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DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION  
REPORT: Zoning Map Amendment at 358 Prospect Avenue 
for consideration November 9, 2021 

 
 

STAFF REPORT 
 
TO:   Planning & Zoning Commission 
PREPARED BY:  Paul Ashworth, Senior Planner 
   paul.ashworth@hartford.gov 
 
PROJECT:    Zoning Map Amendment 

358-368 Prospect Avenue 
   PARCEL ID: 113-370-030 
   P&Z-COMM-2021-0498 
 
ZONE:   MS-1, Main Street District 
 
TYPE: Rezoning of subject property from MS-1, Main Street District to NX-2, 

Neighborhood Mix district per Section 1.3.5 of the Hartford Zoning 
Regulations.  

  
APPLICANT:  366 Prospect Partners BSB, LLC 
   
OWNER:  366 Prospect Partners BSB, LLC 
   

 
Overhead View – City of Hartford GIS 2021

mailto:paul.ashworth@hartford.gov
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BACKGROUND INFORMATION 
The Applicant is requesting to rezone property located at 358 Prospect Avenue from the MS-1 
district to the NX-2 district to allow the conversion of the building to an apartment type building 
and remove commercial uses from the ground floor.  The applicant previously applied for a zoning 
permit for a change of use of the ground floor units within the existing Storefront type building 
from commercial to residential uses.  That application was denied by staff because the MS-1 district 
does not permit residential uses on the ground floor of Storefront type buildings, nor does the 
district permit conversion to Apartment type buildings in the MS-1 district. 
 
Historic permitting records show the existing storefront building was constructed in 1925 as a 
“Stores & Tenements” building. 
 
KEY APPLICATION TIMELINES  

• Application Submission Date: January 15, 2021 
• Date Application Accepted as Complete: September 21, 2021 
• Application Date of Receipt: October 12, 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, November 9, 2021; Open Hearing 

Deadline: December 16, 2021.  
• Close Hearing Deadline (if opens November 9, 2021): (35 days after opening) Tuesday, 

December 14, 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 reviews requests for re-zonings in accordance with Zoning Regulations 
section 1.3.5. The Commission must consider the plan of conservation and development and 
state on the record its findings on the consistency of the proposed amendment with such 
plan.   

 
STANDARD SPECIFIC TO THE USE   
Section 1.3.5: Zoning Amendments 
Chapter 2: Districts 
Chapter 4: Building Types 
City of Hartford Plan of Conservation & Development 
 Overall Priorities 

- Connection: Strengthen neighborhood main street and their connections to downtown 
and other town centers. 

Grow400 
- Identify nodes to focus commercial development: Targeting commercial development 

(including retail, service, and restaurant uses) at specific nodes along the avenues will 
concentrate activity that strengthens businesses. 
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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. 

 
FINDING OF FACTS  
Subject Property 

- Lot size: 0.301 acres 
- Occupied by conforming Storefront Building with nonresidential tenant spaces on the 

ground floor. 
- Parking lot in the rear accessing off of Natalie Street 
- MS-1 Main Street district. 
- Building & Veranda Lines 

o Combined line at 20’ along Natalie Street. 
o Combined line at 25’ along Prospect Ave. 

Proposed Changes 
- Rezone to NX-2, Neighborhood Mix district. 
- Conversion of existing building to an Apartment Building type. 

Neighborhood Context 
- Abutting or adjacent districts:  

o East – NX-2 
o North – NX-2 
o South – MS-1 
o West – Town of West Hartford Jurisdiction  

- Subject property is located on the Prospect Avenue corridor. 
o Prospect Ave is a varying corridor with vehicle scale, nonresidential development 

immediately to the south and residential uses immediately to the north. 
o ~1,000 feet to the north a more pedestrian scale, mixed-use character prevails. 

- Subject property is located close to the intersection of Prospect and the Park Street corridor. 
o Park Street is characterized by pedestrian scale, mixed-use Main Street type 

development. 
 

 
Figure 1. Subject property as seen from Prospect Ave – Google Maps 2021 
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Figure 2. Development immediately to the south and across from the subject property – Google 

Maps 2021 
 

  
Figure 3. Development in the MS-3 district at the intersection of Park Street and Prospect Ave – 

Google Maps 2021 
 

 
Figure 4. Existing vs Proposed Map – City of Hartford GIS 2021 
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Figure 5. Zoning map for neighborhood context – City of Hartford GIS 2021 

 
 

COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)  
On October 18, 2021, both the Parkville NRZ and the City of West Hartford were notified of the 
subject request.  As of this writing no comment has been received by staff.  
 
ANALYSIS  
The applicant has proposed rezoning the subject property from MS-1, Main Street to NX-2, 
Neighborhood Mix in order to use the ground floor of the existing building for residential uses.  The 
proposed rezoning would facilitate the applicant’s ambition; however, a rezoning does not just 
change the permitted uses of the ground floor of the existing building.  Analysis of all implications 
of the new zoning district must be examined such as: the new permitted buildings types, permitted 
uses, consistency with the Plan of Conservation & Development (the POCD), the impact on 
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potential future redevelopment of the property, and whether any nonconformity is created by the 
subject request. 
 
Building Types & Conformity 
The current zoning district, MS-1, permits the Storefront, Cottage Commercial and Civic building 
types.  The subject property is currently occupied by a conforming Storefront building.  Should the 
rezoning be approved, the Storefront building would no longer be a permitted building type. The 
proposed zoning district, NX-2, permits the Apartment, Stacked Flats, Row and House B building 
types.  The interior of the existing Storefront building could be converted to the Apartment building 
type fairly easily.  The existing façade would require no changes, as the existing transparency exceeds 
the minimum required for an apartment type building.  The existing entrances are best characterized 
as storefront entrances; however, they also meet the requirements of the stoop entrance as permitted 
for Apartment type buildings.   
 
The building siting is conforming as a Storefront but would not be conforming as an Apartment 
building.  The building currently sits 4.3’ from the side property line while a 5’ setback is required, 
and, the current impervious surface area of 85% exceeds the 65% maximum permitted for an 
Apartment building in the NX-2 district.  
 
The City of Hartford adopted a form-based code in 2016.  The existing form of the building 
matches the design requirements and intention of the Storefront building type.  Staff finds that while 
the Apartment building type could presumably be adopted here without a significant degree of 
conflict with the design requirements of the Regulations, the subsequent prohibition of non-
residential uses by the new zoning district is discordant with the spirit of the form-based zoning.  
The form-based nature of the regulations and the general theory behind such an endeavor suggests 
that should a building’s form serve a set of functions or uses, that building should be permitted to 
operate with those uses.  In this case, the building form does represent an appropriate design for 
non-residential uses (as permitted by the MS-1 district) on the ground floor, and to prohibit such 
uses via this rezoning would be inappropriate in light of the form-based code. 
 
Neighborhood & Corridor Zoning Context 
The subject property is located just off of the western end of the Park Street corridor.  The corridor 
is predominantly zoned MS-1 and MS-2.  The MS-1 and MS-2 Main Street districts are characterized 
as traditional, mixed-use main street development with primarily pedestrian friendly designs and uses 
such as retail and service uses and restaurants.  The MS-3 district is similar to the MS-1 and MS-2 
districts, with the primary difference being that MS-3 permits the Commercial Center building type 
which is a more vehicular oriented building that also permits more flexibility with parking and drive 
aisles.  As seen in Figure 5 above, the properties on both sides of the intersection of Park Street and 
Prospect Avenue are assigned the MS-3 zoning.  This is a departure from the rest of the Park Street 
corridor and it appears the intention was to buffer this more auto-oriented district with the MS-1 
district, and step down the uses and design to the surrounding residential.   
 
The description of the MS-1 district as stated in Chapter 2 of the Zoning Regulations specifically 
identifies the MS-1 zoning as being appropriate along historic main streets and at neighborhood 
nodes.  The subject property is on a corner and along with the properties abutting to the south 
could be considered a neighborhood node.  Further, the existing configuration of a mixed-use 
storefront building on a corner with MS-1 zoning is common throughout Hartford.  The general 
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configuration of the zoning district, the context and the building type appear to be an appropriate 
combination in light of the district’s description. 
 
The two properties located in the MS-3 district at the intersection of Park Street and Prospect 
Avenue, as seen in Figure 3 above, are occupied by two automobile-oriented uses and are of auto-
oriented design.  They are occupied by a vehicle repair shop and a gas station.  The MS-1 district 
surrounding the MS-3 to the north, of which this property is a part, provides a zone which mixes 
non-residential and residential uses in a form which does not conflict with either the auto-oriented 
uses to the south or the residential to the north.  Staff finds that the MS-1 district in this location 
serves a specific purpose, to appropriately transition the design of development to a more 
neighborhood and pedestrian friendly type.   
 
Plan of Conservation & Development 
The adopted Future Land Use Map has assigned the subject property the Medium-Density Mixed-
Use (3-6 stories) future land use.  The intent of this designation is to guide future development 
toward a general outcome.  In this case, the intended outcome is to provide for medium 
densification and a mix of uses appropriate to the location.  The MS-1 district is consistent with the 
future land use designation in that the MS-1 district permits Storefront buildings of up to 4-stories 
with retail, service, craftsman industrial and library uses on the ground floor and residential uses on 
the upper floors.  The Proposed NX-2 district would allow for a similar height building; however, 
the maximum overall footprint of the building or maximum building coverage for an apartment 
building in the NX-2 district is only 35%, as opposed to the maximum building coverage of 90% for 
a storefront building in the MS-1 district.  What this difference amounts to is a decrease in usable 
floor area within the building and a dramatic decrease in potential housing units within a building 
should the property be redeveloped.  
 
The potential for a mix of uses is eliminated with the proposed NX-2 district in contradiction with 
the purpose of the Medium-Density Mixed-Used designation.  There is a Medium-Density 
Residential future land use designation applied to some areas of the City. The adopted Future Land 
Use Map’s use of the Medium-Density Mixed-Use designation as opposed to the residential only 
equivalent represents a deliberate intention to maintain the mixed-use nature of the subject property. 
 
The POCD identifies within the Live400 focus area a goal of building 5,000 new housing units and 
increase the population of Hartford by 10%.  The proposed rezoning would allow for the change of 
use of the bottom floor of the existing building to residential, providing 4 additional units; however, 
should the property be redeveloped, the 35% building coverage limitation applied to properties in 
the NX-2 district as compared to the 90% build coverage allocation in the MS-1 district,  would 
significantly restrict the potential size of any new building’s floor plate, thereby reducing the total 
potential number of housing units on the upper floors. 
 
Bicycle & Pedestrian Implications 
The proposed rezoning would not have an immediate effect on pedestrian and bicycle facilities.  The 
rezoning would reduce the potential activity level of the site by reducing the intensity of any future 
redevelopment and by eliminating potential pedestrian and bicycle destinations on the ground floor.  
However, it should be noted that activity level does not dictate pedestrian conditions.  The existing 
MS-1 zoning requires development to be pedestrian oriented and also relatively high in activity. As 
previously stated the MS-1 zone in this location serves a purpose to provide design and activity that 
appropriately transitions the uses from the nearby MS-3 district to the purely residential districts to 
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the north.  The proposed rezoning would reduce the intensity of development, but would not 
necessarily improve or degrade existing bicycle and pedestrian conditions. 
 
Summary 
The proposed rezoning would not have a significant impact on the existing development; however, 
the density of any potential future redevelopment is significantly reduced.  This reduction in density 
is contrary to the POCD and its Adopted Future Land Use Map.  Further, the existing zoning serves 
a purpose along Prospect Avenue.  The existing zoning steps down the vehicle-oriented nature of 
design and provides both a use and design transition between the residential area to the north and 
the nearby auto-oriented intersection at Park and Prospect.  
 
STAFF RECOMMENDATION  
Staff recommends denial of this application.   
 
A draft resolution follows.   
 
ATTACHMENTS  
1. Property Survey dated April 28, 2021 
2. Elevation Drawings dated May 28, 2021 
3. Floor Plan dated May 28, 2021 
4. Existing and Proposed Zoning Map 
 
 
REVIEWED AND EDITED BY,  
 
 
_______________________ 
Aimee Chambers, Director 
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CITY OF HARTFORD 

PLANNING & ZONING COMMISSION RESOLUTION  
358-368 PROSPECT AVENUE 

REZONING FROM MS-1, MAIN STREET TO NX-2, NEIGHBORHOOD MIX 
  
Whereas, The City of Hartford Planning & Zoning Commission reviewed the application and 

attached documents regarding the request for Rezoning of the subject property from MS-
1, Main Street District to NX-2, Neighborhood Mix district per Section 1.3.5 of the 
Hartford Zoning Regulations; and 

 
Whereas, The subject property is located in the MS-1, Main Street district; and 
 
Whereas, The subject property is occupied by a conforming Storefront Building; and 
 
 Whereas, The Zoning Regulations described the MS-1 district as “Located along historic main 

streets and at neighborhood nodes, the MS-1 district is characterized by low-scale 
Storefront Buildings and houses converted to commercial uses, all fronting pedestrian-
friendly sidewalks. Ground floor storefronts contain a mix of retail and service uses, 
while upper stories may include office and residential uses.”; and 

 
Whereas, The applicant is requesting the zoning change in order to convert the first floor of the 

existing Storefront Building from commercial to residential uses; and  
 
Whereas, The change in zoning would render the Storefront Building nonconforming forcing the 

conversion of the building to the Apartment Building type; and  
 
Whereas, The Hartford Plan of Conservation & Development under the Live400 focus area states 

that the City is striving to achieve an increase in density by 10%, or an increase in 5,000 
dwelling units; and 

 
Whereas, The MS-1 district allows for more dense development due to its more relaxed building 

siting standards; and 
 
Whereas, The development and zoning just south of the subject property is more automobile-

oriented and the MS-1 district provides a use and design transition to the residential 
properties to the north; and 
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Whereas, The proposed rezoning and conversion would allow the conversion of existing 
commercial space and the creation of four (4) additional housing units; and 

 
Whereas, The redevelopment of the subject property as a Storefront Building in the MS-1 district 

could provide more than four (4) additional dwelling units; and 
 

Now therefore Be It 
  
Resolved, The City of Hartford Planning & Zoning Commission hereby denies/approves the request 

for Rezoning of the subject property from MS-1, Main Street District to NX-2, 
Neighborhood Mix district per Section 1.3.5 of the Hartford Zoning Regulations:  

  
Be It Further, 

  
Resolved, This 9th day of November, 2021. 
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Attachment 1 – Property Survey dated April 28, 2021 
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Attachment 2 - Elevation Drawings dated May 28, 2021 
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Attachment 3 – Floor Plan dated May 28, 2021 
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Attachment 4 – Existing and Proposed Zoning Map 
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