementation. The People plan is based on the Choice Planning Grant needs assessment and consists 
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of 13 well-defined, highly leveraged strategies that address all of the high-priority needs identified 

among Mills households and the larger community and all of the required priority outcomes as per the 

FY 2016 CNI NOFA. Examples include an early childhood education learning center operated by the 

YMCA and a state-approved Family Resource Center to be located in the new housing will ensure that 

Mills and other neighborhood children will enter kindergarten fully prepared for academic success. The 

Meriden Public School District (MPSD) will allocate spaces for relocated Mills students to join nearby 

schools that have implemented Expanded Learning Time – an additional 100 minutes of instructional 

time per day (40 extra school days) to improve proficiency in core academic subjects. A Meriden Youth 

Center, modeled after Hartford and Chicago’s YouMedia facility, will provide Mills and local youth a 

haven to become college and career ready. Meriden Children First (DOE Promise Neighborhood 

Awardee) in partnership with MPSD will serve as the Principal Education Partner, deploying its staff of 

Neighborhood Connectors to work directly with Mills and community parents and students. 

The Meriden Choice Neighborhood Plan will be led by the City of Meriden. Six neighborhood 

strategies were derived directly from the planning process. Corresponding Critical Community 

Improvement items are each leveraged with local dollars. (1) Wayfinding and signage will be 

implemented in Downtown Meriden as part of a multimodal roadway improvement plan; (2) Gap 

financing for economic development will address vacant and abandoned properties in the TOD district; 

(3) Community arts initiative (comparable to NEA’s Our Town) will be implemented as part of a larger 

Downtown Beautification Program; (4) Façade improvements for small business owners will advance 

economic development; (5) Expansion of the City’s existing Neighborhood Preservation Program will 

preserve and rehabilitate existing aging housing stock; (6) HUD CCI dollars will be used to provide free 

wi-fi in the downtown in coordination with Meriden’s recent designation as a HUD Connect HOME 

community. All of the team members, who have worked cooperatively with Mills and neighborhood 

residents and businesses through a joint planning committee to advance these plans, will continue to 

work together to transform the Meriden Choice Neighborhood into a neighborhood of choice. 
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Exhibit B: Threshold 

B.1 Partnership Narrative 

The proposed applicants – the Meriden Housing Authority (Lead Applicant) and the City of Meriden 

(Co-Applicant) -- are eligible and meet threshold requirements as identified in the Choice 

Neighborhoods NOFA. Neither organization is a for-profit developer, a non-profit organization, a 

private citizen, nor is designated as “troubled.” A detailed Partnership Agreement has been executed 

among all key implementation entities including the Meriden Housing Authority (Lead Applicant); the 

City of Meriden (Co-Applicant and Neighborhood Implementation Lead); Pennrose Properties and 

Meriden Housing Authority Joint Venture (Housing Implementation Lead) Maynard Road Corporation 

is a non-profit arm of Meriden Housing Authority, and share the same board and leadership); Housing 

Opportunities Unlimited (People Implementation Lead); and Meriden Children First (Principal 

Education Partner) in partnership with Meriden Public School District. This legal contract, included as 

Attachment 6, describes the roles and responsibilities of these key partners. Details about how this 

contract will work, the roles and responsibilities of different entities, the decision-making and dispute-

resolution procedures, and the provisions for community engagement and long-term accountability are 

all described further in Exhibit I. Attachment 6 also includes Memoranda of Understanding (MOU) 

executed between the City & Pennrose, and as well as a joint venture certification between MHA and 

Pennrose. 

B.2 Separability 

Not applicable. The Transformation Plan calls for demolishing all existing public housing units on the 

Mills Memorial site and constructing a new mixed-income development at the original Mills Memorial 

site and multiple MHA- and City-owned parcels. 
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Exhibit C: Capacity 

C.1 Overall Project Leadership Capacity of Lead Applicant  Meriden Housing Authority (MHA), 

Lead Applicant, owns and manages 337 federal and 215 state public housing units and has successfully 

carried out recent large scale redevelopment of its assets. MHA continues to make capital improvements 

to its portfolio, keeping its aging units marketable and habitable and meeting all HUD obligation and 

expenditure dates. Recently, MHA has focused on energy efficiency, including installation of 

geothermal systems and solar panels using energy performance contracts. MHA was the Lead Applicant 

in the FY 2013 HUD Choice Neighborhoods Planning Grant and successfully completed the 2 year 

planning process, meeting all requirements and deadlines. In 2015 MHA received ConnectHome 

designation from HUD and is working with regional high speed service providers to offer no- to low-

cost internet access for low-income households. MHA manages 61 Section 8 Project-Based Vouchers 

and 746 Section 8 Tenant-Based Vouchers. MHA was also the recipient of 2 consecutive 9% Low 

Income Housing Tax Credit (LIHTC) awards from Connecticut Housing and Finance Agency (CHFA) 

in 2014 and 2015 to implement the following projects. 

MHA Example #1 – MHA Downtown Meriden Transformation Plan  Three years before receiving a FY 

2013 Choice Neighborhoods Planning Grant, MHA started laying the groundwork to implement its 

Downtown Initiative partnered with the City of Meriden. This initiative evolved and expanded into the 

2016 Meriden Choice Transformation Plan with implementation elements well underway. Successfully 

implemented elements of this initiative include strategies to improve outcomes for Neighborhood, 

People and Housing, and are directly related to activities proposed in this grant application. (a) 

Development of 24 Colony Street: MHA partnered with Westmount Development Group to construct a 

new $40 million mixed-use 63-unit development at 24 Colony Street in Downtown Meriden. With its 

progress at 55% complete, construction is anticipated to be completed by December 2016. The project 

will be the first new development in the City’s newly created Transit Oriented Development (TOD) 

District and will be the first collaboration between a local housing authority and the CT DOT with the 
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express purpose of creating housing and parking adjacent to public transit. The construction plan 

includes a four-story elevator building with retail/commercial space on the first floor and 63 residential 

apartments on the 2nd through 4th floors. Unit mix is proposed to be affordable housing (24 units 

reserved as replacement housing for Mills public housing residents) and market rate. A 273-space 

parking structure is being constructed behind the building with spaces servicing the train station (DOT 

dedicated), City parking and building residents. (b) Demolition disposition and relocation of Mills 

Memorial households: Relocation of Mills tenants is being done in two phases, each phase having a 

Relocation Plan. The first phase (24 units pertaining to the tenants of buildings 32, 34, 40, and 42 Mills 

Street) is complete and the buildings are vacant. Residents were relocated with minimal inconvenience 

to their daily lives. The tenants in the remainder of the buildings consisting of 116 units (Phase 2) will 

be relocated by the end of 2016. Many resident meetings have taken place over the course of the past 

several years informing tenants about the project and to assist with their relocation. The discussions also 

obtained the residents’ feedback relative to their needs and wants to incorporate into the replacement 

housing plan. One-on-one assistance was 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 subject to screening for suitability. 

MHA will provide “replacement vouchers” to families that return to replacement units. In those cases in 

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. MHA has received demolition disposition 

approval from HUD Special Applications Center for the currently vacant 24 low-rise units at Mills. (c) 

Acquisition of downtown properties as relocation /replacement resources for Mills: MHA purchased 143 

W. Main Street to be developed into a mixed-use building with a 450-seat black box theater on 

Meriden’s main commercial corridor and 12 Mills replacement units. 
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MHA Example #2 – MHA Redevelopment of Chamberlain Heights  Chamberlain Heights was renovated 

through a public-private partnership that included state and federal funding. MHA teamed up with 

Johnathan Rose Company and Westmount Management Group and rehabilitated this 63-year old, once 

distressed public housing complex. The conversion from public housing to mixed-income housing 

improved the aesthetics and energy efficiency, and modernized the apartments into two, three and four 

bedroom townhouse-style units. Completed in 2010, the rehabilitation is a great improvement to the 

surrounding neighborhood with increase in property values of surrounding parcels. The complete 

rehabilitation of Chamberlain Heights allowed for the inclusion of energy improvements and greater 

amenities within all units. Renovations included replacement of windows, upgrading electrical and 

mechanical systems and modernizing kitchens with Energy Star standard appliances, as well as new 

cabinets and countertops. Existing wood floors were refinished and additional bathrooms were installed. 

The square footage of the buildings was expanded to allow for added bathrooms and living space. 

Building facades were redesigned with columned front porches and side porches. The redevelopment 

created more than 50 construction jobs with training made available by West Haven High School Pre-

Apprenticeship Program which provided entry level construction training and OSHA 10 Certification. 

(See Attachment 26) The expansive use of “green” met national green building standards for air quality, 

building materials and energy efficiency. The development was awarded a US Green Building Council 

LEED Gold certification (See Attachment 26). Renovation included a better insulated building envelope, 

high efficiency fixtures and fittings, high R-value insulation, windows with NFRC ratings exceeding 

Energy Star standards, and construction waste management and recycling methods. The grounds were 

re-graded to fix persistent flooding issues and landscaped in an ecologically friendly manner, 

incorporating rain gardens and native plants. Numerous unhealthy trees were removed and replaced. 

Resident relocations were done in accordance with the approved Relocation Plan and the Uniform 

Relocation Act.  A complex relocation plan was instituted at the time of construction. Residents were 

relocated with minimal inconvenience to their daily lives. The Chamberlain Heights development team 
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worked with Rushford, a local service provider, to provide supportive housing services to those in need 

of housing, social rehabilitation, case management, and career development (See Attachment 26). MHA 

also collaborates with several local agencies to provide educational and vocational opportunities for the 

families at Chamberlain Heights, including the YMCA Head Start. The community center space enables 

the Head Start program to serve up to 16 students. Family Advocates who work closely with families to 

facilitate their successful transfer from welfare to work augment typical Head Start programming for 

children. MHA also contracts with the Meriden Adult Education Department and with funding from the 

CT Department of Education provides English as a Second Language and basic computer literacy skills 

classes on site in the community center through the Skills, Training and Employment Preparation 

Program. MHA’s Resident Services Department provides Chamberlain Heights residents assistance and 

access to community resources to further the resident outreach, training, education and service 

programs. Attachment 26 includes a list of needs facing MHA’s residents and the community agencies 

that provide programming that address them. 

After revitalization, Chamberlain Heights continues to be affordable to the same profile of 

household incomes as the original residents. No permanent displacement of residents was required for 

reasons of affordability. Chamberlain Heights serves households with incomes ranging from 25% to 

60% of Area Median Income. Many households retained their Section 8 Voucher, and many others 

qualified to live in the Project-Based Section 8 units. Some of the units are targeted for use by those at 

risk of becoming homeless. The redevelopment of Chamberlain Heights had a total development cost of 

$26.5 million, financed with funds from state, federal and private sources including a $10,000,000 

permanent loan, $6,000,000 issued from the State’s FLEX Funds Program, $1,137,388 in TCAP, and a 

9% tax credit investment of $9,392,131. The redevelopment was fully supported by city, state and 

federal delegations. Chamberlain Heights is currently managed by Maynard Road Corporation (MHA’s 

non-profit arm) in collaboration with Westmount Management. 

C.2 Neighborhood Implementation Entity Capacity 
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Example 1: Implementation of the City Center Initiative and TOD Plan (2002-present) 

The City of Meriden effectively has led and coordinated a comprehensive planning and community 

engagement process aimed at significantly transforming and improving Downtown Meriden. Beginning 

with the City Center Initiative in 2002 and continuing today with the implementation of the TOD Plan 

and Choice Neighborhoods Transformation Plan, the City has worked with the community to formulate 

strategies to address the community’s most vexing problems, including brownfields remediation, 

substandard housing, low educational attainment, aged transportation infrastructure, and lack of ladders 

of economic opportunity. Throughout a decade or more of planning, the community called for a return to 

a walkable, pedestrian friendly downtown, with vibrant commercial/residential/open space areas. 

 The community planning efforts have been multi-faceted and multi-partner. Leading the effort, 

the City has engaged stakeholders from the public, private and non-profit sectors as well as over 200 

residents that have been active in the planning process. Stakeholders have included local, state and 

federal agencies (City of Meriden, MHA, U.S. Department of Housing and Urban Development, U.S. 

Environmental Protection Agency, FEMA, CT Department of Economic & Community Development, 

CT Department of Transportation, CT Department of Energy and Environmental Protection, CT 

Housing Finance Authority), educational institutions (Meriden Board of Education, Middlesex 

Community College), non-profit organizations (YMCA, Meriden Children’s First, CT Main Street 

Center, Midstate Chamber of Commerce, Meriden Economic Development Corp., Midstate Medical 

Center, Community Health Center), private developers (Westmount Development Group, Pennrose 

Properties LLC, POKO Partners, The Michaels Organization), residents, and property owners.  

The goals for Meriden’s downtown transformation were formally adopted by the Meriden City 

Council in 2009, in the form of the 10-year Plan of Conservation and Development (POCD), which set 

forth a goal to concentrate new development around the new Meriden Transit Center and commuter rail 

service. These transit oriented development goals were further defined by the TOD Master Plan (2012) 

(available on Meriden2020.com). The TOD plan was futher refined in 2012 and 2013 under a $850,000 
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State of Connecticut TOD Pilot grant competitively awarded in 2011. Stakeholders involved in the TOD 

plan included the Meriden Transit District, ConnDOT, the Meriden Planning Commission, community 

residents, and downtown business owners. The TOD plan and subsequent Pilot grant spurred the City to 

acquire land for future development, engineer an improved downtown transportation system providing 

improved access to the new commuter rail hub, administer a developer RFQ/RFP and selection process, 

continue to conduct proactive code enforcement, blight removal and brownfields remediation, and 

rezone downtown Meriden along TOD principles.  

The TOD plan and zoning ordinance adopted by the Planning Commission and City Council 

currently is being implemented in Meriden, most notably in the form of the 24 Colony Street mixed use 

development project. The 24 Colony Street TOD project evolved from the TOD planning process and 

was advanced to the implementation stage by the efforts of the City, MHA and five state agencies 

(ConnDOT, CT DEEP, CT DOH, CDA, CHFA). The project, now under construction and scheduled to 

be completed in 2016, is a public-private partnership that represents the first new private development 

project in the City Center in nearly 40 years. The development consists of a four story structure with 

11,000 sq. ft. of first floor commercial space and 63 units of mixed income rental housing (including 24 

Mills public housing replacement units), wrapped around a 273-space parking garage for use by 

residents, commuters and businesses in downtown. The housing units developed as a part of this project 

will offer significant housing value in a small city setting with a convenient commute to major 

employers and institutions. The buildings will be located directly across from the Colony Street entrance 

to the new train station currently being constructed by the State as part of the New Haven-Hartford-

Springfield intercity rail service. The project is a key piece of the redevelopment of downtown Meriden.  

Example 2: Implementation of the Harbor Brook Flood Control Plan (2007-present) 

The Meriden Green (f/k/a the “Hub”) is a 14-acre brownfield located in Downtown Meriden. Once a 

center of industrial and commercial activity, the environmentally contaminated site was abandoned. In 

2005-2007, the City competed for and was awarded $2.9 million in federal and state funds matched by 
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local sources to assess the environmental damage at the site, to demolish the commercial buildings 

located there, and to work with the community to develop a Site Reuse Plan. Under the direction of the 

City Manager, the City formed and coordinated a Hub Site Reuse Committee tasked with planning the 

reuse of the Meriden Hub site, first and foremost needing to address the flooding problems associated 

with Harbor Brook culverted under the site. The Site Reuse Plan completed in 2007 recommended the 

implementation of several key components to create a vibrant, public open space in the center of the 

distressed downtown. First, the plans would daylight and restore Harbor Brook and construct a City 

green that can serve as a flood storage area, greatly reducing the risk of damage to properties in the 

downtown following significant rain events. Second, the Site Reuse Plan created three acres on the site 

outside of the 100-year floodplain, to be allocated for future economic development. In 2012, the City 

received permitting approval from the CT Department of Environment and Energy Protection and the 

Army Corps of Engineers to implement the Site Reuse Plan and the entire Harbor Brook Flood Control 

and Linear Trail Plan, a comprehensive plan to alleviate flooding along 3.5 miles of Harbor Brook. The 

City thereafter applied for and was awarded $12.9 million in state bond funds matched by over $1 

million in local capital improvement bond funds to implement the project. An analysis of the project 

prepared by the CT DEEP states that the project will “result in positive benefits to public safety and 

property” and that “many public safety, health, and economic benefits of Harbor Brook Master Plan 

Alternative will have a positive effect on minority and low income residents.” In June 2016, the City 

completed the construction of the Meriden Green project, on time and within the approved budget, using 

100% small business contracting and over 25% women and minority owned business contracting 

services for site construction. On June 6, 2016, the Meriden City Council approved the Master 

Development Agreement which outlines the terms and conditions of a two-phased development on the 

site. The first phase is located along State Street and consists of 90 residential units, 80% of which are 

“market rate” and 20% of which shall be affordable housing units reserved for residents at or below 80% 

New Haven area median income; 8,400 sq. ft. of rentable retail space; and approximately 3,500 sq. ft. of 
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rentable restaurant space with an estimated cost of $24 million. Phase II involves two parcels along Pratt 

Street and consists of the development of 80 residential units, 80% of which are “market rate” and 20% 

of which shall be affordable housing units reserved for residents at or below 80% New Haven area 

median income; 3,500 sq. ft. of rentable retail space; 3,000 sq. ft. of rentable restaurant space; and 1,600 

sq. ft. of rentable pavilion/café retail space with a portion of the building reserved for use by the City for 

park management and maintenance purposes, with a total project cost of $20.74 million. The agreement 

provides, among other terms, that there shall be a development plan and budget subject to City approval 

and that 20% of the value of all contracting services shall be sourced locally to companies or individuals 

within New Haven County. Development of the private sites is expected to commence in 2017 and be 

completed in 2020. The result is the transformation of a once abandoned former industrial site located in 

the center of the downtown into a City green that serves the dual purposes of providing public open 

space and flood storage downtown while freeing up new land for economic development. The project is 

a key piece of the redevelopment of downtown Meriden. 

C.3 Housing Implementation Entity Capacity  A joint venture between Pennrose Properties, LLC 

(Pennrose) and Meriden Housing Authority (MHA) serves as the Housing Implementation Entity and 

will be responsible for all proposed housing units. 

JV Example 1: Pennrose Properties – Alexander Hamilton HOPE VI, Paterson, NJ  Pennrose is a 

private, full-service real estate development firm which has been active in real estate development 

through its principals or affiliates for over 40 years. During this time, Pennrose has developed over 

14,000 rental housing units, including nearly 4,500 units in the last 5 years alone, representing over $1.3 

billion in total development costs financed by a variety of public and private sources. Pennrose’s 

portfolio includes more than 220 distinct developments in 12 states plus the District of Columbia, the 

vast majority of which Pennrose continues to own and manage. Pennrose has achieved an outstanding 

reputation for excellence, both in the quality of residential units produced and in the manner in which 

they are maintained. Pennrose is one of the leading developers in the nation of mixed-finance projects 
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including HOPE VI and Choice Neighborhoods. Pennrose has been a designated redeveloper in over 80 

municipalities and regularly helps cities transform distressed sites into thriving mixed-use economic 

development engines. With each project, Pennrose consistently demonstrates its skill at leading 

complex, multi-phased initiatives through the stages of planning, financing, design, construction, and 

management. Pennrose is intimately familiar with all HUD processes, from preparing applications, to 

developing and constructing multiple phases, to property management. In all of its developments, 

Pennrose has demonstrated an ability to secure the necessary financing, including Low Income Housing 

Tax Credits, state and local funds, and private mortgage financing to ensure the successful completion of 

the redevelopment process. The Alexander Hamilton HOPE VI Plan represents the culmination of over 

half a decade of dedication and diligent hard work on the part of the Housing Authority of the City of 

Paterson, New Jersey (“HACP”) and Pennrose. The revitalization of the former Alexander Hamilton 

Public Housing Project into a mixed-income, affordable family housing development allowed many of 

the previous, dedicated residents to come back to their home and have a safe, decent, affordable place to 

raise their families. In 2009, HACP selected Pennrose to undertake the revitalization. The existing 9.6-

acre Alexander Hamilton site previously consisted of 498 units in five high-rise and nine low-rise 

structures and now is being revitalized into a new vibrant mixed-income community. Originally 

constructed in the 1950s, the site was built at a far higher density than the surrounding neighborhood. As 

of June 2008, all existing buildings were demolished and former residents of the previous troubled 

Alexander Hamilton Project were relocated. The overall revitalization plan called for the demolition and 

replacement of the previous Alexander Hamilton development with a mixed-income, affordable family 

housing development. The 205 new units consist of a mix of for-sale townhouses and rental units. 

Replacement public housing units will be sited throughout the development to create a true mixed-income 

community. Phase I received an allocation of 9% tax credits in April, 2010, and consists of 80 tax credit 

rental units. Phase I also contains a “Special Needs” supportive housing component, representing 20 
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units, to house families with a disabled head of household or disabled child, a growing population within 

the city. Phase I was completed in August of 2011. 

In June of 2011, HACP was granted an $18,400,000 HOPE VI award to be used for the 

implementation of the HACP Alexander Hamilton HOPE VI Plan and continued development of this 

mixed income community. (See Attachment 28) Phase II includes the development of 50 units of mixed-

finance, tax credit rental units. These consist of six one-bedroom, twenty-seven two-bedroom, twelve 

three-bedroom, and five four-bedroom units. All are available to families at or below 60% of the Area 

Median Income. There are 25 public housing units included in the total 50 units in this phase. In 

addition, 5% of the units are designated for Special Needs families and 5% of the units were developed 

as wheelchair accessible and equipped to accommodate hearing and vision impaired individuals. The 

total cost of Phase II was approximately $11,300,000. Of the total cost of Phase II, approximately 

$9,500,000 in equity was raised via Low income Housing Tax Credits. In addition, approximately 

$1,000,000 of federal HOPE VI funds were also used to finance the development of Phase II. 

Construction was completed in May 2015, and full lease-up was achieved within two months. Phase III 

included the development of 50 units of mixed-finance, tax credit rental units. These consist of six one-

bedroom, twenty-seven two-bedroom, twelve three-bedroom, and five four-bedroom units. All are 

available to families at or below 60% of the Area Median Income. In addition, three units were developed 

as wheelchair-accessible and will be equipped to accommodate hearing and vision impaired individuals. 

Construction was completed in 2015, and all units have been fully leased. Phase IV is currently in its 

construction phase and is expected to be complete by fall 2016. As this is the first homeownership 

phase, it includes 25 three-bedroom units of which 18 will be affordable to families up to 80% of the 

Area Median Income, five will affordable to families up to 50% of the Area Median Income, and two 

will be sold at market rate. This phase represents an effort to provide decent affordable housing to a 

wide range of families and continue to create a truly mixed-income community. One unit will be 

developed as a fully ADA-compliant accessible unit. Funding for Phase IV includes HOPE VI funds 
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from HACP, HOME funds from the City of Paterson, and proceeds from home sales. A construction 

loan to bridge expenses during the construction period has been obtained from local financial institution, 

Columbia Bank. To complement the residential development, Pennrose and HACP demolished the 

building which previously served as community space and built a new Community Center and Early 

Childhood Education Center that serves residents in all phases, in addition to new infrastructure. The new 

infrastructure included new streets, sewers, utilities, parking, sidewalks and storm water management and 

detention systems. The Community Center is a 16,000 sq. ft. building consisting of management and social 

services offices, a maintenance and health care facility, a community meeting room with a kitchen facility, 

a computer room, a fitness facility, and outdoor community space. In each phase of the revitalization, the 

natural environment is enhanced with passive, active and secure green spaces. Reconfigured networks of 

streets, infrastructure and other public improvements seamlessly connect the site to the surrounding 

communities. The development team also developed 70units of off-site affordable senior housing called 

Apollo Dye. The project is located in one of the City of Paterson’s redevelopment zones and replaced an 

old brewery and one time dye factory that had been demolished. The building is a single four-story 

building, housing 70one -bedroom units. There is community space, laundry facilities, and storage 

throughout the building, as well as onsite management and maintenance offices. Alexander Hamilton 

Phases I, II, III & IV totaling 205 units and Apollo Dye totaling 70 units are managed by Pennrose 

Management Company. The site is fully staffed with adequate management and maintenance personnel 

and is managed by Pennrose. All phases of housing are NJ Energy Star Homes certified. 

JV Example 2: Meriden Housing Authority – 24 Colony Street Mixed-Use Mixed-Income Development 

The City of Meriden is undergoing a transformation as a result of the proposed high speed rail 

service and the Intermodal Transportation Center sponsored by the CT Department of Transportation. In 

conjunction with this work, a new TOD District has been created in Downtown Meriden with the goal of 

fostering surrounding development and density. In May of 2012, MHA partnered with Westmount 

Development Group to develop 24 Colony Street, a $40 million project. The construction plan includes 
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a four-story building with retail space on the first floor and 63 residential apartments on the 2nd through 

4th floors. Unit mix is proposed to be affordable housing (24 replacement housing for Mills public 

housing residents; 32 non-replacement LIHTC units) and seven market rate units. A 273-space multi-

level parking structure is being constructed behind the building with spaces servicing building residents, 

the train station (DOT dedicated) and City parking. Funding sources include a successful 9% LIHTC 

award from CT Housing Finance Agency, CTDOT equity contribution of approximately $5 million, gap 

funding from CT Department of Economic and Community Development of approximately $6 million, 

CT Housing Tax Credit Contribution Program, and energy efficiency incentives and rebates from 

Northeast Utilities. The 24 Colony Street project employs latest green building technologies, including 

high-performance building envelope (air sealed to a target of 4 ACH50), Energy Star windows, high-

efficiency heating and cooling systems using geothermal heat pumps, and roof-mounted solar thermal 

panels. The project HERS indexes are up to 43% below the Energy Star v3 Target Indexes. Rebates 

from the CT Energy Efficiency Fund are estimated at $158,000 (Attachment 26). 

C.4 People Implementation Entity Capacity Housing Opportunities Unlimited (HOU) is uniquely 

qualified to implement the People component of MHA’s proposed Transformation Plan for the Mills 

Memorial public housing site and the surrounding neighborhood due to HOU’s vast experience 

providing comprehensive case management and community and supportive services coordination, 

particularly for other CNI and HOPE VI redevelopment efforts. HOU has provided case management 

services and supportive services coordination in public/subsidized housing at 61 sites in seven states and 

the District of Columbia. Moreover, HOU has developed and implemented successful, award-winning 

case management programs at 12 HOPE VI developments and 1 CNI development (Washington Village, 

a Norwalk Housing Authority site) and has recently begun relocation work on another CNI in 

Cincinnati, OH. HOU is one of very few contracting agents in the country to provide both case 

management and relocation services, and HOU understands the unique needs of, and best approaches to 

working with, residents experiencing a redevelopment effort. The following is an example of HOU’s 
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experience and past performance providing services coordination and program design in a public 

housing community undergoing redevelopment. 

Washington Beech (HOPE VI), Boston Housing Authority (BHA), Boston, MA (2008-2013) 

During the first two years, HOU spent much time focusing on relocating all households from the 

site and addressing the needs of high-risk households. Over a two-year period, one in five Washington 

Beech households received HOU assistance to avoid eviction related to delinquent rent and/or poor 

housekeeping. Due to HOU addressing such immediate needs as food, income, rent payment, domestic 

violence, health insurance, and physical/mental health issues, only 8 out of 30 households were still 

classified as high risk, and none were evicted. No evictions occurred among returning residents or new 

residents after revitalization. HOU staff worked very closely with the residents around healthy housing 

initiatives, including creating smoke-free housing and implementing, in three languages, the National 

Heart, Lung and Blood Institute’s With Every Heartbeat is Life program. For these programs, HOU, 

partnering with a number of local agencies, provided smoking cessation and asthma 

prevention/management support, furnished information about the benefits of a healthy diet and exercise 

and coordinated asthma screenings. Through relationships with such organizations as the Boston Public 

Schools, Family Nurturing Center, Smart from the Start, Roxbury Community College, Simmons 

College, the Boston PIC, One-Stop Career Centers, Dress for Success, local employers, and a number of 

summer camp programs, HOU staff assisted residents with parenting support and school enrollment, 

provided information about after-school programs, teen employment and summer camp opportunities, 

enrolled residents in high school diploma/GED or ESOL classes, and connected residents to 

employment. During the school year, HOU’s Youth Case Manager (a certified teacher) operated a well-

attended Homework Club every day that provided homework assistance to 40 Washington Beech 

residents. In addition to connecting youth to off-site summer camp options, the Youth Case Manager 

also convened an on-site summer program that provided enrichment and recreational opportunities.   
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HOU administered and tracked household expenditures of a Flexible Assistance Fund (FAF) that 

residents could access for self-sufficiency activities. Residents accessed $168,384 in FAF for job skills 

trainings/certifications, college textbooks, ESL, and driver’s licenses. HOU also worked with existing 

and new program partners on, and facilitated, resident involvement in the Washington Beech 

sustainability plan. HOU case managers provided and tracked services for the original 256 households 

and the 88 households who moved in after revitalization. HOU’s case management and supportive 

services coordination efforts resulted in the following measurable successes:  

Washington Beech HOPE VI CSS Progress Report 

 HOPE VI CSS 

4-Year Goal  

End of Project 

(May 2013) 

% of Goal 

Employment Preparation Enrollments 150 350 233% 

New Job Placements 75 197 263% 

Resident Jobs Resulting from Section 3 10 18 180% 

High School/GED Enrollments 16 38* 238% 

Currently Employed 210 221 105% 

Employed 6+ months 168 186** 111% 

Purchasing a Home 4 4 100% 

HOU Leveraged Programs and Services $100,000 $510,111*** 510% 

2- and 4-Yr. College Enrollments -- 65  

*60% of enrollees obtained High School Diploma/GED; **This number represents 84% of the work-

eligible population; ***Includes work attire, elder services, health screenings, financial planning 

seminars, ESOL classes, etc.  

HOU leveraged a total of $510,111 in non-HOPE VI resources to benefit residents, including: an 

estimated $10,000 from Health Resources in Action to promote a smoke-free Washington Beech (the 
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first smoke-free BHA development); $137,000 in ESOL programs; $20,000 from local faith-based orgs; 

$52,000 in health screenings; $18,000 from the Girl Scouts; and $130,000 in support services.   

HOU is also proud of the following initiatives it launched at Washington Beech: College 

Support Group: 18 college students met regularly to provide each other academic, social and emotional 

support. Members were eligible to obtain a laptop if they attended at least five group sessions, created at 

least three mutually supportive relationships within the group and provided mentoring to at least one 

youth in the Washington Beech community. Healthiest Winner Program: Resident trainers 

implemented this 10-week program over two sessions (English and Spanish) with 18 residents to help 

them identify, determine and track their own health goals. The trainers met 1:1 with each participant to 

assist in identifying specific health goals and with the group for weekly exercises and a discussion. 

Successes included an average weight loss of 6.6 pounds (3.2% of initial weight), reductions in blood 

pressure, changes in eating habits to a healthier diet, and increases in time spent on physical activity. 

Career Club: Held in 12-week sessions, the first half focused on seeking employment and gaining pre-

employment skills and the second half on utilizing those skills for a job search. Enrollees participated in 

two mandatory sessions per week, an individual and a group session. In the individual session, residents 

identified and reviewed weekly goals and achievements, were assisted with job search barriers and 

reviewed and updated their career development plans. The group sessions involved job readiness 

activities, information sessions by organizations/businesses and career exposure field trips. Career Club 

success was measured by residents securing employment or enrolling in career training or higher ed. 

C.5 Principal Education Partner Capacity Meriden Children First (MCF), in partnership with the 

Meriden Public School District (MPSD), is committed to be the Principal Education Partner in the 

implementation of the Transformation Plan. MCF is a non-profit civic organization founded in 1994 to 

strengthen schools through research, advocacy and parent leadership and continues to work closely with 

MPSD – both organizations share board members. MCF is the recipient in December 2011 of a U.S. 

DOE Promise Neighborhood Planning Grant for their Meriden Family Zone (MFZ) project (coterminous 
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with the Choice boundary). MCF is partnered with 35 local organizations who have committed to 

participating in our ”continuum of solutions” from cradle-to-college, inspired by the work of the Harlem 

Children Zone. MCF maintains strong participation and commitment from MPSD to create effective 

community schools, including those that serve the children at the Mills housing development in the heart 

of the MFZ. MCF is overseen by a ten-member volunteer Board of Directors, the majority of whom are 

parent leaders. MCF provides a variety of programs and services to those Meriden residents most in 

need. Through their bi-lingual connectors, MCF provides outreach services in the MFZ (Choice 

Neighborhood). MCF has recently been awarded a multi-year grant from the Nellie Mae Education Fund 

to serve as the Lead Community Partner with MPSD. Capitalizing on MCF’s long-standing partnership 

with MPSD, MCF will serve as a “critical friend” of the public schools by recruiting, training and 

maintaining parent leaders – representing every neighborhood and representative of the racial and ethnic 

make-up of the City. MCF fits the criteria as the Principal Education Partner by: 

Establishing and promoting early learning programs – The director of MCF serves on the 

Meriden School Readiness Council that oversees the early childhood programs in Meriden that receive 

state funding. A quality preschool experience is a critical piece in bridging the achievement gap. MCF 

works closely with the School Readiness Council to insure that all of Meriden’s children are ready for 

school and serves as the “critical friend” to MPSD to insure that children are successful once they enter 

the public school system. Conducting a Summer Discovery Program (SDP) that targeted summer 

learning loss and school attendance — Last year, SDP served 110 students living in the Choice 

Neighborhood. The program was held at two elementary schools that serve the Choice Neighborhood: 

John Barry and Roger Sherman. Results showed dramatic gains in reading scores compared with a 

control group. Nearly every child demonstrated gains in reading compared to students not served by 

SDP. In addition, students in the SDP were given a pre/post climate survey and showed dramatic gains 

regarding their feelings about school. Each of the 55 students served in the SDP at John Barry have 

increased their attendance dramatically this school year. The vice-principal of John Barry stated that 
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John Barry went from being last in attendance to second best, and he attributed this to the 55 students 

served in the SDP. They have served as role models to the other students in terms of school attendance. 

MCF also has anecdotal evidence from parents and teachers that this program has academically 

benefitted these students, specifically students whose primary language is not English. 

College visits for families living in the Choice Neighborhood – As a way of demonstrating to 

families living within the Choice Neighborhood that college is a realistic option for their children, MCF 

has established trips to the University of St. Joseph and the University of New Haven. These trips were 

created because MCF’s outreach workers reported that many of the families being served did not see 

college as a realistic expectation for their children. Many of the parents had never been on a college 

campus and just assumed that their children “would not fit in.” Over 60 adults and children took part in 

these field trips.  MCF conducted adult and children pre/post surveys regarding the comfort level of the 

participants of the field trips. Surveys were available in Spanish and English. Questions pertained to the 

comfort level of the visitors. and the results were remarkable. In the pre-survey conducted on the bus 

ride to the college, 100% of the adult visitors stated that they were nervous, didn’t feel comfortable, or 

felt that they “would not fit in.” On the post-test after visiting the college, 100% stated they would feel 

comfortable or very comfortable having their children attend college. 

C.6 Overall Community Involvement  As a FY 2013 Choice Planning Grantee, the planning team 

(consisting of all Implementation Entities committed in this grant application with the exception of the 

People Implementation Lead) led a robust and continual Mills resident engagement process during 

which a broad range of residents directly informed the plan and gained capacity to take ownership of the 

plan. The following five strategies ensured continual engagement with residents: (1) monthly resident 

meetings at Mills focused on Choice; (2) monthly newsletters in English and Spanish (majority of Mills 

residents are Spanish speakers) distributed to Mills residents in their rent statements; (3) establishment 

of Choice Information Center at Mills complex (conversion of apartment unit into office space) staffed 

during business hours; (4) hosting a website as a depository of Choice resources; and (5) multiple 
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charrettes and focus groups exclusively for Mills residents. The following three resident engagement 

strategies encouraged a broad range of Mills residents to engage in the planning process: (1) 2014 

Spring Festival at Cedar Park (next to Mills) with family-friendly activities; (2) childcare and dinner 

provided by MHA and City of Meriden during December 9, 2014 and June 4, 2015 community 

meetings; and (3) transportation provided by MPSD from Mills to event location. While input from 

Mills residents was gathered at all resident engagement events/activities, the following strategies were 

specifically deployed to gather additional resident input: (1) one-on-one interviews with 12 Mills 

households; (2) Mills resident participation in focus groups and task force groups; and (3) page by page 

review of draft Transformation Plan to gather edits and input. The following resident engagement 

strategies built capacity among Mills residents: (1) a professionally presented primer on affordable 

housing and (2) a bus trip to Boston, MA to experience neighborhoods that have been transformed and 

are undergoing transformation. The planning team led a similarly dynamic and rich process for 

community-wide engagement. The success can be described in sheer numbers: 385 households were 

surveyed; 12 household interviews and six business interviews were completed; over 100 citizens 

participated in numerous focus groups; over 300 participants attended the Meriden Choice May 31, 2014 

Spring Festival; over 30 residents and stakeholders participated in a capacity building trip to Boston; 

over 200 citizens participated at the December 9, 2014 Community Workshop; over 100 citizens came 

to the June 4, 2015 plan unveiling; 1,500 “Meriden Choice News” prints were distributed to 

neighborhood households and businesses; 18 monthly newsletters were distributed in both English and 

Spanish; over 20 public meetings and charrettes were held; seven task forces, comprised of stakeholders 

and citizens, were assembled to inform the plan; and a project website was developed and updated 

regularly. Community engagement activities included over 20 community-based partners, community 

organizations and faith-based institutions. 

The rehabilitation plan for Chamberlain Heights received a wide variety of support at local, state 

and federal levels. The redevelopment had full support from the City Mayor, City Manager and City 
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Planner. In a collaboration effort between Chamberlain Heights Tenant Organization and the MHA to 

assure meaningful resident participation in the planning and implementation process, several resident 

meetings were held to inform the residents about the development. The discussions provided the 

residents feedback relative to their needs and wants and incorporated them into the rehabilitation plan. 

Recently, the City held a “name the park” contest to re-engage the public in the Harbor Brook 

flood control project and inform the public about the Downtown Meriden development projects. Contest 

entries were collected through a “name the park” webpage housed at Meriden2020.com. The contest was 

promoted through print and digital advertising in the Meriden Record Journal, on Meridenct.gov, on the 

City Facebook page and Twitter accounts, and via various City Departments including the Meriden 

Senior Center. The contest yielded 750 entries and 450 unique park names. A committee of City staff 

reviewed all of the entries and recommended ten names to be considered by the City Council. On June 6, 

2016, the City Council formally designated the former “Hub” site as the new “Meriden Green.”.  

As to Pennrose’s Alexander Hamilton HOPE VI project in Paterson, NJ, Pennrose and HACP 

kept and maintained a waiting list for each phase of development, many of whom have been involved in 

the planning process of the overall revitalization. After the demolition of the units, current and 

prospective residents were excited about the opportunity to play a role in the planning and 

implementation of the development, bringing them closer to the prospect of decent, affordable housing. 

Regarding MCF’s experience in Meriden, planning for MCF programs was driven by a two-fold 

process: First, MCF receives ongoing input from families living in the MFZ (Meriden Choice 

Neighborhood) regarding the most pressing issues facing them. The college visits and the summer 

program resulted from discussions that occurred at one of the monthly parent meetings facilitated by 

MCF’s outreach workers. Second, MCF continues to rely on the Choice Neighborhood Needs 

Assessment conducted in 2014, which outlined dire needs among families in the neighborhood, most 

notably the need for a quality preschool experience. This realization served as a catalyst with the 

Meriden School Readiness Council to implement an awareness campaign within the MCN. 

23



Exhibit D. Need 
 

HOUSING AUTHORITY OF THE CITY OF MERIDEN 
 

ExhDNeed.pdf 
  



Exhibit D. Need 

On-the-ground assessments of the Mills Memorial Apartments and the Target Neighborhood, as well as 

data derived from the HUD Mapping Tool Report, clearly demonstrate severe distress.    

Current Rehabilitation Costs: MHA retained Quisenberry Arcari Architects to review and update its 

Physical Needs Assessment (PNA) cost estimate for Mills Memorial.  This PNA, updated in 2013, 

shows that per-unit rehabilitation costs are greater than 69% of the Total Development Cost for a two-

bedroom walkup unit, defined in 24 CFR 941.306. MHA certifies that no funds has been expended since 

the 2013 PNA to improve the physical needs of the site. 

Structural Deficiencies: Structural elements, building systems and on-site infrastructure all show 

evidence of severe structural deficiencies.  For example, cracking and separation of the brick at the 

upper exterior walls of both high-rises and delamination of window sills throughout all the buildings 

causes water infiltration of the structures, corrosion of reinforcing steel and mold growth.  The high-

rises in particular need extensive brick repair and replacement to address spalling, buckling, anchorage 

and cladding failure.  Cast-iron plumbing stacks in all buildings show evidence of pin-hole leaks.  They 

are embedded within structural CMU walls.  The replacement of the plumbing stacks will require 

relocation of residents to undertake selective demolition and replacement of portions of load-bearing 

walls.  On-site infrastructure and utilities are also at the end of their useful lifespans.  In particular, the 

Harbor Brook, culverted under the Mills Memorial site, poses a recurring flood hazard for both Meriden 

and the downstream communities, with 13 “100-year” flood events in the past 150 years. This culvert 

presents a threat to the foundations of the structures at Mills due to undermining of the headwalls and 

future structural failure as a direct or indirect result of floods.   

Design Deficiencies: The Mills Memorial Apartments also manifest design deficiencies.  The Mills site 

has substantially inappropriate building design, site layout and street connectivity when compared to the 

surrounding neighborhood. The Mills site consists of five buildings (3 low-rise walk-up buildings and 

two high-rises) which turn at an angle to the surrounding streets and have multiple blind-spots and yard 
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areas that violate defensible space design principles.  Additionally 2 of the low-rise buildings have been 

vacated as approved by HUD in 2015, creating an more profound lack of ownership of public spaces. 

The Mills site is built to a density of 35 dwelling units per acre.  The surrounding Target Neighborhood 

is built to an average density of 6 dwelling units per acre. Residential units are undersized when 

compared to modern living standards, lacking dining areas and having bedrooms of under 100 sf.   

Unit Type One Bedroom Two Bedroom Three Bedroom 

Market Rate Unit Size 650 sq.ft. 900 sq. ft. 1,150 sq. ft. 

Mills Memorial Apartments 400 sq. ft. 800 sq. ft. 975 sq. ft. 

Health: Asthma rates at the Mills site are above state-wide averages, owing in part to the mold and 

mildew growth evident throughout the building interiors. Self-reported asthma rates through the Choice 

Needs Assessment process show inordinate asthma rates concentrated at the Mills site. 

Inaccessibility for persons with disabilities: Despite the presence of elevators in the high-rises, none 

of the existing units at Mills are in-compliance with the UFAS or Section 504.  Elevator shafts are not 

sized to permit retrofit for accessible elevator cabs.   

Severe Distress of the Target Neighborhood: The concentration of Households in Poverty in the 

Target Neighborhood is 40.97%.  The Target Neighborhood long term vacancy rate is 9.01%, compared 

to a county-wide vacancy rate of 3.24%.  The average Part I Violent crime rate for the Target 

Neighborhood is 7.99/1,000 for the three year period between 2013 and 2015.  This is 2.10 times the 

city-wide average for the same three-year period.  (See Attachment 36).  

Need for Affordable Housing in the Community: The Estimated Shortage Ratio of Affordable Units 

to VLI Renter Households for the Target Neighborhood is 1.95, higher than the national ratio of 1.70. 

(See Attachment 10). 
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E. Neighborhood Narrative 

Meriden (pop. 60,674) is a mid-sized, ethnically diverse, post-industrial urban community in central 

Connecticut, once home to 80 manufacturing plants and chosen as the ideal World War II community. 

The loss of its manufacturing base, the construction of I-691 through the center of the City and a 

regional shopping mall outside the city center led to the gradual decline of, and disinvestment in, the 

historic downtown area which is the subject of this Transformation Plan.  Looking forward, Meriden, 

well-served by existing highways, and a major stop on the $467 million “Hartford Line” commuter rail 

line currently under construction,  is located minutes away from Connecticut’s largest population and 

job centers – New Haven, Middletown, New Britain, Hartford, and Waterbury – and at the mid-point 

between Boston and New York City. With relatively lower housing prices and the largest municipally 

owned park system in New England, Meriden’ more suburban neighborhoods are a location of choice 

for families looking to strike a balance between affordability, commuting convenience and recreational 

open space.  However, even though significant progress has been made, significant investment in 

transportation, housing, and education are needed to improve the quality of life in the downtown. 

Neighborhood Data  The Meriden Choice Neighborhood  (MCN), which consists of six census tracts in 

the center of the City and contains the subject 140-unit Mills Memorial Apartments (Mills) public 

housing complex, exhibits the deepest needs, reflected in the chart below, but also contains the greatest 

concentration of assets and opportunities. Encompassing only 6% of the City’s total land area, it houses 

21% of the City’s population. The future of the City is inextricably linked to the future of this 

neighborhood, the subject of both a Choice and Promise Neighborhoods Transformation planning effort. 

 Mills Residents MCN      Meriden City New Haven County 

Population  387 (in 2014)  12,677  60,674  862,477  

% Hispanic  80%  58%  29%  15%  
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Number of Households  135 (in 2014)  4,956  23,977  334,502  

Median Age  22  31  38  39  

High School Graduates  65% 81%  

Single Parent Households  23.7% 14.8%  

Poverty Rate  100%  41% 14%  12%  

Median Household Income $9,144  $26,329  $51,363  $59,840  

Unemployment Rate  22.4% 7.7% 6.3% 

Sources: ESRI Business Analyst Online, ACS 2009-2013, HUD Mapping Tool, Census 2010, BLS.  

Part I Violent Crime (per 1,000 persons) 2013 2014 2015 

Choice Neighborhood 7.625786 6.289308 10.06289 

CNI = X time City 2.714423011 1.343219721 2.251867775 

New Haven County Part I Violent Crime (per 1,000)  3.089937  

Sources: Meriden Police Department, State of CT 2014 Annual Report of Uniform Reporting Program. 

The Choice Neighborhood includes 2,601 students, with Mills students attending the following schools: 

Elementary School (100%) Middle School (100%) High School (100%) 

Franklin (1) 2% Edison (12) 44% Maloney (15) 83% 

Hanover (4) 7.5% Lincoln (8) 30% Platt (3) 17% 

Hooker (1) 2% Washington (7) 26%  

Putnam (46) 88.5% Source: Meriden Public School District Data 2014. 

General catchment areas exist for elementary, middle and high schools. See maps in Attachment 21.  

The following educational statistics illustrate the educational challenges of the subject population:  

  Choice Neighborhood Non-MCN Citywide  

On-time Graduation Rates 58% 78% 70% 
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3rd and 4th Grade Reading Scores 2.49 3.05 2.91 

Absenteeism 7.1% 5.2% 5.7% 

Chronic Absenteeism 14% 8% 10% 

% ESL 16% 8% 10% 

Suspension Rates 11% 7% 8% 

Retention Rates 6% 3% 4% 

Technical School Enrollment  6% 19% 24%  

Source: Meriden Public School District (2014). 

While the housing stock in the MCN is older than in the surrounding area (average age 74 years) and in 

fair to poor condition, prior studies noted "very low vacancy" and suggested demand for more than 600 

to 1000 new rental housing units through 2017. New housing for individuals earning less than 60% AMI 

is hard to find, confirmed by the Meriden Housing Authority’s three-year waiting list (265 families). 

Effective monthly rent in the submarket is projected to increase 3% annually through 2016, after a 5% 

increase from 2011 to 2016 (4Ward Planning Study). The average asking rent ($1,077) in the MCN 

remains 11% lower than effective rent ($1,211) in the Meriden submarket due to older housing stock. 

 Mills Residents MCN City of Meriden NH County 

Owner %  0%  18%  54%  56%  

Renter %  100%  70%  38%  36%  

Vacant %  17%  12%  8%  8%  

Households (over 55 years ) 3%  18%  27%  27%  

Median Home Value  -  $166,346  $175,444  $233,148  

Source: ESRI Business Analyst Online (2014).  

Land use in the Choice Neighborhood is largely built out, 30% is commercial/industrial, and 10.8% is 

vacant land, which are mostly former manufacturing and brownfield sites. 42% of the land is classified 
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as residential, and 26% is tax exempt (City of Meriden MIS Dept.) The most recent data show a 9.5% 

foreclosure rate in the neighborhood (huduser.gov). Data from 2015 Partnership for Strong Communities 

show that 16% of all housing in Meriden receives governmental assistance, tenant rental assistance, or 

CHFA/USDA subsidies. The housing sites below are located in the CN are near the Mills.  

Development Address Number of Units Type of Subsidy 

Parkside Apartments Pratt Street 164 51 Section 8 units 

Community Towers 55 Willow Street 211 Public Housing 

Hanover Towers 76 Butler Street 100 100% Section 8 

Harbor Towers 60 Hanover Street 202 100% Section 8 

Neighborhood Description The most critical challenges facing the neighborhood are a negative 

perception of downtown Meriden as not safe, a lack of large private employers and employment 

opportunities that match the education attainment of the residents, as well as high concentrations of 

poverty, an aging housing stock and transportation system and the presence of obsolete and distressed 

public housing complex at the center of the neighborhood. For 50 years there has been a negative 

perception of downtown which has seen little new development. The neighborhood is dotted by clusters 

of medium to high density rental housing (many in fair or poor condition), and many vacant or 

underutilized buildings and lots. West and East Main Streets and Colony Street are the primary 

commercial corridors. Physical development along these corridors is mixed – generally older and 

historic buildings converted into small shops or storefronts. At the center of the MCN is The Mills, a 

monolithic brick structure built in the 1960s at the height of the Urban Renewal era. The site is isolated 

and unconnected to the surrounding neighborhoods.  Maps of the MCN clearly show the concentration 

of poverty and assets to support place-based neighborhood transformation strategies. The needs 

assessment conducted in the Choice planning process reflected multiple barriers to employment. 57% of 
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survey respondents indicated they lacked the right skills and education (just 65% have attained a high 

school diploma). Access to transportation was also a primary concern.  Over 18% of MCN residents 

reportedly use a public transit bus as their primary means of transportation and over 18% primarily walk 

or bike. Only 60% use or share a personal automobile and 32% percent said that they cannot afford a 

personal automobile. Encouragingly for MCN residents, the downtown transportation system is 

scheduled for significant upgrades, including the construction of a $20 million Transit Center linked to 

new commuter rail service, $2.98 in federal CMAQ funds awarded for roadway and signal 

improvements, and $2.8 million in local funding committed for roadway, sidewalk and bicycle route 

improvements within the MCN area. The system upgrades have the potential to improve access to 

employment for MCN residents, 80% who have expressed a willingness to take public transit to work 

and/or to obtain employment. In addition to transportation choice to aid in economic advancement, 60% 

of the respondents expressed an interest in “On the Job” and classroom training, ESL and Career 

Counseling. 24% indicated that small business training, loans and workshops would be most beneficial.  

Many of these services are free but underutilized, suggesting better awareness of these programs could 

help address high unemployment levels. Of the respondents who identified themselves as unemployed, 

76% were without work over a year. Choice respondents also show a pronounced need for internet 

access, which is being addressed through Meriden’s participation in the Connect Home program and a 

commitment to provide high speed internet service and hardware to utilize it in new housing, through 

the Meriden Public Schools, through libraries and community centers, and at job training centers.   

The neighborhood hosts many community assets and new investment is poised to bring transformational 

change. The following community assets are within walking distance (1/4 mile) of Mills: Intermodal 

Transit Center (CT Transit buses, Amtrak and Hartford Line Rail Service), 14-acre Meriden Green, 

Public Library, City Hall, Board of Education, Boys & Girls Club, Girls, Inc., Child Guidance Center, 

CT Department of Family Services, Social Security Office, Middlesex Community College (13,000 sq. 
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ft. serving 600 students), Midstate Chamber of Commerce (550 members), Health Department, CT 

Junior Republic, CT Works/DOL, Meriden Success Academy, Gallery 53, Casa Boricua, Women and 

Families Center, Connection Inc. Mental Health Center, Senior Center, YMCA, Police Department, CT 

Adult Probation, Meriden Children First (the City’s Promise Neighborhood’s lead and Choice education 

lead), United Way of Meriden and Wallingford, and the Community Health Center (a Federally 

Qualified Health Center). The major community assets are within a short driving distance: Westfield 

Mall, Midstate Medical Center, and the 2,000-acre Hubbard Park, designed by Frederick Olmstead. 

The neighborhood and its periphery include four elementary schools (John Barry, Israel Putnam, Roger 

Sherman, and Benjamin Franklin). Both John Barry and Benjamin Franklin host Family Resource 

Centers providing direct services and access to over 30 local agencies offering many early childhood 

and family support services. Yale University, Wesleyan University, Central Connecticut State 

University, University of New Haven, University of Hartford, Trinity College, Rensselaer Polytechnic 

Institute (at Hartford), Southern Connecticut State College, Albertus Magnus College, and St. Joseph 

College are within a 1/2 hour drive.  The MCN is located in a state-approved Enterprise Zone (EZ), 

which provides tax abatement and other incentives to companies relocating to the EZ.  Several large 

private employers including Hunter’s Ambulance and Transportation (440 employees), Carabetta 

Management (315 employees), and Thompson Brands (85 employees) are located within the MCN, as 

are large public sector employers- the Board of Education (1100+ employees), the City (550+ 

employees) and the various State of Connecticut agencies including the Department of Social Services, 

Superior Court and Middlesex Community College (250+ employees). Midstate Medical Center, with 

1100+ employees is located just outside the neighborhood. Despite the challenges facing the MCN, in 

the past three years, the City has seen an unprecedented amount of private, local, state, and federal 

investment in the areas of flood control infrastructure, brownfield remediation, transportation and 

housing. Construction projects underway in the area include the Meriden Green, a $14 million, 14-acre 
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park and flood control project, the $20 million demolition and reconstruction of the Meriden Transit 

Center as part of the Hartford rail project, the construction of a $40 million mixed use development at 24 

Colony Street (63 residential units wrapped around a 273-space ConnDOT parking structure), and $7 

million in natural gas line upgrades. Private developers have been selected to redevelop four City-owned 

sites totaling approximately 15 acres, representing an expected investment of $110 million in 432 new 

residential mixed income housing units and over 33,000 square feet of rentable commercial space.  The 

City Capital Improvement Plan includes $2.6m for facilities in the Choice area. The City adopted 

Transit Oriented Development (TOD) District zoning regulations in 2013 designed to encourage the 

adaptive reuse of historic properties and the use of public transit.  Meriden Housing Authority and 

Pennrose Properties (Housing Implementation Entity) secured a 9% tax credit award through CHFA in 

2016 for a 75 unit mixed-use, mixed-income development. Housing Description and Relationship to 

Neighborhood  The Mills is a 140-unit public housing development (53 years old) located within the 

FEMA 100-year flood plain. The Mills has 26 one-bedroom, 52 two-bedroom, 44 three-bedroom and 18 

four-bedroom units, 74 families with children, and 297 tenants (29 disabled). Considered obsolete by 

today’s standards, the Mills has substantially inappropriate building design, site layout and street 

connectivity. The Mills consists of five buildings (three low-rise walk-up buildings and two high-rises) 

angled to the surrounding streets with multiple blind-spots and yard areas that violate defensible space 

design principles. Mills units are undersized, lack dining areas, with bedrooms less than 100 sq. ft. On-

site infrastructure and utilities at Mills are at the end of their useful lifespan. Harbor Brook, culverted 

under the site, poses a recurring flood hazard, with 13 “100-year” flood events since 1860. The Harbor 

Brook Flood Control Plan calls for the demolition of the existing Mills buildings and daylighting Harbor 

Brook at the site. Due to the superblock public housing nature of the site, the Mills attracts criminal 

activity and is perceived to be unsafe. The concentration of extremely low-income households at Mills 

also causes a low-rent, absentee landlord investment property market to flourish in the surrounding 

residential areas. The single most critical housing challenge is to overcome market forces that tend to 

32



gravitate towards highly affordable / deeply subsidized housing (0-60% AMI) in the downtown, as 

opposed to higher income housing (60-120% AMI) for which multiple market studies demonstrate 

regional demand. People Narrative The MCN includes a residential population most affected by the 

decline of the manufacturing industry and the associated job loss, economic disinvestment, and 

environmental hazards. Minorities are disproportionately affected by the adverse living conditions and 

quality of life.  Mills and MCN residents more likely to be low income; transient, with 48% of the 

population having moved in within the last five years; increasingly foreign born, with the number of 

foreign-born residents at 12%; and non-white, with a population that is 58% Hispanic and 10% Black. 

 Mills Residents Choice Neighborhood City 

Population  297 (24 units disposed in 2015)  12,677  60,674 

% Hispanic  80%  58%  29% 

Number of Households  116 (24 units disposed in 2015)  4,956  23,977 

Median Age  22  31  38 

Poverty Rate  100%  45% 14% 

Median Household Income $9,144  $26,329  $51,363 

Unemployment Rate 25.6% 22.4% 7.7% 

Family structure is less stable at the Mills and the MCN than the city as a whole, with CN survey 

respondents reporting mostly single (45%) or divorced (15%) - only 34% indicated they were married.  

These statistics paralleled the Choice Neighborhood statistics (43%, 15%, and 37%, respectively), but 

differ from the City as a whole (34% single, 48% married).  Educational attainment by MCN residents 

were below County residents, with HS, associates, and college graduation rates well below residents in 

the region.  In Meriden, only 67% of children have educational experiences before kindergarten, and 

extended day learning is currently available at only three of the four Meriden elementary schools.  In 

light of this, access to education and enrichment experiences is a MCN and a City priority.  
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 Some High 

School 

Graduated 

High School 

Some 

College 

Associate’s 

Degree 

Bachelor’s 

Degree 

Grad. 

Degree 

MCN 86% 65% 29% 11% 6% 2% 

New Haven County 96% 90% 59% 41% 34% 15% 

Even with large challenges in their current neighborhood, many Mills residents responded that they 

would like to live within the Choice Neighborhood in housing that provided building amenities 

(community room, gym, etc), outdoor amenities (playground, tot lot, etc), and convenient parking. The 

following priority services are needed in the community: (i) more resources for school readiness; (ii) 

more programs that promote life-long learning for the entire family; (iii) programs and services that 

promote school to career opportunities; (iv) jobs training for Mills and neighborhood residents for 

quality jobs and local hiring goals; (v)  connecting disengaged youth  to existing and new in-school and 

out-of-school programs; (vi) reduction of asthma-inducing triggers and creation of a smoke-free social 

norms environment; (vii) culturally and linguistically competent mental health services for unserved, 

underserved and inappropriately served populations; and (viii) medical homes for primary medical, 

behavioral health and dental care. Vision The vision for a transformed Downtown Meriden includes 

integrated People, Housing and Neighborhood plans that highly leverage all of the neighborhood’s 

greatest assets – new park, new train station / increased service, two fully funded consecutive 9% 

LIHTC mixed-use developments, other planned mixed-use, mixed income developments and an 

unprecedented amount of public investments – to (a) connect the neighborhood to high quality 

educational and employment opportunities so that all residents can reach their full potential, (b) build 

new mixed-income, mixed-use, green housing units with access to transit, employment and educational 

centers that promote healthy living, and (c) create a safe, cohesive, richly amenitized, walkable city 

center that is sustainable and environmentally resilient. 
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Exhibit F Neighborhood Strategy 

The Meriden Choice Neighborhood Strategy addresses key needs in the neighborhood identified through 

the CN Transformation Plan, fully leverage ongoing projects, offer a Safety Plan designed to improve 

safety and change the image of the neighborhood, and include specific, measurable outcomes. The goal 

of the Neighborhood Improvement Strategies (NIS) is to transform downtown Meriden into a safe, 

pedestrian friendly neighborhood of choice with connectivity to employment and education in the 

surrounding dynamic regional economy and neighborhoods located outside the city center core. 

F.1 Overall Neighborhood Strategy 

Neighborhood Strategy #1: Implement the TOD Multi Modal Roadway Improvement Plan 

(TODMMRIP) in order to address the major deficiencies of the downtown roadway system, 

increase transit ridership, improve pedestrian safety, and provide safe and affordable 

transportation options so that Mills and CN residents can access employment and educational 

opportunities. Leverage: $6.67 million; Livability principle: provide more transportation choices; 

Addresses needs: Provides access to jobs and educational, lowers cost of transportation; Link to 

Transformation Plan goals/strategies: TOD Neighborhood Circulation Goals 1-A-B-C, Goal 2-A-D-E-F, 

Goal 4-A-B: Key metrics: Walkability, use of public transit, cost of transportation as % of income.  

A key NIS is to fully implement the City TODMMRIP, a comprehensive plan to construct roadway, 

pedestrian, and bicycle improvements critical to providing connectivity to employment, education, and 

housing for downtown residents. The project will address deficiencies of poorly designed and outdated 

transportation projects; increase access to the new commuter rail station scheduled to open in 2018; 

improve walkability; and change the perception of the neighborhood from one that is in disrepair and 

unsafe.  The City has secured $6.67 million in new funding to complete key components of the Multi-

Modal Improvement plan and is in the process of completing two low/no cost planning projects: First 

Mile/Last Mile Study and DOT Camp Street Road Safety Audit. Transportation improvements slated for 

completion in 2016-2019 leverage previously completed planning and engineering work, including 35% 
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traffic engineering design plans for the entire TOD District (CT OPM- $350,000); 100% design plans 

for West Main Street and Colony Street (CT OPM- $100,000); W. Main to South First Streetscape 

Project (State Urban Act- $2 million); and W. Main Street sidewalk reconstruction from Cook Ave. to S. 

Grove Street (City Capital Improvement Program- $350,000). New funding secured includes $2.8 

million in local funds, $870,000 in State TOD funding and $3 million from the Congestion Mitigation 

and Air Quality (CMAQ) Program for signal system upgrades. To supplement these activities, $8.3 

million in other funding applications are pending (2016 TIGER, CT LOTCIP). The Project addresses 

Choice Neighborhood resident needs by providing better access to jobs, housing and educational 

opportunities both within Meriden and in the more prosperous economic region via a readily accessible 

transit center. Once rail service is operational, 138,620 jobs will be located within a 40-minute commute 

from Meriden. The Project will benefit 40 actively engaged small businesses and nonprofit 

organizations. The project will create additional parking spaces bus spaces and loading zones; enhance 

the livability and economic competitiveness of the West Main Street and Colony Street areas; and 

counter the negative image of the city center as unsafe.  

NIS #2: Implement Sustainable Mixed Use, TOD that repurposes vacant and abandoned 

properties previously acquired by the City and Housing Authority. Leverage: $4.5 million; 

Livability principle: Support existing communities; Addresses needs: Promotes equitable, affordable 

housing; Link to Transformation Plan goals/strategies: Neighborhood Safety Goal 2-B; Key Metrics: 

Acres of land remediated and repurposed for mixed use development. 

Once known as the “Silver City” due to the predominance of silver manufacturers located in downtown 

Meriden, the city center is now characterized more by disinvestment, large vacant buildings, 

underutilized properties and potential and known brownfield sites. The city has actively engaged with 

the public to address the negative impact of vacant and blighted properties in the CN through a Blight 

and Brownfields (B&B) committee in 2002, which meets quarterly. Council of Neighborhoods 

representatives have and will play a key role in raising their concerns and implementing this NIS. To 
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further the reuse and remediation of contaminated properties, the City acquired 5 sites including the 

former Hub site at 1-77 State Street and 50 East Main Street, International Silver Factory H and 116 

Cook Avenue, and the former Meriden Wallingford Hospital at 1 King Place. Through HUD Sustainable 

Communities Challenge Grant funding the City purchased property at 11 Crown Street and 177 State 

Street as a part of a comprehensive plan to demolish the Mills bldgs and redevelop adjacent properties. 

The City has been awarded $4.5 million in new DECD and USEPA funds for site remediation and 

demolition, including $400,000 in state funds to remediate 177 State Street; $2 million for demolition 

and remediation of the Mills Public Housing Project following HUD disposition and demolition 

approval (part of Mills Phase I redevelopment); $1.7 million in state funding for demolition and 

remediation at 11 Crown Street; and $400,000 in USEPA and CDBG Section 108 loan funds for 

hazardous materials abatement at 116 Cook Avenue. The City has completed a $16 million flood control 

and brownfields remediation project at 1-77 State Street. Development at this site will incorporate Mills 

replacement units. The implementation of the NIS will allow the City, the Housing Authority, and its 

private partners to expedite the redevelopment plans and reduce the inventory of contaminated 

properties in the CN and provide better housing choice and recreational greenspace to serve residents.  

Neighborhood Strategy #3: Implement a culture and beautification program managed by 

downtown stakeholders including community groups, small businesses, and arts groups. Leverage: 

$15,000; Livability principle: Value communities and neighborhoods; Addresses needs: Address unsafe 

environmental conditions through community action and enlivening public spaces; Link to 

Transformation Plan goals/strategies: Neighborhood Safety Goal 2-B-C-D-E, Goal 3-A; Key Metrics: 

Number of organizations involved and projects completed. 

Up to 40 downtown stakeholders have committed to implementing one of the following activities under 

a grant and partnership with the Community Economic Development Fund and the City: 1) Community 

Art and façade improvement: Project will link artists and building owners throughout downtown to 

install art and murals on vacant spaces, including the backs of 51, 53 and 55 Colony Street facing the 
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new Meriden Green and train station; 2) “Adopt a Garbage Can”: Businesses will “adopt” a City-

approved garbage can for placement near their business and be responsible for maintenance of the bin in 

between regular pick up times.  3) “Adopt a Planter”: The owners of Art Capsule LLC (located in the 

CN) have designed and crafted a planter made of recycled materials. Businesses will “adopt” a planter 

for placement near their business and will be responsible for planting and watering plants or flowers 

during non-winter months. The YMCA will operate arts and music programming open to CN children, 

Castle Craig Players will stage theater productions open to CN residents. The YMCA and the City will 

support the program up to $2500 each ($5000 total). City staff will provide assistance in administering 

the project and finalizing the sites and projects to be implemented. The City will also contribute up to 

$200,000 in funding from a USEPA Assessment grant to conduct environmental testing of potentially 

hazardous building materials or surfaces, if required. Lead paint testing at 51-53-55 Colony Street (at a 

cost of $2000) has already been completed using USEPA funds.  

Neighborhood Strategy #4: Foster mixed use development and small business start-up and growth 

while preserving community assets including the preservation and rehabilitation of historic 

structures. Leverage: $100,000; Livability principle: Enhance economic competitiveness; Addresses 

needs: Access to jobs, lack of employers in downtown; Link to Transformation Plan goals/strategies: 

Neighborhood Safety Goal 2-D-E, Goal 3-A; Key Metrics: Number of small businesses created in CN, 

jobs created in CN, decrease in employment in CN and Mills residents.  

NIS #4 will foster mixed use development and small business startup and growth in the TOD to help 

blunt the negative economic and social factors present in the downtown area. The City has committed to 

working with developers, local property owners, and retailers to develop a commercial marketing plan 

for the TOD district using a $100,000 grant from the CT DECD. Funds will be used to complete a retail, 

arts and cultural plan for CN and for site reuse planning for several key vacant and abandoned sites 

including 1 King Place (city-owned), 16 Church Street (MHA-owned), 21 Colony Street (privately 

owned), and 25-33 Colony Street (city-owned). The plan will identify a vision for attracting new retail, 
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arts and cultural institutions to downtown Meriden and the action steps to implement this vision. The 

project will also focus on specific goals and strategies aimed at attracting a mix of commercial, retail 

and art related uses for up to 35,000 sf of new, rentable space included in the CN housing plan and as 

required by the TOD zoning ordinance, a form based code adopted in 2013 to encourage new mixed use 

and TOD in proximity to the new train station.  Businesses seeking small loans for operation and 

expansion will be encouraged to utilize the small business advising services provided at no charge 

through the Small Business Development Center located at City Hall and lending opportunities provided 

by the Community Economic Development Fund and other small business lenders. The City Office of 

Economic Development is leveraging the resources of the CT Small Business Development Center, the 

Meriden Chamber of Commerce, the State of Connecticut Small Business Express Program, the 

Community Economic Development Fund, CT Works, the Meriden Economic Development Corp, and 

the Meriden-Wallingford United Way to improve access low cost loans and grants.  

NIS #5: Support the preservation and rehabilitation of existing housing stock utilizing CDBG and 

City revolving loan funds. Leverage: $610,000; Livability principle: Promote equitable, affordable 

housing; Addresses needs: Modernize aged housing stock by providing low cost loans for home 

improvement projects and emergency repairs; Link to Transformation Plan goals/strategies: 

Neighborhood Safety Goal 2-A, Metrics: % of housing units addressed. 

NIS #5 will address needs of CN residents who in the CN survey reported concerns about lead paint, 

asbestos, and mold and that landlords were reticent in correcting reported problems and will expand the 

City’s Neighborhood Preservation Program (NPP), Housing Code Enforcement program and Inner City 

Sidewalk Program. The NPP program provides no interest loans up to $25,000 to homeowners to 

improve their properties and address code violations. NPP loan funds are managed by the City under its 

CDBG program.  In FY 2014 and FY 2015, 9 properties with a total of 13 units were rehabilitated. 

Housing need of rehabilitation is identified through the City’s Housing Code Enforcement program, 

which is supported by CDBG funds. Each year approximately 3,800 housing units in the CN are 
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inspected, with a clearance rate of 95% for code violations. Under the Inner City Sidewalk program, 

sections of sidewalks along high-trafficked areas, such as neighborhoods linking to a school or 

commercial area, are improved using CDBG funds.  The NIS will address 75% of the housing stock that 

was built before 1980 (median housing age of 74 years).  

Neighborhood Strategy #6: Bridging the digital divide. Leverage:  Leverage prior investments in free 

Wi-Fi and other programs including HUD Connect Home program; Livability principle: Enhance 

economic competitiveness; Addresses needs: Access to the internet provides educational and economic 

gateways, access to health information; Link to Transformation Plan goals/strategies: Neighborhood 

Safety Goal 2-A, Metrics: % of CN residents with reliable internet access to jobs & edu. opportunities 

The Meriden Housing Authority, the City, Cox Communications and other local stakeholders are 

participating in the White House ConnectHome Initiative to provide internet access for all those who 

live and/or work in the city center. The resources of ConnectHome partner organizations will be used to 

bring affordable basic Internet services through an improved wireless network to 361 public housing 

households, particularly to K-12 students, and the rest of the downtown area. The project will assess and 

increase access to connectivity, devices, and educational, employment and health care opportunities, as 

well as create free internet access in all public places within the TOD area. Proposed measurements of 

success of these efforts are as follows: 1) Facilitate access up to 30 no-cost refurbished computers or 

laptops for K-12 students by January 2017; 2) Provide each resident of public housing with 

opportunities for 5 hours of digital literacy training by Jan 2017; 3) Bring internet into the homes of 85% 

or more of public housing families by Jan 2017; 4) Connect all of our city community centers and/or 

public libraries within a 5 block walk of Housing Authority apartment developments to High speed 

internet by September, 2016; 5) Facilitate access to in-home technology to all K-12 residents of public 

housing by July 2016; 6) Provide 15 residents of public housing with up to 20 hours of computer based 

job training by December, 2016 through the Mobile Computer Learning Center (MCLC); 7) Teach 10 

K-12 residents of public housing how to write code by July 2016. n. Data from the Choice 
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Neighborhoods Planning survey will be used to form baseline information. COX Communications and 

the City have worked with the Housing Authority to begin exploring the expansion of City owned Wi-Fi 

service for the Community Towers public housing complex (221 units). New developments at 24 

Colony Street, 161-177 State Street and 62 Cedar Street will have high speed internet connectivity in 

every unit. MHA is partnering with the National Christina Foundation, Concepts for Adaptive Learning 

and Tech Soup to provide hardware and software to our residents. The Beat the Street Community 

Center, Meriden Boys and Girls Club, Meriden Public Library and Meriden Children First provide 

access to computer centers, computers and training for children, youth and adults.  

F.2 Critical Community Improvements Plan 

NIS 1: Implementation of the TODMMRIP. CCI Plan: Wayfinding Signage in TOD. 

Wayfinding is a key component of residents getting to know their surroundings, and where key 

buildings and parking areas are located. The City is requesting $60,000 in CCI funds to implement the 

wayfinding and signage component of the TOD Multimodal Improvement Plan. The project will finalize 

and install the signage recommended in the TOD Plan, helping residents navigate the local roadway 

network and take the most expedient routes to key locations such as the Meriden Green, Meriden Transit 

Center, and Public Library and commercial areas. The project will provide pedestrians and bicyclists 

clear and safe routes from new and existing housing development to transit. By establishing clear routes, 

the perception of safety and number of “feet on the street” along well traveled routes should improve.   

NIS 2: TOD Development. CCI Plan: Gap financing for the fit out of commercial spaces and 

adaptive reuse of historic properties in the TOD.  

An analysis of residential supply and demand indicates a potential demand for 600 to 1,000 housing 

units in Meriden’s TOD District and up to 35,000 square feet of service and specialty retail to support 

the new development. Meriden’s location on the Hartford rail line makes it a potential housing choice 

for persons who want to commute to one of the many employment centers (with nearly 140,000 jobs) 

along the transit line (e.g., Hartford, New Haven and parts of Fairfield County). The City has adopted a 
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TOD zoning ordinance to foster the construction of new, mixed use development and encourage the 

adaptive reuse of existing structures within the TOD district. The first major project is at 24 Colony 

Street that will include 63 units (90% affordable and 11,000 sf of commercial retail space. A second 

major project scheduled for construction is 161-177 State Street, a 2016 LIHTC recipient that will 

include 75 rental units and 8500 square feet of retail space. Funding for adaptive reuse of existing 

structures and small scale economic development projects is relatively scarce. Working with the CT 

Main Street Center, lending institutions, property appraisers, owners and others, it is clear that adaptive 

reuse projects and renovation of existing structures, particularly for start-ups, are difficult to finance due 

to the fact that rental rates in the TOD district are much lower compared to rental rates outside the TOD 

district and in the region as a whole. Construction and adaptive reuse costs are high and cannot be 

justified given current market rates and reasonable return on investment scenarios. The implementation 

of adaptive reuse projects in downtown Meriden is a key goal of the downtown transformation. 

Proactive public-private partnerships are essential to launching mixed use, adaptive reuse projects 

Without some commitment by the public, many vacant and historic buildings located in the TOD district 

will continue to remain underutilized. The project seeks to use $1,000,000 in CCI funds for commercial 

property owners to fund the renovation and lease of vacant commercial space while downtown is in the 

early stages of its projected transformation. The City is currently working with the Connecticut Main 

Street Center and the Local Initiative Support Corporation (LISC) to plan for the reuse of an 

underutilized, vacant, historic structure at 21 Colony for a mixed use development. The project will 

result in a first of its kind in Meriden public private partnership to adaptively reuse a vacant, historic 

building in the TOD zoning district that leverages private funds, historic tax credits for market rate and 

affordable housing and commercial space. The project will serve as a model for local property owners 

and along the Hartford rail line. The reuse of other structures and properties in the TOD, including 16 

Church Street, an historic, 16,000 square foot building owned by the Meriden Housing Authority, 1 

King Place, a vacant 300,000 former hospital building owned by the City, and 25-33 Colony Street, a 
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vacant commercial parcel owned by the City, will be further explored in 2016 and 2017 under the BAR 

Planning grant CCI funds could be used to implement the repurpose and renovation of these properties 

over the next five years. CCI funds will be available to small, minority and women-owned businesses 

and property owners located within the CN via a revolving loan fund to be administered by the project 

partners, including the City, Meriden Economic Development Corporation (MEDCO), Connecticut 

Small Business Development Center, and Midstate Chamber of Commerce. Loans will be available for 

activities related to the improvement of commercial structures and businesses, such as gap financing for 

economic development projects, commercial fit out costs for small businesses, including startups and 

significant façade improvements with a budget greater than $50,000. The project partners will develop 

the loan application process, underwrite and service the loans and provide matching funds from the CN 

grant not to exceed 50% of the total cost of the project. The project partners will identify and provide 

pre-loan technical assistance to potential applicants. The project will reinforce the Housing component 

of the TP by improving and populating existing and new commercial/retail space in the CN. The activity 

will provide economic opportunities for CN residents to either start or work at a small local business in 

their neighborhood. The project will enhance the neighborhood by improving vacant commercial spaces, 

attracting private investment, increasing economic competitiveness, and increasing property values. 

NIS 3: Downtown Beautification. CCI Plan: Community Arts Planning, Engagement and 

Community Arts Projects. 

The proposed project builds on a Downtown Beautification Program by providing funding to local 

artists to place art in public spaces throughout the CN area and to develop an arts and music plan for the 

Meriden Green. The project will recommend a long term management and operating plan and identify 

an organization that can continue to fund, manage and implement community arts programming in the 

CN area and at the new park well after the grant funds are utilized. The plan will be developed in 

collaboration with the Meriden arts community and will establish an advisory committee that will 

participate in the development of the plan. The goal of the project is to encourage Meriden residents 
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from a diverse range of backgrounds to come to downtown Meriden and take part in the revitalization of 

the CN downtown area through their participation in arts, cultural and community events. This program 

will build on the existing public visual art projects where teacher artist and Gallery 53 President 

Christine Webster has partnered with higher order thinking school (HOTS) teachers to create a mosaic 

project situated in the heart of the CN. The City will find opportunities for public art displays and music 

events at the new park. The project will help reinforce the Housing component of the TP by enlivening 

vacant and blighted spaces with community art and commercial activity.  

NIS 4: Foster Mixed Use & Retail Development in CN. CCI Plan: Façade Improvement Program 

for Small Businesses and Property Owners.  

The proposed grant and loan program will make funds to available to small, minority and women-owned 

businesses and property owners located within the CN for commercial façade improvements via a 

revolving loan fund to be administered by the project partners, including the City, Meriden Economic 

Development Corporation (MEDCO), Connecticut Small Business Development Center, and Midstate 

Chamber of Commerce. Loans will be available for façade improvements including street-facing 

building elevation, improvements to building signage, replacement or renovation of existing windows, 

storefront or other building glazing, etc. The project partners will develop the loan application process, 

underwrite and service the loans and provide matching funds from the CN grant not to exceed 50% of 

the total cost of the façade improvement project. The project partners will also identify potential loan 

applicants and provide pre-loan technical assistance. Small businesses will participate by verifying that 

they are a small, minority or women owned business located in the CN, providing a description of the 

proposed project and written justification of the funds requested, not to exceed $50,000 per project, and 

showing ability to repay the loan within 5 years providing two cost estimates from licensed contractors 

with a project schedule, and providing verification that the business or property owner is up-to-date on 

taxes, and that the property has no liens other than mortgages and sufficient equity to secure the loan. Up 
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to 50% of loan may be forgivable, The project will help reinforce the Housing component of the TP by 

improving the worn and tired storefronts downtown Meriden and encouraging foot traffic.  

NIS 5: Improve Housing Stock and Reduce Cost to Homeowners through NPP, Code, Sidewalk 

Improvement Programs (CDBG) 

The City has in place a housing rehabilitation program that uses CDBG funds to rehabilitate single and 

multi-family housing units in specific low income target areas in the City.  The objective of the NPP is 

the recovery of the downtown neighborhoods through housing rehabilitation. Using a portion of its 

CDBG funds and CCI funds, the City will provide below market interest rate loans to low/moderate 

income property owners (living within designated “Neighborhood Strategy Areas”) for housing 

rehabilitation. Both the NPP and the Inner City Sidewalk program have proven to help stabilize 

neighborhoods and property values and encourage private investment. A CCI allocation of $900,000 

will fund an additional 35 loans over five years. The project will reinforce the Housing component of the 

TP by improving the quality of life in downtown Meriden for residents by reducing home ownership 

costs through the allocation of funds to assist with maintenance. The project will enhance the 

neighborhood by improving existing structures and bringing them to par with the planned new 

construction. The project will assist in the CN area being perceived as safe and appealing and has the 

potential to increase home values in the CN.  

NIS #6: Narrow the digital divide in our community. CCI Plan: Install free Wi-Fi in downtown, 

including at the new Meriden Green and Meriden Transit Center 

The City and the Meriden Housing Authority are committed to narrowing the broadband digital divide 

in our community. The project will document data on existing gaps in broadband connectivity within the 

CN,) identify opportunities to increase free or reduced Wi-Fi service in new housing development 

projects and in public spaces. CCI funds will be used to add free Wi-Fi to the Meriden Green linked to 

the existing Meriden Wi-Fi hotspot program. We are requesting $40,000 in federal funds that will 

leverage prior investments in Wi-Fi infrastructure. The project will help reinforce the Housing 
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component of the TP by providing opportunities for residents to link to the internet for info about jobs, 

transportation and education and to enhance the quality of life for CN residents. 

F.3 Public Safety (a) Public Safety Strategy The goal of the CN public safety strategy is to strengthen 

relationships between CN residents and police. The plan will organize a team of highly respected 

neighborhood ambassadors to engage the police more meaningfully, facilitated by a neutral party; 

leverage existing programs that support positive community-police relations; and increase funding for 

the City’s Youth Service Bureau’s Juvenile Assistance & Diversion Board (JAD). Since its inception in 

2004, the City’s community policing initiative – known as the Neighborhood Initiative Unit (“NIU”) – 

has grown to include 12 total officers. The NIU was revived to address increased crime/ gang activity, 

particularly in the CN area. It  responds to the needs assessment conducted during the CN planning 

process, which revealed that the desires of the community are very similar to the police department’s 

NIU strategy for downtown community policing and public safety: “Safety issues are a primary reason 

for not living downtown;” “More police presence needed;” and “Partnerships are key – City should 

work together with businesses.” The department employs targeted evidenced-based and predictive 

policing efforts that utilize data collection and mapping to reduce crime. Methods of predicting crime – 

through the use of “hot spot” mapping, crime analysis, comp stat, data mapping and crime mapping; 

methods of predicting offenders – through the use of intelligence collected by uniformed and non-

uniformed officers, information provided by probation and parole offices, and information collected 

through the neighborhood contacts. This information will be compiled and reviewed, allowing 

preventative measures and programs to deter the behavior; methods of predicting perpetrator identities – 

through the use of arrest histories and crime data, criminal recidivist behaviors can be predicted and 

deterred in the downtown neighborhood; Methods for predicting victims of crime – through the use of 

information sharing and intelligence gathering the Meriden Police Department will use the information 

collected to offer crime prevention techniques to potential victims. The Department has forged 

partnerships with various community groups, professionals and local government entities. The police 
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department and NIU conduct regular community outreach designed to educate residents and business 

owners about crime prevention techniques. The department maintains two websites and a Facebook page 

intended to engage the community. The Department works closely with the Meriden Council of 

Neighborhood Associations. The NIU runs programming to promote community-centered relationships 

and foster a sense of trust with the neighborhoods they patrol: neighborhood watch programs; bicycle 

registration programs; business security assessments; child safety programs; closed home/business check 

programs; an annual turkey drive; an annual toy drive; and an annual coat drive, among other initiatives. 

The Department convenes meetings of partner law enforcement agencies to address any uptick in gang-

related activity and Part I Violent Crimes: the Connecticut State Police, Drug Enforcement Agency, 

Federal Bureau of Investigations, Department of Justice, Department of Corrections, Middletown Police 

Department, New Britain Police Department, and New Haven Police Department, among others, have 

met and continue to meet to proactively coordinate gang issues and share information. Additional public 

safety strategies targeted at gangs and Part I Violent Crimes include informative partnerships with the 

Meriden school district, community youth organizations, the Meriden Housing Authority, city agencies, 

clergy groups, and academic institutions and the re-establishment of the Citizen’s Police Academy. 

(b) Alignment with Byrne Criminal Justice Innovation Grant – Not Applicable  

F.4 Alignment with Existing Efforts 

The City of Meriden has been designated by the State of Connecticut is a Targeted Investment 

Community under Section 32-9j of the Connecticut General Statutes. Within Target Investment 

Communities, the state established Enterprise Zones, which allows businesses locating in these zones to 

take advantage of state and local incentives with the purpose of increasing economic activity in 

distressed areas. The Connecticut Enterprise Zone Program, along with the various business incentive 

related subprograms, are administered within the Office of Business & Industry Development of the 

Connecticut Department of Economic and Community Development. Economic incentives include 

property and real estate tax abatements. Much of MCN target area is contained within Meriden’s state-
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designated Enterprise Zone. Eight small businesses in the CN have taken advantage of City of Meriden 

Enterprise Zone incentives. The neighborhood that is the subject of this application is part of Meriden’s 

TOD district (adopted by City Council), proceeded by a 2 year federal Department of Education Promise 

Neighborhood plan (awarded 2011), and a subsequent 2 year HUD Choice Neighborhoods Planning 

Grant (awarded 2013) that rallied the community’s vision for their downtown. Recently this 

neighborhood received ConnectHome designation from HUD. The following existing efforts are directly 

borne out of these plans. They are either underway or started in the last three years, (1) Meriden Green – 

The City has invested local dollars and secured state funding totaling $14 million to develop the 

Meriden Green – a place-making and flood-control feature in the heart of Downtown. The park is 

scheduled to open in September 2016. (2) 24 Colony – MHA and its development partner has 

successfully secured a competitive 9% LIHTC award from CT Housing and Finance Agency along with 

other state funding to develop this $40 million mixed-use, mixed-income development across the street 

from the new train station. 24 Mills replacement units are included in its program. 24 Colony is 

currently under construction and scheduled to be occupied before the end of 2016. (3) Mills Phase 1 – 

MHA and Pennrose (Housing Implementation Entity) secured a competitive 9% LIHTC award from 

CHFA in 2015 to implement the first phase of redevelopment on the Mills Memorial site. This project is 

scheduled to close in the fall of 2016. (4) Brownfield Remediation – The City has secured $4 million 

from the state for remediation of multiple brownfield sites in DT Meriden. Remediation of 177 State St 

(Phases 1 and 3 of Choice housing plan) is expected to be complete in 2016. (5) Meriden Intermodal 

Transit Station - $20 million in state dollars have been invested in Meriden in anticipation of the 

complete implementation of Connecticut’s $467 million New Haven-Hartford-Springfield commuter 

rail. The station is currently under construction. (6) Flood Control Projects – The City has invested $22 

million in flood control infrastructure in MCN in the past 3 years. 
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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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Exhibit H: People Strategy 

H.1-Resident Needs Assessment:  As part of the FY 2013 HUD Choice Neighborhoods Planning Grant 

effort, the lead and co-applicants have conducted a comprehensive resident and community needs 

survey. The survey instrument was built on the FY 2011 DOE Promise Neighborhoods Planning Grant 

and the Meriden Health and Human Services Department’s (MHHSD) community health needs 

assessments in partnership with Midstate Medical Center (MMC). The results from this Choice needs 

assessment informed the People strategies and case management activities proposed in this application. 

All households in the Mills Memorial Apartments (Mills) were presented with multiple opportunities to 

complete a written/oral survey through the following methods: (1) a Spring Festival kick-off event on 

May 31, 2014; (2) a follow-up Choice needs assessment booth collected more responses on August 4, 

2014; (3) a needs assessment booth set up at the Meriden Farmers Market on the Mills parking lot every 

Saturday during the 2014 market season ); and (4) Meriden Children First connectors accompanied by 

MHA staff went door to door at Mills to collect survey responses from remaining households during the 

summer and fall of 2014. The survey was developed in both English and Spanish. Spanish speaking staff 

interfaced with Mills households. All data was input into Survey Monkey. People Plan partners had 

access to this account to view the raw data and analysis. The planning team worked with the Meriden 

Public School District’s data department to obtain school data of Mills and neighborhood students. The 

privacy and confidentiality of all respondents were respected. Altogether, 385 completed surveys were 

received. 108 surveys were completed by Mills households, representing 80% of all occupied Mills units 

at the time. The University of Connecticut’s Center for Applied Research in Human Development 

assisted the planning team to conduct a quantitative analysis of survey results. Note that counts and % of 

needs assessment data are inconsistent as respondents chose not to answer every question. 
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(a) Demographics. Needs assessment survey results and MHA data show that among the 135 

households at the Mills public housing site, 80% are Hispanic, 3% are households with members over 55 

years old, 69% are households with school-aged children, and 7.2% are disabled. The median age of the 

Mills population is 22 years old. The median age of the Choice Neighborhood population is 31 years 

old. Median household income of Mills tenants is $9,144. The average household size at Mills is 2.9. 

Over 70% of Mills households enjoy convenient access to quality, affordable health care at the 

Community Health Center (FQHC) across the street from Mills. 72% (63) of Mills households surveyed 

insure their children through Husky/Medicaid (Title 19) and 78% (62) of households surveyed insure 

adults through the same program. Children at Mills suffer from asthma (42%, 41), Attention Deficit 

Disorder (15%, 15), mental illness (9%, 9), diabetes (3%, 3) and elevated levels of lead in blood (3%, 3). 

Among adults, the primary ailments are asthma (61%, 62), hypertension (41%, 41), diabetes (29%, 28), 

high cholesterol (26%, 26), and obesity (40%, 26). More than half of adults (51%, 52) have been 

debilitated by mental health issues in the past year, and more than half (54%, 25) of those suffering from 

mental health issues sought professional help. 

 (b) Key Data. Only 52% (16) of Mills households with children under the age of five surveyed use 

center-based, school-based, or licensed childcare programs. The most important factors in their 

childcare decision are quality (38%) and cost (29%). While all Mills households with young children are 

eligible for child care subsidies, only 2% (1) currently receive them. 79% (46) of Mills households with 

young children do not attend a preschool program, stating cost as the main identifiable reason. 90% (52) 

of Mills households with young children do not attend an after-school program. The chart below 

represents an updated education performance and needs assessment assembled by the Meriden Public 

Schools: 
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Only 13% (12) of Mills households surveyed are employed full time. The remaining 87% of Mills 

households surveyed are employed part-time (25%, 23); unemployed and seeking employment (35%, 

32); or unemployed and not seeking employment (10%, 9). Only 8% (3) of Mills households are 

currently enrolled in school or training programs. Among all of the employment programs available to 

Mills households (job fairs, job training, small business training, work study programs, small business 

loans, trainings through Midstate Chamber of Commerce, continuing education at Middlesex 

Community College, Service Corps of Retired Executives, CT Works One Stop Career Center, Meriden 

Public Library, and youth employment programs) respondents were generally slightly more satisfied 

than dissatisfied, but overwhelmingly not knowledgeable about these programs. 24% (26) of Mills 

households are unemployed for an average of 4.2 years. The greatest barriers to employment are 

transportation limitations (17%, 22), not having the right skills (16%, 21), not having the right education 

School 

Name 

School 

Type 

School 

Size 

SBAC Math% Students 

Meeting SDE Standard  

 

SBAC Reading  % 

Students meeting SDE 

Standard or Level 3/4 

Barry Elementary 477 17% 19% 

Pulaski Elementary 557 35% 43% 

Putnam Elementary 588 18% 37% 

Sherman Elementary 560 19% 37% 

Lincoln Middle 743 10% 30% 

Washington Middle 674 18% 37% 

Maloney High 1175 16% 46% 

Platt High 1013 11% 39% 
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(13%, 17), not finding job opportunities (12%, 15), language issues (8%, 10), and childcare limitations 

(7%, 9). Mills households requested the following as beneficial services: on the job training (21%, 28), 

job fairs (15%, 20), English lessons (13%, 18), classroom training (12%, 16), and small business 

training (11%, 15). 

(c) Resident Satisfaction. The Choice needs assessment survey asked Mills households to rate their 

satisfaction with the quality and accessibility of existing services and preferences for new and improved 

services. Mills households who used one or more of many existing services offered were generally 

satisfied. Unfortunately a large contingent of Mills households did not use these services (over 50%) 

primarily because of lack of knowledge of their offerings. 

Existing Services Very or 

Somewhat 

Satisfied 

Somewhat 

Dissatisfied or 

Dissatisfied 

Have Not 

Used Service 

Responses 

Meriden Health Dept.- WIC, 

AIDS, Dental, Social Work 

129 11 59 199 

Meriden Youth Services 80 16 99 195 

Catholic Family Services - 

childcare, parenting classes,  

77 9 108 194 

Literacy Volunteers - ESL 

and basic literacy 

66 10 113 189 

YMCA - Childcare, Health 

classes, camp, teen programs 

84 10 100 194 
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CHC counseling, pharmacy, 

general health maintenance 

129 22 59 210 

Girls Inc. - After school 

programs  

67 9 130 206 

Boys and Girls Club - teen 

programs 

83 5 115 203 

Beat the Street Community 

Center - teen programs 

78 6 118 202 

MMC - regional hospital 148 19 48 215 

 

Through the needs assessment, and via multiple focus groups and one-on-one interviews, priority 

services have been identified as needed in the community: school readiness resources (particularly for 

outreach to inform families of availability); programs that promote life-long learning for the entire 

family; programs and services that promote school-to-career opportunities; job training for Mills and 

neighborhood residents for quality jobs and local hiring goals; programs to connect disengaged youth to 

existing and new in-school and out-of-school programs; resources to expand support services and 

reduce barriers to full-time employment (childcare, transportation, lack of skills and financial 

hardships); reduction of asthma-inducing triggers and creation of a smoke-free environments; culturally 

and linguistically competent mental health services for unserved, underserved and inappropriately 

served populations; and medical homes for all CN families for medical, behavioral health and dental. 

H.2 Supportive Services and Program  

Table 1: Children, youth, and adults that are physically and mentally healthy  
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Impact 

Statement 

and Expected 

Outcomes 

100% of the 298 Mills residents (children, youth, and adults) will have: 1) a place 

of healthcare where they regularly go other than an emergency room, 2) health 

insurance, and 3) access to mental health services. 90% of Choice Neighborhood 

(CN) residents (11,409) will have health insurance and a medical home (increase 

from 81% identified in CN Assessment).     

Needs 

Assessment 

Baseline 

70% of Mills households receive healthcare services at CHC (FQHC) located 

across the street from Mills.  72% (63) of Mills households insure their children 

through Husky/Medicaid (Title 19) and 78% (62) of households insure adults 

through the same program. In the CN, 81% (10,206) have one person or place they 

think of as their children’s personal doctor or healthcare provider. Children at Mills 

suffer from asthma (42%, 41), Attention Deficit Disorder (15%, 15), mental illness 

(9%, 9), diabetes (3%, 3) and elevated levels of lead in blood (3%, 3). Among 

adults, the main ailments are asthma (61%, 62), hypertension (41%, 41), diabetes 

(29%, 28), high cholesterol (26%, 26), and obesity (40%, 26). More than half of 

adults (51%, 52) have been debilitated by mental health issues in the past year, and 

more than half (54%, 25) of those suffering from mental health issues sought 

professional help.   The CN Needs Assessment reports that 3% of residents (378) 

were unable to find appropriate mental health services. 

Strategy 1) Outreach:  MHHSD, CHC, and MHA (located in the CN) will include questions 

on medical home in their client intake process. All clients will be asked if they have 

a medical home, and if not, referred to appropriate health care providers to establish 

a medical home.  CHC and MMC (located in Meriden just outside of the CN) will 

conduct community outreach using culturally and linguistically appropriate 
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messaging regarding enrolling into a health insurance policy under the Affordable 

Care Act. Post-relocation, HOU will assist Mills residents through individualized 

Case Management access health care services and health care insurance programs 

that are available. 2) CHC and MHHSD will conduct outreach to educate Mills 

individuals and families about behavioral health services; describing available 

services, their benefits, and what to expect. 3) Direct Health Care Services:  CHC 

will offer bi-lingual behavioral health services in both Roger Sherman and John 

Barry Elementary Schools where the majority of CN children attend. School-based 

health clinics provide individual and group counseling services as needed. CHC 

will utilize its Community Advisory Council as a vehicle to communicate with 

Mills and CN residents on a regular basis and advise them of the availability of 

health services. The providers above will seek to understand the cultural practices 

and beliefs about mental health among underserved populations in the CN, and 

include this information in outreach to other community partners who may refer 

Mills and CN residents for mental/behavioral health services.  4) Youth Health & 

Wellness Programs:  Boys and Girls club will provide an after school enrichment 

program, “Summer Brain Gain,” and a mentoring program to promote mental 

health and wellness; Girls, Inc. will provide summer camp and after school 

programming;  YMCA “Rec Express” physical recreation program. 5) Women’s 

Mental Health: Chrysalis will provide domestic violence services.   

Residents 

Served 

Outreach and case management for Mills residents (298, 100%) , 50% of new CN 

residents (303) to be provided health care at CHC, 10% (1,260) of CN residents 

without health insurance or a medical home, 35 Mills youth Boys & Girls Club 
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programs, 4 CN residents Chrysalis Domestic Violence programs, 800 CN youth 

Girls Inc., 100 CN Youth YMCA Rec Express Program 

Service 

Provider 

MHHSD, CHC, and MHA will partner to create common questions that will be 

used during client intake to increase access to care.  CHC will conduct outreach 

regarding health insurance behavioral health and medical home in the CN.  CHC 

and MHHSD will conduct behavioral health services outreach.  CHC and MMC 

will provide health care services.  Post-relocation, HOU will provide case 

management services for 40 individual Mills residents and households annually.   

Chrysalis Inc. will provide supportive services and mental health services for 

battered women.  Boys and Girls Club, Girls Inc. and Meriden YMCA youth health 

programs.   

Resource 

Commitment 

1) Outreach:  MMC - $100,000 existing; MHHSD - $43,619 total ($10,500 new, 

$33,119 existing) 2) Direct Health Care Services:  CHC - $625,368 total ($193,233 

new, $432,135); 3) Youth Programs:  Boys and Girls Club of Meriden - $40,000 

after school, $21,250 “Brain Gain,” $30,000 mentoring program; Girls, Inc. - 

$67,800 new Choice summer camp, $175,000 new Choice after school 

programming; Chrysalis - $164,635 existing Choice; YMCA - $225,000 (existing) 

summer camps, $75,000 (existing) “Rec Express.”, 4) Women’s Mental Health: 

Chrysalis,  $164,635 

 

Table 2: Children Enter Kindergarten Ready to Learn 

Impact 

Statement 

100% of Mills children entering kindergarten (17) will have a quality preschool 

experience and demonstrate at the beginning of the school year age-appropriate 
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and Expected 

Outcomes 

functioning across multiple domains of early learning as determined using 

developmentally appropriate early learning measures.   

Needs 

Assessment 

Baseline 

52% (16) of Mills households with children under the age of 5 surveyed use a 

center-based, school-based, or licensed childcare program. The most important 

factors in their childcare decision are quality (38%) and cost (29%). While all Mills 

households with young children are eligible for child care subsidies, only 2% (1) 

currently receive them. 79% (46) of Mills households with young children do not 

attend a preschool program, stating cost as the primary reason.  70% of all 3 and 4 

year olds in Meriden citywide do attend preschool.     

Strategy 1)  Connector Campaign – Years 1-5:  The Meriden School Readiness Director will 

address the misconception that preschool programs are cost prohibitive through a 

citywide marketing campaign; a central preschool registration location; and a flyer 

in both English and Spanish explaining preschool options and methods of payment.  

One MCF connector and HOU case management staff (post-relocation) will 

connect Mills households with children under 5 (41 children) to existing quality 

preschool options, available subsidies (MCF 2Gen commitment), CT Family 

Resource Centers in Meriden schools, and recruitment into Meriden Children First 

(MCF) Parent Advocacy Council (MCF NM commitment). Additionally, the MCF 

connector shall organize carpool communities among clusters of displaced Mills 

households in Meriden who require private transportation to these quality 

preschools. 2)  Early Childhood Center—To be housed in ground floor of first 

phase of housing development – Years 2-5.  Pennrose (Housing Lead) will provide 
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space and the Meriden YMCA will operate an Early Childhood Education center 

within the Mills 1 building. Up to 10 slots (5 3-year old slots and 5 4-year old slots) 

will be reserved for Mills households. 30 slots will be reserved for CN households. 

Other services: Catholic Family Services will provide 10 slots for CN households 

and parenting programming; YMCA will operate the Head Start preschool 

program, and will add MPSD 2 Generational Initiative. 

Residents 

Served 

All Mills households with children under 5 years old will be served by Connector 

Campaign – 41 children (20 Mills households) and 20 CN households. 10 Mills 

households and 20 CN households will be served by Early Childhood Center. 

Catholic Charities will also provide 10 Early Childhood slots for CN residents.    

YMCA will serve 161 CN children and Catholic Charities will serve 54 CN 

residents annually.   

Service 

Provider 

1) Connector Campaign: Meriden Children First, CT Family Resource Center, 

HOU, Meriden School Readiness Program. 2) Early Childhood Center:  Meriden 

YMCA, Catholic Family Services, Pennrose Properties 

Resource 

Commitment 

1) Connector Campaign: MCF - $547,040 new for outreach services and 

parenting programming; 2) Early Childhood Center: YMCA - $2,000,000 total 

new leverage for school readiness program slots, $7,043,750 total new leverage for 

Head Start, $875,000 total new for 2 Generational Initiative; Catholic Charities - 

$150,000 early childhood program slots and programs. 

 

Table 3: Children are proficient in core academic subjects 

Impact CN students in grades 3-8 will increase proficiency in Mathematics from 10% to 
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Statement 

and Expected 

Outcomes 

40% and in English Language Arts from 25% to 50% over a five year period. 

Grade 11 CN students will increase their SAT College and Career Readiness 

Benchmark from 3% to 20% in Mathematics and from 24% to 44% for 

Reading/Writing over a five year period. 

Needs 

Assessment 

Baseline 

New state tests SBAC and School Day SAT have replaced the previous state 

assessments.  Mills residents:  A total of 55 out of 63 target Mills resident students 

were tested on the spring 2016 administration of the state mandated SBAC 

Mathematics and English Language Arts assessments.  10% of the students living 

within the CN were SBAC math proficient, 25% of the students within the CN 

were ELA proficient.  3% of students in the CN met benchmarks in grade 11 SAT 

math, 24% in Reading/Writing. 

Strategy 1) Bilingual Educators: The Meriden Public school District (MPSD) will engage 

in partnerships with the CT State Department of Education, Regional Education 

Service Centers and an accredited university to subsidize teachers for Bilingual 

Education Certification, as 36% of Mills residents speak no or limited English.  2) 

Extended Day Learning: Mills elementary students relocated to John Barry, Roger 

Sherman and Casmir Pulaski schools will be provided an extended learning day 

program with an additional 100 minutes per day of instruction. Barry, designated a 

Turnaround School, with a state SIG, transferred out 50% of its teachers and 

replaced them with new teachers.  Israel Putnam School will provide tutoring 

services. 3) Digital Devices: Washington and Lincoln Middle Schools will provide 

1:1 digital devices for all students.  Teachers will integrate technology into 
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classroom lessons and use appropriate software programs in Math and ELA to 

improve academic achievement and student engagement.  MHA will provide 

ConnectHome, Github and Geek Squad computer training, a mobile computer 

learning center and a computer donation program for Mills Students.  High school 

courses will be offered for credit in the middle schools. 4) 8th Grade Follow Up: 

At-risk eighth grade students will participate in a transition summer school 

program before entering high school, receiving academic and social-emotional 

support.   Follow up in ninth grade will be provided by two high school transition 

counselors at each high school working solely with at-risk students.  5) Student 

Centered Learning: High school students will participate in student-centered 

learning programs under the Nellie Mae program, the services for which will be 

new and expanded in years two and three. 6) Success Academy: To address 

graduation rates, when appropriate Mills/Choice students will participate in the 

Success Academy, an alternate education program for over-aged, under-credit high 

school students.  7) 8th Class: If awarded Choice Neighborhood Implementation 

grant funds, the MPSD will expand its high school schedule from 7 classes to 8 

classes per school year.  The extra class will provide Mills/Choice students with 

increased electives, online credit recovery, online courses, student-designed credit 

bearing Personalized Learning Experiences based on interest, talent or career 

desires, tutoring, homework help, and universal wifi in our schools. 

Residents 

Served 

Mills students relocated to John Barry/Roger Sherman/Pulaski Schools in 

Expanded Day Learning:                         100% - (67) 
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Middle School 1:1 Devices                   100% Choice (591) – 100% Mills (34) 

H. S. Courses at Middle School            100% Choice (206) – 100% Mills (12) 

Grade 8/9 Summer School/Follow up  100% Choice (209) – 100% Mills (17)  

High School Reform                             100% Choice (647) – 100% Mills (31) 

Success Academy                                 15% Choice  (10) –   2%  Mills (1) 

Service 

Provider 

The Meriden Public Schools (MPS) Meriden School Readiness Program for 

education programs, MHA for access to digital devices for Mills residents 

Resource 

Commitment 

1) Mills students attending Extended Day Learning - 67 Mills students.  New 

leverage for the expanded day program is $213,730 (5-yr); 2) Middle School 1:1 

Devices $422,228 (5-yr); 3) High School courses offered at middle school -  

$496,385 (5-yr); 4) Dalio Foundation Grant (Supervisor of Data Integration and 

Post Secondary Planning, 8th grade Transition Summer Program and four 9th Grade 

Transition Counselors - $966,341 (5-yr); 5) Nellie Mae Education Foundation 

High School Reform - $441,136 (2-yr); 6) Success Academy -  $620,689 (5-yr); 7) 

Choice Neighborhood Implementation Grant Funds:  Help expand high school 

schedule from 7 classes to 8 classes per school year - $200,000/year, $1 million 

five-year total; 8) MHA - $73,630 for digital programs for Mills residents.   

 

Table 4: Youth, including youth with disabilities, graduate from high school/college and are 

career ready in at least the grades required by the ESEA (3rd through 8th and once in high school) 

Impact 100 % of Mills resident students (11) graduate from high school on time.  100% of 
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Statement 

and Expected 

Outcomes 

CN residents graduate on time.   

Needs 

Assessment 

Baseline 

100% of Mills elementary school students are scheduled to graduate and move on 

to middle school. 92% of Mills middle school students are scheduled to graduate 

and move on to high school. 8% left the district. Graduates of 2014 cohort are the 

latest cohort for whom the district has graduation data.  Out of the 11 Mills resident 

students in this cohort, 5 (45.5%) graduated on time. 

Strategy The following strategies aimed at preparing students for a career upon graduation 

from high school include: 1) Providing scholarships for Meriden high school 

students attending college or technical school; 2) Youth Services Summer 

Employment; 3) College and Career Readiness provided by the MPSD; 4) MPSD 

Success Academy, an alternate education program for over-aged, under-credit high 

school students; 5)  At-risk eighth grade students a transition summer school 

program before entering high school, providing academic and social-emotional 

support.  Follow up in ninth grade will be provided by two high school transition 

counselors at each high school working solely with at-risk students; 6)  High school 

1:1 digital devices and student-centered learning environments;  7) If awarded 

Choice Neighborhood Implementation grant funds, the district will expand its high 

school schedule from 7 classes to 8 classes per school year.  The extra class will 

provide Choice/Mills students with increased electives, online credit recovery, 

online courses, student-designed credit bearing Personalized Learning Experiences 
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based on interest, talent or career desires, tutoring, and homework help, 8)  

Middlesex Community College will provide advanced programming for MPSD 

students; college and workforce preparation; and criminal justice internships, 9) 

Meriden Foundation post-high school scholarships, 10) Meriden Summer Youth 

Employment 

Residents 

Served 

CN:  100% (2,506) of school-age youth 

Mills residents:  100% (133) school-age youth 

Service 

Provider 

1) MPSD Education Programs,  2) Meriden Foundation - scholarships for 

Meriden high school students attending college or technical schools; 3) Middlesex 

Community College, 4) MHHSD/Midstate Chamber Summer Youth employment 

Resource 

Commitment 

1) Meriden Public Schools:  Mills students attending Extended Day Learning - 67 

Mills students.  New leverage for the expanded day program is $213,730 (5-yr); 2) 

Middle School 1:1 Devices $422,228 (5-yr); 3) High School courses offered at 

middle school -  $496,385 (5-yr); 4) Dalio Foundation Grant (Supervisor of Data 

Integration and Post Secondary Planning, 8th grade Transition Summer Program 

and four 9th Grade Transition Counselors - $966,341 (5-yr); 5) Nellie Mae 

Education Foundation High School Reform - $441,136 (2-yr); 6) Success 

Academy -  $620,689 (5-yr); 7) Choice Neighborhood Implementation Grant 

Funds:  Help expand high school schedule from 7 classes to 8 classes per school 

year - $200,000/year, $1 million five-year total; MHA - $73,630 for digital 

programs for Mills residents.  City of Meriden/American Jobs Center Youth 

Summer Employment Program/Midstate Chamber: $8500 for 375 youth over 5 
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years.  Meriden Foundation – All Mills and CN students eligible for college 

scholarships- annual new scholarships $80,000 for a total of $400,000; annual 

renewal scholarships $240,000 for a five year total of $1,200,000.  Middlesex 

Community College - $298,600 in existing leverage. 

 

Table 5: Households are economically stable and self-sufficient 

Impact 

Statement 

and Expected 

Outcomes 

Number and percentage of target residents between the ages of 15-64 years with 

wage income:  23 Mills residents (25%) that were surveyed as unemployed and 

seeking employment will  access full or part time employment.  23 Mills residents 

surveyed as working part-time (25%) will find full time employment.  9 Mills 

residents unemployed and not seeking employment will search for a job through 

the American Job Center or other means.  12 Mills residents (13%) will full time 

employment will access job training or reeducation programs.   

Average hourly rate for Mills and Choice Neighborhood residents will be at the 

new minimum wage plus the rate of inflation (rate of inflation is currently running 

at approximately 1%, the 2017 wage gain would be 6.2%.) Wage gains for both 

Mills and Choice Neighborhood residents will be twice the rate of inflation or a 

minimum of 3.5% annually, whichever is greater.   

Needs 

Assessment 

Baseline 

Only 13% (12) of Mills households are employed full time. The remaining 87% are 

employed part-time (25%, 23), and unemployed and seeking employment (35%, 

32), unemployed and not seeking employment (10%, 9). Only 8% (3) of Mills 

households are currently enrolled in school or a training program. For all 

employment programs available to Mills households (job fairs, job training, small 
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business training, work study programs, small business loans, trainings through 

Midstate Chamber of Commerce, continuing education at Middlesex Community 

College, Service Corps of Retired Executives, American Job Center, Meriden 

Public Library, and youth employment programs) respondents were generally 

slightly more satisfied than dissatisfied, but overwhelmingly not knowledgeable 

about these programs. 24% (26) of Mills households are unemployed an average of 

4.2 years. The greatest barriers to employment are transportation limitations (17%, 

22), not having the right skills (16%, 21), not having the right education (13%, 17), 

not finding job opportunities (12%, 15), language issues (8%, 10), and childcare 

limitations (7%, 9). Mills households requested the following as beneficial 

services: on the job training (21%, 28), job fairs (15%, 20), English lessons (13%, 

18), classroom training (12%, 16), and small business training (11%, 15).   

US Census data from the “2010-2014 American Community Survey 5-Year 

Estimates” indicates that the Connecticut average annual wage is $38,133.  The 

City of Meriden is currently 91% of CT income, or $34,873.  The Choice 

Neighborhood is currently 69% of CT, or $26,267.  Income in census tract 1701, 

where approximately 103 of the eligible-for-work Mills residents ages 16-65 reside, 

is at 50% of CT annual income, or $18,958.  The income in Census Tract 1701 is, 

on average, extremely close to the current CT Minimum Wage of $9.60.  The CT 

Minimum Wage is scheduled to increase by 5.2% to $10.10 in January 2017.  

According to a survey done by a Meriden Youth Services program in early 2015, 

87% (189) think Meriden needs a free youth center, 71% (124) said they would go 

to a youth center, 29% (51) said they would not go. 2, 86% (71) of CN youth 
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responded a free youth center would reduce their stress. Twice as many Non-CN 

youth (30% 30) reported that they have a job compared to 16% (14) of CN youth. 

Of those respondents who have jobs, CN youth (79%) were more likely to work in 

Meriden (57% Non-CN).  CN youth (92%) were likely to apply (76% Non-CN). 

Strategy 1) Outreach/Education about employment and training programs:  The Midstate 

Chamber of Commerce and MHA will lead a coordinated effort in partnership with 

the Workforce Alliance, the American Job Center, the United Way and area 

employers to ensure that Choice Neighborhoods and Mills residents are informed 

about and enrolled in employment-finding and job-training services, and small 

business startup training provided by the American Job Center and SCORE. 2) 

Education and training:  Literacy volunteers will provide career and English 

language instruction. 3) Youth Employment Program/Teen Center:  By the end of 

the five-year grant period a Meriden Youth Center will be created. It is expected 

that 2,000 youth, including all Mills youth, will attend the free youth center over 

the first year of operation. The MHHSD will employ participatory action methods 

in the design of the Center, and form a Youth Council with Mills and CN youth to 

oversee program development and implementation under the guidance of a Meriden 

Library staff person. 50 elementary-aged students (including 25 Mills students) will 

be introduced to healthy eating and physical exercise.  4) A Family Resource 

Center (FRC) will be established in the new MHA/Pennrose development.  In an 

FRC, mothers, fathers, or grandparents attend free Learn and Play groups with the 

children in their care, and children learn how to interact with other children and 

caregivers.  They have access to English as a Second Language classes and Adult 
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Education classes, as well as guidance about child development and the advantages 

of preschool. 5) Small Business Technical Assistance:  The City will provide office 

space at City Hall for SBDC/small business advising and outreach services for five 

years. 

Residents 

Served 

100% of Mills adults, ages 19-65, will have priority of services at the American 

Jobs Center, with coordination and promotion through the Midstate Chamber. 

Within five years, 103 individual residents will have received academic and skills 

assessment.  520 training slots will be available to address specific skill 

deficiencies.  Various individual employment support services will address the 

identified barriers to employment that were presented in the needs assessment.  

35% of all served, 114 Mills residents, will use these services over the grant period.  

All Mills youth between 14 and 19 (27) will be eligible to participate in programs 

at the Meriden Youth Center. An additional 1,500 CN youth will be served 

annually. The anticipated five-year outcome is that 100% of the 27 Mills youth 

ages 14-19 will average two summer youth employment experiences.  Midstate 

Chamber and Workforce Alliance will enroll a minimum of 21 residents from Mills 

and CN into the American Job Center or SCORE Small Business Boot Camp 

training series annually for five years.  In each of the five years, 103 CN residents 

will be served. Literacy Volunteers will serve five additional Mills residents. SBDC 

advisor will work with 4 prospective business owners.   

Service 

Provider 

American Job Center services by the Connecticut Workforce Alliance Inc., in 

cooperation with the MidState Chamber, which will provide community and 

employer outreach services, and MHA.  Meriden Public Library will oversee the 
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Youth Center. The library will partner with community organizations, such as CHC 

and city departments, for program delivery services. Meriden Children First work 

in conjunction with the Meriden Public Schools. Post-relocation, HOU will provide 

case management services for 100% of individual Mills households annually.   

Resource 

Commitment 

Through the Workforce Alliance, the American Jobs Center at 85 West Main Street 

will direct $717,700 over five years for Meriden-based employment services 

including:  skills/academic assessment; On-the-Job Training; Classroom & Skills 

Based Individual Training Accounts (ITA); Incumbent Worker Training; Youth 

Programs (including Summer Youth Employment); TANF/JFES Programs; support 

services: transportation; other services; and placement/follow up.  The Midstate 

Chamber - $102,000 in programs and services for outreach and engagement of 

employers, and the coordination and connection of residents to employment 

opportunities.  The Midstate Chamber is requesting $15,000 in annual CNI funding 

to coordinate the employment and skill building services that will be matched by an 

annual Chamber commitment of $102,000 annually.  Meriden Public Library - 

$60,500 ($32,600 new, $27,900 existing);  Literacy Volunteers - $18,000 ($8750 

new); MHA - $290,850 for FSS Program ($29,085 new); SBDC 16 hours/week in 

kind services.  The Meriden Library has currently leveraged $50,000 towards the 

Youth Center. The cost of each Summer Discovery Program is $13,500, supported 

by the Graustein Memorial Fund and the Nellie Mae Education Fund.  An 

additional $13,500 will enable the City to serve an additional 50 students.   
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Table 6: Improve overall health by improving access to healthy foods, physical activities and 

places to be active 

Impact 

Statement and 

Expected 

Outcomes 

Mills and CN residents will report an overall increase in health and wellbeing 

over the five-year grant period as measured by a follow-up community needs 

assessment. Expected outcomes include: only 5% (630) of CN residents will 

report poor food choices in their neighborhood; at least 60% of CN residents 

(7,560) will exercise on a regular basis; the number of CN residents reporting 

their child having asthma will decrease to 30% (3,780). 

Needs 

Assessment 

Baseline 

Healthy foods – 9% of CN residents (1,134) reported poor food choices in 

their neighborhood.  Physical activity – 50% of CN residents (6,300) reported 

not exercising on a regular basis.  Clean air – 42% of CN children have 

asthma. 24% of residents are concerned about second hand smoke exposure.   

Strategy 1) Healthy foods:  outreach will be done by staff from MHHSD, Meriden 

Farmers Market, and CHC to promote the Farmers Market to 100% of Mills 

residents. Farmer’s market to be held annually (July-October) within the 

“Meriden Green” and is accessible by walking or public transit.  Farmer’s 

market accepts SNAP and EBT cards.  10 farmers’ market vouchers will be 

designated at MHHSD WIC and 50 at the Senior Center for Mills residents. 

CHC will provide 100 vouchers to children who have a health visit with a 

CHC medical provider.  Beat the Street Community Center (BTSCC) will 

manage 4 community gardens.  2) Physical activity: MidState Medical 

Center and the MHHSD will focus on walking to increase physical activity 

and reduce obesity in the CN.  A minimum of 10 walking maps with points 
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of interest will be created for the CN and areas where Mills residents live.  

Yoga4Change will provide free or reduced-rate yoga classes for Meriden 

youth.  BTSCC will provide sessions with a certified fitness trainer.  CHC 

will implement a new program called “RX for Parks”. Health Center 

medical providers will write prescriptions for patients to have them engage 

in outdoor activity at public parks as part of their medical care.  3) Clean air 

– MHHSD will offer their Be Tobacco Free cessation program in the CN 

area. The CHC will continue to offer their smoking cessation program to 

both Mills and CN residents. A tobacco-free park ordinance has been 

adopted and will go into effect July 2, 2016. 

Residents 

Served 

Healthy foods strategies will reach all Mills residents (298). Physical activity 

strategies will reach 50% of Mills residents, (149) and additional 5,040 CN 

residents (40%). Clean air strategies, in particular the tobacco cessation 

programming, will reach an estimated 29 Mills residents (10%), and 

additional 350 CN residents (3%). BTSCC garden program- 36 Mills, 108 

CN; Fitness program - 10 Mills, 20 CN residents; Yoga4Change - 200 CN 

residents. 

Service 

Provider 

MHHSD, MidState Medical Center, Meriden Farmers Market, BTSCC, CHC, 

Yoga4Change, Meriden Farmers Market.. 

Resource 

Commitment 

MHHSD – $26,600 Be Tobacco Free Program; MidState Medical Center - 

$5,000 Farmers Market sponsorship over five years ($1,000 each year) and 

$1,500 for staff time to conduct focus groups with CN and Mills residents to 

address poor food choices in the CN area; Meriden Farmers Market – 
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$290,000 in farmers market vouchers, and in-kind volunteers; BTSCC – 

community garden and fitness $185,900 new, $31,500 existing) ; CHC: $500 

worth of Farmers Market vouchers annually; Yoga4Change: $52,630 

($22,650 new and $29,980 existing). 

 

 Slots for Early 

Childhood Learning 

Slots for Job 

Training/Employments 

Slots for Case Management 

programs 

Mills residents 10 114 40 

CN residents 30 502 0 

 

H.3 Case Management 

HOU’s Case Management Program will assist residents in making informed housing choices through 

the post-relocation and re-occupancy process while helping them to achieve greater self-sufficiency. 

With four staff (Lead Case Manager, Job Developer, Youth Case Manager and Case Manager), HOU 

will provide post-relocation and re-occupancy counseling support; assist families with maximizing their 

children’s educational opportunities; connect individuals to education, training and employment; 

promote lease compliance and foster independent living through programs/services that address health 

and safety concerns.   

Relocation and Re-Occupancy Support. Case management staff will assist relocation staff post-

relocation regarding individual households’ relocation needs and re-occupancy policies and schedules. 

Case managers will facilitate services to aid successful relocation by addressing tenancy issues, helping 

with credit repair or mitigating negative CORI’s, and assisting with the school transfer process. Case 
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managers will assist residents in making informed post-relocation choices, based upon neighborhood 

safety, school quality, proximity to employer/healthcare and affordability. They will refer residents to 

services in their new neighborhoods and provide support throughout their relocation.  Staff will have 

regular contact with relocated households, assisting them with “good standing” issues that could prevent 

their successful relocation/return to the redeveloped Mills Memorial. 

Resident Outreach and Communication. HOU’s focus will be to enroll and maintain engagement of 

original Mills Memorial residents, but staff will also outreach to neighborhood families and new 

residents who move in after revitalization. Outreach will include door knocking, community building 

events and meetings, targeted mailings and a quarterly newsletter. All printed materials in English and 

Spanish.  The Case Management office will be in the development to facilitate resident access.   

Supportive Services Program Management and Coordination. Utilizing HUD’s caseload triage 

system, HOU will determine intensity of services required by each resident and engage them in services 

provided by the established service provider network. Through ongoing service provider meetings and 

contact, HOU will ensure optimum service delivery to residents. HOU will identify service gaps, make 

recommendations for addressing those gaps and conduct ongoing outreach to service providers. HOU 

will maintain a database of all services in the area.   

Assessment & Individual Family Action Plans. The resident and Case Manager will identify 

skills/aptitudes, interests and barriers to self-sufficiency. HOU will conduct an employability analysis 

reviewing life circumstances, family needs, financial status, health issues, language, training, life skills 

and housing concerns. For families with children 0-18 years, HOU will assess early education, after-

school, summer program, diploma/GED programs, and post-high school education plans. “At-risk” 

households will receive more intensive case management.  HOU will work with residents to develop 

Individual Family Action Plans with quantifiable goals for achieving self-sufficiency, with the aim of 
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having a plan for every “work-eligible” resident 19+ years. HOU will update its assessment information 

and review Individual Family Action Plans quarterly with each participant, revising, as necessary.  The 

focus for work-ready adults will be to connect them to agencies/employers that can provide job training, 

placement and advancement and help them with childcare and transportation to facilitate employment.  

HOU will provide more intensive case management to non-work ready adults, connecting them to 

health-related services to address health needs that may be impeding their progress toward self-

sufficiency. Case management will address the needs of seniors and disabled adults by facilitating 

independent living and addressing quality of life issues.   

Case Management/Personal Counseling and Coaching. Case Managers will make referrals to service 

providers, following up within two days and sending referral forms to the provider prior to enrollment.  

HOU will convene service provider meetings to share upcoming agency events/programs, coordinate 

services for residents and discuss individual and overall barriers/obstacles to success. HOU staff will 

also hold workshops to address identified obstacles to achieving self-sufficiency, maintaining lease 

compliance or enhancing quality of life, including Financial Literacy, Budgeting and Energy 

Conservation, Building Self-Esteem, Home Maintenance/Housekeeping, Health Promotion, Career 

Training, and Parenting Support. 

Education, Employment & Training Referrals, Placements and Job Retention Services. Working 

with approximately 40 households, HOU’s Job Developer will connect residents to educational 

institutions and employment and training and identify Section 3 opportunities available through the 

redevelopment. Contact information, eligibility guidelines and minimal education or skills for 

program/employment opportunities and projected competency or skill outcomes will be provided.  HOU 

will administer a Self Sufficiency Assistance fund to aid residents in their pursuit of education, skill 

building or employment. These funds may be used for a bus pass to further education/employment, 
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clothes for an interview, driver’s education, etc.  HOU will assist residents with college applications, 

FAFSA forms and scholarship applications. They will connect residents to resources to increase their 

likelihood of obtaining a degree.  Identified work-ready residents will be provided employment 

placement services, including job readiness services, online job search assistance, resume development, 

email account set-up; mock interview sessions and career exposures. HOU’s Job Developer will 

implement a Career Club where participants will be connected to exposure opportunities; encouraged to 

enroll in career training programs, and provided job placement, retention and advancement 

opportunities. The Job Developer will conduct intensive follow-up, especially with residents moving 

from welfare or previously unemployed, and will maintain regular contact with employers to assess 

resident’s job progress and obtain verification of employment hours and wages. If a resident loses a job, 

the Job Developer will follow-up to determine the obstacles that interfered with job retention and 

arrange for services so that the resident can resume working as quickly as possible.   

Youth Education.  With a caseload of 40 households, HOU’s Youth Case Manager will work with 

youth 0-18 years to facilitate youth enrollments in early education programs; counsel parents regarding 

high quality education programs and the importance of communicating with their children’s teachers; 

facilitate after-school, summer and enrichment program enrollments; assist high school students in post-

high school planning and work with teens who have dropped out of high school to obtain a 

diploma/GED. HOU will assist youth interested in post-secondary education to obtain information on 

colleges through Internet searches and college tours/fairs, complete the college application process and 

apply for scholarships and financial aid. 

Health and Safety. The Lead Case Manager will implement health promotion and intervention 

programs to address health issues. HOU will partner with area health providers to offer workshops on 

healthy eating, smoking cessation, asthma prevention, screenings, a walking club, exercise classes and 
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health fairs. HOU will implement HUD’s With Every Heartbeat is Life (WEHL) and a resident-driven 

health initiative called The Healthiest Winner, in which residents, determine and track their own health 

goals. The Lead Case Manager will also implement security initiatives such as Block Captains and the 

Resident Public Safety Committee.  Working with the police and/or on-site security and property 

management, these public safety initiatives will promote and maintain a community value for safety and 

a “zero tolerance” for criminal activity. 

H.4 Supportive Services Sustainability 

The following funds or services have been committed by thirteen (13) service providers with the 

purpose of sustaining proposed supportive services beyond the Choice grant term: Beat the Street - 

$6,000, Boys and Girls Club - $21,250, Catholic Charities - $650,000, Community Health Center - 

$625,368, Girls, Inc. - $242,800, Meriden Department of health and Human Services - $24,519, 

Meriden Public Library - $12,500, Meriden Public Schools - $1,753,032, Midstate Chamber of 

Commerce - $50,000, MidState Medical Center - $111,500, YMCA - $9,953,750, Yoga4Change - 

$10,926, Workforce Alliance - $100,000, Meriden Farmer’s Market-$58,100.  The total commitment for 

post-grant services is $13,376,945.   

H.5 Federally Qualified Health Center – see attachment 45. 

H.6 Education Strategy 

(a) Early Learning.   Prior assessments found that 52% of Mills households with children under the age 

of five use center-based, school-based, or licensed childcare programs. 73% of the children from the 

Choice Neighborhood do not have a preschool experience.  The goal is to increase that number to 70% 

that have a quality preschool experience, the same metric as the City generally. According to research 

summarized in http://www.parents.com/toddlers-preschoolers/starting-preschool/curriculum/why-

preschool-matters/, children who attend preschool have better pre-reading skills, better early math skills, 
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are able to get along with others and socialize better and are more ready for kindergarten.   Children 

attending MPSD Kindergarten events who have had preschool know how to participate in a group 

setting with other children, how to solve problems of their own or with a classmate and  have a higher 

level of pre-literacy and pre-math skills. The needs assessment indicates that outreach is needed to 

connect families to pre-school programs. Strategies  are: (1) outreach: marketing campaign (Spanish and 

English)- flyers, banners at CN housing locations, digital media- case management direct 

communication to Mills families, central location for preschool registration; (2) locate an early 

Childhood Education Center in Mills Phase 1 new housing, directed by the YMCA; School Readiness 

funding will be allocated for slots for the program during and beyond the five year period;   (3) establish 

a Family Resource Center (FRC) in MHA/Pennrose housing development. In an FRC, operated by the 

MPSD, parents and care givers attend Learn and Play groups with the children in their care. Children 

learn how to interact with other children and caregivers learn about developmental milestones and if the 

child is on track to meet those milestones. There is access to English as a Second Language classes and 

Adult Education classes as well as guidance about child development and getting to know the 

advantages of preschool. The Learn and Play groups are free. State and local funding will be sought to 

continue the program past the five year period. The MPSD practice is to continue programs once 

established. 

The following metrics will be used to track the results of the proposed strategies:  Increase in number/% 

of 0-5 year olds enrolled in accredited early learning programs; %/number of kindergarteners 

demonstrating age-appropriate skills; # and % of target resident children in kindergarten who 

demonstrate at the beginning of the program or school year age-appropriate functioning across multiple 

domains of early learning as determined using developmentally appropriate early learning measures. 
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Baseline Mills 21% (17) Choice 37% (109) 

Five-Year Goal Mills 100% (58) Choice 100% (261) 

 

(b) Schools. 

 

 

Specific activities are in place to ensure that the Mills/Choice Neighborhood students fully participate in 

all existing programs.  Strategies: (1) Extended Learning Time: Mills elementary school students are 

anticipated to relocate to John Barry, Casimir Pulaski and Roger Sherman Elementary School 

neighborhoods.  All are extended learning time schools and provide an additional 100 minutes per day 

of instruction, assisted by Meriden YMCA staff.  Additional time built into the school day provides 

reading and math interventions and creative hands-on enrichment activities. (2) Digital competency: 

School 

Name 

School 

Type 

School 

Size 

SBAC Math% Students 

Meeting SDE Standard  

 

SBAC Reading  % Students 

meeting SDE Standard or Level 

3/4 

Barry Elementary 477 17% 19% 

Pulaski Elementary 557 35% 43% 

Putnam Elementary 588 18% 37% 

Sherman Elementary 560 19% 37% 

Lincoln Middle 743 10% 30% 

Washington Middle 674 18% 37% 

Maloney High 1175 16% 46% 

Platt High 1013 11% 39% 
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Middle Schools will be providing all students with their own computers in a 1:1 device initiative.  

Students become more engaged when using devices and classroom teachers have received in-service on 

integrating technology into their lessons. Students will use appropriate math and reading software 

programs to increase academic success. (3) High School Transition: At-risk 8th grade middle school 

students are provided a summer school program as they transition to high school. The program utilizes 

high school teachers and counselors to provide both academic and social-emotional support. These same 

students will be followed up at each high school with two 9th grade transition counselors to ensure 

appropriate supports. (4) Student centered learning: Both high schools are implementing student-

centered/blended learning environments. Students are provided voice and choice and encouraged to 

design their own Personalized Learning Experiences (PLEs) for credit based on an individual interest, 

talent or career desire.  Prerequisites to courses have been removed and technology is integrated into 

curricula. (5) At-risk students: Meriden's Success Academy, an alternate education program for under-

credit, over-age students, help students get on track for graduation. (6) Credit offerings: The district is 

requesting Choice Neighborhood Implementation Grant funds of $1 million to help expand the high 

school schedule from 7 classes to an 8 classes per year. This extra class will provide students more 

choice and voice, extra support and homework help, increased electives, online courses.  Students can 

utilize our schools' universal wifi access, as well as community hotspots in the downtown Meriden core. 

Choice Neighborhood 

Funding Source Amount # of Years % CN Student Total for CN Students 

Rise - Dalio  Grant   $564,802 5 34% $966,340 

Year 1 Middle School 

One-to-One  $488,000  1 41% 
$200,841 
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Ongoing Middle 

Schools One-to-One  $134,480  5 41% 
$276,732 

Nellie Mae High 

School Reform  $750,000  2 29% 
            $441,136 

Success Academy  $360,000  5 34% $620,689 

High School Courses 

Offered at Middle Sch $240,000 5 41% 
$496,385 

TOTAL    $3,002,126 

 

Mills 

Funding Source Amount # of Years % MillsStudents Total for Mill Student 

Rise - Dalio  Grant   $564,802 5 3% $75,012.77 

Year 1 Middle School 

One-to-One  $488,000  
           1 2% 

           $11,554.32 

Ongoing Middle 

Schools One-to-One  $134,480  5 2% 
$15,920.33 

Nellie Mae High 

School Reform  $750,000  2 1% 
$21,136.36 

Success Academy  $360,000  5 3% $62,068.97 
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High School Courses 

at Middle School $240,000 5 2% 
$28,915.66 

Meriden YMCA 

Extended Learning 

Time Program $3,240,000 5 100% 

$3,240,000 

TOTAL    $3,454,608.41 

 

The MPSD conducts active marketing and outreach through school support staff. MCF outreach 

“Connectors” and HOU case managers will work with all Mills families and other CN families. 

All Meriden's 12 schools are high quality schools.  Meriden was named a 2016 District of Distinction by 

District Administration magazine and its Board of Education received a first place Magna Award by the 

National School Boards Association for implementing Personalized Learning Experiences.  

Superintendent Mark Benigni, Ed.D, was recognized by receiving a 2015 Education Week "Leader to 

Learn From" award.  Roger Sherman School has been recognized as a “Blue Ribbon School”. Our three 

extended day schools are established in their respective neighborhoods and the Board of Education 

(BOE) will continue to prioritize resources to ensure these schools and programs remain high quality.  

High schools have 1:1 devices, as will middle schools under the above strategy.  Lost or broken 

computers will be replaced by the BOE as needed. Teachers have received professional development on 

how to integrate technology into their lessons. Contracted consultants have been replaced by in-house 

staff with expertise in technology. High school courses offered for credit in the middle schools will 

remain since curricula and materials will have been developed. The Dalio Foundation is funding a 

Supervisor of Data Integration and Post Secondary Planning, an 8th grade summer transition program, 
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and four 9th grade transition counselors. We are confident that the Dalio Foundation Grant will be 

sustained as we continue to demonstrate successful support for at-risk students, but in any event, the 

district will continue to fund the program. A Nellie Mae Education Foundation Grant supports high 

school reform. Student-centered learning is successfully implemented in both high schools, will be 

expanded in each of the next two years and will continue to be sustained by our staff when funding has 

ended.  Again, teachers have received extensive professional development and are now experienced and 

highly skillful in their delivery of student-centered learning when the grant ends.  Our Success Academy 

will have staff, curricula, programming and materials and the BOE will continue to invest resources in 

this initiative. The Choice Neighborhood Implementation Grant funds will help to expand our high 

school schedule from 7 classes to 8 classes per school year and this initiative will be sustained. The 

Meriden Public School District has a long history of collaboration with Meriden Children First and will 

continue this collaboration. Current Choice Neighborhood students will be entered into a comprehensive 

data file maintained over time by the Office of Research and Evaluation for the Meriden Public Schools.  

Additional metrics will be entered annually over time. Based on the resident assessment, metrics will 

include ethnicity, absenteeism, chronic absenteeism, graduation rate (as determined by SDE).  The 

primary measures of state test SBAC and School Day SAT will continue to be monitored annually as 

well as calculating annual growth scores to ensure the district is on track to meet its expected five year 

outcomes.  
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Exhibit I – Soundness of Approach 

I.1 Planning Process 

As a FY 2013 Choice Planning Grantee, the planning team led a robust and continual Mills resident 

engagement process during which a broad range of residents directly informed the plan and gained 

capacity to take ownership of the plan. The following five strategies ensured continual engagement with 

residents: (1) monthly resident meetings at Mills Apartments focused on Choice; (2) monthly 

newsletters in English and Spanish (majority of Mills residents are Spanish speakers) distributed to Mills 

residents in their rent statements; (3) establishment of Choice Information Center at Mills Apartments 

(conversion of apartment unit into office space) staffed during business hours; (4) hosting a website as a 

depository of Choice resources; and (5) multiple charrettes and focus groups exclusively for Mills 

residents. The following three resident engagement strategies encouraged a broad range of Mills 

residents to engage in the planning process: (1) 2014 Spring Festival at Cedar Park (next to Mills) with 

family friendly activities; (2) childcare and dinner provided by MHA and City of Meriden during 

December 9, 2014 and June 4, 2015 community meetings; and (3) transportation provided by Meriden 

Public School District from Mills Apartments to event location. While input from Mills residents was 

gathered at all resident engagement events/activities, the following strategies were specifically deployed 

to gather additional resident input: (1) one-on-one interviews with 12 Mills households; (2) Mills 

resident participation in focus groups and task force groups; and (3) page by page review of draft 

Transformation Plan to gather edits and input. The following resident engagement strategies built 

capacity among Mills residents: (1) a professionally presented primer on affordable housing and, (2) a 

bus trip to Boston to experience neighborhoods that have been transformed and are undergoing 

transformation. The planning team led a similarly dynamic and rich process for community-wide 

engagement to gather input from neighborhood residents and stakeholders. The success can be described 

in sheer numbers: 385 households were surveyed; 12 household interviews and six business interviews 

were completed; over 100 citizens participated in numerous focus groups; over 300 participants attended 
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the Meriden Choice May 31, 2014 Spring Festival; over 30 residents and stakeholders participated in a 

capacity building trip to Boston; over 200 citizens participated at the December 9, 2014 Community 

Workshop and Open House; over 100 citizens came to the June 4, 2015 plan unveiling; 1,500 “Meriden 

Choice News” prints were distributed to neighborhood households and businesses; 18 monthly 

newsletters were distributed in both English and Spanish; over 20 public meetings and charrettes were 

held; 8 task forces, comprised of stakeholders and citizens, were assembled to inform the plan; and a 

project website was developed and updated regularly. Community engagement activities included over 

20 community-based partners, community organizations and faith-based institutions. Differing opinions 

were arbitrated by plan ambassadors and Meriden Children First Connectors. The Meriden Choice 

planning team also acted as a steering committee that mediated outstanding, unresolved plan issues. 

Governmental agencies such as Department of Economic Development, Department of Planning and 

Development, Department of Health and the Meriden Police Department were instrumental in leading 

task forces during the planning process. Additionally the planning team was supported politically the 

Meriden City Council led by Meriden City Councilman Miguel Castro and Council Majority Leader 

Brian Daniels. 

Representative resident and community 

recommendations and concerns 

How resident and community input has been addressed 

Housing – residents wanted variety in 

housing types and locations; not all Mills 

households wanted to continue living 

downtown 

4 distinct housing types in 7 different locations, including 

new housing at Yale Acres, outside the Choice 

Neighborhood in an area of lower poverty, lower 

minority concentration, and access to amenities 

Housing – community wanted market rate 

apartments with views of the new Meriden 

Green park to attract new residents from 

3 multifamily buildings with long views of the park with 

over 100 units of unrestricted units 
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the New Haven MSA region 

Neighborhood – residents expressed 

frustration over lack of reliable public 

transportation and poor quality of 

downtown sidewalks 

Mills preschool car pool and over $5 million of local 

investment into sidewalks and bikeways, roadway 

improvements and increased connectivity to public 

transit 

Neighborhood – community stated 

perception of Downtown Meriden as 

crime-ridden and dangerous 

Improved community policing and Citizens Police 

Academy 

People – residents and community want 

access to high paying jobs 

Section 3 commitments; free Downtown Wi-Fi; case 

management in coordination of Hartford Rail service 

(access to over 600,000 jobs) 

People – residents suffer from mental 

health issues stemming from stress of 

living in distressed public housing as well 

as physical health issues, particularly 

asthma 

New, well managed, mixed-income developments that 

are 100% smoke free and a new smoke free park 

ordinance at Meriden Green 

I.2 Community Engagement 

During the implementation process, the Meriden Choice Implementation Team will continue the 

resident and community engagement framework already established during the Choice Planning process 

(i.e., monthly City/MHA Joint Planning Group meetings, monthly Mills meetings, monthly Choice 

bilingual newsletters, continual hosting of Choice website, and addition of Choice activities onto the 

agendas of neighborhood association meetings). The team will interface with the Mills tenant council 

(Emely Morales on the council is also resident commissioner of MHA) to reach the Mills community. 

Post-relocation, this interface will be through HOU, MHA’s procured case management consultant as 

well as MCF’s dedicated Mills connector. The team will interface with Meriden’s Council of 
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Neighborhoods to reach the broader downtown residential community, and Midstate Chamber of 

Commerce to reach the downtown business community. Representatives of these groups, along with 

many others, will be invited to monthly Joint Planning Group meetings to help steer the transformation 

process. Transportation will be provided by MPSD school buses and Spanish language translation will 

be provided by MCF’s connectors. Public housing and neighborhood residents will be invited to join the 

already established 8 Task Forces to make meaningful contributions towards implementation decisions. 

The City Manager will have a seat at the quarterly Meriden Funders meeting to engage the city’s 

philanthropic community. The City Director of Economic Development will also attend downtown 

neighborhood association meetings (civic engagement), participate in Midstate Chamber of Commerce’s 

and Meriden Economic Development Corporation board meetings (business engagement) and attend 

every other regular meetings of the Meriden City Council and its committees(political engagement). The 

team will commit to these engagements during the 5 year grant term and an additional 3 years to ensure 

sustainability of transformation. The Choice Neighborhoods Director (current City’s Grants 

Administrator) will coordinate these activities, maintain regular reports of Choice activities, and 

scheduled regular (monthly) meetings of the City/MHA Joint Planning Group where progress on Choice 

activities will be discussed, recorded and disseminated for public information.   

I.3 Anchor Institution Engagement 

Community Health Center of Meriden (CHC), the Plan’s anchor institution (also a FQHC) is engaged 

meaningfully in the planning and implementation processes. CHC’s senior staff member has co-chaired 

the Health Task Force. CHC worked with a group of Mills residents and local health providers, with the 

Meriden Health Department to identify health priorities for the Choice Neighborhood target area and 

propose specific goals and strategies to improve residents’ health and mitigate health issues. CHC is 

committing to financial and significant in-kind support in the form of primary healthcare services. CHC 

is across the street from Mills Memorial Apartments. See Attachment 46. 

I.4 Organizational Framework for Implementation 
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The Partnership Agreement in Attachment 6 details the specific roles and responsibilities 

of MHA as Lead Applicant, the City of Meriden as Co-Applicant and Neighborhood Lead, Pennrose-

MHA JV as Housing Lead, HOU as People Lead, and MCF as Education Partner. MHA and City of 

Meriden are jointly and severally liable for performance of the grant. Pennrose-MHA JV as Housing 

Implementation Lead, will be responsible for implementing day-to-day development and asset 

management activities associated with the Housing component. MHA, the City of Meriden and 

Pennrose have executed MOUs, included in Attachment 6. A service contract will be executed with 

HOU, MCF, and MPSD upon grant award. The parties agree to formalize the creation of an 

implementation team (the “Implementation Coordinating Committee”) to provide a collaborative forum 

for implementing the Transformation Plan.  The Implementation Coordinating Committee (“ICC”) will 

be responsible for coordinating activities and providing strategic guidance for the implementation of the 

components of the Transformation Plan, and adhering to the schedule as included in the Transformation 

Plan and amended, as needed.  MHA, as Lead Applicant, shall retain the final decision-making authority 

with respect to decisions dealing with the People and Education components. The City, as Co-Applicant, 

shall retain the final decision-making authority with respect to the Neighborhood component. The City 

shall use its expertise in managing CDBG entitlement funds, including a prior Section 108 loan and 

Neighborhood Preservation Program Revolving Loan fund to ensure that all projects are administered in 

accordance with all required federal requirements for procurement, environmental review, public input, 

consistency with other federal programs, and other requirements.  Final decision- making authority with 

respect to the Housing component will rest with MHA, with consultation from the City and Pennrose. 

MHA Executive Director and City Manager shall share responsibility to resolve conflicts and address 

performance failures in timely manners. 

I.5 Project Readiness  Funding for the first housing phase of development which includes CN funds is 

firmly committed and the People strategy will start supportive services within 60 days of award date. 

I.6 Program Schedule See attachment 48. 
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I.7 Evidence-based Decision Making 

6 strategies in the high priority People and Neighborhood plans are evidence-based as shown by 

scientific studies. (1) Family Resource Center within new development. The CT Family Resource 

Center program is a school-based initiative implemented in 74 schools in the state. Administered by the 

Connecticut State Department Education, FRCs provide access to a continuum of services that foster the 

optimal development and education of children beginning at birth. Evidence-based research show that 

FRCs produce positive outcomes similar to the Kindergarten Readiness outcomes identified in the 

Choice People Plan. A  June 2009 study conducted by the Yale Zigler Center in Child Development and 

Social Policy evaluated the Connecticut Family Resource Center program. The study consisted of an 

analysis of quantitative data from 62 FRCs and qualitative data from surveys, interviews, and focus 

groups at five sites throughout the state. The Family Resource Centers have allowed for parents to better 

raise young children through the logistic and educational support they provide. Surveys overwhelmingly 

show the increased confidence of parents to raise young children, and the benefits they gain through this 

supplementary service. These centers allow for parents and young children to have better access to 

important social and health services, their community, and educational guidance. There are currently 3 

FRCs in Meriden. The success of this program has been proven in Meriden. (2) Early Childhood 

Education Learning Center within new development. Multiple scientific studies demonstrate that high 

quality pre-school education result in significant improvements in life outcomes especially for children 

born into low-income households. These outcomes include metrics in this application – kindergarten 

readiness, academic proficiency and graduation rates. Studies of three early education programs show 

short term and long term benefits of preschool. For example low‐income children who participate in 

high quality early childhood education are more likely to complete high school, attend college, and be 

employed in their 20s. Other research shows children who participate in high quality early learning 

environments develop better language skills, score higher on school readiness tests, and are more likely 

to be literate, employed, and enroll in postsecondary education. Recent research (Heckman and Raut) 

98



finds free preschool for all poor children would have a cost effective benefit by increasing social 

mobility, reducing income inequality, raising college graduation rates, improving criminal behavior, and 

yielding higher tax revenue from increased lifetime wages. Meriden YMCA already provides this type 

of high-quality, subsidized preschool in its existing facility downtown and is partnered to expand its 

services within one of the proposed buildings. (3) Community Policing. Evidence based research from 

HUDUSER on the positive impacts of community policing (particularly at public housing 

developments) demonstrate that the Meriden Choice public safety strategy is sound, tested and proven to 

be successful in places such as Downtown Meriden. Community policing efforts can create a more safe 

and cohesive community. Neighborhood watch groups facilitate connections, and interactions among 

neighbors that improve resident’s sense of ownership and pride in their communities. Communities with 

strong social networks tend to be better maintained and safer. Findings consistently suggest that there is 

a strong relationship between physical disorder, and perception of safety. Additionally, the perception of 

safety is often directly linked to the incidence of crime. Well maintained communities residents reported 

feeling safer, and experienced less crime. (Broken Windows Theory) Further, evidence shows the 

importance of community and police communication and transparency to increase mutual trust and 

support. When there are improved relationships between communities and the police force, more crimes 

will be reported, and the effectiveness of policing will increase. Evidence based outcomes include 

improvements in the amount of involvement with neighbors in home protection, in satisfaction with 

police, and in contact with police as well as improvements in satisfaction with the area, sense of 

community, and control of crime in study areas. (4) Slots for Mills Students at Meriden Extended 

Learning Time (ELT) Schools. Expanded Learning Time (ELT) Schools provide 100 minutes of 

additional instruction. This equals about 40 extra days of school. Enrichment and additional academic 

support are focused on closing achievement gaps between subgroups of students. Currently, Meriden has 

three of seven ELT schools in the state (John Barry Elementary, Roger Sherman Elementary, and 

Casimir Pulaski Elementary). Empirical evidence supports extending school days. Increasing the amount 
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of time students (particularly those with from a disadvantaged socioeconomic background) spend in 

school significantly improves the retention of information, and preparedness for advancement. The 

findings from studies analyzing increased class time show a positive correlation between after-school 

programs and educational achievement. These studies looked primarily at the achievement gap between 

students from extended day charter schools, and those from traditional public schools. The findings 

conclude that increased time at school, especially when educational quality is high can help to close the 

achievement gap of students from lower income families as compared to their peers. The outcomes of 

this study are identical to the Choice academic proficiency outcomes, graduation outcomes and use 

similar metrics to measure success. (5) Meriden Youth Center. Studies of the YOUmedia teen center in 

Chicago’s Harold Washington Library and Hartford Public Library have revealed evidence of the 

positive impact these resources can bring to their communities. Through surveys, interviews, and site 

visits researchers have been able to document the way teenagers utilize and benefit from a safe place to 

explore and experiment with new technologies. The studies indicated that the users of these centers 

reported increased technical skills, awareness of post-secondary opportunities, and a stable social 

network. The outcomes of this study are similar to the Choice youth graduation rate and college and 

career ready outcomes, and use similar metrics to measure success. (6) Clean Air. Multiple scientific 

research show that the implementation of smoke-free policies for indoor and outdoor spaces can greatly 

reduce the burden of asthma on residents. Reducing exposure to smoke leads to fewer hospital visits for 

both children and adults suffering from asthma. These policies are most successfully implemented when 

employing community outreach, information sessions, and providing adequate signage. These studies 

informed the Meriden Choice health outcome, and use similar metrics (eg. asthma rates) to measure 

success. Both qualitative and quantitative assessments of Mills and Downtown residents reveal that 

asthma is one of the highest priority health issues, and can be academic and economic strains. 

I.8 Use of Data to Achieve Core Goals of the Transformation Plan 
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HOU (People Lead) will perform ongoing self-assessment using a rigorous data management process to 

gauge the effectiveness of the proposed strategies in making progress toward the Plan’s goals. HOU is 

already familiar with Social Solutions Global – (Efforts to Outcomes platform). HOU’s Data Manager 

will work closely with MPSD’s Data Director, who will perform similar duties for education related 

data. HOU will use the centralized management information system (MIS) developed in their Norwalk 

Choice Plan. This MIS will integrate data from multiple sources, pertaining to residents of public 

housing as well as the broader neighborhood. Implementation team members will use the findings from 

data tracking and analysis to assess performance and impact, facilitate evidence-based decision-making, 

and promote continuous improvement of strategies, programs, and policies. Transformation Plan 

activities will begin with a working session among key partners to develop a data collection plan that 

finalizes the data variables to be tracked, establishes detailed data collection and sharing protocols, 

develops a data dictionary that ensures all participating partners are working from the same set of 

definitions, and sets a data collection and reporting schedule. HOU will negotiate data-sharing 

agreements with each key partner contributing data to determine data access privileges to client 

information stored in the MIS. By working off a common data platform, team members will be able to 

share data with appropriate safeguards for confidential information, minimizing redundant surveying of 

residents. HOU will use a variety of data sources to assess the impacts and effectiveness of its proposed 

strategies. Each lead implementation partner will be responsible for collecting and/or coordinating 

access to this data, which will inform the metrics and outcomes identified in the strategies. People and 

Education Data. The proposed MIS will capture all people, education, and relocation data and will be 

customizable to track additional indicators as needed. Case managers and local partners (City Health 

Department, local schools, Community Health Center, Meriden Children First and local service 

providers) will enter data into the MIS, including initial baseline assessments, re-assessments, and 

partner referral and follow-up information. This quantitative data will be supplemented with periodic 

surveys and interviews with residents as well as partners. United Way of Meriden and Wallingford (a 
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major funder of local service providers in this application) requires data driven reports from its grantees. 

These reports will be incorporated into the MIS. MPSD will help the case management team gather 

school data to track educational outcomes for Mills Memorial children. Housing Data. MHA will track 

housing data for the redeveloped site separately in its existing data system. Indicators will include unit 

production, energy efficiency, occupancy and re-occupancy, accessibility, and income diversity to 

determine whether the new development provides quality housing that meets community needs and is 

financially sustainable over time. Neighborhood Data. The City of Meriden’s Office of Economic 

Development will maintain a tracking system of neighborhood data, which will be extracted from 

administrative data that is either publicly available (such as Census, City, or State data) or will be 

provided by key governmental, institutional, and neighborhood organizations. The neighborhood data 

will assess the effect of revitalization activities in Downtown Meriden (e.g., increase in building permits 

issued, real estate vacancy rates, crime trends, unemployment rates, median home sales prices, number 

of new businesses in the CN, average commercial and retail lease rates in the CN, map/area of wifi 

coverage in CN). HOU’s Data Manager will establish a community baseline by capturing a full set of 

data representing all variables agreed upon at the outset of implementation. Partners within each CNI 

component will then measure progress against the baseline and will use the findings as a topic of 

discussion at quarterly partner meetings to: ensure consistent and rigorous data collection; identify areas 

of progress, areas needing improvement, and areas where new program components or partners are 

needed; and make necessary adjustments in actions, outcomes, or milestones. On an annual basis, 

HOU’s Data Manager will facilitate a public Data Summit at which the project team will review data to 

identify gaps in services, assess partner engagement, reassign underutilized funds, and refine its 

implementation approach, strategies, and goals as needed. The CNI team will engage the community by 

posting key findings on a publicly-accessible and interactive project website that invites public comment 

on implemented strategies. The team will also share progress and findings through social networking 

sites and residents will provide feedback via periodic satisfaction surveys and/or focus groups. 
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Exhibit J Priority Points 

J.1 Promote Economic Development and Resilience 

1. Community and Economic Development: 

The Development Team’s vision for the Meriden Redevelopment is to create a dense, walkable, market-

rate, mixed-use development to capitalize upon the value the City is creating with the development of 

the Meriden Green, and to create opportunities for the investment to spill-over and redevelop the 

surrounding areas of downtown Meriden. The Development Team ensures that employment and other 

economic opportunities, to the greatest extent feasible, and consistent with Federal, State, and local laws 

and regulations, associated with the redevelopment project, be directed to low- and very low-income 

persons. These activities will specifically focus on those who are recipients of government assistance for 

housing, within the surrounding Meriden community, and will also be directed to business concerns 

which provide economic opportunities to low- and very low-income persons. All training and 

contracting, arising in connection with the redevelopment project, will exceed the requirements of 

Section 3. The proposed development will build infrastructure within the surrounding community, 

exceeding the minimal numeric employment goals in relation to the contractor and sub-contractor 

thresholds, as well as the thresholds for housing and community development assistance.  

In addition, the Development Team has established goals for the utilization of local persons and 

companies, minority-owned businesses, and women-owned business. The Development Team has 

certified to meet those goals. The Development Team shall also require its third-party contractors to 

comply with the above goals.  

2. Reducing Transportation Costs/Proximity to Amenities: 

Meriden, CT is generally classified as a car-dependent city, however the proposed site nearly doubles 

the city’s average walkability score. Meriden, CT, as a city, has an average Walk Score of 41 with 
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60,868 residents, suggesting that most errands require a car. The site of the proposed development has a 

walk score of 81, classifying it as “very walkable,” and suggesting that most errands can be 

accomplished on foot. See attached WalkScore documentation. Due to its close proximity to amenities 

and ability to accomplish most, or all, errands on foot, this development will result in a reduction of 

transportation costs per household. In addition, the proposed site is less than a mile from a number of 

services and amenities, such as; a number of restaurants and retail stores, a Wells Fargo bank, Meriden 

Public Library, Cedar Park, the Meriden Bus Station, C-Town Supermarket, and two religious 

institutions. The area of the proposed development is full of services and amenities and, although the site 

is highly walkable, it is conveniently located near public transportation with frequent service.  

J.2 Affirmatively Furthering Fair Housing 

1. Rehabilitation or Redevelopment 

The Meriden Choice Housing Plan includes housing for a range of incomes and range of family sizes 

that is proportional to the regional need. The tables below show total number of bedroom size units 

against household size in the primary market area, and affordable units for each of 3 primary income 

groups. 

Meriden, CT - New Haven County 

2 Person Household – 

40% 

3 Person Household – 

25% 

4 Person Household – 

20% 

5+ Person Household – 

16% 

Meriden Choice Housing Plan 

1 BR Units – 35% 2 BR Units – 45% 3 BR Units – 17% 4 BR Units – 4% 

 

Meriden, CT – New Haven County 
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Households below 30% AMI – 

33 % 

Households between 30-60% 

AMI – 34 % 

Households between 60-120% 

AMI – 33 % 

Meriden Choice Housing Plan 

Units below 30% AMI – 28 % Units between 30-60% AMI – 

49 % 

Units between 60-120% AMI – 

23 % 

MHA’s relocation plan includes mobility counseling to each family that will be permanently displaced 

by the Mills Memorial redevelopment activities. For each such family, MHA will identify at least one 

option for comparable housing opportunity that is located in an area that is not minority-concentrated or 

poverty-concentrated and has access to community assets, such as public transportation, employment 

opportunities, and, education. In the City of Meriden, there are limited options for these “areas of 

opportunity” – MHA Yale Acres and MHA Chamberlain Heights are the only 2 options. Rehabilitation 

of Yale Acres is Phases 5 and 6 of the Meriden Choice Housing Plan. 

105


	ExhAExecSummary
	ExhBThresholdRequirements
	ExhCCapacity
	ExhDNeed
	ExhENeighborhoodNarrative
	ExhFNeighborhoodStrategy
	ExhGHousingStrategy
	ExhHPeopleStrategy
	Exhibit H People Strategy 6-27-2016b.pdf
	Exhibit H: People Strategy
	H.2 Supportive Services and Program
	Table 1: Children, youth, and adults that are physically and mentally healthy
	Table 2: Children Enter Kindergarten Ready to Learn
	Table 3: Children are proficient in core academic subjects
	Table 5: Households are economically stable and self-sufficient
	H.3 Case Management
	Supportive Services Program Management and Coordination. Utilizing HUD’s caseload triage system, HOU will determine intensity of services required by each resident and engage them in services provided by the established service provider network. Throu...

	H.4 Supportive Services Sustainability
	H.5 Federally Qualified Health Center – see attachment 45.
	H.6 Education Strategy
	Choice Neighborhood
	Mills


	ExhISoundnessofApproach
	ExhJPriorityPoints



