
 

1420 Park Street       1 

DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION  
REPORT: Special Permit & Site Plan for 1420 Park Street 

for consideration September 27, 2022 

 
 

STAFF REPORT 
 
TO:   Planning & Zoning Commission 
PREPARED BY:  Paul Ashworth, Senior Planner 
   paul.ashworth@hartford.gov 
 
PROJECT:    Craftsman Industrial/Brewery 

1420 Park Street 
   PARCEL ID: 159-403-078 
   P&Z-COMM-2022-0624 
 
ZONE:   CX-2, Commercial Industrial Mix District, with the Transit-Oriented 

Development Overlay 
Parkville National Historic District 

 
TYPE: Site Plan for Craftsman Industrial per Sec.1.3.3 and a Special Permit for 

an Outdoor Café associated with a Drinking Place per 
Sec.3.5.2.D.(1)(c). 

  
APPLICANT:  Lifecare Design, Inc c/o Natalie Sweeney 
   
OWNER:  1420 Park Street LLC  
   
 

 
Overhead View – Hartford GIS 2022
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BACKGROUND INFORMATION 
The applicant is requesting site plan approval to establish a craftsman industrial/brewery use with a 
tap room/drinking place at 1420 Park Street.  The site plan includes installation of a parking area 
and façade renovations. The applicant is also requesting a special permit for an outdoor café 
associated with a drinking place/brewery tap room per Section 3.5.2.D.(1)(c).  There are two 
proposed outdoor café areas: one along the eastern façade; and one on the roof of the building. 
 
The subject property is located in the Parkville National Historic District.  As such, the Hartford 
Historic Preservation Commission reviewed and approved the proposed outdoor café and building 
façade changes on December 15, 2021 (P&Z-COMM-2021-0548). 
 
The Hartford Zoning Board of Appeals in 2018 granted variances from the following sections. At 
this time, the building was classified as a nonconforming Downtown General Building as required 
by the TOD overlay. 

• 4.4.2(C)(16) Downtown General Building- Ground Story Use is limited to no more than 
25% for retail and service [sic]. 

• 4.4.2(C)(16) Downtown General Building- Principle Entrance Location in the TOD is front 
façade, applicant would like to have entrance on side of building [sic]. 

 
 
KEY APPLICATION TIMELINES  

• Application Submission Date: June 29, 2022 

• Date Application Accepted as Complete: June 29, 2022 

• Application Date of Receipt: July 12, 2022 (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 27, 2022; Open Hearing 
Deadline: September 15, 2022 (applicant consented to extension). 

• Close Hearing Deadline (if opens September 27, 2022): (35 days after opening) Tuesday, 
November 1, 2022 

• 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 site plans in accordance with Zoning Regulations section 1.3.3.  
Site plans may be modified, conditioned, or denied only if they fail to satisfy the zoning 
regulations, inland wetland regulations, or subdivision regulations.  The Commission may 
deviate from the minimum requirements for building siting, height, street facades, accessory 
structures dimensions, tree installation, landscape installation, buffers, fencing, lighting, 
parking, signage, and street design by up to 15% upon certain findings.   
 
The Commission reviews special permits in accordance with Zoning Regulations section 
1.3.4.  Special permits may be approved, approved with conditions, or denied.  
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Considerations the Commission may weigh in special permit review include:  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; compatibility with adjacent properties; suitability of arrangement of 
buildings, open space, and provision of light and air; impact on essential services; impact on 
stormwater runoff; impact on city services and infrastructure; tree and landscape provision; 
and pedestrian amenities.  The Commission may deviate from the minimum requirements 
for building siting, height, street facades, accessory structures dimensions, tree installation, 
landscape installation, buffers, fencing, lighting, parking, signage, and street design by up to 
15% upon certain findings.   
 

 
STANDARD SPECIFIC TO THE USE   
Zoning Regulations 

Section 3.3.5.I Drinking Places 

(3) Outdoor Café.  The sale of alcoholic beverages and food shall be permitted to be extended 
beyond the building line for outdoor cafes permitted in accordance with the requirements in 
3.5.2 D. Outdoor Cafe. 

 

Section 3.5.2.D Outdoor Café. Tables and chairs for patrons of any use where food and 

beverages are served located outdoors. When noted as subject to conditions ("◐") or requires a 

special permit ("◯") in Figure 3.2 -A Table of Principal Uses, the following regulations apply: 
(1) General Location. The following requirements apply to all outdoor cafes, unless otherwise 

noted: 
(a). Outdoor Cafes may be located anywhere on the lot, or on the adjacent right-of-way, 

provided that, if it is located in the right of way, a minimum of 5 feet of sidewalk 
shall remain available and obstacle-free for passing pedestrians. 

(b). Outdoor cafes are not subject to building line requirements or front yard or corner 
side setbacks. 

(c). Outdoor cafes associated with eating places shall be subject to administrative 
approval by the zoning administrator. Outdoor cafes associated with drinking places 
shall be subject to special permit review by the commission. 

(d). Notwithstanding anything to the contrary in these regulations, the outdoor café shall 
be located directly adjacent to the principal use, on an adjacent zoning lot pursuant 
to 3.5.2.(1)(e), or in all or part of a parking lot previously associated with the use, 
which may be separated from the principal use by a pedestrian path, pavement, or 
landscaped area. 

(e). Notwithstanding anything to the contrary in these regulations, outdoor café space 
may be shared among adjacent users, provided that written permission of the 
property owner agreeing to such shared use shall be provided to the planning 
department as part of the application. 

(2) Maximum Size. The total area occupied by the outdoor café shall be determined after the 
zoning administrator or the commission, as applicable, takes into consideration the nature, 
width, and use of any public right of way proposed to be occupied, harmony with and likely 
noise and nuisance impacts on the surrounding neighborhood, the suitability of the 
proposed location for outdoor seating, and other health and safety factors. 
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(3) Enclosure. The outdoor cafe shall be enclosed by a fence with a minimum height 30 inches 
and a maximum of 42 inches. All construction in the right-of-way shall be fully removable 
during the off-season or when the outdoor cafe is not in use. No chain link fencing, plastic 
fencing, or other material not durable enough to endure the season shall be utilized. Steel or 
colored PVC, wood, or planters may be used. For outdoor seating areas of eight chairs or 
fewer, the preceding enclosure requirements may be waived by the zoning administrator or 
commission, as applicable, upon a determination that an enclosure may cause undue 
interference with the public right-of-way or is unnecessary because of site conditions. 

(4) Cover. The outdoor cafe may have a covering or overhead enclosure and shall be open-air. 
Chapter 4.0 – Building Types 

Section 4.4 – Downtown General Building Type 
Chapter 5.0 – Special Overlays 

Section 5.3.3.C(2) Downtown General Building Type. The requirements for the 
Downtown General Storefront Building Type as defined for the DT-3 district shall be 
utilized with the bonuses offered by 4.4.2. Note 7. 

Chapter 6.0 – Sitework & Landscape 
Chapter 7.0 – Parking 

Plan of Conservation & Development (POCD) 

Grow400: Make Hartford’s economy more prosperous 

➢ Build the transformative projects: Parkville Arts & Innovation District. Let's 
build on Parkville’s manufacturing roots and recent emergence as a hub for makers 
and creators, and build a distinctive transit-oriented destination that will be known for 
arts and innovation. 

Play400: Make Hartford’s culture more vibrant 

➢ Tourism: Hartford has architecture, history, parks, arts, culture, sports, and museums 
that would be the envy of any similarly-sized city. Creating a coherent tourism strategy 
that highlights our diverse assets will draw people, drive investment, create service 
jobs, and foster a love of our great city. 

➢ Recast Parkville as an arts and innovation hub. Building on organic development 
in Bartholomew Avenue to return the area to its creative and manufacturing roots will 
attract artists and others. 

➢ Expand outdoor dining: Encouraging cafes and restaurants to provide outdoor 
seating areas, and relaxing permitting, will enliven our sidewalks and public realm. 

FINDING OF FACTS  

Subject property and context: 

• The lot is zoned CX-2 with the TOD Overlay and is located in the Parkville National
Historic District. It is a .88-acre (38,721 sf) lot bounded by the existing Parkville Market to
the east, a railroad ROW to the northwest, and Park Street to the south.

• The subject lot is occupied by one building and surface parking.

• Neighboring properties are described below:
o Parcels to the east include the Parkville Market and the I-84 highway.
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o Parcels to the north include 56 Arbor and 30 Arbor Street, which are home to a mix
of uses such as Real Artways as well as studios and offices. These parcels are
separated from the subject property by railroad tracks and CTfastrak facilities.

o Parcels to the south include a mix of uses, such as apartments, offices, storage uses,
and a few eating, drinking, and service establishments.

o To the west beyond the railroad tracks and the CTfastrak facilities, or ~150 feet
away, there are a mix of residential uses.

• The site is within a ½-mile from the CTfastrak Parkville station and is located in the
Parkville Arts & Innovation District, one of the POCD’s transformative project areas.

Proposed outdoor café: 

• There are two areas to be used for outdoor cafes at the subject site:
o One outdoor café area measuring ~20’ by 50’ is proposed directly adjacent to the

main entrance on the east side of the building;
o The second outdoor café area is a 2,910 sf area on the roof of the building.

• Both proposed outdoor café areas will be enclosed by a 42” guard rail and will not encroach
past the building line.

Proposed Site Changes 

• The parking area will be slightly reconfigured, removing pavement on the east side of the lot
and expanding it adjacent to the building.

• The parking lot will be resurfaced, with portions undergoing full depth restoration.

• The building will be expanded with the addition of an ~730 sf lobby and stair tower.

• Per the Applicant, total impervious surface ratio will remain at 69%.

• 7 vehicle parking spaces and bicycle racks for 10 bikes are proposed.

Proposed Landscaping 

• The subject property is currently devoid of landscaping or trees.

• The applicant has proposed 10 small trees and 4 medium trees of species approved by the
City Forester.

• Total tree plants reach a 15% canopy coverage and provide additional canopy along the
street consistent with the regulations.

Proposed Façade Changes 

• The existing exterior materials, CMU and Brick will be maintained.

• The east, west and south façade will receive window treatments and increases in
transparency.  The east and south facing facades are considered street facing and will reach
the minimum 20% transparency per the building type.

• The principal entrance will be a storefront type entrance located on the east façade as 
permitted by the variances granted in 2018.



1420 Park Street 6 

Figure 1. Site Plan & Landscaping – Lifecare Design 2022 

Figure 2. Roof top outdoor café – Lifecare Design 2022 
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Figure 3. First floor outdoor café – Lifecare Design 2022 

Figure 4. Zoning map of the subject property and surrounding uses - Hartford GIS 2022 
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COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)  
On July 8, 2022, the Parkville NRZ was notified of the subject request and on August 9th, 2022, staff 
received a letter confirming that the Parkville NRZ supports the subject application. 

The City Forester approved the proposed landscape plan on September 22, 2022.  The City Fire 
Marshall reviewed the proposed plan and found that there was not sufficient means of egress from 
the subject property to the public right-of-way (ROW).   More specifically, the Fire Marshall found 
that an egress route may not go through a separate building and that a route around the north side 
of the 1400 Park Street building would exceed the maximum travel distance to the ROW.  Further, 
the Fire Marshall concurred with the applicant’s statement that it is unsafe to route egress through 
the existing, one-way vehicular driveway.  

In a virtual plan review meeting on August 5, 2022, the City Pedestrian & Bicycle Coordinator and 
the City Engineer were presented with the current development request.  Both representatives 
endorsed the request by staff to include a pedestrian connection directly to Park Street from the 
subject property to allow pedestrian access that does not require traversing a separate property.  The 
Pedestrian & Bicycle Coordinator gave the following additional comments on September 22, 2022: 

“This site plan proposes to have pedestrian access connect to the site through the 
interior of the building in the adjacent parcel. The design is inadequate in that the 
proposed location for pedestrian access fails to provide a direct and readily accessible 
path for users, which may include transit riders, pedestrians, cyclists, and those with 
mobility challenges. The path through the interior area may also pose challenges for 
wayfinding, causing vulnerable users to opt for less safe alternatives such as car-only 
driveways. Moreover, pedestrian / public access to the site would be dependent 
upon the hours of operation of a separate building on a separate parcel, which may 
lead to conflicts or challenges in the future. Notably, the applicant has considered 
alternate options for pedestrian access in previous iterations of the site plan.” 

ANALYSIS  
Special Permit 
The proposed outdoor café areas meet the general requirements of 3.5.2.D regarding placement and 
enclosure.  Section 3.5.2.D empowers the commission to limit the overall size of the outdoor café, 
however staff finds no basis for restriction in this case.  Both the proposed area at the front of the 
building and the larger outdoor space on the roof of the building are consistent with the Play400 – 
Expand Outdoor Dining goal of the Plan of Conservation & Development (POCD).  

Generally, staff find that the proposed outdoor café areas will not create a nuisance to surrounding 
properties.  The subject property is naturally buffered to the northwest by ~150’ of active railroad 
right-of-way and the Parkville Market use to the east.  The subject property is buffered from the 
apartments to the south by Park Street.  While some sound pollution may be generated by incidental 
entertainment, Staff find that because of its location, the proposed use is compatible with adjacent 
properties.  The hours of operation are proposed to be limited to those of the rest of the market and 
brewery as stated in the narrative (see Attachment 1). 
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Site Plan 
The proposed site plan includes parking lot improvements, landscaping, façade renovations and the 
integration of the subject property into the internal pedestrian circulation system of the neighboring 
Parkville Market.  These improvements are proposed in conjunction with the establishment of a 
craftsman industrial use (a brewery) at the subject property.  The craftsman industrial use allows for 
a drinking place and associated retail by right.  The proposed floor plan shows a tap room and 
seating consistent with the request and the floor plan meets the requirements of Section 3.3.7.B for 
craftsman industrial establishments. 

Figure 5. Proposed East Elevation – Lifecare Design 2021 

The following analysis is based on the revised plans and narrative received by staff on September 16, 
2022.  The proposed façade improvements will bring the facades into compliance with the zoning 
regulations for a Downtown General Building.  The landscaping plan was approved by the City 
Forester and the plans show tree canopy coverage consistent with the Regulations.  Staff are 
generally in support of the proposed site layout with the following exceptions:  The proposed 
pedestrian circulation system (See Figure 6) requires patrons to walk through the neighboring parcel 
and through the neighboring building in order to access the site. This condition was found to be 
undesirable by both the City Pedestrian and Bicycle Coordinator and the City Engineer.  This 
condition was found to be unacceptable by the Fire Marshall.  The Fire Marshall confirmed that a 
more direct route to the ROW is required.  A more direct route is also desirable considering the 
pedestrian oriented goals of the Zoning Regulations and the POCD.  The applicant has stated this 
connection is not feasible.  However, in a previous iteration of the plan (see Figure 7), the applicant 
showed a pedestrian entrance via a new stairwell connecting the subject property directly to Park 
Street.  Staff find that a similar pedestrian connection should be constructed in order to comply with 
the Fire Code and the Zoning Regulations special permit requirement to “Provide pedestrian 
amenities” per Sec.1.3.4.D(2)(m). 

Figure 6.
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Figure 7. Previous iteration of the site plan showing pedestrian connection to Park Street – Lifecare Design 

submitted to the Planning Division in 2018 

The traffic study from the Parkville Market Phase 1 application included traffic projections for the 
proposed use at the subject property.  Additional analysis regarding transportation management and 
specific traffic counts or level of service is therefore not required under this application.  The 
subject property is providing bicycle racks consistent with the Regulations and is directly adjacent 
to a bus stop on Park Street.  However, a bicycle rack detail was not provided.  It should be 
confirmed that the proposed bicycle rack will meet the design requirements of Sec.7.3.3.  

The photometric plan and fixture details provided on sheet SL-1 confirm compliance with the 
regulations with the exception of several decorative fixtures proposed within the ground floor 
outdoor café and adjacent to the front entrance.  These fixtures are not shielded and have the 
potential to create glare, however they are notated as relatively low luminance fixtures and the 
photometric plan confirms that no light pollution will be thrown onto adjacent properties as a result 
of the fixture type. 

Stormwater & Erosion Control Plans 
The applicant was asked to provide both a stormwater plan and an erosion control plan, or verify 
their exemption, per Sec.6.14 and Sec.6.16 respectively.  The survey (pg. 18), dated 2018, does not 
represent existing conditions. The applicant has provided an existing conditions plan that lacks a 
zoning table. Rather than provide the plans, the applicant provided a narrative response to the 
request.  Regarding stormwater and Sec.6.14, the applicant provided the following statement: 

Runoff drains into catch basin at grade level of brewery grounds. The drive, where is[sic] 
slopes to the road runs water into an adjacent catch basin in the street. This is and has been 
existing conditions since the building was built. Roof draingage[sic] has leader under grade 
that feed directly to stormwater drainage. The elevator shaft roof and lobby roof drainage 
will tie into the system.  Additional green buffer will be reclaimed by shifting the drive 
towards the parking area to allow more turning radius and thus provide more pervious 
surface between the drive and the Market west terrace. 
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The basic requirements per Sec.6.14 require that for all zoning permits, the peak runoff discharge 
rate from the 2, 10, 25, and 100-year storms may not exceed predevelopment conditions, and that 
natural hydrologic conditions should not be disturbed if at all feasible.  In this case, the narrative 
response and the statement that the total impervious area will remain the same, support the claim 
that this permit meets the minimum requirements.  However, the run-off created by the lobby and 
stair tower addition will be discharged into the MDC system.  This is run-off that would previously 
have landed on pervious surface.  In this way, the total discharge from the site may, in fact, be
increasing.  Staff find that the stormwater narrative may be insufficient to confirm compliance.  
Staff recommend the applicant incorporate green infrastructure such as bio-retention areas or 
basins, green roofs, infiltration planters, rain barrels, rain gardens, or bioswales, to mitigate any
additional discharge. 

The applicant also did not provide sufficient information to confirm whether an erosion control 
plan was required for this scope of work.  The applicant should confirm that the four applicability 
criteria of Sec.6.16.3 are not included in the scope.  More specifically, the applicant should confirm 
that ground disturbing activity will occur on less than 10,000 square feet of land cumulatively. 

Summary 
The proposed primary use, a craftsman industrial brewery with drinking place is permitted by right 
and the provided information and plans support its establishment.  Staff support the proposed 
special permit in spirt and intent.  However, the proposed site plan is missing certain pieces of 
information such as existing impervious area data, and the bicycle rack detail, necessary to determine 
compliance with the regulations.  Further, in order to meet the intention of the Zoning Regulations, 
the specific requirements of a special permit, and the intention of the POCD, a direct pedestrian 
connection must be made to Park Street.  Staff support the application but ask that the applicant 
provide additional information. 

STAFF RECOMMENDATION 
Staff recommends approval of the Special Permit. Staff recommends that the applicant satisfy the 
following conditions related to the site plan:

1. A direct pedestrian connection that meets the Fire Code for egress shall be provided
from the principal entrance of the subject building to Park Street;

2. The applicant shall demonstrate that the proposed work will meet the basic
requirements of Sec.6.14 regarding stormwater management.

3. The applicant shall provide an erosion and control plan or confirm exemption from
the requirement per Sec.6.16.3.

4. The bike rack shall be of a design consistent with Sec.7.3.3 of the Regulations.

A draft resolution follows. 

ATTACHMENTS

1. Applicant Narrative dated September 27, 2022
2. Applicant Response to Comments dated September 16, 2022
3. Elevation Drawing dated November 17, 2021

REVIEWED AND EDITED BY,

_______________________ 
Aimee Chambers, Director 
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CITY OF HARTFORD 

PLANNING & ZONING COMMISSION RESOLUTION  

1420 PARK STREET 

SITE PLAN FOR CRAFTSMAN INDUSTRIAL BREWERY USE AND SPECIAL PERMIT FOR 

OUTDOOR CAFÉ ASSOCIATED WITH A DRINKING PLACE 

Whereas, The City of Hartford Planning & Zoning Commission reviewed the application and 

attached documents regarding the request for a Site Plan for Craftsman Industrial per 

Sec.1.3.3 and a Special Permit for an Outdoor Café associated with a Drinking Place per 

Sec.3.5.2.D.(1)(c); and 

Whereas, The subject property is located in the CX-2, Commercial Industrial Mix District, with the 

Transit-Oriented Development Overlay; and 

Whereas, The proposed primary use is a Craftsman Industrial Brewery Use with a Drinking Place; 

and  

 Whereas, Section 3.5.2.D.(1)(c) requires that all outdoor cafes proposed in conjunction with a 

drinking place receive a special permit; and 

Whereas, The applicant has proposed two areas to be used as outdoor cafes, a ~1,000 square foot 

patio abutting the principle structure in the east, side yard; and, an ~2,900 square foot 

roof-top, outdoor area; and  

Whereas, The proposed outdoor café will increase noise pollution by bringing patrons outdoors 

however the location has natural buffering such as the railroad and CTfastrak right-of-

way to the north and west, Park Street to the south, and the Parkville Market development 

to the east.; and 

Whereas, The applicant has proposed to close the outdoor cafes by midnight each night, along with 

the primary use; and 

Whereas, The proposed façade changes were reviewed and approved by the Hartford Historic 

Preservation Commission on December 15, 2021 (P&Z-COMM-2021-0548); and 

Whereas, The proposed façade changes and landscape plan meet the requirements of the 
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Regulations; and 

Whereas, The current plan does not include a direct pedestrian connection to the public right-of-

way as required by the Fire Marshall and as intended by the pedestrian oriented nature of 

the Zoning Regulations and the Plan of Conservation & Development; and 

Whereas, Not enough information was provided regarding bicycle rack design, stormwater, or 

erosion and control measures to determine compliance with the Regulations; and 

Whereas, The Plan of Conservation & Development states in its Play 400 focus area that the City 

shall encourage cafes and restaurants to incorporate outdoor seating areas and explore 

relaxing permitting requirements; and 

Now therefore Be It 

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

for a Site Plan for Craftsman Industrial per Sec.1.3.3 and a Special Permit for an Outdoor 

Café associated with a Drinking Place per Sec.3.5.2.D.(1)(c) subject to the following 

conditions:  

1. A direct pedestrian connection that meets the Fire Code for egress
shall be provided from the principle entrance of the subject building
to Park Street;

2. The applicant shall demonstrate that the proposed work will meet the
basic requirements of Sec.6.14 regarding stormwater management.

3. The applicant shall provide an erosion and control plan or confirm
exemption from the requirement per Sec.6.16.3.

4. The bike rack shall be of a design consistent with Sec.7.3.3 of the
Regulations.

5. The applicant shall provide a photometric plan and fixture details
confirming parking lot and pedestrian pathway lighting consistent
with Sec.7.3.1.J and Sec.6.15.

Be It Further, 

Resolved, This 27th day of September, 2022. 
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Attachment 1 – 
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Attachment 2 – Applicant Response to Comments dated September 16, 2022 
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Attachment 3 – Elevation Drawing dated November 27, 2021 
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