DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION
REPORT: Subdivision at 25 Cornwall Street
for consideration September 28, 2021

STAFF REPORT
TO :
PREPARED BY:

Planning & Zoning Commission
Paul Ashworth, Senior Planner
paul.ashworth@hartford.gov

PROJECT:

25 Cornwall Street
PARCEL ID: 151-135-032
P&Z-COMM-2021-0471

ZONE:

N-4-1, Neighborhood District

TYPE:

Requesting approval of a preliminary subdivision plan under the City
of Hartford Subdivision Regulations, last amended September 27, 2016

APPLICANT:

Lifecare Design Inc

OWNER:

SGS 25 Cornwall LLC

Overhead View – City of Hartford GIS 2021
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BACKGROUND INFORMATION
The applicant is requesting to subdivide a single parcel otherwise known as 25 Cornwall Street into
12 lots. The land occupies the area between Granby Street to the west, Sharon Street to the north,
Cornwall Street to the east and Burlington Street to the south and is currently occupied by a single
Civic type building. The applicant is proposing to demolish the existing building prior to
subdivision.
No previous regulatory actions have been taken in regards to this request.
The existing civic building was constructed in 1956 as a synagogue. The building was constructed by
the Tikvoh Chadoshoh congregation, a group made up mostly of German immigrants who fled Nazi
persecution circa WWII. When the building was completed it was dedicated by the Tikvoh
Shadoshoh to the hundreds of synagogues that were burned across Europe during the time period
leading up to and during World War II. Hartford Courant archives quote Rabi Hans Bodenheimer
at the groundbreaking ceremony as stating that the synagogue will stand as a living memorial “to
bind the wounds that shall never completely heal” and that “In this country where individual liberty
and religious freedom sprout together, there can be no room for the weeds of communism and
fascism.”
KEY APPLICATION TIMELINES
• Application Submission Date: August 11, 2021
• Date Application Accepted as Complete: August 11, 2021
• Application Date of Receipt: August 24, 2021 (sooner of either: date of next regularly
scheduled meeting, or 35 days after acceptance of complete application)
• Public Hearing is scheduled to open on Tuesday, September 28, 2021; Open Hearing
Deadline: October 28, 2021.
• Close Hearing Deadline (if opens September 28, 2021): (35 days after opening) Tuesday,
November 2, 2021
• CT General Statutes Sec.8-7D allow that the applicant may consent to one or more
extensions of time, provided the total extension of all time periods shall not be for longer
than 65 days*.
LEGAL STANDARD
Standard for Application Type:
The Commission prepares and files surveys, maps, or plans of proposed highways, streets,
sidewalks, or relocation of same, or of any building or veranda lines in accordance with 8-29
of the general statutes and section 1.3.11 of the Zoning Regulations. In exercising the power
relating to highways, streets, and sidewalks, the Commission must consider: harmony with
the plan of conservation & development; compliance with the purposes of the district; effect
on existing development; creation of safety hazards in vehicular and pedestrian circulation;
effects on traffic; impact on essential services; impact on wetlands, steep slopes, floodplains,
and hilltops; preservation of unique natural or historical features; impact on the environment
(including pollution of air and water, unnecessary erosion and sedimentation); impact on
ecosystems and wildlife habitat; and impact on stormwater runoff and flood hazards.
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In exercising powers related to the location of building and veranda lines, the Commission
must consider: harmony with the plan of conservation & development; compliance with the
purposes of the district; effect on existing development; creation of safety hazards in
vehicular and pedestrian circulation; suitability of arrangement of buildings, open space, and
provision of light and air; and preservation of unique natural or historical features.
STANDARD SPECIFIC TO THE USE
Zoning Regulations
Section 4.16 House C Building Type Regulations
Section 1.3.11.C.(2) Review Criteria for Relocating Building or Veranda Lines
Subdivision Regulations, last amended September 27, 2016
Sec. 58. The layout of blocks and lots shall be such that there will be no foreseeable difficulty, for
reasons of topography or other conditions, in securing building permits in compliance with
the zoning regulations.
Sec. 62. Corner lots shall have such extra width as the commission may require to assure attainment
of two adequate front yards.
Sec. 63. So far as practicable, side lot lines shall be at right angles to straight street lines or radial to
curved street lines. Proposed lots which result in a width that would required a building to
be constructed perpendicular to the street where existing homes are predominately situated
parallel to the street are to be discouraged.
Sec. 64.
(a) Each building shall be served by a driveway connecting said lot with a street…
(b) Where provision of individual driveways serving abutting accessways and/or adjacent
interior lots would result in the appearance of a multiplicity of driveways, compromise traffic
safety [etc]… The Commission may approve a plan for common driveways or a plan for
vehicle access via easement over one or more abutting lots…
(c) One possible configuration of a common driveway is through an alleyway…
FINDING OF FACTS
Subject Property
- Total Area: 1.146 acres
- Four frontages
o North: Sharon Street
o East: Cornwall Street
o South: Burlington Street
o West: Granby Street
- Currently Occupied by ~8,000 square foot civic type building
o ~12 trees ranging from 10” DBH to 36” DBH (Locust, Hickory, Oak, Maple)
- Site topography slopes from the northwest towards the southeast.
Proposed Subdivision
- 12 lots
o Ranging in width from 40’ to ~47’
o Some odd shaped corner lots reach a total width of ~100’
o Ranging in size from 3,256 SF to 6,063 SF
- All single family detached homes
- Each lot proposed to have its own driveway
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Figure 1. Proposed Subdivision Layout – Lifecare Design Inc 2021

Figure 2. Zoning Table – East-West Engineering 2021
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Figure 3. Preliminary Subdivision Plan – Lifecare Design Inc 2021

Plan of Conservation & Development
Grow400
- Grow the grand list: Increasing the tax base by promoting development, particularly in the
opportunity, enterprise, and North Hartford Promise zones, will stabilize city finances and
expand services.
- Infill, infill, infill: Building on vacant and underutilized lots across the city will raise property
values, reduce blight, and create cohesive neighborhoods.
Live400
- Build 5,000 new housing units: Filling in vacant and underutilized lots with housing, and
converting factories to residential use will enable the 10% density increase we need to
enliven every neighborhood in the city.
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COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)
The Blue Hills NRZ was notified of the subject request on September 9, 2021. As of this writing no
comments were received by Staff.
On Monday September 20, 2021, Staff received one phone call regarding the subject request from a
nearby resident. The caller was neither in favor nor against the project.
ANALYSIS
The subject request is proposing to create 12 lots suitable for construction of single-family homes
consistent with the intention of the zoning regulations and the N-4-1, Neighborhood district. By
proposing more than 3 lots the request is considered a subdivision subject to the City of Hartford
Subdivision Regulations. The subdivision regulations outline minimum submittal requirements as
well as design and process requirements. The overall request must also further the goals of the Plan
of Conservation & Development.
The proposed subdivision is consistent with the Plan of Conservation & Development generally in
that it will create housing (Live400, Grow400) and facilitate development of an underutilized parcel
(Grow400) both enlivening a neighborhood and adding to the City’s grand list. The Plan of
Conservation & Development also includes various goals to improve pedestrian and bicycle
conditions within the city. These are addressed in the analysis of the Subdivision Regulations.
Subdivision Regulations
Section 12 of the Subdivision Regulations identifies the necessary attachments in order for an
application to be considered complete and accepted by the Commission. The applicant has not
included all required attachments in their submittal. The following items are required by the
Subdivision Regulations but were not included in the application package:
-

-

-

A description of access to public transportation opportunities;
A writing from the Metropolitan District Commission (MDC) stating that the preliminary
subdivision plan has been reviewed by the MDC and that the proposed development ca be
connected to and served by the MDC system and does not present any barriers to, or
otherwise interfere with, the provision of water and sewer service;
A writing from any other primary utility company serving the site stating that the preliminary
subdivision plan has ben reviewed by such utility company and that the proposed
development can be connected to and served by such utility system and does not present any
barriers to, or otherwise interfere with, the provision of utility service to such development;
A stormwater management plan in accordance with sections 80 and 81 of these regulations;
and,
A traffic study describing the proposed impacts of the development.

The Subdivision Regulations provide direct guidance to applicants and the City regarding lot layouts
and subdivision design. When these regulations are applied to the proposed plan, some conflicts
become apparent. In particular, the lot layout would create lots that would later prove difficult to
develop in compliance with the zoning regulations; and, the plan would create what the Subdivision
Regulations terms a multiplicity of driveways. Both conditions are advised against by the
Subdivision Regulations.
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The two lots that present clear issues in terms of future development compliance are #12 and #9.
Lot #12 is a shallow, corner lot dimensioned such that the required rear setback of 30’ cannot be
met by future development. One possible solution to this condition is to adjust the depth of the lots
#1 & #2, which abut the rear of lot #12, to make lot #12 larger.
Lot #9 is located at the corner of Cornwall Street and Sharon Street. The layout shows the
proposed development facing Sharon Street. The Zoning Regulations require new development to
face the primary street. In this case, the primary street is Cornwall Street. The proposed building
should be reoriented for the site plan application. The proposed lot dimensions should adjusted with
this application to ensure any future development fronting Cornwall Street will be able to meet
required setbacks and occupation to the corner without difficulty.
When revising the lot layouts to address the issues identified above, the applicant should consider
the following design guidelines provided in the Subdivision Regulations in Sections 63 and 64.
Regarding Sec. 63.
The Subdivision Regulations would suggest that the most appropriate design is to have lot lines
perpendicular to each abutting street; i.e. the lot lines fronting Cornwall should be perpendicular to
Cornwall, and the lot lines fronting Granby should be perpendicular to Granby. The applicant
should adjust the layout to along the Burlington Street frontage to accommodate this design
guideline or provide explanation or a depiction asserting why this design is not feasible.
Regarding Sec. 64.
The proposed lots along Granby Street are designed with their own driveway and are set at
approximately the minimum width necessary to meet the Zoning Regulations. The diminutive lot
widths proposed are consistent with the goals of the Plan of Conservation & Development in that
the design allows for efficient land use and the maximization of the goals of the Grow400 and
Live400 focus areas. However, the number of driveways, by design, creates a negative impact on
pedestrian and traffic conditions. Frequent driveway crossings across the public sidewalk reduce
the feeling of safety felt by pedestrians, and create conflict points between vehicles, pedestrians and
cyclists. Driveways also reduce the area along the street available for parallel parking. Parallel
parking helps to narrow drive lanes, acting as a traffic calming measure as well as providing a barrier
between pedestrians and moving vehicles.
Driveways are a typical aspect of residential development of this scale, however, the proposed
number of driveways and their close proximity to one another creates negative effects on the
neighboring right-of-way and should be avoided where possible. Section 64 of the Subdivision
Regulations suggests a combined or shared driveway plan be explored. The Subdivision Regulations
specifically contemplate shared driveways and rear-access alley designs. The applicant should either
adjust the layout to accommodate this design guideline or provide explanation or a depiction
asserting why this design is not feasible and how negative impacts on public right-of-way are
mitigated.
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Building Lines
The applicant is requesting to adjust the building lines along all frontages. Along both the Cornwall
and Granby Street frontages the existing combined building and veranda lines are located 35’ and
25’ from the right-of-way respectively. The building and veranda lines are combined along the
Burlington Street and Sharon Street frontages at 15’ and 20’ from the right-of-way respectively.
The existing building lines are consistent with contiguous street corridors.
The applicant has proposed a continuous combined building and veranda line at 15’ from the rightof-way along the entire perimeter of the development with the exception of the frontage along lots
#1 and #2. Along these lots a combined 10’ building and veranda line is requested. Please see
Figure 3 above for a visual representation.
It appears the adjustment to the building line is necessary in order to facilitate the number of lots
sought by the applicant. Staff does not have an objection to the number of lots proposed as they
are consistent with the goals of the Plan of Conservation of Development (Grow400 and Live400).
However, if a car were to park in the driveway in the front yard, a 15’ building line puts the car in a
location potentially blocking the sidewalk. Parking in the front yard outside of the under-house
garage is not permitted by the Zoning Regulations, however, parking in that location is probable and
should be considered when evaluating the building line revision. Staff could support changes to the
building line, however the applicant must demonstrate that the proposed driveways and the
adjustments to the building line will not negatively impact the pedestrian and bicycle circulation
system. The applicant should also identify how the proposed 20’ adjustment to the building line will
not disrupt the established building pattern along Cornwall Street and Granby Street.
Summary
The subdivision of the subject property into 12 lots for residential development is consistent with
the Plan of Conservation & Development and should generally be viewed favorably. The application
is currently incomplete and per Section 12 of the Subdivision Regulations (Filing Requirements), the
Commission should not take final action on the item at this time. Staff recommends the Planning &
Zoning Commission continue the hearing to allow the applicant to provide all required application
attachments, revise the lot layout, and to consider the subdivision design guidelines identified by
Staff.
STAFF RECOMMENDATION
Staff recommends the Planning & Zoning Commission continue the hearing to the next scheduled
commission hearing to allow the applicant to address some of the items addressed herein.
A draft resolution follows.
ATTACHMENTS
1. Preliminary Subdivision Plan Set last revised August 17, 2021
REVIEWED AND E
DITED BY,
Digitally signed by Aimee Chambers

DN: cn=Aimee Chambers, o=City of
Hartford, ou=Director of Planning,
email=aimee.chambers@hartford.go
v, c=US
Date: 2021.09.24 19:54:09 -04'00'

_______________________
Aimee Chambers, Director
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CITY OF HARTFORD
PLANNING & ZONING COMMISSION RESOLUTION
25 CORNWALL STREET
SUBDIVISION OF SUBJECT PROPERTY INTO TWELVE (12) LOTS
Whereas,

The City of Hartford Planning & Zoning Commission reviewed the application and
attached documents regarding the request for approval of a preliminary subdivision plan
for an ~1.06 acre parcel located between Cornwall, Burlington, Sharon and Granby
Streets and otherwise identified by parcel ID 151-135-032, into twelve (12) lots; and

Whereas,

The request will create more than two (2) new lots and is therefore considered a
Subdivision and is regulated by the City of Hartford Subdivision Regulations (last
amended September 27, 2016); and

Whereas,

The subject property is located in the N-4-1, Neighborhood district which permits the
House C Type Building; and

Whereas,

The application was not submitted with all required documents and approvals required by
Sec. 12 of the Subdivision Regulations; and

Whereas,

The proposed lot layout is not arranged such that there will be no foreseeable difficulty,
for reasons of topography or other conditions, in securing building permits in compliance
with the zoning regulations; and

Whereas,

The proposed subdivision is consistent with the Plan of Conservation & Development
generally in that it will create housing (Live400, Grow400) and facilitate development of
an underutilized parcel (Grow400) both enlivening a neighborhood and adding to the
City’s grand list; and

Whereas,

The Metropolitan District Commission (MDC) has not provided a statement

confirming that the preliminary subdivision plan has been reviewed by the MDC and
that the proposed development ca be connected to and served by the MDC system
and does not present any barriers to, or otherwise interfere with, the provision of
water and sewer service; and
Whereas,

The proposed subdivision will create a multiplicity of driveways having a negative
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impact on traffic safety and pedestrian & bicycle circulation patterns; and
Whereas,

The applicant is also requesting to adjust the existing building and veranda lines to a
combined building and veranda line located 15 feet from the right-of-way around the
entire development with the exception of lots #1 and #2 where the combined building and
veranda line will be 10 feet from the right-of-way; and
Now therefore Be It

Resolved,

The City of Hartford Planning & Zoning Commission finds/does not find that per Section
1.3.11 of the Zoning Regulations, the existing building and veranda lines may be
relocated to a combined building and veranda line located 15 feet from the right-of-way
around the entire development with the exception of lots #1 and #2 where the combined
building and veranda line will be 10 feet from the right-of-way;

Resolved,

The City of Hartford Planning & Zoning Commission hereby denies/approves the
preliminary subdivision plan of an ~1.06 acre parcel located between Cornwall,
Burlington, Sharon and Granby Streets and otherwise identified by parcel ID 151-135032, into twelve (12) lots:
Be It Further,

Resolved,

This 28th day of September, 2021.
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Attachment 1 - Preliminary Subdivision Plan Set last revised August 17, 2021
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