CITY OF NEW HAVEN
BOARD OF ZONING APPEALS
MINUTES
November 12, 2024 6:30
Hybrid-Based Meeting

Start: 6:34pm  End: 8:53pm
Attendance: Mildred Melendez Alphonse Paolillo, Christian Peralta, and Adam Waters
Staff Present: Laura Brown, Donnell Hilton, and Michael Pinto

I. Call to Order

1I. New Public Hearings

ACTION:

ACTION:

24-89-S. 758 State Street. Special Exception to allow for a Beer and Wine Liquor
License which may include live entertainment for an existing restaurant. Zone: BA.
Owner: Sylvia Vignali. Applicant: Jing Yuan.

APPROVED WITH CONDITIONS:

Chair Melendez moved to approve with conditions, Commissioner Paolillo second. Vote
4-0

Letters: 0 letters of support, 0 letters of opposition to this proposal.

Testimony: No member of the public spoke in favor or opposition to this proposal.

24-90-V. 400 Dixwell Avenue. Variances to permit a front yard of 8ft, 9in where 171t is
required and a maximum building lot coverage of 31% where 30% is required for an
addition (elevator shaft) to an existing structure. Zone: RM-2. Owner/Applicant: Nero
Lee Jr.

APPROVED:
Chair Melendez moved to approve, Commissioner Paolillo second. Vote 4-0
Letters: O letters of support, 0 letters of opposition to this proposal.
Testimony: 13 members of the public spoke in favor and 0 in opposition to this
proposal.
Topics raised:
Elevator:

e Safety for elderly and disabled

e Easier access to hard to travel portions of church

e Increased membership

e ADA compliance

e  Much awaited improvement to the church

e Better access to worship for elderly, pregnant persons in the community



RE:

ACTION:

ACTION:

24-91-V. 55 Brewster Street. Variances to permit an average lot width of 39.2ft where
50ft is required and to permit 5 residential dwelling units to be constructed on a
nonconforming lot where 1 dwelling is permitted (utilizing the bonuses of the
Inclusionary Zoning Opt-In). Zone: RM-2. Owner Anthony Milicia. Applicant:
Attorney Benjamin Trachten.

APPROVED WITH CONDITIONS:

Chair Melendez moved to approve with conditions, Commissioner Paolillo second. Vote
4-0

Letters: 0 letters of support, 0 letters of opposition to this proposal.

Testimony: No member of the public spoke in favor or opposition to this proposal.

24-92-V, 24-93-S, 24-94-CAM. 83 Lombard Street. Variances to permit a rear
building wall height of 30 ft where 251t 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: Attorney Benjamin Trachten.

REFERRED TO CITY PLAN COMMISSION: Attorney Benjamin Trachten presented to the
board and stated that the proposed affordable housing development would provide
much needed housing to residents. Due to the lot’s double front yard configuration, the
required yard setbacks places challenges on development that supports with the City’s
comprehensive plan’s goals to increase housing stock. The developer has invested in
this Fair Haven area by redeveloping nearby residential lots and renting at an affordable
rate and plans to do the same with this proposed development. The developer is
negotiating with the City to obtain this property through a Land Disposition Agreement
(LDA). As a result, this proposed development will provide 8 affordable units.

Coastal Management Area: Trachten indicated that the parcel is not located on the
coastline and doesn’t impact coastal resources.

Parking: Trachten called out the site plan’s four off-street parking spaces. He mentioned
that there is street parking nearby, but additional off-street parking spaces are planned to
be provided in anticipation of Peck Ally being obtained by the developer when the City
releases ownership. Trachten concludes by mentioning that Peck Ally abuts 83
Lombard from the north and its dimensions are suitable for additional parking for future
tenants.

Letters: 0 in support; 0 in opposition
Testimony: 1 member of the public spoke in opposition and 0 in favor.

Topics raised:
e Potential parking issues



ACTION:

ACTION:

ACTION:

e Increased density on a non-conforming lot intended for one-family dwelling

Applicant responses:

e The City supports developments like the proposed in its comprehensive plan to
minimize parking and increase density.

e The developer has taken into consideration off-street parking and is working with the
city to provide more off-street parking with future ownership of a portion of Peck Ally.

e The development fits in with the fabric of the neighborhood.

e The property stood abandoned for over 10-years as a result of a fire. The developer
intends to provide affordable housing stock in this vacant infill.

24-95-V. 809 State Street. Variance to permit a side building wall height of 41ft where
32ft is permitted. Zone: BA. Owner: 809 State Street LLC. Applicant: Attorney
Benjamin Trachten.

APPROVED

Chair Melendez moved to approve, Commissioner Paolillo second. Vote 4-0
Letters: 0 letters of support, 0 letters of opposition to this proposal.

Testimony: No member of the public spoke in favor or opposition to this proposal.

24-96-S 155 Mansfield Street. Special Exception to permit 0 off street parking spaces
where 1 is required. Zoned RM-2. Owner: Bryan Kam. Applicant: Attorney Benjamin
Trachten.

REFERRED TO CITY PLAN COMMISSION: Attorney Benjamin Trachten presented to the
board and stated that the circumstances for this request are unique. A requested letter of
zoning compliance provided by the City plan department indicated that the structure
was made up of dwelling units. However, the building department and city’s property
field card indicated two dwellings. The structure’s gross floor area permits 3 units as-of-
right so the applicant is legalizing the 3rd unit, but the site can only accommodate the
two existing off-street parking spaces.

Letters: 0 in support; 0 in opposition
Testimony: 0 members of the public spoke in opposition and 0 in favor.

24-97-S. 122 Howe Street. Special Exception to permit the expansion of an existing
beer and wine license to a full liquor license with the purpose of selling for immediate
consumption on the premises of a restaurant with no live entertainment. Zoned BA.
Owner: Howe Street Pizza Holdings LLC. Applicant: Attorney Benjamin Trachten.

APPROVED WITH CONDITIONS:

Chair Melendez moved to approve with conditions, Commissioner Paolillo second. Vote
4-0

Letters: 1 letter of support, 0 letters of opposition to this proposal.



RE:

ACTION:

RE:

ACTION:

RE:

ACTION:

RE:

ACTION:

Testimony: 1 member of the public spoke in favor or opposition to this proposal.

24-98-V. 161 Whalley Avenue. Variance to permit 2 dwelling units where a minimum
of 11 are required to legalize said units established without permits. Zone: BB/CGD.
Owner: Karadeniz LLC. Applicant: Attorney Benjamin Trachten.

APPROVED
Chair Melendez moved to approve, Commissioner Paolillo second. Vote 4-0

Letters: 1 letter of support, 1 letter of opposition to this proposal.
Testimony: 2 members of the public spoke in opposition and 0 in favor.

24-99-S. 974 State Street. Special Exception to permit a full liquor license with live
entertainment in a restaurant within an existing structure. Zoned BA. Owner: Krazorb
LLC. Applicants: J3, LLC., John Torello, and Attorney Benjamin Trachten.

APPROVED WITH CONDITIONS:

Chair Melendez moved to approve with conditions, Commissioner Paolillo second. Vote
4-0

Letters: 24 signed petitions for support, 2 letters of opposition to this proposal.
Testimony: No member of the public spoke in favor or opposition to this proposal.

24-100-V. 15 Colby Court. Variances to permit a building height of 37ft where 351t is
required, and a side and rear building wall height of 31t where 16ft is required. Zone:
RM-1. Owner: Art Builders. Applicant: Attorney Benjamin Trachten.

APPROVED:

Chair Melendez moved to approve, Commissioner Paolillo second. Vote 4-0
Letters: 0 letters of support, 0 letters of opposition to this proposal.

Testimony: No member of the public spoke in favor or opposition to this proposal.

24-101-V, 24-102-CAM. 250 Everit Street. Variances to allow for a side yard

of xft where 10ft is required, a rear yard setback of xft where 25ft is required and
Coastal Site Plan Review to allow for an addition to an existing accessory structure to
be utilized as a dwelling unit. Zone: RS-1. Owner/Applicant: Justin Durand.

VARIANCE: DENIED WITHOUT PREJUDICE:

Chair Melendez moved to deny without prejudice, Commissioner Paolillo second. Vote
0-4

Letters: 0 letters of support, 1 letters of opposition to this proposal.

Testimony: No member of the public spoke in favor or opposition to this proposal.

CAM: DENIED WITHOUT PREJUDICE:

Chair Melendez moved to deny without prejudice, Commissioner Paolillo second. Vote
0-4

Letters: 0 letters of support, 0 letters of opposition to this proposal.



Testimony: No member of the public spoke in favor or opposition to this proposal.

III. Deliberations.
Referral Reports from City Plan Commission

RE:

ACTION:

RE:

24-79-S. 744 Congress Avenue. Special Exceptions to permit the use of an assembly
space within an existing structure and to allow 2 off-street parking spaces where 13 are
required with 1 space designated as transitional parking. Zone: BA/RM-2.
Owner/Applicant: Denise Keyes.

APPROVED WITH CONDITIONS:
Chair Melendez moved to approve with conditions, Commissioner Paolillo second. Vote
4-0

24-87-V. 24-88-CAM. 92 Lexington Avenue. Variance and Coastal Site Plan Review to
permit a rear yard of .5ft where 251t is required, rear building wall height of 36ft, 3in
where 1t is permitted, and a building lot coverage of 53.5% where 30% is permitted
(53% exists) to construct an elevator shaft. Zone: RM-1, PDU 75. Owner: Riverview
Propco Limited Liability Company. Applicant: Attorney Benjamin Trachten.

ACTION: VARIANCE: APPROVED: Chair Melendez moved to approve, Commissioner
Paolillo second. Vote 4-0

CAM: APPROVED: Chair Melendez moved to approve, Commissioner Paolillo second.
Vote 4-0

V1. New Business.

RE:
ACTION:

RE:
ACTION:

ACTION:

Approval of Meeting Minutes — October 8, 2024

TABLED:

Chair Melendez moved to vote on this item during December 10, 2024 Meeting,
Commissioner Paolillo second. Vote 4-0

Approval of 2025 Board of Zoning Appeals Annual Calendar

APPROVED

Chair Melendez moved to approve, Commissioner Paolillo second.

Vote 4-0
Confirm the period of time (15 days) in which an appeal may be taken to the zoning
board of appeals by any person aggrieved or by any officer, department, board or bureau
of any municipality aggrieved pursuant to Section 8-7 set forth by CT State Statute.

APPROVED
Chair Melendez moved to approve, Commissioner Paolillo second.
Vote 4-0



