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DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION  
REPORT: Resubdivision of NINA Properties, 80, 82, 86, Hawthorn 
for consideration on August 25th, 2020 

 
STAFF REPORT 

 
TO:   Planning and Zoning Commission 
PREPARED BY:  Kate Montgomery  
   Kmontgomery@Freemancos.com 
 
PROJECT:    NINA Properties 

80-82 Hawthorn Street 
   180-404-003 
   COMM-2020-0231 
 
ZONE:   NX-1 Neighborhood Mixed  
 
TYPE: Resubdivision of Land per City of Hartford Planning and Zoning 

Subdivision Regulations last amended February 11, 2020 and Effective 
March 12, 2020. (From here on referred to as “The Subdivision 
Regulations”) and Zoning Regulations, Last Amended June 5, 2020 
(hereinafter “Zoning Regulations”) 

 
APPLICANT:  NINA Properties, LLC / Kenneth D. Johnson, Manager 
   
OWNER:  NINA Properties, LLC / Kenneth D. Johnson, Manager 
   

 
CITY OF HARTFORD GIS MAP, 80-82 Hawthorn shown in blue. 
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BACKGROUND INFORMATION 
The 80-82, 86, and 88 Hawthorn were originally part of a parcel referred to as 80 Hawthorn Street. 
80 Hawthorn Street was gifted to NINA Properties by Aetna in 2011. It was a paved lot used for 
parking by Aetna.  

• The property has since been subdivided to create 80-82 and 86-88 Hawthorn Street.  
• On March 21, 2017 the Zoning Board of Appeals granted 86 Hawthorn a Variance to 

“Section 4.13.2.A(2) to allow the minimum front line coverage to be less than 80%.”  
• May 25, 2017 the Commission approved a lot spilt of 86-88 into two parcels, 86 and 88 

Hawthorn Street for the construction of two, single-family attached Row Type Buildings that 
stand on the property today. 

 
The applicant is requesting a resubdivision of the below parcels owned by NINA Properties to 
construct two single-family attached, Row Type Buildings on the resulting parcels 80 and 82. The 
resubdivision proposed includes:  

1. A Lot Line Revision relocating the lot line between 86 Hawthorn Street (parcel 180-404-
012) and 80-82 Hawthorn Street (parcel 180-404-003) 

2. A Lot Split of the resulting lot at 80-82 Hawthorn Street in order to construct a row 
house style building as two attached single-family homes on the new lots.  

 
The applicant has also submitted a proposal for variance from Zoning Regulations Section 
4.13.2.A(2) regarding the minimum front lot line coverage for the building proposed for 82 
Hawthorn. 
 
 
STANDARD SPECIFIC TO THE USE   
City of Hartford Zoning Regulations 
Chapter 2, Sec. 2.2.1, Figure 2.2-A Table of Districts: “The NX-1 district is intended for 
neighborhood areas that currently include a mix of Apartment Buildings and House Type B with 
multiple units in each building. Row Buildings are permitted, though few exist in these areas.” 
Chapter 3, Sec. 3.2.1 Table of Principal Uses: One-Unit Dwellings are permitted in the NX-1 
District.  
Chapter 4, Sec. 4.13.2.A: Row Building Type requirements for NX-1 district.  
 
City of Hartford Subdivision Regulations, Article 1, Sec. 4: Definitions. 
 
FINDING OF FACTS  

• The parcel 80-82 Hawthorn is 10,614 square feet per the property record card.   
• The parcel currently holds no buildings or structures and is being used as a staging area for 

the construction of 86-88 Hawthorn. It was previously a paved parking lot. 
• The property is not located within a Historic District 
• The lot line revision and lot split requested by the applicant include parcels previously 

subdivided and are therefore considered a resubdivision.  
• The residential use and Row Type Building comply with the NX-1 zone.  
• The properties 80-82, and 86 Hawthorn Street are in the NX-1 Mixed Neighborhood district 

which is defined as a mix of Apartment Buildings, House Type B, and Row Buildings.  
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• The proposed resubdivision complies with the intent of the NX-1 district by adjusting the 
lot lines to allow for a two building Row Building similar to the one at 86 and 88 Hawthorn 
Street.  

• Per Sec. 4.13.2.A.8. there is no minimum lot width required for a Row Building in NX-1, 
therefore the proposed lot lines on the map comply. 

• The included traffic report predicts a reduction in traffic for the proposed residential use 
compared to the previous use as a parking lot. The traffic report does not reference the 
access driveway for 82 Hawthorn off of Hawthorn Street shown on the Erosion Control 
Plan. The driveway locations should be addressed in Site Plan Review.  

• The proposed two-story design is not concurrent with the medium-density residential (3-6 
stories) envisioned in the Future Land Use Map for 2035. 

 

 
View of 80-82 Hawthorn from South Marshall Street, roof of 140 Hawthorn in background, August 
6, 2020. 
 

 
View of 80-82 Hawthorn from the corner of Hawthorn and South Marshall Street, 140 Hawthorn in 
the background, August 6, 2020. 
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View of 80-82 Hawthorn from Hawthorn Street, August 6, 2020. 
 

 
View of recently split lots with new row type building at 86 and 88 Hawthorn Street. August 6, 2020. 
 
COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)  
A Traffic Impact Study and a Stormwater Management Plan by NINA Properties both dated 
8/4/2020 were included with the application. 
Will serve letters from Eversource Energy, Connecticut Gas, and comments from MDC were 
submitted with the application. A Declaration of Easements dated July 16, 2019 was submitted and a 
follow up letter dated August 4, 2020 states that a plan for sanitary service has been approved by 
MDC and the Declaration of Easements states it has been approved by MDC and recorded in the 
Hartford Land Records. 
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ANALYSIS  
The resubdivision of 80-82 and 86 Hawthorn Street meets the legal requirements for a resubdivision 
per the City of Hartford Subdivision Regulations. All utilities service requirements and necessary 
easements required have been met. The intended residential use is expected to reduce traffic and the 
impervious cover on the parcels compared to the property’s previous use as an overflow parking lot 
for Aetna.  

The resubdivision of 80, 82, and 86 Hawthorn Street are concurrent with the building type and zone 
and will allow for the construction of a Row Type Building on the resulting properties of 80 and 82 
Hawthorn Street. The adjustment of the 86 Hawthorn Street lot line will not create a nonconformity 
requiring a variance as a previous variance from Section 4.13.2.A(2) granted the property relief from 
the required 80% lot line coverage.    

While the proposed two-story development is not concurrent with the medium-density residential 
(3-6 stories) envisioned in the Future Land Use Map for 2035, the resubdivision will allow for the 
development of quality homes near the CTfastrack station as concurrent with the goals of the City 
of Hartford’s Plan of Conservation and Development, “One City, One Plan POCD 2020” (the 
“POCD”).  

STAFF RECOMMENDATION  
Staff recommends approval of this resubdivision application and map titled “Map Prepared 
for NINA Properties, LLC Showing the Resubdivision of 80-82 & 86 Hawthorn Street 
Hartford, Connecticut August 13, 2020.” Scale 1”=20’. Prepared by Keefe Land Surveying, 
492 Main Street, Winstead, Connecticut.  

A draft resolution follows.  

ATTACHMENTS
1. Application and attachments

A. Letter from Kenneth Johnson, Manager of NINA Properties  
B. 80-82 Hawthorn Traffic Impact Study, 8/4/2020 
C. 80-82 Hawthorn Stormwater Management Plan, 8/4/2020 
D. Letter from Eversource Energy, May 16, 2017 
E. Letter from Connecticut Natural Gas Corporation, “Natural Gas Service Availability 

Letter,” May 15, 2017 
F. Letter from The Metropolitan District (MDC), May 17, 2020 
G. Letter from Kenneth Johnson regarding MDC Approval, August 4, 2020   
H. Declaration of Easements and Exhibits filed with Hartford Land Records, 

July 16, 2019. 
I. Permit from MDC for 86 & 88 Hawthorn Street 11/25/2019 

2. Map Prepared for NINA Properties, LLC Showing the Resubdivision of 80-82 & 86
Hawthorn Street Hartford, Connecticut August 13, 2020.” Scale 1”=20’. Prepared by Keefe
Land Surveying, 492 Main Street, Winstead, Connecticut.

3. Erosion and Sediment Control Plan 7/27/20 Revised. 8/3/2020.
4. Notice of Zoning Variance for 86 Hawthorn from March 21, 2017 Hearing

REVIEWED AND EDITED BY,

_______________________ 
Aimee Chambers, Director 
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CITY OF HARTFORD 
ZONING BOARD OF APPEALS 

DRAFT VARIANCE APPROVAL RESOLUTION 
80-82, 86 HAWTHORN STREET 

Whereas, The City of Hartford Planning and Zoning Commission has reviewed the requested 
resubdivision of the existing the 0.09 acre lot known as 86 Hawthorn and the 0.24 acre lot 
known as 80-82 Hawthorn; and  

Whereas, The revision of the lot line between 86 Hawthorn Street (parcel 180-404-012) and 80-82 
Hawthorn Street (parcel 180-404-003) will result in an enlargement of 86 Hawthorn; and 

Whereas, The lot split of the resulting lot at 80-82 Hawthorn Street will create 80 Hawthorn, a 0.13 
acre parcel on the eastern corner of the lot and 82 Hawthorn, a 0.11 acre parcel between 
80 and 86 Hawthorn; and  

Whereas, The parcels resulting from the resubdivision allow for the construction of an attached 
single-family row style building on both 80 and 82 Hawthorn with a shared wall on the 
property line between the two parcels; and 

Whereas, The revision to the parcel 86 Hawthorn will not violate Zoning Regulations due to the 
variance granted on March 21, 2017 to Section 4.13.2.A(2) to allow the minimum front 
line coverage to be less than 80%; and 

Whereas, The applicant has supplied letters from The Metropolitan District Commission, 
Connecticut Natural Gas, and Eversource stating that the entities have reviewed the 
proposed plans and the proposed development can be connected to and served by the 
respective utility companies; and 

Whereas, The applicant has submitted a Traffic Impact Study stating that the proposed 
resubdivision and development will have a negligible, if not improved, impact on the 
traffic on Hawthorn Street; and 

Whereas, The proposed work is consistent with the goal of the City of Hartford’s Plan of 
Conservation and Development, “One City, One Plan POCD 2020” (the “POCD”), to 
provide quality housing and homeownership opportunity near a CTfastrack station; and 

Now Therefore Be It 
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Resolved, The City of Hartford Zoning Board of Appeals hereby approves the application for 
resubdivision of  86 Hawthorn and the lot split of 80-82 into two 80 and 82 Hawthorn as 
shown on the drawing entitled “Map Prepared for NINA Properties, LLC Showing the 
Resubdivision of 80-82 & 86 Hawthorn Street Hartford, Connecticut August 13, 2020.” 
Scale 1”=20’. Prepared by Keefe Land Surveying, 492 Main Street, Winstead, 
Connecticut  

Be It Further, 

Resolved, This 25th day of August 2020. 
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