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- 1 (Whercupon, Carol Levesque took
- ] 2 the proceeding from the beginning of the Session
3 to this recess).
4 {Resumed at 8:40 p.m.)}.
5 CHAIRMAN GIONFRIDDO: I'd like to
6 call the meeting back to order.
7 All we're missing is a proponent
8 and a lawyer. There's the proponent.
9 We're missing legal counsel,
10 Do any membexrs of the Commission
11 have any questions? I suggest to be brief
12 because the public hearing is going to be open
[;] 13 at least another two weeks and I want to get to
14 the members of the public who have been here,
15 1 don't see Attorney Dowley.
16 There is Commissioner Shapiro first and then
17 Commissioner Loffredo.
18 COMMISSIONER SHAPIRO: I have a
19 couple of questions that I'd like to ask,.
20 Certainly from the presentation —
21 | for the last two weeks the emphasis of the
22 presentation has on affordable housing and I
23 don't think anybody who is in this room or in
r 24 Middletown or in the State of Connecticut or the
= 25 northeast disputes that and I think we've all
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applauded your efforts for affordable housing.
But my question relies on part of your
presentation is the Blue Ribbon Commission
Report, part of your presentation is the Harvard
Reports. Both reports substantiate very
strongly that affordable housing is primarily
addressed not for one bedroom, but primarily
addressed for single parent families having
children, for young families who hope to have
children, and one bedroom apartments or
condominiums do not seem to suffice.

I'd like an answer to that and
with the Chair's permission I have two other
questions I'd like to ask.

ATTORNEY DOWLEY: Because I was
seeking a zone change in order to get that =zZone
change I believe legally I have to show you the
maximum number of units that can be put on that

site, Your present zone says that if you've got

207

197 acres you ¢an take 10 Units per acre 190
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units. As a matter of law I believe I had to
show you that 190, that 190 unit is only
permitted under your regulation if you do one
bedrooms but your present regulation -- so that'

right where the 190 comes from and that's the
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maximum number of units and so I'm the one that
justified that 190 units as to against an actual
mix as to what he plans to build there and the
number of units that that's the question and if
the Chair permits I1'11 ask to have Glenn respond.
MR. RUSSO: In the Blue Ribbon
Commission, resolution number 5-A specifically
says, and it's right on that board underlined in
red, multi-family, I can read it if you want.
Multi-Family is the answer for affordable living
of, towards affordable living specifically says,
Multi-Family. Specifically it says land cost
have sky rocketed and the only way to address
the problem is to increase density on pieces of
property. and as far as addressing the
individual needs of different people, whether it
be single parents or the mix, 1f you want to
talk about the mix, the mix of this subject, of

this development or any development is going to

20

be determined on the market—if-there is people
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out there like you say who need all this housing
we certainly aren't going to be able, that
people aren't going to buy. I1'11 be sitting
there with a lot of empty units. So to answer

your question there is going to be a mix of two
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1 bedrooms and one bedroomg to so that both people
2 who were married with one child starter howmes,
3 don't forget, will have a place to go for threc,
4 four, five years and also one bedrooms will be
5 available for the people who, if they get
6 divorced or senior citizens who don't need an
7 extra bedroom so the next is mix.
8 COMMISSIONER SHAPIRO: Thank you.
9 I don't ~-
10 ATTORNEY DOWLEY: Your own
11 requlations, i1f you were then to have two
12 bedrooms provide that you have a diminished
13 number of units for every two bedroom unit you
14 do you diminish the number of units that could
15 be provided. All right?
16 COMMISSIONER SHAPIRO: To further
17 that comment just to go, nobody gquestions I
18 don't think, or I don't question the need for
19 multi unit house homes, However, if you take a
20 look at that report, that Harvard Report take a
21 look at the appendix in the back, you'll
22 certainly see that it shows that statistics far
23 outweigh the number of people with the immediate
24 need for multi bedroom apartments than for
25 single bedroom apartments.




WEDNESDAY, MAY 11, ragn VYOL 2 of 2
5
1 My second follow-up qguestion is,
fw] 2 that you happened to mention on several times
3 that the 1976 Plan 0f Development calls for
4 increase growth and need and that we must modify,
5 which brings me into my second guestion, with
6 the charts that you brought in this evening
7 showing the 38 lots of two family homes, all
8 right, and the road going through to the other
9 streets my question is, what prevents this
10 existing project that you're proposing from
11 expanding that road also through which is
12 historically this Commission and the City Of
I
1;] 13 Middletown has seen almost every project go to
14 Phase II1, Phase ITII and so forth,
15 ATTORNEY DOWLEY: There isn't the
16 land there to do it. What happens is, you have
17 two issues if you look at the roadways within
18 the condominium development as opposed to the
19 subdivision development throughout the city
20 because the subdivision roads are town roads—and—————
21 the town has to take care of thewm and the town
22 has to maintain them, the town has to make sure
23 in terms of their snowplows and everything else
Tt] 24 the direction they're going to follow and the
- 25 capacity for them with the condominiums because
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the condominiums take care of those roads the
same requirements have not been set forth within
the condo project. Glenn's concept to take care
of that site is to take, if you see what he has,
he's clustered the houses into one specific area.
Why has he done that? He's done that in order

to properly provide for the drainage and all the
rest of it that he's talked about off of Route 9.
So if he did his drainage work that's there
because the road doesn't cul-de-sac the road
doesn't come out and approach Sand Hill Road,
then you eliminate the possibility of a road
connection. Where Glenn you see, it looks like
eight hundred feet are of forest. Their
landscaper indicates that those trees back up to
the Fieldbrook planned residential development,
Because Glenn then has segregated his housing
from the Fieldbrook and the Sand Hill Road

public road system, there's no way that the

20

roadways c¢an cut through the condominium, Tt
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creates a barrier for any future roadway from
running from Sand Hill or Fieldbrook onto
Randloph Road. It creates if you will, you know,
I don't want to call it a moat but it's the best

way that you can stop all of those within the,
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1 one of his boards up there I'm looking at that
{m] 2 has the hash mark around it, shows the area if
3 there were a roadway that crossed through that
4 little hash mark area would be served by that
5 roadway. Glenn's concern in developing the
6 project in terms of traffic was that ratherxr than
7 expose that hash mark area to run through into
8 Randloph Road by a safer, the better way to
9 develop the site was the way he's showing you,
10 actually create a barrier.
11 COMMISSIONER SHAPIRO: is there
12 anything actually preventing him from putting in
—
1_] 13 that roadway at a later time?
14 MR. RUSS0: Yes, because that land
15 that is now where the tennis courts would be and
16 the clubhouse would be designated open space.
17 Open space cannot be built on in the covenant.
18 Once open space 1is declared open space can, it
19 cannot be developed an. I would bhe actually
20 cutting myself, leave myself no way to hook into
21 Sand Hill Road because it would be open space.
22 COMMISSIONER SHAPIRO: My last
23 guestion,
(j] 24 ATTORNEY DOWLEY: If the land were
a 25 to be owned by condos it would be one tenth.
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COMMISSIONER SHAPIRO: Certainly
the presentatioh here is thorough and your
intentions seem to be very, very good in yourx
approach but with the the big question that was
posed last week, and I would like to pose it
again today, does Mr; Russo himself plan to do
developing and plan to guarantee some of the
things that he presentsed today?

ATTCRNEY DOWLEY: I had the same
discussion with Brother Kelly and some of the
members of the board at Xavier and because Glenn
has, he's developed in Middletown before, has
developed sits and then he sold them off to
other people and because I am aware of that
concern what I discussed with Brother Kelly and,
as T explained to you what I've done with the
Cak Street people is that we could file on the
land records a declaration of covenants and

restrictions which would bind not only Glenn but

20

would bHind any subsequent developer on that site
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and would run in faveor of Xavier o0or some other
landowner and I think it would insure the

development of this site,

Now, the problem that you have

with that, is that it's really not a public
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zoning issue. And so the way I believe it
should be done, is that the parties themselves
should enter into such an arrangement. They
should agree upon it and then it would be on the
land records and it would bind any future
developer of the site, and if it's a good
development and that's going to sell, then you
wouldn't have any problem with it.

COMMISSIONER SHAPIRO: Thank you.

ATTORNEY DOWLEY: Glenn has some
last few comments.

MR. RUSSO0O: I just wanted to
answer your ¢guestion about the Harvard Reports
if you want me to,. It says, for decades moving
to better housing has been an important
ingredient in the upward mobility of America who
holds this report -~ a situation for many
households who rather than continue to move up

the ladder of housing progress has stalled along

~the ways —There is no-single housing problem-in
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America but a series of problems that confront a
wide range of household types. Improving the
State of the nation's housing will require the
concerned efforts of all Governments, being you,

and all housing providers, being me. The
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1 problem of the nation's housing have not merited
2 such special attention. The Harvard Study does --
3 the two bedrooms or a condo or a house. They
4 just want the two bedrooms built.
5 COMMISSIONER SHAPIRO: Turn to the
6 back of the book and look at the appendix, the
7 numbers.,
8 MR, RUSSO: I'm giving you the
9 conclusion of what the whole report means, You
10 can't take one line of the report. You have to
11 go to the conclusion or the executive summary
12 and that's what tells you what the report is.
13 CHAIRMAN GIONFRIDDO: Commissioner
14 Loffredo, do you have a question?
15 COMMISSIONER VINCENT LOFFREDO:
i6 Just for the record, in terms of the traffic
17 study, I have my own understanding of what peak
18 time is in terms of the traffic time. Just for
19 the record, in ferms of this report what the
20 peak time 18. Evening,; labceled noe TFirm of
21 Barakos who handled North Haven.
22 MR, RUSSO: Repeat your cguestion.
23 I missed walking up here.
24 A VOICE: Talk into that mike., We
25 can't hear vyou. We can't hear you.
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1 COMMISSTIONER VINCENT LOFIFREDO: In
{_] 2 terms of this particular traffic report, I have,
3 in my own mind, an understanding of what peak
4 traffic periods are. But would you just, for
5 the sake of the record and this report, what
6 you're referring to in terms of the traffic
7 studies you're talking about?
8 MS, LANDINO: What we did was, we
9 contacted the Connecticut Department Of
10 Transportation, they had two counts. They put
11 out the tube in middle of the road. It counts
12 all the cars that go, go across in either
[:] 13 direction. They did that for a 24 hour period
14 on Randolph Road in the vicinity of the project.
15 We're looking at those numbers. Basically the
16 peak periods of a road such as this are from
17 seven to nine in the morning and from four to
18 six in the afternoon, That's greenly when
19 people are commuting to and from work.
20 Locationof theschool—being
21 adjacent to the project we also looked at the
22 traffic bumps for the State had hourly volumes
23 for 24 hours. And if you look at the hours
[:] 24 between two o'clock and six.o'clock that the
25 volumes are very, very consistent between those
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1 times., The peak, in terms of the peak analysis

2 period we looked at the busiest hour in the

3 morning and the busiest hour at night. And the
4 busiest hour being the busiest hour of the road

5 plus the busiest hour of the proposed

6 development which is what we looked at the

7 periods when people would be commuting to and

8 from this development. Since the traffic

9 volumes in the afternoon between two o'clock and
10 six o'clock are very similar, the additional

11 traffic generated by this development would not
12 be greater at two o'clock or three o'clock, it
13 would be greater between the hours of four or

14 six. We were looking at the hours in the

15 afternocon specifically the busiest hour from 4:15
16 to 5:15.

17 ATTORNEY DOWLEY: One other thing
18 that was important as I looked at this is that
19 Xaviery is a school it gets out at 2:15. I was
20 concerned 1T would see another big difference

21 between like 2:15 and four o'clock or something
22 like that. But in the discussions with some of
23 the people they indicated to me Pratt & Whitney
24 has a 3:30 departure and for whatever reason the
25 traffic is very consistent from 2:15, 3:15,
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1 Maybe it's because Xavier gets out at 2:15 but
{—] 2 Pratt & Whitney gets out at 3:30 but the State
3 traffic counts are very consistent throughout
4 the hours there.
5 COMMISSIONER VINCENT LOFFREDO:
6 The time period you're talking about is
7 basically the afternoon time. That is what
8 yvou're speaking about.
9 MS, LANDINO: We also look at
10 the morning., You want me to give you the
11 busiest hour of the morning?
12 COMMISSIONER VINCENT LOFFREDO: My
[;] 13 concern was, the school opens in the morning and
14 there's a tremendous --
15 CHAIRMAN GIONFRIDDO: Seven to
1o nine in the morning when the school was open.
17 COMMISSIONER LOFFREDO: Your
i8 conclusion on that was?
19 MS, LANDINO: The busiest hour in
20| the worning? Sure. The busiest hour was from ——
21 7:30 to 8:30., Between the hours of seven and
22 nine that one hour period of time was the
23 greatest.
- 24 COMMISSIONER VINCENT LOFFREDO:

L

]

25

There's an assumption made at the conclusion of




10

11

12

13

14

15

le

17

18

14

your report under conclusions and recommendations
part five, that basically that Route 9 is given
the findings of this report the addition of the
proposed Multi-Family development can be easily
accommodated by the adjacent roadway to
primarily, to the proximity of Route 9 corridor.

Now, Route 2 corridor is a
north-south corridor. What about Randolph Road
runs east, west?

MS, LANDINO: What we, in order
for us to distribute the traffic, we looked at
right the journey to work information that was
contained in the 1980 U. S. Census specifically
for the Town Of Middletown, and look at that, it
tells you of everyone who lives in Middletown
where they work. And based on the information
contained in the census we then assigned a
quickest route to get to these places, all be it

Hartford, Middletown, New Haven, whatever, The

20

m aj orit y Of people, in order for them to get—to ]
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their place of employment, would be via Route 9.
In order, if you were to travel to get to the
center of Middletown it's not the quickest way
to travel all the way back down Randolph Road to

hit Route 17 where all the traffic is and go
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back up. The fastest way 1s hop right on Route

1
Tﬂj 2 9 since you're opposite the ramps and which is
3 why we do show what we believe to be the
4 additional traffic on Randolph Road. 1f you
5 turn to the illustration it would be figure four
6 has the proximately percentage of vehicles.
7 Figure five shows the number of the, assuming
8 190 units I think I assumed wmore than 190 units
9 just to be more, 199 Multi-Family units, this
10 would indicate the additional traffic traveling
11 on these streets. Look at 55, figure four has
12 your percentage of traffic based on your journey
{:] 13 to work information contained in 1980 census forxr
14 Middletown and figure five is the actual
15 additional traffic in volumes.
16 COMMISSIONER VINCENT LOFFREDO:
17 Thank you.
18 CHAIRMAN GIONFRIDDO: Anyone else?
19 COMMISSIONER VINCENT LOFFREDO:
20 one other question onanothermatt er—dealing
21 ‘with the other document that was submitted.  And
22 that has to deal with that guote that's up on
23 that board there. That's taken, as I see, from
r 24 a Hartford Courant article, am I correct? The
.
25 quote up on the board is by a Philip Padulsky
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1 (Phonetically), a lawyer for the Connecticut
2 Legal Service, Is that who you're gquoting there?
3 MR, RUSSO: I believe so. I don't
4 know if that's ~-~ it's from that article or it,
5 they may have quoted from someone else,
6 COMMISSIONER LOFFREDO! 1f you
7 want to shoot after affordable housing you have
8 to increase density size and build Multi-Family
9 units.
10 MR, RUSSO0: I think that's the
11 same guote.
12 COMMISSIONER VINCENT LOFFREDO:
13 Okay. That's from the January 17 article of the
14 Hartford Courant dealing with Zone Laws Blamed
15 For Housing Cost is the title of the article.
16 In terms of your analysis of
17 housing needs for the State of Connecticut
18 that's a report by the State of Connecticut
19 that's being issuved in, and commented on in
20 terms of zoning laws and the way the City Of
21 Middletown has zoned itself in terms of what it
22 is providing and has provided and what our
23 regulations provide for. How do we stack up in
24 comparison to the rest of the State of

25

Connecticut?
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1 MR. RUSS0: The Midstate Regional
2 Planning Agency did what's called a housing need
3 and they said that Middletown needs 18 hundred
4 and 20 units. This is what Middletown lacks.
5 The total region lacks four thousand. They
6 broke it down, how much Middletown should supply,
7 how much Durham should supply, how much all the
8 individual towns should supply and the number
9 was 18 hundred and 20. And there was a memo
10 with those numbers that said, primarily of this
11 18 hundred units that we're saying you need
12 housing primarily these should be units which
[:] 13 are in the affordable range or all of them
14 should be in the affordable range. Middletown
15 doesn't need any more unaffordable housing, I'da
16 like to say one other thing. Is that the
17 essential commission on housing criticized the
18 Midstate's report and said that 18 hundred and
19 20 units is way too conservative and that
20 actually the need is even greaters—So—how
21 Middletown stacks up is 18 hundred and 20 units,
22 That's not my number, that's from the Midstate
23 report.,
D 24 COMMISSIONER VINCENT LOFFREDO: I
25 guess you didn't quite answer my question. I'm
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1 talking about the way Middletown has =zoned

2 itself in terms of the mix of zones that we

3 provide for and have provided for and continue

4 to provide for. Do you have any knowledge of

5 how that particular zoning compares to what else
6 is happening around us in this area of the State?
7 Do you have any specific knowledge of that?

8 MR. RUSSO: There's no specific

9 numbers or percentages but it has been said time
10 and time again that Middletown being where it is
11 located with I 91 and Route 9 should have a much
12 higher percentage of condominiums and rental

13 units than towns which don't have a good

14 intrastructure such as maybe Durham. I'm just
15 assuming Durham but they said in Middletown bhas
16 to realize that they have, it has two major

17 highways running through it and that each town =--
18 did that answer your question?

19 COMMISSIONER VINCENT LOFFREDO:
20 That's what your answer is?

21 MR, RUSSO: There's no specific

22 percentage but there is a general concept.

23 COMMISSTONER VINCENT LOFFREDO:
24 Specifically Middletown has about a dozen or

more different zones throughout it providing for
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1 a great deal of mixture for multi~-family
{_] 2 dwellings to all the other types, the R-15, 30,
3 45, 60 and so forth, The R~ls, I-2s and
4 everything else that you have, PRDs and so forth,
5 when you look at what that allows for and
5 provides for, how does that particular, how does
7 that compare?
8 MR, ROSSO: I think what you're
9 asking me, basically all the Multi-Family land
10 in Middletown basically is being used up. There
11 is no -- we have no inventory of multi-family
12 land in Middletown which means 1if we want to
='::] 13 have any multi-family units we have to change
14 zones, There is no inventory. 2ll the MM zones
15 are taken up. If you want a percentage it would
16 be very low. It's very low there is, and George
17 Reif has said most of Middletown Multi-Family
18 has been used up. There is no inventory.
19 CHAIRMAN GIONFRIDDO: Commissioner
20T Robinson.
21 COMMISSIONER ROBINSON:! Yes.
22 Glenn, I adree you made a very thorough
23 pregsentation also. In your presentation you use
i“" 24 a lot of pnumbers, percentages, dollars. You
o 25 went back 10, 20 years and I know a bell just
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1 went off in my wind when you start using a lot
2 éf figures, percentages and numbers. Figures
3 don't lie, You can always make figures match to
4 the use you want to use them for and listening
5 to your presentations a couple of things jumped
6 out at me as far as the 10 to 20 years ago in
7 regard to the average price of a home you used
8 Middletown at 195 thousand today vs., 44 thousand
9 for the nation. Now, how can you compare
10 Middletown with the nation?
11 MR, RUSSO0: When I made that
12 statement I was trying to show what costs
13 Harvard University, the Harvard University is a
14 study of figures, It's not a study of
15 Middletown. I was trying to say the average
16 house in the nation is 157 thousand, it was 44,
17 s0 this is what --
18 COMMISSIONER ROBINSON: I'm
19 concerned with Middletown.
20 MR, RUSS0: T was trying to say
21 why that report was written. 1 was trying to
22 tell you why Harvard University thought it was
23 important to write that report but I can tell
24 you if you want to compare 44 thousand for an
25 average in 1977, it's 157 thousand today average
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in the country, that's taking Boston, and
average it in with Houston, Texas.

COMMISSIONER ROBINSON: In regards
to the population growth you used the number 14
percent 20 years ago you used 14 percent
population growth for the city of Middletown
verses five percent in the last 10 years.

MR, RUSSO0: Six yeats,

COMMISSIONER ROBINSON: You went
from 10 years to six year figures. ITen year
spread to a six year spread, And lb, 20 years
ago 14 percent of nothing is nothing vs. Five
percent today of 35 thousand people is quit an
increase, 80 it's not a negative factor.

MR. RUSSO: No., We're not.
There's more people living here today than in
1940, I'm saying that the population changed
because iij say 10 thousand, 10 thousand to a

town that has a population of five thousand is a

20

L]
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of a hundred, so you have to use percentages and
using percentages I was not, Middletown does not
have a negative growth. It's just we're not
increasing as fast as we were before., The

percentage, the percentage of increase that's

Yot-different than-10-thousand -to-a-population o f
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1 what the number is the percentage of increase.

2 Middletown was growing much quicker and the

3 population was growing much quicker than recently.
4 T mean those are numbers that I did not create.

5 COMMISSIONER ROBINSON: I took it

6 the way you presented it was in a negative

7 factor.

8 MR, RUSS0O: Well, if you look at

9 that none of the numbers have a negative on it.
10 You look at the side chart and the bar chart

11 which describes the chart, it says the

12 percentage of change. What is the percentage of
13 change? If it was negative those numbers would
14 be negative five percent,. It wasn't. It's a

15 positive 5.3 percentage increase,

16 COMMISSIONER ROBINSON: I don't

17 mean negative five percent increase, I mean a

18 negative way of presenting it to the Commission.
19 1 took it in a negative manner,

20 MR RUSSOr Well,;==

51 SoNMiSSIONER ROBINEONT FIve T
22 percent vs.the 14 percent 20 years ago.

23 MR. RUSSO0: all I can say is, the
24 city is growing from a percentage of its

25 existing population to its new population slower.




WEDNESDAY , MAY 11, iag38 NQOL 2 of 2

10

11

12

13

14

15

16

17

18

19

23
That's what it says.

COMMISSIONER ROBINSON: In reqards
to the survey on your apartment dwellers, I went
out to, I see condos are being built all over
the city, a lot of condos are being built less
than what you're proposing to pay for yours,
cost of yours, or being turned over. Apartments
being turned over to condos, And many of them
are still empty. But you are still using the
term, I keep hearing the term of affordable
housing that is needed in Middletown but yet
there are many condos being built in the city
right now that they're not being filled,

MR. RUSSO0O: Well, the vacancy rate
is about 1.2 percent that's today. That's the
vacancy rate, It should be five percent., We're
way below. OQur vacancy rates are way below. IE
you go through a concentrated area that there's

five in a row you, if you took a whole city

2 U

-

22

23

24

25

population of 44 thousand the vacancy rate

51

doesn't lie. The vacancy rate is 10 or 12
percent, It's not the vacancy rate in
Middletown for rental is 1.2 percent for home
ownership is even less than that. I think you

have to take the vacancy as a whole and not go
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1 to specific areas and say, dee it's 5, 10 or

2 whatever units.

3 COMMISSIONER ROBINGON: I think

4 you're missing my point, I'm regarding to the

5 people that signed your petition that are

[ commenting on the fact there's no affordable

7 housing. But yet there's many condominiums in
8 the city are still vacant and they can't sell.
9 MR, RUSS0: The petition writes
10 that they're in favor of affordable housing and
11 they're in favor of this particular site. 1

12 think the highway, I'm getting a lot of these
13 signatures, the highway has a lot to do with it
14 and its location, so when they said that they
15 believe that affordable housing is needed, it's
16 because the vacancy rates are way too low which
17 makes the price artificially high. 1If you have
18 a healthy vacancy rate all the units would come
19 down in price, That's a supply and demand,
20— that's accepted economic theory, With low

21 | vacancy rates you have artificially high pficeélmmm”m
22 If you want to lower prices you increase your--
23 decrease your-- increase the vacancy rates,
24 ATTORNEY DOWLEY: Another way you
25 can say it some of the opponents of this thing
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two weeks ago said that I can't guarantee the
affordable housing because they mentioned at
condo project site something, across the
intersec:ion of Randolph Road and Route 17.

What they said was although that started off
selling cheaply that those units are now
incredibly high in value. aAnd if you take that
same example and you carry it, some of you
remember Mr, Cutesinger (phonetically) was hcre
and some of you remember the initial units out
at Woodgate and what had happened in those units
is that although the developer could construct
them they started selling for like 71 thousand
dollars and my recollection is that in a weekend
there was some incredible statistics that they
sold pre sales like 50 or 60 units in a weekend
and then what happened was because the developerx
was trying to deliver a product for the people

who need that product those things were bought

20

up but not by the people who should have been

L]
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buying them, they were bought up by speculators
and then resold. The reason why that is
possible is because in Middletown today there is
an incredible shortage and a need,. 1f you

didn't have that shortage and need Cutesinger's




lagg Jorl. 2. of. .2

10

11

12

13

14

15

16

17

18

19

26

units would have been selling for 70, When they
went on the market for resale again they would
have had their normal six percent or eight
percent increase but there are no units in
Middletown or not enough units in Middletown,
you have artificially created an incredible
market for the condominium units. I mean that
example should be enough alone to realize that
although we think when we go out to West Lake
and we look at a conversion product of an
apartment that, oh, I don't want the same
gspecific names, but one of the apartments in
West Lake for instance has been convertaed to a
condo and if because in that particular
development they're not able to sell those units
because you've got the same radiators on the
same electrical system that's been there for 20
years you've got problems that are unrelated to

the housing need that's here and what Glenn is

say ing is that, well,; the new tw o family um its———

21

22

23

24

25

per side is 137 thousand dollars, 175 thousand
dollars, a new condominium unit is within the
118 thousand dollar price range that he's
talking about you can deliver that product to

the citizens of Middletown who need it. and
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_ 1 what the concern is if the speculators want to
{ﬂj 2 get in there, the speculators will get in there
3 and do harm to that idea unless the city and
4 commissions like this can take the obligation
5 upon themselves to make sure that there is
6 sufficient housing for the people who need it.
7 Now, Glenn is not saying he's
8 doing low income housing or anything like that.
9 Glenn is saying he's doing condo housing in the
10 118 thousand dollar range which first time
11 buyers need and what the apartment owners are
12 saying is, we can't do that anymore. When we
[:] 13 want to buy Cutesinger units, the units are now
14 up to 129, I think I closed one last week for
15 these were units which he sold for 71 thousand
16 dollars the pre_sale. Wwhy in Middletown can you
17 pre sell an unit for 71, and then in eight
18 months' time sell one for 129 six hundred 50
19 square feet because there's an incredible
20 nousingwghcrtageminwﬂiddtetownTWWTWmeaantevestwww
21 done closings, He knows what these things are
22 selling for. 1I've got condo developers that are
23 out there selling them now, the only reason you
[:] 24 can do it is because there isn't enough housing.
25 If there was enough housing you wouldn't be able
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1 to have the speculator get in and take advantage
2 of that.
3 CHAIRMAN GIONFRIDDO: It's nice of
4 you to advertise for me,.
5 MR, RUSSO: I think what you're
6 saying is true about numbers. But that's why
7 it's important not to look at one number but to
8 look at an executive summary which is in the
9 front of my report and the conclusion at the
10 back of my report. That's what I put in my book
11 also, I think it's important not to look at one
12 number. It is important to look at the basic
13 overall theories of concepts. And that's why I
14 went to all the publishers of these documents
15 and asked them, are my theories correct? Are my
16 concepts correct? And every single one of the
17 people who published the report said, what I'm
18 saying can be substantiated.
19 CHAIRMAN GIONFRIDDO: May I
20 suggest we limit our answers to 10 thousand
21 words or less if possible?
22 Commissioner Patnaude.
23 COMMISSIONER PATNAUDE: Mike, you
24 answered one of the questions. I'm glad you

25

told me Steve is working.




WEDNESDAY .- MAY 11, 1088 VOL 2 of 2
29
rj} 1 The other thing it reverts to,
- 2 back to Commissioner Shapiro's question, I like
3 to have Mike, which, by the time you got through
4 throwing all the curves around to the point of
5 saying, you know, he's not going to develop this
6 piece of property. Am I right or wrong?
7 . MR. RUSSO: No, that's wrong. To
8 _ this point I have said I'm not sure if I was the
9 developer or not. About four days ago I made a
10 business decision to develop the property. If 1
11 got the zone change or 1f I get the two families
12 right now I'm looking at doing the development
[:] 13 myself., To answer your question. I remember we
14 had the discussions prior to this meeting, prior
15 to anything involved with this meeting, on why I
16 do what I do, and basically I'm changing, and
17 one of the reasons I'm changing it is very
18 difficult to just buy land and develop and I'm
19 going to build it to answer your guestion, yes.
20 COMMTSSTONER PATNAUDE :— what—ITtwoa———
21 saying is, you're talking about affordable
22 housing. 1f another developer gets this piece
23 of property, and, Mike tried to explain to us
(:] 24 just before that nothing can change, 1've seen
- 25 foo many things chande by the time they got from
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lawyer to lawyer. But what I'm saving right now,
you've got 118 thousand dollars affordable
housing. You're going to sell these condos, Can
you say the same developer is going to come in
for these same houses for 118 thousand,.

ATTORNEY DOWLEY: The units are so
close to the highway somehody is not going come
in.

CHAIRMAN GIONFRIDDO: Microphone,

ATTORNEY DOWLEY: No one is going
to come in and spend 220 thousand dollars for a
condo with the highway so close. The market
itself defines what you can construct, new
construction and who's going to buy it if you've
got the 220 thousand dollars or you got the two
hundred 30 thousand dollars you're not going to
buy the condo unit there but, so you can, I mean,
if you want me tﬁ say we'll sign it in blood, I

mean the fact is that--

20

COMMTSSTONER PATNAUDE: I'm not

21

22
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25

‘looking for that nor am I looking for you're not

going to be able to sell that house for-- condo
for 20 thousand dollars more. We're looking for
affordable housing, that's what he's looking for.

ATTORNEY DOWLEY: That's correct,
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COMMISSIONER PATNAUDE: There's
nothing here, after a developer comes in,
there's nothing here putting in writing that he
can't go up 120 or 30 thousand dollars. Am I
right or wrong?

MR. RUSSO0: You're wrong, wWrong
and I'11 explain why.

The reason why I think you're
wrong is, first of all, we're looking at what's
affordable, it's 129, I was reluctant last
week to give a specific number. It's vetry
difficult but I will say that the units will be
built for 129 thousand dollars or less and that
is what's considered affordable. The reason why
I can say that is that each site where it's
located and what it has dictates the price,
That's basic. I cannot sell units next to a
highway. This site is suited for affordable

housing. This site obviously doesn't have a

20

swinmi n"g””'"p’o’0’1’*’*’b"e"0’a'u’S’e””” w*e"'"r’e””"t'r'y'i" ng "’"’t'O”’"'g’0*""1"n
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middle income housing. The site and the

location will dictate and also the size of the

units will dictate what the market price is.
COMMISSIONER PATNAUDE: I disagree

with you on that. Okay? Because I feel that if
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you don't develop personally and tell this
Commission that your price is 118 thousand
dollar range that no developer can come in and
ask for a few bucks wmore. Nobody, Mike, is
going to convince me of that. I'm seen too many
handles come down the line in the city of
Middletown whereas people like Mike telling the
Commission that this house is going to sell for
139 thousand, before I pick up the paper the
next day it's going for 159 and 169 while they
say you can't sell it in that area for that
price, but they're doing a damn good jéb.

MR. RUSSO0: The reason that
happens is because there's a housing shortage as
Mike has already gone over and the fact of the
matter is that any land developer will tell you,
any marking agent will tell you that it's not
what you build, it's where you build it,. It's

neighborhood, neighborhood, neighborhood, You

207

ask any retailer it's where it's located and
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this is located directly across from a highway.
Half the site boarded the highway. /*FRPL
/WAFPLT therefore you have basically a lot of
convenience with this. You can get to a lot of

different places. You can get to the shoreline,
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1 you can get to work but you cannot charge luxury
{i] 2 condos. Iit's not out in the woods, it's not on
3 the lake, it's not luxury condominivm location,
4 therefore you're not going to be able to sell
5 them for that. Each site dictates what you
6 should build on it and what you can pay.
7 CHAIRMAN CGIONFRIDDO: You've
8 answered it.
9 ATTORNEY DOWLEY: Franny, once
10 again you go back to what you're comparing it to.
11 If you build a two family which would be the
12 choice, his charts show you what the two
1
1;] 13 families are. If you use the cost of the two
14 families the develop, cordoning to you, they are,
15 there is still going to add on to that price.
16 If you let him build the units that he wants to
17 build then at least you start at the lower price
18 level and if the Commission takes enough
19 initiative to provide enough housing the market
20 is not going to artificially cause the housing——
21 problems that you're talking about.
22 CHAIRMAN GIONFRIDDO: any other
23 gquestions?
{’j 24 COMMISSIONER VINCENT LOFFREDO:
) 25 Question I have had to deal with traffic flow
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and that is the statement made earlier that if
this is developed in the manner as you're
cuarrently zoned in terms of the 38 lots that
this 38 lots that this would actually require
and Public Works and so forth for that roadway
to go out to Sand Hill and so forth. Can that
be confirmed? 1Is that something we have on the
record? Look at your-- that's development down
below there it has to go into Sand Hill I assume.
ATTORNEY DOWLEY: Sal's the best
one to answer it. There is a policy where the
roads get that close if you connect them you
should exhibit them, I've been before this
Commission a couple of times with problems. We
have that in Woodland Hights and a couple other
places where people cut their cul-de~sacs too
short and you couldn't extend and, Sal, here I
think there's a policy to make the connection.

CHAIRMAN GIONFRIDDO: It's in our

20

regqulation also that's the policy we've set in

21

22

23

24

25

seffing up subdivision when the developet has
the opportunity to connect we want them to
connect,

COMMISSIONER LOFFREDO: The

guestion I have is, that, is that feasible and
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possible inlight of the fact what we're talking
about is developed land already. Is that
conceivable? Can it be done?

CHAIRMAN GIONFRIDDO: bon't know
if Sal can answer that either without looking at
other maps that we don't probably have.

COMMISSIONER LOFFREDO: I'd like
to have it answered then at some point. Next
meeting would be fine,.

CHAIRMAN GIONFRIDDO: Since the
public hearing is actually to be opened for the
next two weeks can you look at that particular
map of 38 lots there and see if that connection
is feasible?

VICE CHAIRMAN LOFFREDO: On the
water and sewer comments it says, please bhe
advised that we need more time to review this
proposal. Note, we're concerned with the

increase in density that would burden the older

20

existing water and sewer lines which-were

L]
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designed for lower density. And it goes on to
ask, could the Planning & Zoning Department

supply us with any information regarding the net
effect this proposed zone change would have on

density.
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Do you have any response to that?

ATTORNEY DOWLEY: Basically he's
looking to a site plan, We've engineered the
thing, Dave Mylchreest has done the engineering.
We believe we have satisfied the water and sewer
that's a--~ I don't think we have a problewm. all
the utilities are there.

MR. RUSS0: I think if you take
the possibility of having 76 units with
unlimited amount of bedrooms I can put three or
four bedrooms on each side if I choose, if you
add wp the number of bedrooms and bedrooms are
determined, the demand on utilities, not by
units if you add up the number of bedroowms it
would be two family would be very close to the
190 maximum, well, let me take that back,. The
two family would be approximately the same as
the condominium development. And you have a lot

more control with the condominium development

20

t’h”a"n"”""y"O’U"’”ﬁ"O’”'"wi"t"h'"""t’h’e’"’"t'wo """" f"am'i'"'l'y .
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CHAIRMAN GIONFRIDDO: Are you
going to get together with Bill Baron so we can
dget some kind of a comment from him that
addresses this before the next meeting?

ATTCRNEY DOWLEY: Fine.
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- 1 CHAIRMAN GIONFRIDDO: Any otherx
Li} 2 gquestions?
3 If not, thank you.
4 I would ask Michael, you and Glenn
5 if you hear anything tonight that you feel
6 absolutely compelled to rebut that you hold it
7 until the next meeting so we don't go on with
8 this forever.
9 Are-there any members of the
10 public who wish to speak in favor of this
11 proposal?
12 Any members of the public who wish
—
l;] 13 to speak in opposition to the proposal?
14 ATTORNEY DOWLEY: I have to add
15 one thing,. Mr., Fine from the Fieldbrook Home
16 Owners Association asked me to say that the
17 Fieldbrook Home Owners Association was in favor
18 of the condominium zone change request,
19 Fieldbrook is located immediately adjacent into
20— theproperty.
21 Thank you.
22 CHAIRMAN GIONFRIDDO: Thank vou,
23 Mike.,
24 ATTORNEY KARPEL: Members of the

L]

25

Commission, Philip Karpel, I'm an attorney and
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partner in the law firm of Dzialo, Pickett and
Allen, I'm here this evening upon behalf of
Xavier High School,

With me this evening is and seated
to my left is Brother Kelly who is the principal
of Xavier Higdh School. Unable to attend this
evening is Rich Vitel (Phonetically) who is the
chairman of the alumnae association who was here
at the last meeting but who is away on a

.
business trip.

About a vear, maybe 15 months ago
I sat here and in the high school for three or
four successive meetings, I try to wipe it out
of my memory the best I can, representing
another applicant on what I considered to be an
identical proposal. Of all the people in this
room this evening I feel best qualfied to tell

you why you should not approve the present

application,

20
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was out a few years ago, I looked at life from
both sides now well I've done it.

(Laughter).

Xavier is here primarily in, I

shouldn't say primarily but entirely opposed to

There's a phrase from a song that |
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the project basad on the traffic evaluation
which I'm going to get into in a minute. But so
much came up this evening I would be remiss in
representing Xavier if I didn't touch on some of
it very gquickly., I want to point out that while
there are several people in the audience who are
from the Xavier community, parents, some of the
faculty and even some of the students, that is
not the major portion of your audience. There
are a lot of other people that I think would
like to speak to you and I don't want to, Mike,
having taken an hour and a half duplicate his
efforts.

If one word that came into my mind
while listening to this it's so easy to sit on
the other side of the table is sophistry, now
for those of you who don't know the different
any Commission of sophistry it's similar to

trickery or using logic in an illogical manner

to— g et’y our—desired—resulti—For—instanc =R to

21
22
23

r 24
|

jump ahead of myself, this whole thing with the
board of 500 signatures I would have signed it
I'm in favor of an affordable housing. I'm sure
Brother Kelly and everybody would say that, I

would have been happy to sign it but you can't
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say because I'm a resident of Middletown and
because I favor affordable housing, that all
residents of Middletown favor the zone chande
which is what they're trying to point out to you
by this demonstration of 500 signatures. As I
understand, and I don't see it posted on the
board, but what was read into the record as to
what the petition was all about it was simply,
are you in favor of affordable housing? Yeah, I
am, I really am and so is Xavier,

The basic thrust of the
proponent's delivery this evening can be summed
up very simply, swallow the poison I'm offering
you because if you don't I got a worse poison
that's going to %Xill you., How many times have--
how many times have I avoided or tried to avoid
doing it, give me this or I'm going to give you
this.

You know,--

CHATRMAN GIONFRIDDO: —Not-done

21
22
23
24

25

successfully either.

ATTORNEY KARPEL: It's interesting
when you listen to it happening the other way

and you sit back and say, gee, I wonder does

anybody really understand? That's not the issue,
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I mean, I am going to show you why the numbers
don't work Jjust strictly as numbers but frankly
I would say that neither Glenn Russo nor anybody
else is going to build 78 duplex homes or 36
duplex units on this site and spend the money to
run a road which incidentally T would like
formally for the record to express my concetn
and objection to the fact that I think the
Commission's line of sight is being drawn away
from the true issue. We have got too much
discussion of site plans and can roads be
extended to another project, they're not even in
front of the issues before you, you're sole
issuvue now is, should you change the zone? Once
the zone is changed anything can happen.
Anything at all., And I say this without any
animogsity towards either Glenn Russo or any
individual at all, But you have no jurisdiction

as to how it gets developed except to approve a

S'i’"t"e""’"p"l"a'n’"""y'O’u""*'C'a’n"""t”" tell—a man to sell—a— unit
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for 129 thousand dollars., If I had the

financial ability to back up this next statement
I would make it and not mean it as a joke. I1'11
buy every unit he builds at 129 thousand dollars

and I'1ll do just what people did up on
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Washington Street. I'll sell them for 50 or 60
thousand dollars more, Or 1'1ll rent them out
because that's affordable at 129 to rent out and
break even,

I1f you take a look, however, Avon
Court, I mean how many of you really, maybe you
all do know how to get to Avon Court. That's a
tough place to find. I mean you have to go
around the corner and it was a dead end before
Avon Court got put in there. It's part of the
P.R.D.. I don't think the Avon Court streets
are wide enough to accommodate a tie-in to
another city street that issue isn't an issue,
Just take the numbers. 76 units. Your
regulations require three parking spaces per
unit., That means you anticipate three vehicles,
So multiply three times, at the time, 76 units
you dget 228 cars, How many other cars are

really going to come out? Some of the people

20

greon Avon Court—for sureun til’they”f ind—out——
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that you can't get onto Randolph Road at that
intersection unless you wait all day long. That
argument doesn't really impress me a whole lot,
I1f you turn around and you look at the condo

proposal, two bedroom condos we don't know
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- 1 what's going to be there but we have the
L_] 2 developer telling us that I'm showing you 190,
3 I'm going to put in two bedrooms, Well, two
4 bedrooms is 456 cars bhecause you require three
5 parking spaces per bedroom unit if you're in the
6 two or over bedroom size, If you mix them it's
7 somewvhere between 380 required parking spaces
8 and 456 required parking spaces. Now, I'm not a
9 great mathematician, 1I'll do my betting on
10 which of those two will create the worse traffic
11 problem.
12 DOT approval, The statement is
[:] 13 made that nothing can be done until we get DOT
14 approval and that takes an awful long time.
15 That's about the only difficulty with DOT
16 approval, it takes an awful long time. It takes
17 a year but frankly it's a rubber stamp, There's
18 never been a project to my knowledge that the
19 DOT has ever turned down that did it require
20 sodification frowm time to time but they don't
21 turn it down. I didn't think they have an
22 authority to turn it down. This I'll get into
23 the traffic report just a minute because Mike
24 told you all the, read it and guess what I did.

25

The igssue of the traffic light,
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1 just think about it. I mean I didn't have time

2 to run out to the handy dandy printer and Xavier,
3 not being one of my high priced developer

4 clients we couldn't éfford to get a big board

5 and put it up there, but I drew one for you,

6 okay? Just imagine Xavier is my X, traffic

7 coming off of Route 9 at two locations funneling
8 i onto Randolph Road. Well, one of the things I'm
9 going to mention to you in a moment that the

10 traffic report ignored was the fact that Xavier
11 is a traffic generator. The majority of those
12 peak hour cars we know are going one place,
13 Xavier. They're making left hand turns across

14 the highway to get in to Xavier, S50 what

15 happens? Very simple. The cars coming up the

16 road, that is heading west on Randolph, east on
17 Randolph Road get stuck at the traffic light and
18 they start to back up and they back up to the

19 point where the Xavier driveway has the entrance
20 point, the cars heading west towards Xavier—to——|
21 ~ turn in can't cut across the traffic it's there.
22 Very simple, Never mind my example. If you

23 have ever gone to Caldor's on a Saturday and

24 tried to get out, what happens? The light turns
25 green and nobody moves. People are under the




