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MINUTES FOR MEETING 1655
A MEETING OF THE
NEW HAVEN CITY PLAN COMMISSION
Wednesday, September 18, 2024 at 6:00 PM
WEB-BASED MEETING HOSTED ON ZOOM
LINK:
https:/newhavenct.zoom.us/j/98298328270?pwd=NHIYUE5SmZTAwWMEINbUpmd0IHNWNzU
T09
Passcode: Planning2
A Item expected to be passed over

To view meeting materials, visit:
https://cityplancommission.newhavenct.gov/pages/september-18-2024-cpc-meeting

I. ROLL CALL

Commissioners Present: Commissioner Alder Adam Marchand, Commissioner Josh
Van Hoesen, Commissioner Carl Goldfield

Staff Present: City Plan Director Laura Brown, Planner Alexander Castro,
Attorney Roderick Williams, Planner Fatima Cecunjanin,
City Engineer Giovanni Zinn, Planner Donnell Hilton,
Building Official Robert Dillon

City Plan Director Laura Brown called the meeting into order at 6:10pm.

Commissioner Van Heusen nominated Commissioner Alder Marchand to chair the meeting at
6:12pm. Commissioner Alder Marchand accepted the nomination. All in favor.

II. SITE PLAN REVIEW

1655-01 210 BARNES AVENUE.
MBLU: 126 1051 01600
Owner/Applicant: Michael Puccino

Site Plan Review
Construction of a single-story residential structure to create four elderly dwelling
units in the RM-1 zone.

This item was passed over due to outstanding concerns and will be heard at the next regular
meeting.

1655-02 34 LEVEL STREET.
MBLU: 393 1191 00400

Owner/Applicant: Edward LaChance, The Glendower Group Agent: Christopher
Williams, Christopher Williams Architects LLC
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Site Plan Review and Inland Wetland Review
Construction of a three-story, 50 dwelling unit independent living elderly housing
facility with activity in the Inland Wetland Review Area in the RM-1 zone.

Planner Castro read the item into the record and read through the planning considerations as well
as conditions of approval for the item.

Ed LaChance of Glendower Group provided a brief overview of the project.

Christopher Williams, the architect for the project, provided additional context for the project.
The building will have 50 units, with 47 1-bedroom units. The site will be subdivided. There are
27 parking spots with entrances off of Brookside Avenue and Level Street.

Sean Ragan, the engineer, provided additional information about the site plans. The site includes
a drop-off area, as well as bike racks at the front of the building.

Patrick Ready of Tighe and Bond presented the demolition plan, stormwater plan, the soil
erosion and sediment control plan, hauling plan, fire access plan and standard details. He also
touched on wetland protection measures, including sediment and erosion control measures
around the wetland and area of demolition for the project.

Sean Ragan noted that the applicant team is amenable to the conditions stated in the staff report.

Commissioners discussed:
- Concern about the haul route going down Frontage Road as opposed to Route 10
o Applicants stated they are amenable to recommendations to the haul route
- Portion of Brookside Ave. around the site is very steep. Question as to whether this was
considered during design, particularly with regard to stormwater.
o Applicants reviewed the grading plan and concurred that the site is steep, but they
accounted for the steep grades in their drainage.

Commissioner Van Heusen moved to approve the Inland Wetland Review for item 1655-02 at
6:44pm. All in favor.

Commissioner Van Heusen moved approval of the Site Plan Review with conditions for item
1655-02 at 6:44pm. All in favor.

1655-03 201 HAZEL STREET.
MBLU: 290 0469 02200
Owner: City of New Haven; Applicant: The Glendower Group; Agent: Laura
Crosskey

Site Plan Review
Construction of a three-story, 63 dwelling unit apartment building and opt-in to
the Inclusionary Zoning Ordinance in the RM-2 zone.




Page 3 of 10
CPC 1655

Planner Castro read the item into the record and read through the planning considerations.

Ed LaChance of Glendower Group provided a brief overview of the project.

Will Walter, the engineer for the project, presented the project plans. Mr. Walter provided an
overview of the site plan including parking plan, sidewalks, and the planting plan.

Paul Morin, of Crosskey Architects, provided additional overview of the unit breakdown
including unit types, the floor plans which show interior bike storage and location of trash. He
also presented elevations and renderings of the building.

Commissioners discussed:

Question as to how many units there will be and what level of affordability there will be.
Question as to where the Canal Trail is in relation to the proposed building, and how
residents will be able to access the trail.

The site is close to the learning corridor, an area of activity in this neighborhood, so the
fact that the site is on the canal trail and any way the building can complement use of the
trail would be beneficial to the neighborhood.

How will area between the trail and the building be maintained?

Concern that that area between the trail and building is not being used to its full potential
in the plans.

Overall concern that there was not enough design consideration on how to connect people
who will be living in this building with the Canal Trail, and vice versa.

Commissioners acknowledged that the applicant will work with the city to address these
concerns and trust that better connection between residents and trail will be designed.

Commissioner Van Heusen moved to approve the Site Plan Review for item 1655-03 at 7:14pm.
All in favor.

1655-04 117 & 129 WHALLEY AVENUE, 10 DICKERMAN STREET,

DICKERMAN STREET, AND 34 & 36 SPERRY STREET.

MBLUs: 295 0301 03300; 295 0301 03400; 295 0301 02500; 295 0301 02701;
295 0301 02800; 295 0301 02700

Owner/Applicant: St. Luke’s Development Corporation; Agent: Anika Singh
Lemar

Site Plan Review
Construction of a five-story building with ground floor commercial space,

common amenity space, and 49 residential units in the Commercial Gateway
District and RM-2 Zone.

Planner Castro read the item into the record and read through the planning considerations.
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Ed LaChance of Glendower Group provided a brief overview of the project.

Susan Odell, of Paul Bailey Architects, reviewed the architectural plans and floor plans and
provided updates on these plans since they were last approved at CPC. She also presented the
unit breakdown.

Megan Miller, the engineer for the project, presented the site plan including ADA requirements,
sidewalks, and the stormwater system, and any updates since this project was last approved.

Commissioners discussed:
- Pedestrian improvements proposed in this area, including crosswalks that will be
installed.
- Support for the pedestrian improvements
- Support for the project

Commissioner Van Heusen moved to approve the Site Plan Review for item 1655-04 at 7:31pm.
All in favor.

1655-05 140 MIDDLETOWN AVENUE.
MBLU: 130 0839 00200
Owner: Andrew Anastasio; Applicant/Agent: Michael Cline

Flood Plain Variance Review
Replacement of an existing above ground storage tank.

Planner Castro read the item into the record.

Planner Cecunjanin read the planning considerations and conditions of approval for this
proposal, which include anchoring of the storage tank and building it above the base flood
elevation.

The applicant for the project, Michael Cline of First Student, Inc. presented the variance and the
need for the storage tank. The existing 10,000-gallon tank needs to be replaced. It will be
replaced with another 10,000-gallon tank to provide diesel for school buses.

Building Official Robert Dillon joined the meeting and answered questions commissioners had
about how the Building Department reviews building permit applications for storage tanks, and
standards for their installation and inspection.

Commissioners discussed:
- Question as to who regulates/vets the tanks?
- Concern about regulation and inspection of tanks.

Building Official Dillon responded that the building department inspects the tanks at installation.
Tanks are double-walled and need to be certified steel.
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Commissioner Van Heusen moved to approve the Flood Plain Variance Review for item 1655-
05 at 7:43pm. All in favor.

~1655-06

1460 WHALLEY AVENUE.
MBLU: 435 1197 01200
Owner/Applicant: Whalley Amity, LLC; Agent: Nick Jhilal

Site Plan Review
Construction of a second story addition to create six dwelling units in the BA
zone.

This item was tabled.

1655-07

188 BASSETT STREET.
MBLU: 290 0487 01000
Owner/Applicant: City of New Haven

Site Plan Review

Renovation of an existing two-story structure, including the construction of an
addition on the south side of the structure, reconstruction of parking, and the
improvements to stormwater and utility infrastructure to be used as an adult
education center.

This item was tabled.

1655-08

EAST SHORE PARK LIVING SHORELINE PROJECT.
MBLU: 050 0950 00100
Owner: City of New Haven; Applicant: Dawn Henning

Site Plan, Coastal Site Plan, and Inland Wetland Review

Improvements to the shoreline at East Shore Park, including revetment installation, site
regrading, construction of pedestrian pathways, landscaping, and the installation of stone
sills along the shoreline.

This item was tabled.

*1655-09

340 CHAPEL STREET.
MBLU: 178 0547 00200
Owner/Applicant: York Hill Trap Rock Quarry Co.; Agent: Stephen Benben

Coastal Site Plan Review
Construction of a rail spur in the IH zone.

This item was tabled.
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97 & 101 ESSEX STREET, AND ESSEX STREET.

MBLU: 118 1033 00701, 118 1033 00801, 118 1033 00702, 118 1033 00601
Owner: Novel Developments LLC; Applicant: Andrew Rizzo Jr.; Agent: Ben
Trachten

Site Plan Review and Inland Wetland Review

Construction of two, four-story buildings with 60 total residential units, activity in
the Inland Wetland Review Area, and opt-in to the Inclusionary Zoning
Ordinance in the RM-2 Zone.

This item was tabled.

III. BOARD OF ALDERS REFERRALS

1654-05

ORDER OF THE BOARD OF ALDERS approving an amended and restated
Development and Land Disposition Agreement between the City of New Haven
and District NHV, LLC.

Submitted by: Michael Piscitelli, Economic Development Administrator

Commissioner Alder Marchand noted that the Board of Alders voted on this item and
recommended that this item be passed over. The item was passed over.

1655-11

ORDINANCE AMENDMENT to Title IV of the City of New Haven’s Code of
Ordinances (the Flood Damage Prevention Ordinance) to correct an error in the
definition of substantial improvement and update provisions for above-ground
tanks, fill, and dry flood proofing for non-residential structures to align with the
uniform building code for the State of Connecticut.

Submitted by: Laura Brown, Executive Director, City Plan

Planner Castro read the item into the record.

City Plan Director Brown presented the item and summarized the proposed changes to the FDPO
to the commission.

Building Official Robert Dillon provided additional background for the amendments.

Commissioners discussed:
- Concern about tanks- is there an inspection process for inspecting above ground tanks
regularly?

o Ex Officio Zinn noted that for certain tanks, such as larger fuel tanks, DEEP does

occasional inspections

- Concern over tanks creating an environmental disaster if there is a large storm.
- Question as to whether the city would have capacity to do consistent inspections on all
storage tanks if a provision were added which required this.
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- Concern that there is no oversight of the above ground tanks.
- Concern as to whether the city is doing enough to protect life and property via these
amendments to the FDPO.

o Director Brown noted that staff tried to strike a balance between allowing some
activity in the flood zone, but with code requirements that will protect life and
property

- Which provisions beef up the protections the most?

o Distinction between different flood zones

o Maintaining the BFE +2 requirement for new structures and substantial
improvements, where most municipalities require BFE+1.

- Questions about requirements on DEEP foundations.

Commissioners deliberated:
- The provisions seem like common sense cleanup of the ordinance.
- Support for the changes.
- Suggestion that staff considers questions that were asked and highlight protections that
are being proposed at the public hearing.
- Recommendation that staff bring to the BOA additional information regarding:
o How the FDPO changes will result in increases in protection for public health and
safety
o How the FDPO complements the broader framework of flood mitigation measures
being implemented.

Commissioner Van Heusen moved to provide favorable recommendation to the Board of Alders
for item 1655-11 at 8:28pm. All in favor.

IV.  BOARD OF ZONING APPEALS REFERRALS

1655-12 6 Lewis Street. Variances to permit a side yard of 2ft 8in where 8ft is required, a
rear yard of 17ft 6in where 25 is required, a maximum building lot coverage of
33% where 30% is required and Coastal Site Plan Review for an addition to an
existing structure. Zone: RM-1. Owner: Philip Boulanger. Applicant: Fernando
Pastor. BZA File: 24-80-V, 24-81-CAM

Planner Castro read the item into the record.

Planner Hilton provided a summary of the application. There is an 1,120-sf structure located
approximately 300 feet from Quinnipiac River. No direct impacts to coastal resources were noted
with regard to the building of the addition.

Commissioner Van Heusen moved to provide a favorable recommendation of item 1655-12 to
the Board of Zoning Appeals at 8:33pm. All in favor.

1655-13 11 Lake Place. Special Exception to allow for an off-street parking space to be
located within the required front yard setback. Zone: RM-2. Owner/Applicant:
Melonie Thigpin. BZA File: 24-83-S.
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Planner Castro read the item into the record.

Planner Hilton provided a summary of the application. There is a lack of available street parking.
Yale students using street parking to access Yale facilities creating a lack of available parking.
The elderly applicant frequently needs to walk up to 300 feet to get home. 2 people spoke in
favor of the Special Exception at the BZA meeting. Typically, front yard parking is not
permitted, but this is a special circumstance, and the car will not encroach heavily into the front
yard. The Transportation, Traffic and Parking Department found no impacts to traffic patterns
that would be caused by this proposal.

Commissioners discussed:

- Question as to whether the residents have reached out to their Alder to request a resident

parking zone.
o Planner Hilton responded that the applicant tried to request residential parking on
her end of the street but it has been held up.

- Sympathy for the applicant and her struggle.

- Question as to whether there are any other alternatives, such as requesting an ADA
parking spot on the street in front of the house.

- Alot of parking enforcement is focused downtown, not in residential areas, so a resident
parking zone is not always the best solution.

- It is a statutory obligation of the city to figure out parking enforcement and ensure that
resident parking zones are being enforced.

- Opposition to the proposal, and front yard parking in general.

- Concern about recommending approval for front yard parking.

- Director Brown noted these systematic policies, such as residential parking zones,
parking zones, front yard parking, should be considered in the comprehensive plan.

Commissioner Alder Marchand moved to recommend that the BZA encourage the applicant to
pursue a residential parking zone for item 1655-13 at 8:54pm. All in favor.

1655-14 15 Brownell Street. Special Exception to allow 0 off-street parking spaces where
2 are required to legally establish an existing 4-family structure. Qwner: Orindell
Kidd & Camille Redwood. Applicant: Attorney Benjamin Trachten. BZA File:
24-85-S

Director Brown read the item into the record.

Planner Hilton provided a summary of the application. The parcel can’t support parking because
side yard setbacks are too narrow. There is ample parking on the street in vicinity of the building.
The Transportation, Traffic and Parking Department found no impacts to traffic patterns that
would be caused by this proposal.

Commissioners discussed:
- There is plenty of street parking here.
- Support for the Special Exception due to there being ample parking in this area.
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Commissioner Van Heusen moved to provide a favorable recommendation of item 1655-14 to
the Board of Zoning Appeals at 9:01pm. All in favor.

V. COMMUNICATIONS

1655-15 REFERRAL FROM THE CITY OF WEST HAVEN. An application for site
plan review, special permit for university (Educational Institution) use in the PF
(Public Facilities) zoning district, and special permit for resource removal, filling
and grading in connection with construction of a 72-space parking lot associated
improvements on property located on the north side of Derby Avenue that is
owned by Yale University. The proposed parking lot will be located on portions
of 275 & 279 Derby Avenue. File #24-44.

VI. MINUTES OF MEETINGS
Meeting:
e Special Meeting #1654, September 5, 2024

Commissioner Goldfield moved to approve the Special Meeting minutes for meeting #1654,
September 5, 2024 at 9:02pm. All in favor.

Director Brown noted that the October regular meeting is not on the usual third Wednesday of the
month, but the fourth Wednesday, and for commissioners to make note of this in their calendars.

Commissioner Van Heusen moved to adjourn the meeting at 9:04pm. All in favor.
NOTE:

A Special Meeting of the City Plan Commission has been scheduled for:
Wednesday, September 25, 2024 at 6:00 PM

Next Regular Meeting of the City Plan Commission:
Wednesday, October 23. 2024 at 6:00 PM (Submission deadline: September 19. 2024 by 12:00

PM)

NOTE:

The City Plan Commission agenda is available on the City website one week before the meeting
date. Written testimony should be submitted to City Plan staff 24 hours in advance of each public
meeting. Draft agendas will continue to be shared with the CPC distribution list via email and
posted on this webpage and the City Plan Department website one week before each public
meeting. Final agendas will be posted on the commission webpage and on the City Plan
Department website 24 hours in advance of each public meeting. Updates will occur to the web
agenda as necessary. Official agenda is filed with the City Clerk at least 48 hours before the
meeting time.

NOTE:



Page 10 0of 10
CPC 1655

Since the meeting is remote, participation by a quorum of members is expressly prohibited at the
physical location will not be present however any member of the public may request, in writing, a
physical location and “any electronic equipment necessary” to attend the meeting in real time no
later than twenty-four (24) hours prior to the meeting. Said individual shall have the “same
opportunities to provide comment or otherwise participate” in the meeting as would be afforded if
the meeting was held in person with the following exception: Under law, if such person loses the
ability to participate because of an interruption, failure or degradation of such person’s connection
to the meeting by electronic equipment the committee is not required to adjourn or postpone the
meeting.

The City of New Haven does not discriminate on the basis of disability or language in admission
to, access to, or operations of programs, services, or activities. Individuals who need an
accommodation, publications in alternate formats languages or who need auxiliary aids for
effective communication in programs and services of the City of New Haven can make such
requests by calling (203) 946-7833, or TTY(203)946-8582. Individuals who require language
interpretation services, please email CPC(@newhavenct.gov.

HOW TO JOIN THIS WEB-BASED PUBLIC MEETING:
1. Click this link:
https: newhavenct.zoom.us j
98298328270?pwd=NHIYUESmZTAwWME9nbUpmdOIHNWNzUTO09
Passcode: Planning2
2. Or dial in by phone:
Or One tap mobile :
US: +19292056099
Or Telephone:
US: +1 929 205 6099
Webinar ID: 982 9832 8270
Passcode: 778417606
VISIT THE COMMISSION’S WEBPAGE: https://cityplancommission.newhavenct.gov
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