DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION
Update MEMO: Subdivision at 25 Cornwall Street
continued from September 28, 2021 to the October 26, 2021 meeting

UPDATE MEMORANDUM
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. It is currently occupied by a single
Civic type building. The applicant is proposing to demolish the existing building prior to
subdivision.
The public hearing for this request was originally opened on September 28, 2021. The request was
continued to and revisited at the October 12, 2021 meeting of the Planning & Zoning Commission
and subsequently continued to the October 26, 2021 meeting.
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.
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.
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COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)
No new comments have been received by staff since the request was last heard on October 12,
2021.
UPDATED ANALYSIS
The subject request is proposing to create 12 lots suitable for development 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. In the original staff report submitted for the September 28, 2021 hearing,
it was pointed out that the following items were deficient in the application and the design of the
project:
- The minimum application requirements of Section 12 of the Subdivision Regulations were
not included in the application;
- The Plan of Conservation & Development (the Plan) was generally in support of the
increase in housing supply however the design of the subdivision must not negatively impact
surrounding pedestrian and bicycle conditions;
- The design would create a “multiplicity of driveways” along the primary streets, in particular
along Granby Street;
- Some of the lots in the original proposal, because of dimensional limitations, would prove
difficult to develop in line with the Zoning Regulations;
- The lot lines were not perpendicular to the primary streets as required by the Subdivision
Regulations;
The public hearing was opened at the September 28, 2021 meeting; however the applicant requested
a continuance to allow time for them to acquire the required attachments and revise the plans. The
item was then opened at the October 12, 2021 meeting. The applicant provided new plans but did
not submit them to the City in time for staff review prior to the hearing. Due to lack of review the
Commission continued the item again from October 12 to the October 26, 2021 meeting.
As of this writing and since the last Planning & Zoning Commission meeting staff have received a
revised preliminary subdivision plan that resolves many of the issues notated in the original
September 28, 2021 staff report and a commitment to serve letter by the electric utility provider for
the site, Eversource (see Attachment 2). The letter from Eversource marks the last of the items
required by Section 12 of the Subdivision regulations with the exception of the stormwater
management plan and erosion control plan, which staff is prepared to receive as a condition of
approval. For clarity, noting concerns that have been voiced in relation to stormwater management
in this neighborhood, these documents will become final with the development of the site plan and
would be required and evaluated prior to site plan approval.
The newest preliminary subdivision drawing (seen below as Figure 1 and attached to this report as
Attachment 1) resolves the issues pointed out by staff such as the multiplicity of driveways along
primary streets and the redesign of lots previously determined to present obstacles to future zoning
compliant development. More specifically, some of the lots fronting Granby Street and Cornwall
Street are now accessed from the side streets, Burlington and Sharon. The new plan shows only
four (4) driveways off Granby Street as opposed to six (6) shown on the previous plan (see
Attachment 2, Preliminary Subdivision plan last revised August 10, 2021). Staff finds the reduction
in driveways accessing of Granby Street sufficient to mitigate impacts to the pedestrian realm and
potential conflict with passing vehicles.
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Figure 1. Updated Subdivision Plan – Lifecare Design Inc. 2021
The lots previously identified as presenting issues for development, #12 and #9 have been adjusted
and now show conceptual building footprints that do not violate any zoning regulations. It should
be noted however, that lot #9, while technically compliant, will require an a-typical building shape in
order to meet the requirements of the Zoning Regulations. This is partly due to the nature of the
regulations and to the existing acute angle of the northeast corner of the lot, however, some of the
oddity of the building footprint is caused by the total number of lots. If the overall design was
reduced from 12 lots to 11, lot #9 could be widened and a more typical building footprint would be
possible. Separately, staff would note that due to the angle in the northeast corner of lot #9, the
development of a house that fully occupies the corner as required by the zoning regulations may
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prove difficult and impractical. Staff recommend that the Commission take this into account as an
extenuating circumstance when evaluating approval of this subdivision request.
Building Line Adjustment
The applicant is requesting to adjust the building lines along all frontages down to a combined 15’
building and veranda line. As stated in a previous report, the Burlington Street frontage is not
changing and the Sharon Street building line is being brought closer to the street by only 5’. The
proposed building line represents a larger change along both the Cornwall and Granby Street
frontages. These frontages currently have building and veranda lines at 35’ and 25’ respectively. The
buildings will be moved up approximately 20’ along both street frontages compared to the rest of
the respective corridors. It appears the adjustment to the building line is necessary in order to
accommodate the number of lots proposed, and while the applicant has revised the plan to
otherwise develop a site compliant with zoning, it should be noted that there is no requirement that
the subject property be divided into the requested number of lots. Staff recommends the
Commission consider any renderings or other representations of the proposed building line change
provided at the October 26 hearing to determine if the proposed building line adjustment is in
harmony with, or does not negatively impact, existing development.
Perpendicular Lot Lines
The new design does not establish perpendicular side lot lines along all primary streets, however,
after examination of the surrounding area with the applicant, this condition is found to be generally
consistent with the Granby and Cornwall Street corridors. More specifically, as seen in Figure 2
below, the side property lines along both sides of Cornwall Street are not perpendicular to Cornwall
Street. The side property lines of lots along the west side of Granby Street are perpendicular,
however the side lot lines along the east side of Granby are not perpendicular. The proposed
subdivision design will continue the trend of both the Granby and the Cornwall Street corridors.
Further, with the new revised subdivision plan the proposed houses all front the primary street as
required by the Zoning Regulations. Section 63 of the Subdivision Regulations states that side lot
lines should be perpendicular to the street “so far as practicable.” Staff finds that the current design
is consistent with the intent of this Section, as long as the homes built on lots fronting a primary
remain oriented towards the primary street.

Figure 2. Corridor Lot Line Example – Planning Viewer 2021
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Loss of Trees
At the October 26, 2021 meeting of the Planning & Zoning Commission, a member of the
commission requested information about how many trees were proposed to be removed. The
August 10 plan shows six (6) trees being removed while the most recent, October 20 plan shows
seven (7) tree being removed. The Zoning Regulations require the planting of trees to provide a
minimum tree canopy lot coverage of 30% for each lot within the N-4-1 District. At site plan
review additional trees will be required to be planted. Further, the applicant has stated they are
willing to replant the number of trees removed at a minimum. While this is not aligned with the
goals of the POCD and the City Tree Canopy Action Plan, if the applicant is unable to make up for
the caliper of tree lost to the development, they would be required to pay into the City Tree Fund,
which would be used to plant trees elsewhere in the city limits.
Impervious Surface Area
At the October 26, 2021 meeting of the Planning & Zoning Commission, a member of the
commission requested additional information about the total impervious surface coverage of the lot.
More specifically they requested a comparison of impervious surface between pre- and postsubdivision levels. Staff communicated this request to the applicant at a meeting on October 20,
2021. The applicant stated they would bring this information to the October 26 public hearing.
STAFF RECOMMENDATION
Should the Commission find that the adjustments to the building lines are acceptable, Staff
finds that the proposed subdivision is consistent with the Plan of Conservation and
Development and recommends approval of the preliminary subdivision plan under the
following conditions:
1. Stormwater plans shall be submitted to staff for review and approved by the MDC
and the City of Hartford Department of Public Works;
2. An erosion control plan shall be approved by staff prior to site plan approval.
A draft resolution follows.
ATTACHMENTS
1. Preliminary Subdivision Plan last revised October 20, 2021
2. Preliminary Subdivision Plan last revised August 10, 2021
3. Commit to Serve Letter from Eversource dated October 22, 2021
Digitally signed by Aimee
Chambers
REVIEWED AND EDITED
BY, Chambers, o=City
DN: cn=Aimee
of Hartford, ou=Director of
Planning,
email=aimee.chambers@hartford.
gov, c=US
_______________________
Date: 2021.10.22 16:43:23 -04'00'

Aimee Chambers, Director

25 Cornwall Street

6

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 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 lot in the northeast corner of the property presents a difficulty to develop regardless
of the subdivision design because of the zoning requirement that any development
occupy the corner and the acute angle formed there by the intersection of Cornwall and
Sharon Street; 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 provided a statement confirming that
the preliminary subdivision plan has been reviewed by the MDC and that the proposed
development can be connected to and served by the MDC system and does not present
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any barriers to, or otherwise interfere with, the provision of water and sewer service; and
Whereas,

The proposed subdivision will distribute driveways such that negative impacts on traffic
safety and pedestrian & bicycle circulation patterns are mitigated; 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; 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;

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, subject to the following conditions:
1.
Stormwater plans shall be submitted to staff for review and approved by
the MDC and the City of Hartford Department of Public Works;
2.
An erosion control plan shall be approved by staff prior to construction.

Be It Further,
Resolved,

This 26th day of October, 2021.
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Attachment 1 - Preliminary Subdivision Plan last revised October 20, 2021
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Attachment 2 – Preliminary Subdivision Plan last revised August 10, 2021

25 Cornwall Street

10

Attachment 3 – Commit to Serve Letter from Eversource dated October 22, 2021
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