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• Application to Amend Shopping Center Design 
District (“SCDD”) and related parking Regulations

• Multi-family residential currently permitted in the SCDD
• SCDD zone comprised of three parcels: 

o Connecticut Post
o Stop & Shop
o Milford Crossing (Walmart Plaza)
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Proposed Amendment



Speakers

• John Knuff, Esq., Hurwitz Sagarin Slossberg & Knuff, LLC
• Steven Levin, Founder & CEO, Centennial Real Estate
• Jon Meshel, Senior VP Development, Centennial Real Estate
• Donald J. Poland, PhD, AICP, Managing Director, Urban Planning & 

Strategies, Goman + York Property Advisors, LLC
• Michael Dion, P.E., PTOE, Senior Project Manager, Principal, BL 

Companies 
• Scott Pollack, Principal, Arrowstreet
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Steven Levin
Founder & CEO, Centennial Real Estate
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About Centennial Real Estate

• Founded in 1997
• Leading national owner & 

developer of retail & mixed-
use properties nationally

• Seven dominant projects 
in six states, 8 million SF 

• Purchased Connecticut Post 
in 2015; has invested over 
$25mm since acquisition
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About Connecticut Post

Connecticut Post is the state's largest mall, 
attracting approximately six million shoppers each year.

For the past decade, the mall has been Milford's largest tax 
payer, contributing $3.8 million in taxes in 2019 alone.

Connecticut Post has a long legacy of partnership with the 
city and we want to continue that important legacy.
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Current Situation at Connecticut Post

• Property taxes paid by Connecticut Post are declining as a 
result of the mall value declining

• We are seeking the opportunity to invest in the property with 
private dollars

• Investment will stabilize the existing asset and will grow the 
existing tax base

• Failure to allow this first-class investment will prevent the mall 
from stabilizing and could be the end of the property as an 
enclosed mall

• Failure to invest now could cause the property to be one of the 
malls that does not survive the shakeout
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Jon Meshel
Senior VP Development, Centennial Real Estate



New Opportunities at Connecticut Post

Centennial is proposing a regulation amendment 
to facilitate a residential community located on 
the southeast corner of the mall's parking lot.

The conceptual residential community includes 
approximately:

• 135 one bedroom units 
• 135 two bedroom units
• 30 three bedroom units

The residential community at Connecticut Post 
will expand quality housing options for 
Milford residents.
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EXISTING CONDITION EXAMPLE OF A PROPOSED RESIDENTIAL PROJECT
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Property Layout



11

Relevant Project Experience

FOX VALLEY MALL |  AURORA, IL HAWTHORN MALL |  VERNON HILLS, IL



Connecticut Post Faces Unprecedented Challenges

25% of malls 
across the country 

will close in the 
next three to 

five years.

More than half 
of department 

stores in America’s 
malls are expected 

to permanently 
close by 2021. 

In 2019, retailers 
closed more than 

9,000 stores, 
a 59% increase 

from the 
previous year.

Analysts estimate 
that 15,000 stores 

will close 
permanently in 
2020, a number 

that could 
go even higher 
depending on 

the duration and 
impacts of COVID. 
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Impacts on Connecticut Post

• Growing vacancy rates and store closures 
including anchor and smaller tenants

• A 20% drop in visitors over the past five years

13



COVID Impacts 

• The number of retail store closures 
will likely balloon further in 2020 
due to the impacts the COVID-19 
outbreak 

• Consumer spending has changed
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A third of malls will be 
vacant due to the 

economic fallout from 
the pandemic. 

“If it’s a good location, 
you can backfill that with 
residential, hotel, office, 

and entertainment.”

- Nick Egelanian, 
president of retail 

consultancy SiteWorks



Longer Term Future of Connecticut Post
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Other components of the property will need 
to be redeveloped in the future

There are opportunities to partner with the city and 
other stakeholders to craft a shared vision, custom 
and unique to the property

In order to craft a shared vision for the long-
term future, Centennial must first stabilize the 
property in the near term.
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Donald J. Poland, PhD, AICP
Managing Director, Urban Planning & Strategies, Goman + York Property Advisors, LLC



Delivering Positive Fiscal Benefits
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An est. 372 new 
jobs will be 

generated/sustai
ned during 

construction with 
an est. 117 

permanent jobs 
generated/
sustained.

The residential 
community at 

Connecticut Post 
will generate an 

est. $3.48 million in 
wages in the first 

year.

The community will 
generate an est. 

$1.2 million 
increase in local 

consumer 
spending.

An est. 
$1,215,244 in 

new combined 
real and 
personal 

property tax 
revenues, a 28% 

increase.

For the past 
decade, the mall 
has been Milford's 
largest tax payer, 
contributing $3.8 
million in taxes in 

2019 alone.



Malls and shopping centers across the country provide 
$400 billion in local tax revenue annually and there are 
about 1,000 malls — both privately and publicly held —
still operating in the U.S. today. 

25% of U.S. malls are expected to shut 
within 5 years. Giving them new life 
won’t be easy

With Department Stores 
Disappearing, Malls Could Be Next
Major retail mall owners are millions 
of dollars in debt and doubt their 
ability to stay open.
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"I worry a lot as this crisis plays out. Our industry 
funds everything from the fire and police to [local] 
infrastructure." 
- Tom McGee, ICSC CEO

The demise of America’s malls can deal 
a blow to the towns that depend on them

The dying mall’s new lease 
on life: Apartments

As the pandemic hastens the retail apocalypse, some developers 
are betting that empty malls can mix housing with stores and 
community space. 



The Retail Apocalypse

• Retail Disruption – Pre-COVID-19
• Apparel, Department Stores, Books, and 

Electronics
• The lifeblood of every mall

• Apocalypse Now – COVID-19
• Accelerated decline – collapse

• Brick & mortar retail not simply 
overbuilt, but under demolished
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The Retail Apocalypse

• Survival requires innovation

• Mixed-use, the addition of residential uses 
to mall sites, has been one of the most 
common strategies to reinvent malls.
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“New products 
and…services are 

generated…by 
knowledge, imagination, 

innovation, risk, trial 
and effort…” and 
who are the first to 

“innovate and is lucky 
will take the market.” 

Deming, W. Edwards, (1984)



General Office

Medical Office 

Industrial Flex

Hotel

Commercial Recreation 

Incubator Space 

Co-Workspace
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Alternative Prospective Uses
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Demographics, Housing & School Enrollments

Changes in demographic structure
• Fertility rate continues to decline
• Age Connecticut and Milford are aging
• Household size continues to decline

• 1960, 13.0% of households 
1-person

• 2020, 28% of households 
1-person

• Milford, 29.6% households 
1-person (46,7% for renter 
occupied)
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Demographics, Housing & School Enrollments
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Demographics, Housing & School Enrollments

Projected Enrollments | 300 proposed units
• 23,571 total housing units

• 21,634 (91.8%) occupied housing units

• 76.4% owner-occupied units

• 74.3% single-family units

• 68.0% detached units

• 6.3% attached units

• 59.6% of the housing stock has 3- or more-
bedrooms per unit United States Census, American Fact Finder (2017)



Demographics, Housing & School Enrollments
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Milford Housing & School Enrollments
• 2008 – 2019:  2,134 new housing units 

constructed (net gain 1,926 units). 
• 2008 – 2019: new construction = 16% single-

family and 84% multi-family. 
• 2008 – 2019: School district enrollments 

declined from 7,400 to 5,566 enrollments
• A loss of 1,834 (24.8%) enrollments.

• For every new housing unit, enrollments 
declined by 0.95 students



Demographics, Housing & School Enrollments
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Municipal Fiscal Impacts
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Municipal Fiscal Impacts
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Economic Impact
Job Loss
• Nationwide, retail employs 1 person per 400 square feet of space. With 

persistent retail contraction, Connecticut Post will continue to shed hundreds 
of jobs per year as more space goes vacant. 

• The retail sector provides many well-paying management jobs that offer 
middle-class incomes and support local households. 

• Lower-wage jobs provide meaningful work experience, gateway positions, 
and employment opportunities for students. 

• Continued job loss at the CT Post Mall will negatively impact the Milford 
community. 

• Loss of household income, discretionary spending, and the ripple effects will further harm other 
Milford businesses.
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Economic Impact
Jobs & Consumer Spending
• The proposed 300 multi-family housing units will have a positive economic 

impact on Milford.
• Approximately 372 jobs will be created or sustained in year one (construction 

related) and an additional 117 jobs will be created or sustained in year two 
and onward (permanent jobs).

• The economic impacts include approximately $34.8 million in wages and an 
estimated $4,950,000 in discretionary spending of which $1,237,500 will be 
within Milford.
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John Knuff, Esq.
Hurwitz Sagarin Slossberg & Knuff, LLC
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Proposed Regulation Amendment

3.9.2.1 Mixed uses containing allowable businesses, offices, and multifamily dwelling units subject to the 
limitations of Section 3.3 medium density multi-family residential districts (RMF-16); subject to the 
limitations of Section 3.9.4.3 herein, and provided that the minimum lot area utilized for multi family 
dwelling units shall not be less than 20 4 acres.

3.9.2.2 Multi-Family Dwelling Units as provided and regulated in Section 3.3. medium 
density multi-family residential districts, subject to the limitations of Section 3.9.4.3, herein, and provided 
that the minimum lot area shall not be less than 20 4 acres.

The limitations on multi-family housing contained in the RMF-16 district are impractical for the type of 
residential development that would occur in the SCD District.  Those regulations are consistent with a 
garden or townhouse style development within a more residential zone.  In the mixed-use context of the 
Post property, residential design needs to be compatible with the surrounding larger commercial 
structures and wide variety of uses from restaurants to a theater.

The reduction in minimum acreage is designed to facilitate the residential development.  For financing, 
tax, or other needs, the residential community may ultimately need to exist as a separate parcel, subject 
to the zoning approvals and requirements of the larger center (by way of example, Target is its own 
separate parcel).  Recognition of this need is already embodied in Sec. 3.9.6.2 below, which contemplates 
possible parcel divisions.  Establishing this minimum acreage will allow creation of the separate lot 
without the need for further regulatory changes.
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Proposed Regulation Amendment

3.9.3.7 Recreational buildings and uses accessory to Multi-Family Dwelling Units, 
including swimming pool, clubhouse, and exercise facilities.

The purpose of this amendment is to expressly allow any accessory buildings or structures that serve the 
residential community.  Given the preliminary nature of a residential design, this provides the flexibility 
to design an appropriate community and amenities. 

3.9.4.1 Minimum Lot Requirements:

(1) Lot Area:
(a) with dwelling units 20 4 acres
(b) without dwelling units 10 acres

(2) Lot Width: 300 feet
(3) Lot Depth: 300 feet

The rationale for this revised lot minimum is noted above.
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Proposed Regulation Amendment
3.9.4.3 Building Requirements:

(3) Height:   No building or structure shall exceed 10 stories or 120 feet in height; except that 
multi-family dwelling units shall comply with the applicable height provisions for RMF 16 Residential 
Districts not exceed 5 stories or 85 feet in height.

As with the other RMF-16 standards, the existing height limitation is impractical for this context 
given the existing development.  The proposed height limitation is suitable for a residential building 
in a mixed-use setting.  It remains well below the overall height limit and is consistent with the 
surrounding “neighborhood” on the Post property. 

(4) Spacing:  Group buildings on a single lot shall be so arranged that the minimum distance 
between principal and/or accessory buildings shall be equal to or greater than one-third the sum of the 
heights of the affected taller building; exclusive of parking structures which are designed to function in 
conjunction with a principal building.

This amendment clarifies the intent of the regulation – to ensure a minimum spacing of one-third the 
height of the taller building.  The existing language’s use of “affected” creates ambiguity as to which 
building is the one to be used for the one-third calculation.
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Proposed Regulation Amendment
(7) Dwelling Units/Business Floor Area:  Where multi-family dwelling units are proposed, a maximum of 40 

percent of the aggregate floor area, exclusive of accessory parking and loading garage and structures, shall be 
used for dwelling purposes and a minimum to 50% shall be used for business and/or office uses.

This regulation is unnecessary given the proposed cap on the number of residential units in the zone as noted below. 

(8) (7)  Dwelling Units: The maximum number of units within the zone shall be 300. Where dwelling units are 
proposed not to be part of a mixed-use development, density shall be allowed within the following limitations: a medium 
density of 16 to 24 bedrooms per acre; multifamily residential shall be allowed within buildings or structures of 3 or less 
stories or a height of 35 feet.  Increased densities are subject to Planning and Zoning Board review of building and site 
design to include roof style screening of mechanical equipment, facade treatments, minimum re-grading and/or changes to 
topography, sign designs and location, underground utilities, on site lighting and design and landscape and grading design 
of the site.

Because any residential development will create a mixed-use development on the Post property, the existing language is 
no longer necessary.  The maximum unit count is consistent with the densities contained in the existing regulation, 
which could result in 300 or more units on the minimum 20 acre parcel (e.g. 24 bedrooms per acre x 20 acres = 480 
bedrooms).  The maximum is included to avoid concerns about additional residential development within the zone, 
which only includes three properties – the Post and the two adjacent parcels where Stop & Shop and Walmart are 
located.  Any residential development in the SCD zone beyond 300 units would require further amendments to the 
Zoning Regulations, thereby invoking this Commission’ legislative discretion.
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Proposed Regulation Amendment

5.1.4 Off-Street Parking Requirements

With the recent increase in multi-family development across the country, parking demand in 
those communities has become well-settled.  This regulation ensures adequate parking for the 
community, but without minimums that exceed demand and cause unneeded impervious surface, 
particularly in light of the readily available parking on the Post property.  Additionally, the 
residential development may need to stand as a separate parcel and creation of a standard 
provides clarity in the event a subdivision becomes necessary.
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(a) Efficiency – three-bedroom units 1.5 space minimum per dwelling unit in 
SCDD



Proposed Regulation Amendment
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(24)  Regional Shopping Malls 1 space for each 250 sq. ft. of gross 
buildable 3 spaces for each 1,000 sq. ft. of 
leasable area.  Storage areas of more than 
10,000 sq. ft. per store unit shall not be 
included in the parking calculations and 
shall be a deduction from gross buildable
leasable area.

As described in the Parking Utilization Study prepared by BL Companies, parking on 
the Post property is already well more than adequate.  At its holiday peak, available 
parking is not more than 69% utilized, with that percentage achieved only during one 
limited window, with other times peaking at 60% utilization.  Modifying the parking 
requirement ensures that the required parking corresponds with the actual need on-site, 
thereby minimizing unnecessary impervious surface.



Proposed Regulation Amendment

SECTION 11.2 OTHER TERMS

GROSS LEASABLE AREA – The total enclosed floor area designed for the exclusive use and 
occupancy by all tenants including basements, mezzanines, and upper floors as measured from the 
center line of joint partitions, from the lease line at common areas, and from outside wall faces.  

This amended definition clarifies the area for which parking must be provided.  General industry 
standards do not require parking for shared common areas – such as hallways and center court –
because those areas do not generate a demand on parking.  The proposed definition reflects not only 
decades of experience with regional shopping malls but also common sense to minimize excessive 
parking requirements.
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Michael Dion, P.E., PTOE
Senior Project Manager, Principal, BL Companies 
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Parking Utilization Study

• 5,375 Parking spaces on site
• Occupied spaces counted:

• December 13-15, 2019
• December 20-22, 2019

• Peak utilization 69% Saturday 
3-5PM on Dec 21st

• 3/1,000 ratio exceeds actual demand 
99.97% of year

• Similar study conducted at another 
regional mall in CT

• Peak utilization was 57% 
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Scott Pollack
Principal, Arrowstreet



Architectural Vision
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EXISTING CONDITION EXAMPLE OF A PROPOSED RESIDENTIAL PROJECT



Architectural Vision
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CREDIT ARROWSTREET CREDIT ARROWSTREET CREDIT PERKINS EASTMAN



POTENTIAL FUTURE PHASE PUBLIC SPACE EXAMPLE
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POTENTIAL FUTURE PHASE PUBLIC SPACE EXAMPLE – NIGHT VIEW
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Thank you!

Questions?

46


	Slide Number 1
	Proposed Amendment
	Speakers
	Steven Levin
	About Centennial Real Estate
	About Connecticut Post
	Current Situation at Connecticut Post
	Slide Number 8
	New Opportunities at Connecticut Post
	Slide Number 10
	Relevant Project Experience
	Connecticut Post Faces Unprecedented Challenges
	Impacts on Connecticut Post
	COVID Impacts 
	Longer Term Future of Connecticut Post
	Slide Number 16
	Delivering Positive Fiscal Benefits
	Slide Number 18
	The Retail Apocalypse
	The Retail Apocalypse
	Slide Number 21
	Demographics, Housing & School Enrollments
	Demographics, Housing & School Enrollments
	Demographics, Housing & School Enrollments
	Demographics, Housing & School Enrollments
	Demographics, Housing & School Enrollments
	Municipal Fiscal Impacts
	Municipal Fiscal Impacts
	Economic Impact
	Economic Impact
	Slide Number 31
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Proposed Regulation Amendment
	Slide Number 39
	Parking Utilization Study
	Slide Number 41
	Architectural Vision
	Architectural Vision
	Slide Number 44
	Slide Number 45
	Slide Number 46

