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          C I T Y  P L A N  D E P A R T M E N T  M E M O  
 

To: Route 34 West MDP Fourth Workshop Attendees and Advisory Committee 
Members (see list attached) 

From: Susmitha Attota 
Date: April 13, 2009 
Subject: Route 34 West MDP Fourth Public Informational Workshop-Conducted on April 

2, 2009- Summary 
 
List of Attendees 
Approximately 65 people attended the workshop.  Please see attached sign-in sheet. 
 
Format of the Workshop 
Karyn Gilvarg, the City Plan Director, gave an overview of the purpose of the Municipal 
Development Plan (MDP), the planning process since May 2008, and the informal meetings that 
were conducted with the neighborhood representatives and other involved agencies thus far.   
Following this she requested a member of the audience to read the statement (see attached) that 
was distributed to the City staff and the participants that night.  After the statement was read and 
introductions were made, the consultants presented an overview of the draft preferred planning 
concept for the corridor based on the feedback they received in the third workshop (December 8), 
second stakeholder meeting (February 10), and the most recent public meeting (March 5). They 
have also explained to the audience some of the reasons for not recommending Legion Avenue 
and North Frontage roads as two-way roads, which was a key concern for most residents at the 
public meeting on March 5th.  Mike Piscitelli, the Director of Traffic and Parking, also explained 
to the audience, the basis for the transportation recommendations proposed in the preferred 
planning concept draft. Clay William, Small Business Development Officer with the City’s 
Economic Development Department, explained to the audience on his team’s efforts on the 
economic strategy for the MDP. 
  
Overview of the Presentation 
The draft concept plan is based on the results of the analysis of alternative concept studies, which 
were summarized for the second stakeholder meeting conducted in February. It also responds to 
comments received at March 5th public meeting.  The consultants explained that the proposed 
planning concept for the MDP lays more emphasis on the desired and undesired land uses rather 
than the physical form of the buildings. The physical shape of the buildings would be discussed in 
greater detail at the development/implementation stage*. 
  
The consultants also explained the difference between the “Context Area” and the “Study Area” 
for the MDP and the proposed housing and economic development initiatives for the Context 
Area that would help in stabilizing this area to complement the proposed development along the 
corridor.  It should be noted that the recommendations for streetscape and sustainability have 
been addressed and discussed in the past meetings and workshops.  The presentation material can 
be viewed online on the City Plan, Route 34 West MDP webpage. 
 
Preferred Concept Plan Elements: 
The draft preferred concept plan envisions the potential development of medical and commercial 
offices, health care services and research space on the blocks closer to Howe Street and Yale New 
Haven Hospital, while the blocks west of Orchard Street are anticipated to be more suitable for 

Note: * The physical forms of the buildings and the associated parking counts would be discussed in 
greater depth at the implementation stage during site plan reviews.  The MDP is primarily prepared to 
claim State funding for the new infrastructure needed to initiate the development. 
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residential and neighborhood-scale retail development, in keeping with the predominant land use 
and character of the surrounding neighborhoods (see the attached Draft Preferred Concept 
Diagram). 
 
The proposed distribution of uses along the corridor is generally based on the alternative concept 
previously identified as Concept Study 1, with some variations introduced in response to 
comments received at the February 10 meeting.  
 
Land use distribution assumes a potential concentration of neighborhood scale retail uses between 
Ella Grasso Boulevard and Sherman Avenue, which could include a small grocery store based on 
current market trends. Potential development could include several mixed use buildings along 
North Frontage Road, which would be characterized by the presence of retail uses at the ground 
floor level and residential units on upper floors. The attached Draft Preferred Concept Diagram 
illustrates the potential location of neighborhood-scale grocery store at the intersection of Route 
34 and Sherman Avenue. However, a small grocery store could also be desirable and appropriate 
if proposed at a different location within the corridor as long as neighboring residents and 
businesses were adequately served. 
 
Residential buildings along the corridor could encompass a variety of building types such as low-
scale two- and three-family homes, townhouses and walk-up units; and mid-scale residential 
buildings up to four-story tall. Residential and mixed use developments would include parking at 
grade inside the blocks or at the ground level of some buildings. The proposed urban design 
concept for residential blocks incorporates the creation of internal pedestrian circulation and 
landscaped areas, in addition to tree lined sidewalks along North Frontage Road and Legion 
Avenue. 
 
A linear park and bike path is proposed along the north side of North Frontage Road, creating a 
continuous green corridor that would provide for enhanced pedestrian and bicycle connectivity to 
West River and could become part of the proposed New Haven Greenways and Trails System. 
 
Potential demand for medical/office use and commercial space associated with the proximity of 
the Yale New Haven Hospital and the downtown could result in the creation of a more diversified 
mix of uses on the east blocks of the corridor. This could include mid-density housing with 
offices at the ground level or townhouses wrapping around the edges of parking structures. 
Community space to host a series of community development programs and cultural activities 
(e.g. job training, adult education, recreation for teenagers and other community programs) could 
be incorporated into new buildings, or could be provided in association with the design of a new 
park or neighborhood square at the intersection of Route 34 and Orchard Street. A cluster of 
community facilities could be generated in this area by incorporating the adjacent high school and 
elementary school building into a larger civic/educational/recreational campus serving West 
River, Dwight and Hill near the point where the three neighborhoods converge. 
 
Draft Development Program: 
An estimated land use program for new development has been advanced based on a market 
analysis and economic assumptions. Initial estimates of potential new development along the 
corridor have been refined to assume the following draft development program: 
 
• 200 to 600 residential units including a variety of unit types (assuming residential densities 

ranging from 12 to 20 units per acre) 
 
• 200,000 to 250,000 square feet of medical/office and research space 
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• 60,000 to 80,000 square feet of retail/commercial space (neighborhood scale and ground floor 
retail, possibly including a small grocery store) Potential market absorption is estimated to be in 
the order of 70 to 80 residential units per year; 10,000 to 20,000 square feet of medical/office 
space per year, and 10,000 to 20,000 square feet of retail/commercial space per year. 

 
Employment Potential: 
 
The employment potential of the corridor can be estimated using typical employment densities 
for the different types of uses.  The number of workers per square foot of space varies widely, 
depending on many factors including the specific use and the relative value of property.  Typical 
office uses range from a high (density) of 100 to 150 square feet per worker for urban call centers 
to a low of 500 square feet or more for corporate headquarters. Industry studies for office space 
typically provide for one worker per 250 square feet of space. This standard also applies to 
medical related uses, although they, too, can vary widely. Retail uses may range from one 
employee per 300 square feet (small, specialty shops) to one per 750 (large format retailers), with 
a typical standard of one per 400 square feet used frequently.  Using these employment density 
factors generates an estimated potential for 600 to 1,000 new jobs in the medical-related 
development and for 150 to 200 jobs in the retail/services sectors. 
 
Medical related uses typically employ a wide range of workers, ranging from high-income 
professionals (doctors) to middle and upper-middle income professionals and para-professionals 
(skilled nurses, administrators, technicians), as well as lower income, less-skilled support jobs. 
National data from the 2007 Occupational Employment Statistics Survey compiled by the 
Department of Labor, Bureau of Labor Statistics, indicate that the majority of workers in the 
medical field are middle income with relatively high skill levels. The table below summarizes the 
information, broken down by wage category. 
 
 
 
 
 
 
 
 
 
 
 
One   state wide study (Georgia) found that each private physician supported 13 additional jobs 
with $640,000 in total annual incomes, and generated nearly $1.5 million in total annual 
economic activity. 
 
Economic Development (ED) Strategy: 
Clay Williams stated that the him and Richard Yao, another economic development officer with 
the Office of Economic Development, have met with several business owners and institutional 
partners in the past eleven months regarding the ED strategy that they have been working on for 
the MDP.  The City also made 2-3 façade commitments for the West River neighborhood.  Their 
focus in the context area has been on job creation, capital access, and local business development.  
He said that they City is looking to start two new businesses “right now” through partnership with 
Yale in other neighborhoods and the implementation strategy for the MDP will focus on creating 
at least four new businesses run by local entrepreneurs per annum.  He said that the City is also 
focusing on a strategy that prepares the residents with the needed job training for the proposed 
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development.  He also said that they have applied for funding with various grant applications to 
implement the economic development objectives of the MDP. 
 
 
 
Draft Transportation Recommendations: 
The Municipal Development Plan provides an opportunity to reshape the Route 34 corridor with 
enhanced mobility options that cater to different modes of transportation. Additional north-south 
connections, flexible street cross sections and enhanced transit services are key transportation-
related recommendations.  
 
a. Street Network: 
The following street extensions have been recommended for the preferred planning concept draft 
alternative: 
• Reconnect Greenwood Street across the corridor 
• Reconnect Winthrop Street to North Frontage Road 
• Provide other north-south pedestrian paths between North Frontage Road and Legion Avenue to 
foster a walkable urban environment. 
 
b. Traffic Calming: 
For the sake of creating pedestrian friendliness along the corridor, the Consultants said the 
following strategies are proposed to be achieved with the preferred planning concept draft: 
 

• Limit traffic speed to 25-35 MPH 
• Provide signalized pedestrian crossings 
• Provide imprinted pavement for key crosswalks and intersections, including imprinted 

curb bulb outs for safe pedestrian crossings 
• New sidewalks are proposed along N. Frontage Road and Legion Avenue 
 

c. Bicycle Path Recommendations: 
A conceptual two-way shared bike path has been illustrated along the parcels north of N. 
Frontage Road for bicyclists. The consultants said that towards the eastern end, where these 
parcels are narrow, a shared bicycle path and sidewalk can be recommended.  They used the 
image of Farmington Canal Trail at Route 10 and West Wood Roads in Hamden as an example to 
illustrate this.  The transition from an off-road trail to the street could be made with the provision 
of sharrows and bike boxes on-street, especially at crosswalks and intersections.  Some examples 
of these have been shown as illustrated in the Nelson Nygaard’s “New Haven Pedestrian and 
Bicycle Gap Analysis (2009).”  They also discussed on how opportunities for new bikeways 
could be created from the off-road shared path to the surrounding existing bikeways in New 
Haven. 
 
d. Public Transit: 
In order to promote public transit opportunities along the corridor, the consultants recommended 
the following:  

• Consider future provision of bus/shuttle service along the length of the corridor through 
partnership with local institutions 

• Link to future bus routes (e.g. Cross Town West bus route proposed in Route 10 study) 
• Create bus transfer stop on Sherman Avenue (between North Frontage and Legion) 
• Provide bus shelters, bike storage and way finding information in the vicinity of bus stops 

 
e. Street Cross Sections: 
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Route 34 currently comprises two one-way streets, North Frontage Road and Legion Avenue that 
form the northern and southern boundaries of the MDP parcels.  For the part of Route 34 located 
between Route 10 and Howe Street, roadway widths range from about 33’ to about 35’.  There 
are two travel lanes on each street except for a part of North Frontage Road between Route 10 
and Orchard Street where three travel lanes are provided. 
 
The 2007 peak-hour traffic volumes contained in the Clough Harbour report indicate that the 
weekday afternoon rush hour was the period with the heaviest traffic volumes on Route 34. 
During the afternoon peak hour, the highest westbound volume on North Frontage Road adjacent 
to the site was 1,751 vehicles per hour between Orchard Street and Dwight Street; the highest 
eastbound volume on Legion Avenue was 1,439 vehicles per hour between Dwight Street and 
Howe Street. 
 
In recommending the roadway cross sections for Route 34 associated with the MDP, a number of 
factors were considered: 
• Include reserve roadway capacity for future traffic increase from the MDP and nearby 
developments; 
• Provide options for incremental capacity enhancements; and 
• Consider the needs of site development and pedestrian and bicyclist safety 
 
A proposed cross section option is attached for North Frontage Road and Legion Avenue, which 
would involve new lane assignments within the existing pavement widths and no or minimum 
roadway widening. The proposed on-street parking spaces will serve as a safety valve for the 
area.  They are not intended to meet the parking requirements of the MDP parcels, which will be 
satisfied on-site. The proposed parking lanes, wider than the standard eight foot lane, can also 
become travel lanes during peak hours through parking prohibition during those periods if the 
traffic demand justifies. 
 
The MDP will have varying degree of traffic impact on City streets. The main arterials of Routes 
10 and 34 will likely handle the majority of the vehicle trips generated by these development 
parcels. The north-south streets in the vicinity will provide connections from the site to 
downtown and the neighborhoods of Dwight, West River and Hill. Because there are many north-
south routes nearby for site-related traffic, the impact on individual north-south streets is not 
likely to be significant.  Separately, the City is planning a Route 34 urban boulevard project to the 
east of the MDP area. As initially proposed, the project will replace the expressway segment of 
Route 34 with development parcels and additional surface travel lanes. This may divert traffic 
that currently uses the expressway segment to downtown streets and roadways adjacent to the 
MDP site. A separate study will prepare quantitative analysis of the impact of the urban 
boulevard project on City streets. From that, the City will be able to determine whether additional 
roadway improvements for Route 34 near the MDP site are justified. 
 
The conversion of Route 34 to two two-way streets has been discussed during a recent workshop 
for this study.  While there are benefits of two-way streets in helping establish a more traditional 
urban environment, such benefits tend to decrease when the widths of streets increase.  Compared 
to the existing Route 34, two-way streets would increase the number of opposing traffic 
movements at intersections, which might necessitate additional turn lanes and traffic phases at 
intersections and reduce the efficiency of intersection traffic operations. Consequently, the 
combined roadway widths of two-way streets may exceed what are required for one-way streets 
thus reducing pedestrian friendliness.  Including a center left-turn lane, it is envisioned that three 
to four and potentially more travel lanes would be needed for either North Frontage Road or 
Legion Avenue to ensure that the existing traffic flows operate in acceptable levels under a two-
way system.  Since the proposed land use for the corridor includes mixed use buildings with retail 
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on ground floor and since retail uses generally require on-street parking, providing an on-street 
parking lane on a two-way street may further increase the street width. 
 
The two-way conversion would also require transitions from the existing one-way pair east of the 
MDP parcels, which might call for complicated intersection configurations and additional right-
of-way. The right-of-way for the transition intersection(s) may potentially encroach into the MDP 
parcel between Dwight Street and Howe Street and adversely impact the development potential 
on the eastern end of the MDP site.  For these reasons, it is recommended that the two one-way 
streets circulation pattern be retained. 
 
 
Following this presentation, the audience split themselves into four mini-groups for group 
discussion. 
 
Comments 
Following are the comments received at the four mini group discussions. The comments have 
been categorized under two main categories- “Good” and “Improve”. 
 
GROUP 1 – Facilitated by Karyn Gilvarg  (City of New Haven) and Steve Cecil (The Cecil 
Group, Inc.) 

• Improve-The proposed alternative is all about cars! 

• Improve-Neighborhood and community needs have to be addressed 

• Improve-Plan does not address institutional encroachments 

• Improve-Need for more neighborhood jobs  

• Improve-Find ways to eliminate commuter traffic from the corridor 

• Improve-Need smaller scale blocks 

• Improve-Need interconnectivity between the parcels 

• Improve-Need to address concern about other neighboring areas for housing  

• Improve-Yale Hospital should fix up their houses 

• Improve-Employ New Haven residents in the proposed development 

• Improve-Too much amount of parking at east end 

• Improve-Provide shuttles to parking garages 

• Improve-Improve residential connections 

• Improve-Divide  business/institutional  uses from residential uses 

• Improve-Improve air quality/pollution control  

• Improve-Provide work force housing to bring residents back  

• Improve-Provide human scale development (model is existing neighborhoods) 

• Improve-The  neighborhood to the north has jagged edge, join this  to the new blocks  
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• Improve-Limit the amount of un-defined space  

• Improve-Provide appropriate identity for the street via streetscape 

• Improve-Find ways to not harm the existing retail business with new businesses  

• Improve-Need to provide opportunities for youth play and a park  

• Improve-Create an attractive walkable neighborhood via creative urban design  

• Improve-Include the neighborhood as it originally existed in the Plan 

• Improve-The  community  residents should be chosen as the developers  

• Improve-Reduce parking demand for the hospital Scale  

• Improve-The planning process could be improved- current process is reactive 

• Improve-Need additional neighborhood workshops  

• Improve-Scope of MDP is “boxed in” 

GROUP 2 – Facilitated by Margarita Iglesias (The Cecil Group, Inc.) and Kermit Hua 
(Stantec, Inc.) 

• Improve-Need to improve the surrounding neighborhood (context area) 

• Improve-Improve homeownership opportunities for existing residents 

• Improve-Need to fix surrounding area before creating new development 

• Improve-Avoid spaces where kids can hang out unsupervised (bigger kids that come from 
other neighborhoods) 

• Who is going to live here? What kind of people will be attracted to the retail stores? 

• Good-The Plan offers good strategies for home ownership 

• Good-Community services at various locations 

• Good - Streets should remain one way, two-ways would be dangerous for children 

• Improve-Need to slow down traffic; people don’t pay attention 

• Improve- Maintenance is very important. Make sure that stores don’t become or remain 
vacant 

• Improve-Not to feel that new development is a “project” 

• Good-Peace Park is an attractive entrance to the neighborhood 

• Improve-Developers can improve existing houses in the neighborhood 

• Improve-Opening Winthrop Ave. is not a good idea, too much traffic is dangerous. It is 
not needed. It is only a block away from Sherman and for the distance it would make 
more sense to leave it closed 
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• Good-Houses on Parmalee Ave. having  entrances from Parmalee; these should be 
resident-owned 

• Improve – New housing should be market rate 

 

GROUP 3 – Facilitated byCraig Seymour (RKG Associates, Inc.) and Mike Piscitelli (City 
of New Haven) 

• Good-The current concept has more emphasis on mass transit 

• Improve-Need higher density 

• Good-The current concept has less off-street parking 

• Improve-Provide more jobs in bio-Medical/office space  

• Improve – Provide more job opportunities for residents 

• Good – Emphasis on job training is good 

• Improve - Traffic along Route 34 is a problem for elderly or disabled 

 

GROUP 4 – Facilitated by Susmitha Attota (City of New Haven)and Clay Williams (City of 
New Haven) 

• Improve- Improve the strategy on shuttle service 

• Improve-Provide bike path on Legion Avenue side also 

• Good-Economic development strategy of the Plan with entrepreneurial emphasis is good 

• Good-Sustainable neighborhoods need successful businesses; the economic development 
strategy seems to be focusing on this. 

• Good-Traffic calming options are good 

• Good- Concept lays emphasis on walkability with crosswalks proposed at intersections  

• Good-The bicycle recommendations are good 

• Good-The preferred planning concept is good and seems to address the goals adequately 

• Good-The idea of providing mixed commercial and residential uses is good 
 

• Good- Common green space provided in the planning concept is good 
 

• Good-The distinction between a land use plan and a design to build plan is well-
explained 

 
• How do the City and affected communities “codify” what is needed from land use plan 

into a development plan? 
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The Cecil Group  •  Stantec  •  Fitzgerald & Halliday  •  Towers-Golde  •  RKG Associates

DRAFT PREFERRED CONCEPT

Predominant Use Acceptable Uses Unacceptable Uses
• Mixed Use, west of Orchard Street 

(residential and ground floor retail)
• Low density residential • Small grocery store • High density residential

• Office/Medical use, east of  
Orchard Street

• Mid-density residential • Parking as a accessory use • Low scale retail as a primary use

• Community services • Park • Parking as a primary use
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Comparison of roadway plan options

33'

45'

35'

45'

One-Way North Frontage Road and One-Way Legion Avenue

Two-Way North Frontage Road and Two-Way Legion Avenue




