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NEW HAVEN CITY PLAN COMMISSION SITE PLAN REVIEW

RE:
188, 196 COLLEGE STREET and 285 GEORGE STREET, Site Plan Review for Mixed Use Development (272 Condominium Units, 50,000 SF retail shops, 427 structured parking spaces) in a BD Zone (Owners: James A. & Joseph L. Salatto (Parcel  900) and J&J Holdings, LLC Parcels 700 & 800).  

 REPORT: 1396-03
ACTION:
Approval with Conditions

CONDITIONS OF APPROVAL

1. Provide meeting schedule for Design Advisory Committee and complete membership thereof prior to December 31, 2006.

2. Comments under Site Plan Review on pages 5-6 shall be reviewed with the City Plan Department and resolution reflected on final detailed plans, prior to their circulation for permit signoff.

3. The applicant shall record on the City land records an original copy of this Site Plan Review report (to be provided by the City Plan Department) and shall furnish written evidence that the document has been so recorded (showing volume and page number) to the City Plan Department, prior to City Plan signoff on final plans for Site Permit.

4. A Bond, or other financial instrument acceptable to the City's Corporation Counsel, in an amount of 2 % of the certified overall estimated project cost, including grading, paving, fencing, storm drainage, utility work, soil erosion measures, landscaping and the like, shall be provided to the City Plan Department, prior to City Plan signoff on final plans for Site Permit.

5. The name and contact number of an on-site monitor for Soil Erosion and Sediment Control Measures will be required to be provided to the City Plan Department, prior to sign off on site permit. 
6. Signoff on plans by City Engineer, GNHWPCA, Department of Traffic and Parking and City Plan Department in that order shall be obtained prior to initiation of site work.  The Fire Marshal shall also review the plans.

7. Final determination of traffic markings, V-loc locations, signs and traffic controls on site and on the perimeter of the site as well as construction worker parking plan will be subject to the approval of the Department of Traffic and Parking, prior to circulation of plans for signoff.
8. Once project is underway, any modifications to construction operations/site logistics plan shall be reviewed and approved by the Department of Traffic and Parking.

9. The Site Plan and Soil Erosion and Sediment Control Plan are approved for a period of two years, initiating with the publication of this decision. The foregoing dates are limits on commencement, not completion of the work pursuant to the SESC Plan.

10. Any proposed work within City right-of-way will require separate permits.

11. Following completion of construction, any City catch basins in the public right-of-way impacted by the project shall be cleaned, prior to issuance of Certificate of Occupancy.

12. As-built site plan shall be filed with City Plan Department, prior to issuance of Certificate of Occupancy.  Site Plan shall be submitted in both mylar and digital format [DWF file based on the State Plane Coordinates (NAD1983)]. Note the version of AutoCAD for the drawing files being submitted.

Submission: Development Permit Application dated 10/18/06, Site Narrative 10/19/06, Engineering and Stormwater Management Report 10/19/06, and Traffic Impact Study August ’06 revised October ’06 by BL Companies 10-19-06, CD of Site Plan, Application fee of $226.00.  Site Plan 8 ½ x 11, Plan Set by BL Companies 10/19/06, revised 11/03/06:  Alta/ACSM Survey 10/19/06, Site Plan and Site Notes, Grading Drainage and Utility Plan,  Sediment and Erosion Control Plan & Notes,  Landscape Plan, Maintenance and Protection of Traffic Plan, Details, Below Grade Parking Plan, Floor Plans, Exterior Elevations, Street Development Plan.   

PROJECT SUMMARY:
Project:
Construction of New Mixed Use Structure: Residences and Shops at College Square
Address:
188, 196 College St. and 285 George St.
Site Size:
48,273 SF (1.1 acres)
Building area:
45,958 SF building footprint

Total floor area: 706,756 GSF total floor area
Zone:

BD

Financing 
Private
Project Cost:
$ _____million (total)

Parking:
208 residential; 219 commercial = 427 total.  
Residential Units: 272

Commercial Space: 50,000 SF retail

Owner:
James A. & Joseph L Salatto (Parcel 900)

Phone: 203-624-2220

Owner:
J&J Holdings, LLC (Parcels 700 & 800)

Phone: 203-624-2220

Applicant:
Robert A. Landino, Centerplan Development Co.
Phone: 203-777-2515
Agent:

Peter Bachman, BL Companies


Phone: 203-630-1406


Architect:
BL Companies, Hartford



Phone: 860-249-2200



Site Engineer: BL Companies, Stan Novak



Phone: 203-630-1406
City Lead:
Karyn Gilvarg





Phone: 203-946-6379
BACKGROUND

Previous CPC Actions: BZA application 06-129-V granted: Building coverage, height, rear yard, front yard, FAR, open space, side yard, building wall effective 10/10/06.  
Zoning:  The Site Plan as submitted meets the requirements of the New Haven Zoning Ordinance for the BD zone with the zoning relief granted with conditions:
1. The FAR shall be no more than 10.5.

2. Relief granted as to residential component shall be fore home ownership only.

3. The project is subject to Site Plan Review by the City Plan Commission.

4.   The applicant shall submit a Traffic Study concerning the use and operation of the structured parking spaces and their effect on the capacity of surrounding street and signal network, to the Traffic and Parking Department before, or upon application for the Site Plan Review before the City Plan Commission.
5. The applicant will copy the City Plan Department on correspondence with the State Traffic Commission concerning this project, if any.
6. The applicant will form a Design Advisory Committee with the following membership which shall meet with the owner and the design team at least three times before the start of construction, to review and give their opinions of the design of the exterior of the building:

· Member of the Board of Zoning Appeals, designated by the chair.

· Member of the City Plan Commission, designated by the chair

· Member of the Board of the Town Green Special Services District, designated by the Board chair.

· Alderperson for Ward 7.

· Licensed Architect who is not involved with the project, chosen by the Developer.
Proposed Project: Centerplan Development Company proposes the development of a new mixed use high rise building on the west side of College Street between Crown and George Streets in downtown New Haven. The proposed building will have two separate garages, one for the residential owners accessed from George Street, and a commercial garage accessed from Crown Street.  The below grade level will have 208 parking spaces using double stack parking lifts. The ground floor will have a lobby area, 24,606 SF retail space accessed from College Street, and service parking. 2nd Floor will have 25,233 retail space and 28 parking spaces, 3rd floor 92 parking spaces, 4th Floor 96 parking spaces.  

Floor 5 will be residential with amenities including two small viewing rooms, fitness center, and community room.  The remaining floors will be residential, each with mechanical and storage space.  The 19th floor will have penthouse apartments, each with outdoor patio space. The condominiums range in size from a 777 SF 1-bedroom apartment to a 2400 SF 3-bedroom unit.
Existing Conditions:  The site is currently occupied by an existing two-story retail office structure, TK’s sports bar/restaurant and a 122-space surface parking lot. It is bordered on the west by an apartment building which fronts on George Street (#297), the rear yard of the Salvation Army (301 George Street), BAR nightclub and restaurant (260 Crown Street) and a residential property at 250 Crown Street.  Directly across College Street is the new Cooperative Arts High School, currently under construction. 
Building:   The new building will be close to the property lines on all sides with the intent of aligning with existing buildings creating the traditional urban fabric.  The main building entry will be from College Street.  The retail elevations will provide as much glazing as possible, to draw pedestrian traffic to the building and allow the retail displays to enliven the streetscape.  The residential floors will have floor-to-ceiling windows and glazed curtain walls maximizing the views of the City and Long Island Sound.  Exterior walls are set back on the 19th floor to cap the structure, providing terraces for these units and some communal public space.  A vaulted roof will provide some cover for the terraces and also a signature for the building in the City’s skyline.  Design is schematic at present with the final design to be developed following completion of a final marketing study.  [Note: exterior design will be completed following meeting Condition #6 of the Board of Zoning Appeals approval (see above under zoning) which requires consultation with a Design Advisory Committee].  While the design does not achieve a LEED certification, the applicant has stated there are aspects of the building which make it somewhat energy efficient.   
Traffic/Parking:  Garages will be accessed by ramps leading from Crown Street and George Street. Residential parkers will enter and exit the site from George Street.  Residential parking will be valet. Commercial parkers will enter and exit from Crown Street.  The Traffic Study anticipates the project will generate between 125 and 210 new vehicles trips during the morning and afternoon peak hours of operation, respectively.  Some minor modifications may be desirable at the intersection of George and College as this project and several others in the neighborhood come on line (Coop High School), including the designation of an exclusive right turn lane for east bound George Street to enhance capacity and reduce queuing. Minor signal timing modifications in the area may also be recommended.  An STC application has been filed as of August 31, 2006 with no action forthcoming until local approvals are secured.
No on street parking spaces are lost as a result of the project although one or two spaces on Crown Street may be removed to create better sight lines.
Construction operations/ Site Logistics plan: Of critical importance is the site logistics plan and construction operations plan carried out by the contractor who will be responsible for assuring that the plan is adhered to by all parties. The Construction and Operations Plan must be reviewed and approved by the Department of Traffic and Parking.  A final Plan for Maintenance and Protection of Traffic, as well as pedestrian crossings, and sightlines for each project phase must be approved by the Department of T&P.  A construction worker parking plan as well as a plan for truck hauling routes to and from the site are required. An off-street construction staging area will also be provided. 
As the building is being constructed close to the property line, special considerations must be given to protecting the adjacent properties by shoring or underpinning as necessary.    

Stormwater/Utilities: Existing drainage consists primarily of sheet drainage to the south and southeast corner of the site at the intersection of George and College Streets.  The site is mostly impervious at present and will be almost entirely covered by building.  Post construction drainage pattern will be almost entirely roof drainage that will be directly piped to the existing 48” storm sewer in George Street parallel to the sanitary connection.  There is no calculated difference between the existing and proposed conditions of stormwater runoff volumes or rates.
Sanitary sewage generated by the building will be conveyed by a 12” line from the middle of George Street to a connection located in George Street.  The tie in will be to an existing 48” by 36” combined sewer.

Electric, cable and telephone service will be brought in underground.  Gas service will come from an existing main located along the north side of George Street.  Water service will be obtained from an existing main in College Street. 

Soil Erosion and Sediment Control Review: There will be two construction entrances to the site in the locations of the two eventual garage entries.    During the excavation process approximately 46,800 cubic yards of material will be removed from the site, and 3,700 cy will be added back to create a smooth buildable site. Dust and noise will be controlled by standard measures during the construction period. The application shows that Robert Landino of Centerplan Development Co. has been named as the individual responsible for monitoring the Soil Erosion and Sediment Control Plan to insure that no material is tracked from the site and that no soil runoff enters City catch basins or storm sewer system. 
Mr. Landino will be the individual responsible for assuring there is no dust gravitation off site by controlling dust generated by vehicles and equipment, both during the demolition and construction phases.  Soil stockpiles if necessary shall be protected from dust gravitation and soil erosion.  All SESC measures are required to be designed and constructed in accordance with the latest Standards and Specifications of the Connecticut Guidelines for Soil Erosion and Sediment Control.

Mr. Landino will be responsible for determining the appropriate response, should unforeseen erosion or sedimentation problems arise.  He is fully responsible for insuring that SESC measures are properly installed, maintained and inspected according to the SESC Plan.  Should soil erosion problems develop (either by wind or water) following issuance of permits for site work, the contractor is responsible for notifying the City Engineer within twenty-four hours of any such situation with a plan for immediate corrective action.

Once the contractor has been selected, the name and contact numbers of an on-site monitor will be required to be provided to the City Plan Department, prior to sign off on building permit. 
Site Access/Trash collection/loading:  Trash collection and loading will occur from the Crown Street side where there is room for a truck to turn around without backing in or out over the sidewalk. 
Building/Site Amenities: The residential occupants will have access to a fitness center, community room and viewing rooms.  A common room and roof deck offer an opportunity for a gathering space on the 19th floor. 
New street trees (Armstrong Red Maples) of 4”-41/2” caliper with an irrigation line are proposed on College Street and also on George Street. New sidewalks, curbs, handicapped ramps and special pavement in the tree belt are all proposed. The developer will work with the City to determine the type of pavers or stamped paving that will be used, and also whether tree grates should be used.     
Decorative pedestrian lighting and trash receptacles will be provided along the College and George Street faces.         

Project Timetable: The construction start is estimated for October 2007, with a completion goal of August 2009.  A full Phase II Environmental is scheduled with a 12/06 geo probe. Demolition is scheduled for June 2007, with excavation scheduled to begin October 2007.    The Commission is informed the schedule may slide a bit depending upon the results of the market study.   
PLANNING CONSIDERATIONS
The Commission concurs with the condition of the Board of Zoning Appeals decision which requires the exterior of the building to be reviewed by a design advisory committee.  As the design and appearance of such a structure will have a substantial impact on the local streetscape and skyline of the City, it is of the utmost importance that the committee carefully considers the appropriateness of colors and substance of exterior building materials to assure quality and compatibility.  A materials board should be prepared for consideration at the first of the three committee meetings, the schedule for which shall be established prior to December 31, 2006. The Initial meeting is to be scheduled between January and March 2007, second meeting by June 2007 and the final meeting prior to initiation of demolition.
SITE PLAN REVIEW

Plans have been reviewed by the Site Plan Review team with representatives from LCI Building, City Plan, City Engineer and Department of Traffic and Parking and have been found to meet the requirements of City ordinances, Regulations and standard details with the following comments:

Traffic:

· Show how vehicles awaiting valet service are cued inside residential garage.

· Provide verifiable construction worker parking plan to assure off site parking is utilized by contractors.

· Provide truck haul routes to and from the site as part of construction operations plan.
· Concern re off loading of construction materials over pedestrian walkway.
· Consolidate HC ramps at corner of College and George Streets.
· Loop detectors must be installed at both ramps egress lanes with blue lights mounted on the building to alert pedestrian crossing the street in addition to improve the sight lines from both egresses.

·  Pedestrian access to the push buttons for walk lights at College/George Street intersection, and maintenance of traffic signal mast arms/controller cabinets must be clear from any scaffolding or concrete barriers.

Planning:
· Street trees to be a minimum of 4” caliper.
· Any canopies, signs, building overhangs or underpinnings over or under public ROW will require authorization from NH Board of Aldermen as would any permanent incursion into the ROW.
· Show where bikes will be stored (interior) and where bike rack will be located (street level)
· Provide documentation of temporary and permanent relocation for existing surface parking (there may be leases which depend upon this lot for zoning purposes).
Engineering:
Sheet AL-1:  Need to coordinate A/C, dumpsters, access etc. on this site that are utilized by neighboring properties.

Sheet SP-1:
· Carry conventional sidewalk through the area of the residential building entry on College Street.
· Replace the existing granite curb on Crown Street so all granite curb on the project frontage is uniform.
· Maintain adequate landing at top of HC ramp at College and Crown intersection. 
· Sheet DN-5:   Use latest detail for Pavement Replacement utilizing Processed Coarse Aggregate Base.

Sheet DN-7:

· Review sidewalk/streetscape details with Ron Coens (coordinate with Co-op High School).

· The Curb Replacement detail no longer notes milling and paving. Milling and paving under this project shall be between the gutter and centerline (or crown) at a uniform cross slope for the Crown, College and George Street frontages.  Need appropriate notes and details on the plans.

Site Plan Narrative:

· Page 7, F. Utilities, 4th paragraph:  How will below grade floor drains function?  Pumping?  Water table?

· Page 7, F. Utilities, 5th paragraph:  How will grease traps for restaurants be serviced?

· Page 9, V. Construction:  Will need to review items a to e regarding protect of adjacent structures and improvements as they are

· developed.
ACTION

The City Plan Commission adopts the submitted Site Plans of the project subject to the standard conditions (see page 1).

ADOPTED:
November 15, 2006



ATTEST:________________________



Patricia A. King





Karyn M. Gilvarg, AIA



Chair







Executive Director

