Wall Street Recap Associates LLC
Zoning (Text) Amendment Application

Schedule A
Proposed Text Amendment
Amend CENTRAL BUSINESS DISTRICT (CBD) & CENTRAL BUSINESS DISTRICT WATER
(CBD-W), SCHEDULE LIMITING HEIGHT AND BULK OF BUILDINGS, COMMERCIAL AND
INDUSTRIAL, CITY OF NORWALK to read as follows (Text in Red indicates proposed

additions, text in red strikeout indicates proposed deletions):
HEIGHT

ADDITIONAL
HEIGHT
STANDARDS

...
MAXIMUM FRONT YARD
SETBACK FROM
FACADES FRONTING
STREETS
...
EXEMPTIONS

{S7260961}

1. For building façades fronting on a street and exceeding four
(4) stories in height, Tthe upper story facades, commencing at
either the third, fourth or fifth floor, must be set back a minimum
of ten (10) feet from the second floor building façade. However,
through the granting of a special permit, the Commission may
eliminate the 10-foot upper story setback requirement provided
they make an affirmative finding that:
a. the proposed design will provide for excellence in design
which enhances the pedestrian experience and overall
streetscape; and
b. due to the location and/or design of the proposed use and
the size of existing neighboring structures, no neighboring
property will be adversely impacted by such structure.
2. When abutting a residential use in a residential zone, or a
religious use, any story above the fourth floor shall be set back a
minimum of 20 feet from the property line.
3. In a Special Flood Hazard Area, height shall be measured
above Base Flood Elevation in the manner described in §1181100.
10 feet from the property line or from the edge of any public
improvements required as part of the development.

The foregoing upper story setbacks and maximum façade
setbacks shall not apply to:
a. vertical circulation elements such as elevators, mechanical
shafts, and stairs along with required internal access to such
elements.
b. any façade which fronts on a railroad line.
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Schedule C
Narrative
Applicant hereby submits a Zoning Amendment Application (the “Application”) to
modify the text of the City of Norwalk Building Zone Regulations (the “Regulations”), in
connection with Applicant’s desire to complete the defunct development of Phase I of “Wall
Street Place.”
The Applicant is the successor redeveloper of parcels known as 61 Wall Street and 17
Isaacs Street, Norwalk, CT (collectively the “Property”). 61 Wall Street is a 57,216 SF (1.313
acre) parcel improved with a partially constructed 6-story Tyvek-wrapped structure; while 17
Isaacs Street is a 33,551 SF (0.770 acres), currently improved with the former Garden Cinemas
(permanently closed in January 2020) and surface parking:

17 Isaacs Street

61 Wall Street

Both parcels are within the Central Business District (CBD), and are classified “MixedUse Center” under Norwalk’s Plan of Conservation and Development.
Applicant is currently finalizing development plans and appropriate zoning applications
necessary to complete the development project on the Property. However, in order to bring a
feasible development plan to fruition, certain minor revisions to applicable standards set forth in
the Regulations are required.
Background
The July 2004 Wall Street Redevelopment Plan (“URP”), set forth a comprehensive
scheme for the development and revitalization of Norwalk’s Wall Street area, including certain
land designated as Development Parcel 2a, of which 61 Wall Street was a part. The City of
Norwalk (“City”), Norwalk Redevelopment Agency (the “Agency”), and a previously approved
redeveloper, POKO-IWSR Developers, LLC (“POKO”), came to an agreement about a particular
development proposal for Parcel 2a, which was memorialized in a Land Disposition &
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Development Agreement dated November 14, 2007 (“LDA”) as amended.
As originally conceived and agreed upon by the City, Agency, and redeveloper, POKO
was to develop the properties north of Leonard Street in Parcel 2a in three (3) phases. Norwalk’s
Zoning Commission approved Phase I of the development on or about August 29, 2008, as
memorialized in approval #6-08SRP/#16-08CAM, as modified January 21, 2015 (a copy of this
prior approval is submitted with the application materials). The original approval, as modified,
for Phase I authorized a 179,740± SF mixed use development with 101 residential units, 12,832
SF of retail, and a 2,875 SF restaurant with an onsite below grade automated parking garage, and
not less than 20% affordable housing units compliant with CGS 8-30g.
Thereafter, POKO commenced construction of a building on a portion of the Phase I
Parcel 2a development area now known as 61 Wall Street in the spring of 2015. Construction
came to a halt in June of 2016 leaving a partially constructed, Tyvek-wrapped frame of a
building, which continues to occupy that parcel.
In July 2017, Municipal Holdings LLC (“Municipal Holdings”) acquired title to the 61
Wall Street parcel, and thereafter worked with its recommended successor redeveloper for the
property, Wall Street Recap Associates LLC (the Applicant), to design a path forward with the
City and Agency for the completion of the development of that Phase I property within the
framework of the URP. 1 Extensive collaboration and review resulted in agreement among the
City, Agency, and Redeveloper on certain amendments to the LDA that authorize a revised
concept plan for a portion of the original project area—61 Wall Street—as well as an additional
parcel—17 Isaacs Street. These development modifications to Phase I of the redevelopment of
Parcel 2a are memorialized in that certain Second Amendment of the Land Disposition and
Development Agreement (“LDA Amendment”), which has been authorized and agreed to by the
City’s Common Council by appropriate resolution adopted on July 14, 2020, and by the Agency
by appropriate resolution adopted on July 15, 2020. The approved concept includes (1) the much
anticipated completion of construction of the existing 6-story Tyvek-wrapped structure located
on 61 Wall Street, to include 101 workforce residential units, 10,233± SF of retail, and 40±
parking spaces and (2) construction of a new building on 17 Isaacs Street with two upper
residential stories to include 50 units, and two parking garage levels with 152± spaces to support
the residential uses on both parcels, together with associated site improvements and robust art
components, altogether designed to accomplish the urban renewal goals for Norwalk’s Wall
Street corridor.
Redeveloper’s carefully conceived concept plan set forth in the LDA Amendment is
consistent with the goals of the both the former and more recently issued redevelopment plans
for the Wall Street area – i.e., to provide residential mixed-use development and parking—to the
maximum extent that is financially workable under the circumstances.
Applicant is now preparing appropriate zoning applications to bring the amended concept
In February 2019, the Agency issued an amended urban renewal plan for the Wall Street area, entitled the “Wall StreetWest Avenue Neighborhood Plan” (“2019 URP”). The 2019 URP identifies various parcels originally designated as part
of Development Parcel 2a as now part of the “Wall St Redevelopment Area,” and acknowledges the pending development
project at 61 Wall Street, which is referred to as “Wall Street Place.”
1
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plan for Phase I to fruition and realize the long-standing goal to complete this phase of Wall
Street Place and bring back vitality to the Wall Street area.
Zoning Text Change Amendment
Applicant is currently designing and is preparing to put forth a visually interesting
building on 17 Isaacs Street, which will be architecturally articulated to the extent possible to
reduce the building’s massing and minimize impacts on neighbors. Notwithstanding these
efforts, to feasibly realize the Applicant’s development proposal with respect 17 Isaacs Street,
Applicant requests minor revisions to certain standards set forth in the Schedule Limiting Height
and Bulk of Buildings for the Central Business District. In particular, certain changes are
requested with respect to (1) “Additional Height Standards” requiring upper story setbacks and
(2) the maximum front yard setback requirement. The requested revisions are intended to
clarify, refine, and enhance the intent of respective standards.
First, the Additional Height Standards for parcels within CBD require upper story facades
to be set back at least 10 feet from second floor facades. This is not achievable for the entire
perimeter of the upper story facades for the building to be constructed on 17 Isaacs Street, do to
necessary circulation elements, and engineering issues. Applicant requests revising this such that
this upper story facade setback requirement applies only to building facades fronting streets and
which exceed four (4) stories. This revision refines the requirement without defeating the intent
of this façade setback requirement—to limit unarticulated architecture as well as the perception
of building verticality and—and thereby provides design flexibility.
Second, the CBD standards include a Maximum Front Yard of 10 feet from the property
line or public improvements. This requirement appears to be intended to encourage street
activation and neighborhood vitality by ensuring buildings are not set too far back. To better
ensure the goal of this standard is achieved, Applicant requests revising this requirement to be a
“Maximum Setback from Facades Fronting Streets” as opposed to “Maximum Front Yard.”
Lastly, Applicant requests adding specific exemptions to both the upper story setback and
maximum front façade setback requirements for (a) vertical circulation elements and (b) facades
fronting railroad lines. An exemption for vertical circulation elements allows for necessary
design elements without frustrating the intent of these standards; an exemption for maximum
setbacks for facades fronting railroad lines is a logical clarification of the standard. For e.g., a
larger setback may be desirable on a street frontage adjacent to a railroad (as is the case along the
secondary technical frontage of 17 Issacs Street along Commerce Street, in connection with the
development of the Property.
No adverse impacts are expected to be visited upon any surrounding properties as a result
of the proposed zoning text changes. Moreover, the changes are consistent with Norwalk’s Plan
of Conservation and Development, since they will contribute to the revitalization and
development of the Wall Street area.
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Conclusion
Applicant wishes to complete Phase I of Wall Street Place and bring about a vibrant and
modern residential, art-forward development project that contributes to the redevelopment goals
and objectives that the Norwalk community has sought for so long. An initial step toward
achieving this, in addition to forthcoming additional zoning applications is approval of the
Zoning Amendment Application.
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August 13, 2020

Mr. Steven Kleppin
Director, Planning & Zoning
City of Norwalk
125 East Avenue
Norwalk, CT 06851
Re:

Wall Street Place Redevelopment
61 Wall Street & 17 Isaacs Street
Zoning Amendment Application
Letter of Authority

Dear Mr. Kleppin:

I hereby authorize Attorneys William J. Hennessey, Jr. and Deborah R. Brancato of
Carmody Torrance Sandak & Hennessey LLP, with offices located at 707 Summer Street,
Stamford, Connecticut 06901 to act as agents for Wall Street Recap Associates LLC in
connection with the above-referenced application.
Thank you for your acknowledgment of said authority.

Sincerely,
Wall Street Recap Associates LLC

By:_________________________

Name: Todd D. McClutchy
Its: Manager

{S7260938}

August 13, 2020

Mr. Steven Kleppin
Director, Planning & Zoning
City of Norwalk
125 East Avenue
Norwalk, CT 06851
Re:

Wall Street Place Redevelopment
61 Wall Street & 17 Isaacs Street
Zoning Amendment Applicatioµ
Letter ofAutlwrity

Dear Mr. Kleppin:

I hereby authorize Attorneys William J. Hennessey, Jr. and Deborah R. Brancato of
Carmody Torrance Sandak & Hennessey LLP, with offices located at 707 Summer Street,
Stamford, Connecticut 06901 to act as agents for Municipal Holdings LLC in connection with
the above-referenced application.
Thank you for your acknowledgment of said authority.

Sincerely,
Municipal Holdings, LLC

By:----=_L'----�--

Kathy Millhouse
Vice President
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August 13, 2020

Mr. Steven Kleppin
Director, Planning & Zoning
City of Norwalk
125 East Avenue
Norwalk, CT 06851
Re:

Wall Street Place Redevelopment
61 Wall Street & 17 Isaacs Street
Zoning Amendment Application
Letter of Authority

Dear Mr. Kleppin:

I hereby authorize Attorneys William J. Hennessey, Jr. and Deborah R. Brancato of
Carmody Torrance Sandak & Hennessey LLP, with offices located at 707 Summer Street,
Stamford, Connecticut 06901 to act as agents for Second Garden Development Limited
Partnership in connection with the above-referenced application.
Thank you for your acknowledgment of said authority.

Sincerely,
Second Garden Development Limited
Partnership

By:______________________________
Name: Richard Freedman
Its: President
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Norwalk Building Zone Map
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CBD Zone Area =
140.9 acres

