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HEARI NG RE:  WEST HARTFORD TOAN COUNCI L MEETI NG
JULY 21, 2015

. Verbati m proceedi ngs of a hearing re:
O di nance Revising the Unit Density Calculation for M xed-
Use Devel opnents, was held before the Town Council Meeting
held at 50 South Main Street, West Hartford, Connecti cut
on July 21, 2015 .

MR SCOIT SLIFKA: Ckay. W'’'re going to
call the 6:25 public hearing to order. This is Odinance
Revising the Unit Density Calculation for M xed-Use
Devel opnent s.

Could we have a roll call, please? Ms.
Labrot is not here. Are we allowed to otherw se take it?

M5. JUDY CASPERSON: We are not.

MR. SLI FKA: She was nmaki ng a phone call on

our behal f, so you guys all know, yes. When you’re back,

roll call, please.
M5. ESSI E LABROI: M. Barnes?
MR CHRI'S BARNES: Present.
M5. LABROT: Ms. Cantor?
M5. SHARI CANTOR  Here.
M5. LABROT: M. Captain?
MR, HARRY CAPTAIN: Here.
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LABROT: Ms. Casperson?
CASPERSON:  Her e.

LABROT: M. Davidoff?
LEON DAVI DOFF: Here.
LABROT: Ms. Hall?

DENI SE HALL: Here.
LABROT: M. Kindall?
CLARE KI NDALL: Here.
LABROT: And M. Slifka?
SLI FKA:  Here.

5 25 555D D D

LABROT: And we have M. WIlianms for
M. Doar.

MR CHRIS WLLIAVG: Here.

MR, SLI FKA: Ckay. Oficial welconme to M.
Wllianms. He had to sit through that prior one. kay.
W have a presentation fromthe admnistration. M.

Durmai s is here.

MR. TODD DUVAI S:  Thank you, M. Mayor.
|"mhere -- Todd Dumais, Town Planner, for the record.
|’ mhere to present a proposed anmendnent to Section 177-
11, which is our Zoning Odinance section that deals with
dwel l'ings in business districts.

| apol ogi ze. M video presentation is not

wor king, so we’ll have to nmake due with a brief handout.
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Section 177-11 deals with m xed use in
town, and, specifically, it gives us our standards for
al l owi ng residential uses in our business or industrial
districts.

Since |I’'ve been here, this section of
ordi nance has been anended tw ce; once consistent with the
Pl an of Devel opnment to reintroduce housing to be permtted
inthe BGdistrict, primarily the district that’s al ong
Park Road, and in other limted | ocations, and, also, nore
recently, to reintroduce housing into our industrial
districts, and it sets up specific standards on howto
apply those residential uses.

One el enent of the existing ordinance could
be considered anti-m xed use, and that’s the area that
we’'re going to tal k about tonight, which is the proposed
elimnation of standard B-3 and B-4. [It’s the sane
requirement. 1'Il read it.

What it states is the requirenents for
maxi mum fl oor area ratio and maxi nrum| ot coverage of all
bui | di ngs shall be net separately for the residential and
busi ness uses.

For this purpose, the |and area avail abl e
for business uses shall be the difference between the

total lot area and the area required for the residenti al
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uses.

Al'l of those words, what | tried to do is
condense it into a picture for you. That inmage is the
Bruegger’s Bagel’s building. That’s what | like to cal
it. It's the building at the corner of South Miin and
Far m ngt on.

It’s been a really | consider handsone
building. It’s been in town since the 1920s. Those words
coul d be condensed into a fornmula below, which is, if you
have a | ot area, you take the lot area, and if you're
providing residential dwelling units in that |ot area, you
have to subtract out the required residential dwelling | ot
area fromthe lot area. Watever you're left with is the
area | eftover for possible business use.

| chose this exanple to show you there’s a
building that’s been in town since the 1920s that has
multiple residential apartnment units on the upper floors,
nore than five, and vibrant ground floor retail.

We couldn’t build this building today for
many reasons, but, specifically, as it pertains to this
section of our ordinance.

If we were to apply this fornula to the | ot
area in which that building sits, it’s about 5,000 square

feet. There are nore than five dwelling units, which
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means they need at |east 5,000 square feet of |and area.

Fi ve thousand m nus 5,000 | eaves us with
zero | and avail abl e for business uses, so that vibrant
ground floor retail couldn’t exist, because of this
standard, so we’'re proposing its elimnation.

What we’re not proposing is currently any
changes to FAR Dbuilding height, building coverage, or
wor ki ng requi renents.

What we're sinply stating is, if you can
build a building wthin the current confines of how high a
bui l ding can go and neets its parking requirenents, we
shoul dn’t care how uses are allocated within an existing
bui | di ng.

W feel it’s consistent. If we turn to our
Pl an of Conservation and Devel opnent with pronoting the
principles of smart growh, which is one of the
overarching goals of the Plan of Conservation and
Devel opnent, smart grow h, one of the key principles of
smart growh is to provide for mxed | and uses, and our
Pl an of Conservation and Devel opnent al so defines that as
an el enent of smart grow h.

One of the policies that the Plan of
Conservation sets forth is to encourage devel opnent and

redevel opnent proposals to incorporate principles of snmart
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growm h, so we feel that this mnor tweak to the ordi nance
IS very consistent wwth continuing to pronote smart growth
and m xed use devel opnent, as the Town has done for the
past nunber of years.

Wth that, that’'s ny presentation, and |’'m
open to any questions.

MR, SLI FKA: (Okay. Are there questions for
M. Dumais? Ms. Kindall?

M5. KINDALL: What was the purpose of this
ordi nance? What was it intended to acconplish?

MR DUMAIS. It was intended to acconplish
an elimnation of a standard that is inherently anti-m xed
use. W're seeing a |lot of devel opnent interest
t hroughout town, specifically in the areas where our Pl an
of Devel opnent says we should focus it; Park Road and the
center, and the lots that are available are left for
devel opnent .

W m ght see redevel opnent of an existing
bui | di ng, and, to acconplish that on a snmall parcel, even
if you' re just doing internal conversions, it’'s
probl ematic, because of this standard.

M5. KINDALL: So was the standard basically
i nposed to keep purity of functions, and nowthat we're in

nore of a mxed use, it’'s not appropriate? |’ m]just
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trying to figure out why this was in existence to begin
Wit h.

MR DUVAIS: Sure. It's hard. That's a
good question. W couldn’'t find an answer, as to why that
standard when in to begin wth.

Certainly, we didn’'t have FAR when zoni ng
ordi nances were enacted in the 1920s, and the next --

M5. KINDALL: Ckay, English. FAR?

MR DUVAIS: FAR Floor Area Ratio.

M5. KINDALL: Thank you. So we didn’t have
floor area ratios in the 1920s.

MR DUVMAIS: It wasn't until the 1940s that
they started to nodify the standards, and then later, in
the 1960s, we kind of had a conprehensive rewite of the
zoni ng ordi nance all together, which approaches what we
ki nd of woul d consider our nodern zoning.

At that tinme, this standard was in place,
and there was no nention in the record of why it was
crafted. Back then, we were, in the ‘60s, kind of
pl anning principles. W were still separating |and uses.

It wasn’t good to comngle |and uses.
Zoning, when it was initially created back in the 1920s
and earlier, it was really to separate inconpatible |and

uses. It’s only since that tine we realized certain areas
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it doesn’'t nmake sense to separate.

In fact, that’s detrinental to the vibrancy
and the benefit of the comunity.

M5. KINDALL: So this particular ordi nance,
| mean zoning that you want us to get to elimnate was
really intended for keeping things separate, and now we
have a purpose of trying to keep things together and have
a nore mxed use, is that accurate?

MR. DUVAIS: That’'s correct. That would be
ny interpretation.

MS. KINDALL: Thank you.

MR, SLI FKA: Thank you. Anyone else? M.
Capt ai n?

MR. CAPTAIN.  Thank you, M. Mayor. Wuld
you say that the new construction that we did where the
Masonic Tenple is violated this ordi nance?

MR. DUVAIS: That’'s a great question, M.
Captain. It didn't violate the ordinance. In their
zoning chart, they had to account for deducting out the
residential fromthe available |and area.

What they did have there was the Masonic
Tenpl e parcel, plus the adjoining parcel, which was very
| arge, so the two parcels conbined there wasn’t an issue

al l ocating these uses, so they had avail abl e FAR avail abl e
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coverage. It didn't present a problemon a large site,
such as that.

MR SLIFKA: So that was a very good
gquestion. Thank you, M. Captain. So what that drives to
is you can do redevel opnent of whatever variety of m xed
use on sites where there is no sort of backyard, or |ike
surplus land. | think that’'s what you' re describing with
t he Masonic Tenpl e.

You said they had a | arger parcel, but
really what they had was kind of a small version of open
space right behind it. They took advantage of that.

They aren’t just a | andl ocked parcel, so to
speak, as this. | keep pointing to your exhibit, but the
Bruegger’s Bagel building is.

MR. DUVAIS: They had that fact pattern,
and they al so had the shoppi ng pl aza where Abe Kaoud’s
Oiental Rug is. He owned that plaza, so that whole
parcel, including the parking lot, was nerged with the
Masoni ¢ parcel, so that becane one | arge devel opnent
parcel, so they weren’t |andl ocked, and they had the |and
ar ea.

In this exanple, even with this change of
interpretation for FAR and m xed uses, still couldn’'t

build it, because there’s no parking provided, so we're
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saying you still have to provide for the parking and neet
the FAR overall in the underlying zoning district, but
this shouldn’t be a further inpedinent to neeting, you
know, the current standards that exist in every zoning
district.

MR SLI FKA: But based on what you said at
the introduction, assumng parking is satisfied, that,
unl ess we nmake this change, that, today, perhaps the nost
iconic building in Wst Hartford Center would not be --
woul d be illegal to construct?

MR DUVAIS: That’'s one of the factors
contributing to this, yes.

MR SLIFKA: It’s quite an irony. Anybody
el se? kay. Nobody had signed up to speak to this. |Is
t here anybody, who did not sign up, who wi shes to speak to
this subject matter?

kay. Nothing further, then we’'ll close
this public hearing.

(Wher eupon, the hearing adjourned at 8:40

p.m)
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