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MINUTES FOR MEETING 1658 
A REGULAR MEETING AND PUBLIC HEARING OF THE 

NEW HAVEN CITY PLAN COMMISSION 
Wednesday, November 20, 2024 at 6:00 PM 

WEB-BASED MEETING HOSTED ON ZOOM 
LINK:  

https://newhavenct.zoom.us/j/98298328270?pwd=NHlYUE5mZTAwME9nbUpmd0lHNWNzU
T09 

Passcode: Planning2 
^ Item expected to be passed over 

 
To view meeting materials, visit: 
https://cityplancommission.newhavenct.gov/pages/november-20-2024-cpc-meeting  
 

I. ROLL CALL  
 
Commissioners Present:  Chair Leslie Radcliffe, Vice Chair Ernest Pagan, 

Commissioner Alder Adam Marchand, Commissioner 
Joshua Van Heusen, Commissioner Joy Gary, Ex Officio 
Giovanni Zinn 

 
Staff Present:  City Plan Director Laura Brown, Planner Alexander Castro, 

Attorney Roderick Williams, Planner Fatima Cecunjanin, 
City Engineer Giovanni Zinn, Planner Donnell Hilton 

 
Chair Radcliffe opened the meeting at 6:00pm. 
 
Chair Radcliffe noted that the smoke shop item (Item 1658-03) will be passed over and heard at 
the December 5th Special Meeting at 6:00pm.  
 
II. SITE PLAN REVIEW 

 
1655-09 340 CHAPEL STREET. 
 MBLU: 178 0547 00200 

Owner/Applicant: York Hill Trap Rock Quarry Co.; Agent: Stephen Benben, 
VP of Triton Environmental, LLC. 
 
Site Plan Review and Coastal Site Plan Review 

 Construction of a rail spur in the IH zone. 
 
The applicant was not on the call on time and the item was passed over while the applicant joins 
the Zoom call.  
 
Planner Castro read the item into the record and provided planning considerations at 7:29pm.  
 
Chair Radcliffe noted that the applicant should explain what a rail spur is.  

https://newhavenct.zoom.us/j/98298328270?pwd=NHlYUE5mZTAwME9nbUpmd0lHNWNzUT09
https://newhavenct.zoom.us/j/98298328270?pwd=NHlYUE5mZTAwME9nbUpmd0lHNWNzUT09
https://cityplancommission.newhavenct.gov/pages/november-20-2024-cpc-meeting
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Engineer Stephen Benben presented the application. The location of the proposed rail spur was 
presented via the site plan. The spur will end about 60 feet from the Mill River. Mr. Benben went 
into additional detail as to the use of the rail spur to deliver materials for the existing industrial 
site to stockpiles on the site. He also went into detail about how the rail spur will work. The DOT 
has approved the plans as a portion of the spur goes through DOT property. Mr. Benben 
reviewed the stormwater plan for the site. At its existing condition, the site regularly pools. The 
proposed stormwater plan does not create a new discharge for the property but holds all of it on 
site and will not result in pooling. The basin will hold the 10-year storm. The basin will be 
retrofitted with a 4bay and overflow into the main basin, which was set up as an infiltration 
basin. Anything above the 10-year storm will overflow into a catch basin, carried underground 
through solid pipe to an underground infiltration system. The applicant does not expect impacts 
to nearby coastal resources, which includes the Mill River, as stormwater will be maintained on 
site.  
 
Commissioners discussed: 

- Question as to the anticipated start time for the project. 
o The applicant responded that they intend to start as soon as possible, or as soon as 

necessary approvals have been granted. They have already begun staging the rail 
placement in anticipation of starting the project. 

 
Commissioner Van Heusen moved approval of the Coastal Site Plan Review for item 1655-
09 at 7:46pm. All in favor. 
Commissioner Van Heusen moved approval of the Site Plan Review for item 1655-09 at 
7:47pm. All in favor. 
 
1658-01 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. 

 
Planner Castro read the item into the record at 6:10pm.  
 
Chair Radcliffe noted that the commission needs to determine whether this application should be 
considered a Class B or a Class C application. Chair Radcliffe requested that the applicant 
present the Inland Wetland study for the project to the commission so they can make this 
determination. 
 
Attorney Ben Trachten introduced the Inland Wetland review portion of the application. 
 
Soil Scientist David Lord presented the Inland Wetland and Soil Science report as well as the 
wetland mitigation and creation plan. Mr. Lord noted that the application proposes filling the 
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existing wetlands, but also proposes creating a larger (approximately 2.5 times larger) wetland. 
Mr. Lord went into additional detail about the planting plan, and plan for the creation of the 
wetland mitigation area. He noted that the team is amenable to condition #14 on the staff report, 
which requires five years of monitoring and reporting of wetland health.   
 
Commissioners discussed the Inland Wetland portion of the application: 

- Commissioners discussed what criteria go into reviewing a Class B or Class C Inland 
Wetland application. Some of the criteria are in the standard language of the staff report. 

- Question of staff as to what level of review went into the application 
o Staff responded that there was extensive review between staff, the engineering 

department, and the City’s consulted wetland scientist at SLR Consulting and the 
resulting design was deemed appropriate by all parties.  

- Question as to how big the existing inland wetland areas are and how big the new inland 
wetland area will be. 

o The applicant responded that the existing wetlands are small and were manmade 
through industrial activity. The created inland wetland will be 2.5 times larger 
than the two existing inland wetlands.  

 
Commissioner Alder Marchand moved that the application be considered a Class B inland 
wetland review at 6:34pm due to the existing inland wetlands being man-made, not long-
standing wetlands, and that the proposed project does not result in a significant impact to 
inland wetlands at this site. All in favor.  
 
Attorney Trachten continued the presentation by presenting a narrative for the project and 
walked the commissioners through the site plan. The project is an Inclusionary Zoning opt-in 
project and complies with city standards including reflective heat, stormwater, and lighting. 
 
There was discussion between Attorney Trachten and Chair Radcliffe about parking. As this is 
an inclusionary zoning opt-in, no parking is required, but the project does propose 42 spaces. 
Chair Radcliffe noted that this could be an issue for the proposed 60 units. Attorney Trachten 
responded that there will be ample bike parking provided, and that residents may choose to bike 
or take public transit rather than drive. He also noted that parking priority will be given to people 
with disabilities and the elderly.  
 
Richard Fontaine, the engineer for the project, provided a presentation of the stormwater 
management plan, which consists of a stormwater basin adjacent to the wetland mitigation area.  
 
Commissioners Discussed: 

- Questions from commissioners as to whether the oil or effluent from the parking lot will 
impact the stormwater basin area.  

o The applicant responded that there will be a filter which will remove these 
materials from the water. 

 
Commissioner Alder Marchand moved approval of the Inland Wetland Review for item 
1658-01 at 7:01pm. All in favor. 
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Commissioner Alder Marchand moved approval of the Coastal Site Plan Review for item 
1658-01 at 7:01pm. All in favor. 
Commissioner Alder Marchand moved approval of the Site Plan Review for item 1658-01 
at 7:02pm. All in favor. 
 
1658-02 420 MIDDLETOWN AVENUE. 
 MBLU: 133 1048 07300 

Owner: Karadimos Stavros; Applicant: Mohsin Aldalali; Agent: Bernard 
Pellegrino, Esq 
 
Site Plan Review and Coastal Site Plan Review 

 Development of a gasoline station and convenience store in the BA zone. 
 
Planner Castro read the item into the record and provided planning considerations. Noted that the 
comprehensive plan does not approve of expansion of and continued use of fossil fuels, however, 
the applicant is proposing EV charging and making site improvements for stormwater runoff. 
Staff recommend approval with an additional condition of approval. 
 
Bernard Pellegrino, attorney for the applicant, provided some background for the application. He 
noted that a special exception was received from the BZA for use of the site as a gas station. 
Also noted that a stormwater management system is being added to the site, which is absent or 
non-compliant currently. They are reducing the impervious nature of the site and increasing 
landscaping.  
 
Mark Smith of the applicant team provided an overview of the site plan. The property is adjacent 
to the ramp to get onto I-91 north. He presented the existing conditions plan which shows the 
existing diner. The entire building currently is large with a couple of additions. They are 
proposing removal of the additions and use of only the original structure. They are removing 
about 2,400 SF of pavement from the site. There’s about 61 sf of tidal wetlands on the site. The 
site is also adjacent to a FEMA flood zone, but that is outside of the proposed development. The 
proposed layout shows the original structure which will be turned into the convenience store, 
fueling islands, and underground tanks. The proposed tanks are double walled, fiber glass, and 
anchored. Bike racks and two EV charging stations will be located west of the proposed 
convenience store building. The site will meet solar reflective heat requirements. Catch basins 
will capture stormwater runoff. Mr. Smith also presented the planting plan. Detectable warning 
strips will be added to the sidewalk at the curb cuts for the driveways. There is a row of street 
trees that will be removed where the curb cut is being relocated, but two new street trees will be 
planted, as well as additional trees on site. The lighting plan was also presented.  
 
Commissioners discussed: 

- The location of the proposed gas station is appropriate as it is close to the interstate. 
There is no anticipation of impacts to coastal resources as the major wetland is on the 
other side of I-91.  

 
Commissioner Van Heusen moved approval of the Coastal Site Plan Review for item 1658-
02 at 7:27pm. All in favor.  
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Commissioner Van Heusen moved approval of the Site Plan Review for item 1658-02 at 
7:28pm. All in favor.  
 
III. PUBLIC HEARING (Begin at 7pm) 
 
^1658-03 ORDINANCE AMENDMENT OF THE BOARD OF ALDERS to establish 

zoning regulations for Retailers of Tobacco and/or Vapor Products, Smoke Shops 
and Smoking Places. 

 
Submitted by: Alder Richard Furlow, Ward 27, Alder Eli Sabin, Ward 7, Alder 
Frank R. Redente, Ward 15 

 
This item was passed over. Chair Radcliffe announced that there will be a public hearing for this 
item at a Special Meeting of the commission on Thursday, December 5th at 6:00pm.  
 
IV. BOARD OF ALDERS REFERRALS 
 
1658-05 ORDER OF THE BOARD OF ALDERS approving a multi-year ARP contract 

for $500k to Youth Continuum, Inc. to provide gap funding for the construction 
of a youth crisis housing (shelter). 

 
Submitted by: Velma George- James, Coordinator for Homelessness, 
Department of Community Resilience 
 

Planner Castro read the item into the record at 7:49pm. He also reviewed the planning 
considerations in the staff report. 
 
Commissioners discussed: 

- Question as to how the gap in funding arose. 
o City Engineer and Ex Officio Zinn provided context for the capitol gap, where the 

City provides funds to fill in the gap in funding. 
- If the question is simply whether the City should accept this money, the answer is yes.  
- The issue of homelessness, particularly youth homelessness, and providing housing for 

all people is an important value in the comprehensive plan.  
- Support for the Order.  

 
Vice Chair Pagan moved a favorable recommendation for item 1658-05 at 7:55pm. All in 
favor.  

 
1658-06 ORDER OF THE BOARD OF ALDERS approving Westmount Development 

Group, LLC., Project name Hill Central Phase II, tax abatement for the low-
income affordable development at button, Putnam, and Washington Streets New 
Haven, Connecticut. 

 
Submitted by: Rick Ross, Managing Member, HCP2, LLC 
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Planner Castro read the item into the record at 7:56pm. He also reviewed the planning 
considerations in the staff report. 
 
Commissioners discussed: 

- The need for affordable housing in the city is great.  
- The fact that it is section 8, and will remain affordable 
- Support for the Order overall and creation of housing, but question as to whether the city 

is getting its money’s worth with the tax abatement structure. This structure makes the 
creation of more housing viable, especially since housing is a priority of the city. 

 
Vice Chair Pagan moved a favorable recommendation for item 1658-06 at 8:00pm. All in 
favor.  
 
1658-07 ORDER OF THE BOARD OF ALDERS approving the designation of a 

Residential Parking Zone on Porter Street from Legion Avenue to the end of 
Porter Street. 

 
Submitted by: Alder Angel Hubbard, Ward 3 

 
Planner Castro read the item into the record at 8:01pm. He also reviewed the planning 
considerations in the staff report and pulled up the staff report so the commissioners could view 
the maps that were provided for background.  
 
Commissioners discussed: 

- Question as to what the need is for resident-only parking for this area. 
o Planner Castro responded that this was championed by Alder Hubbard and a 

petition was signed by residents.  
- Concern that other people including non-residents will not be able to park here.  
- The city (particularly TTP) does not have limitless capacity to enforce resident parking 

zones. The city needs to be judicious about assigning resident-only parking areas. 
 
Commissioner Alder Marchand moved a favorable recommendation for item 1658-07 at 
8:09pm. All in favor.  
 
1658-09 ORDER OF THE BOARD OF ALDERS approving the Parks Department to 

accept $104,613 from the Urban Resources Initiative. 
 

Submitted by: Annie Mixsell, Tree System Coordinator, Tree Warden, Parks 
Department 

 
Planner Castro read the item into the record at 8:10pm. He also reviewed the planning 
considerations in the staff report. 
 
Chair Learned recused herself from this item as she sits on the Board of URI. 
 
Commissioners discussed: 
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- The proposal is to give additional maintenance to trees planted at schools and in parks. 
This is in line with the Comprehensive Plan.   

- Support for the Order.  
 
Commissioner Van Heusen moved a favorable recommendation for item 1658-09 at 
8:12pm. All in favor.  

 
1658-10 ORDER OF THE BOARD OF ALDERS authorizing the execution of a 

pressure valve easement agreement between the City of New Haven and South 
Central Connecticut Regional Water Authority. 

 
Submitted by: Michael Piscitelli, AICP, Economic Development Administrator      

 
Planner Castro read the item into the record at 8:13pm. He also reviewed the planning 
considerations in the staff report. He noted that additional technical details were provided on this 
item which do not impact the decision of staff. 
 
City Engineer Zinn presented technical details of this item. This update will help with reliability 
and maintenance.  
 
Vice Chair Pagan moved a favorable recommendation for item 1658-10 at 8:16pm. All in 
favor. 
 

V. BOARD OF ZONING APPEALS REFERRALS 
 
1658-11 83 LOMBARD STREET. Variances to permit a rear building wall height of 30 

ft where 25ft is permitted (south), 922 SF of lot area per dwelling unit where 
3,500sf is required, an average lot width of 48.6ft where 50ft is required,  a front 
yard of 7 feet where 20 feet is required (Lombard Street), a front yard of 12 feet 
where 20 feet is required (Downing Street), to allow 8 residential dwelling units 
on a nonconforming lot where 1 dwelling is permitted, a Special Exception to 
allow 2 off street parking spaces where 8 are required, and Coastal Site Plan 
Review. Zone: RM-1. Owner: City of New Haven. Applicant: Benjamin 
Trachten. BZA File: 24-92-V, 24-93-S, 24-94-CAM. 

 
Planner Castro read the item into the record at 8:18pm. 
 
Planner Donnell Hilton presented this item and provided background for the proposal and the 
site. This item came before CPC previously as a PAD referral. Corner lots tend to trigger a lot of 
zoning relief. Planner Hilton noted that the developer has invested in the Fair Haven area. The 
site plan shows 4 off-street spaces on the site, and there are plans to acquire Peck Alley to 
provide additional parking for the site. The Transportation, Traffic and Parking Department 
(TTP) reported no anticipated impacts on traffic patterns. The proposed project will need to go 
through Site Plan Review after BZA approvals are granted. There are no direct impacts to coastal 
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resources anticipated. The site is about 600 feet away from the Quinnipiac River. Planner Hilton 
presented the site plan to commissioners and showed a Google Street View of the area.  
 
Commissioners discussed: 

- Support for the creation of additional units that are more affordable. 
 
Commissioner Van Heusen moved a favorable recommendation for item 1658-11 at 
8:28pm. All in favor. 
 
1658-12 155 MANSFIELD STREET. Special Exception to permit 0 off street parking 

spaces where 1 is required. Zone: RM-2. Owner: Bryan Kam. Applicant: 
Benjamin Trachten. BZA File: 24-96-S. 

 
Planner Castro read the item into the record at 8:28pm. 
 
Planner Donnell Hilton presented this item. The unit is pre-existing and permitted as of right 
based on floor area. In order to formalize the additional unit, an additional parking space is 
needed, therefore they are seeking a special exception for 0 parking spaces where 1 is required. 
The site is narrow and cannot accommodate off-street parking. There is a residential parking 
zone in the area and street parking is available. No members of the public spoke in opposition at 
the BZA meeting and TTP concluded that there were no adverse impacts to traffic.  
 
Commissioners discussed: 

- Appreciation of the property owner formalizing the site and requesting relief. 
- This street is close to Yale’s campus and non-resident parking happens in this vicinity. 

The residential parking zone here is needed, but enforcement of the residential parking 
area is a concern.  

 
Commissioner Van Heusen moved a favorable recommendation for item 1658-12 at 
8:36pm. All in favor. 
 
VI. ADMINISTRATIVE APPROVALS 
 
1658-13A 45 YALE AVENUE. WESTVILLE MUSIC BOWL. 

MBLU: 349 1078 00800 
Owner: NHCPA Outdoors, LLC. Agent: Timothy Onderko, PE of Langan 
  
Administrative Site Plan Review 
Proposed pedestrian and vehicular traffic patterns to be implemented in 
conjunction with events held seasonally at the Westville Music Bowl 
 

VII. ADMINISTRATIVE ACTIONS 
 

• 2025 Meeting Dates 
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Commissioner Alder Marchand moved to approve the 2025 Meeting Dates with the 
addition that the February 2025 meeting be the annual meeting of the City Plan 
Commission. All in favor.  
 

VIII. MINUTES OF MEETINGS   
Meeting: 
• Special Meeting #1657, October 23, 2024 

 
There was not a quorum to vote on the minutes therefore they were passed over. 
 
Commissioner Alder Marchand moved to adjourn at 8:44pm. All in favor.  
 
NOTE:   
A Special Meeting of the City Plan Commission has been scheduled for: 
Thursday, December 5, 2024 at 6:00 PM  
 
Next Regular Meeting of the City Plan Commission: 
Wednesday, December 18, 2024 at 6:00 PM (Submission deadline: November 21, 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:   
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.  

mailto:CPC@newhavenct.gov
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HOW TO JOIN THIS WEB-BASED PUBLIC MEETING: 
1. Click this link:  

https:  newhavenct.zoom.us j 
98298328270?pwd=NHlYUE5mZTAwME9nbUpmd0lHNWNzUT09 

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 
 

https://cityplancommission.newhavenct.gov/
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