JOSHUA PEDREIRA

Please Reply To Bridgeport

Writer's Direct Dial; (203) 337-4107
Writer's Direct Fax: (203) 337-5544
Email: jpedreira@cohenandwolf.com

May 12, 2026
Via Email

Michael R Kozlowski, Chairman
Bethel Planning & Zoning Commission
1 School Street

Bethel, CT 06801

RE: Bear & Colt, LLC —23 PT Barnum Square

Dear Chairman Kozlowski:

As you know, this office represents the Applicant, Bear & Colt, LLC, with respect
to a pending application for a special permit and site plan review as it pertains to 23 PT
Barnum Square in Bethel (the “Property™). The Property is a three-level mixed use
building that is significantly run-down with a commercial use on the first level and
residential uses on the second and third levels containing one residential apartment on
each level. The Property currently contains an unimproved parking lot area to the rear
with a garage structure that encroaches on the abutting parcel. This parking area has no
designated parking area and as currently constituted can accommodate two (2) parking
spaces at the most. The application and the renderings provided reflect significant
improvement and enhancement to both the exterior of the building and the site itself, as
well as a complete renovation of the interior residential spaces on the second and third
levels. The Applicant intends on converting the second and third levels to four (4) one-
bedroom units to make the extensive rehabilitation and renovation of the Property as a
whole financially feasible.

The public hearing was opened in February of 2026, and remains open. During
the pendency of the public hearing, the Bethel Planning and Zoning Commission (the
“Commission”) has raised concerns about parking, especially considering the existing
commercial use on the first level in conjunction with the addition of the four (4)
residential units. The Property is nonconforming with respect to parking requirements,
yet this was preexisting prior to implementation of parking requirements under Bethel’s
Zoning Regulations (the “Regulations”). The second and third floor units are a two-
bedroom unit and a three-bedroom unit, as evidenced by the attached field cards after
reviewing the same with the Bethel Tax Assessor. This was previously unclear as these
units were gutted in preparation for renovation, yet the layout remains unchanged despite
being reduced to the studs. Section 6.2C of the Regulations governing mixed-use
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developments provide for 1.5 parking spaces for efficiencies, one-bedroom units, and
two-bedroom units. The Regulations are unclear on the required parking spaces as to
three-bedroom units but three spaces are required for three-bedroom units in multi-family
buildings and developments. Even assuming, arguendo, that the Regulations require 2.5
parking spaces per bedroom for a three-bedroom unit, that would require four (4) spaces
altogether to account for the existing two-bedroom and three-bedroom units. There are no
current parking spaces provided in the parking lot area but given the existence of the
garage structure in that parking lot area, the space available currently only allows for 1-2
parking spaces. The preexisting nonconformity therefore exists with respect to the
parking requirements.

The Applicant seeks to actually reduce the nonconformity rather than expand it as
he is reducing the number of existing bedrooms from five bedrooms to four bedrooms
with the creation of four one-bedroom units. He is also reducing the nonconformity by
increasing the parking by an additional two to three parking spaces. The analysis by the
Commission should account for this decrease in bedrooms and increase in parking when
considering preexisting nonconformities and whether there is a prohibited expansion of
the same. The Applicant is in fact reducing these nonconformities.

Furthermore, the Commission may modify parking requirements pursuant to
6.2D(3) by special permit, which is before the Commission with this Application. Part of
the Commission’s criteria in modifying parking requirements is a finding that the number
of parking spaces can be reduced in light of a development’s transit orientation or similar
situation. The Property is .6 miles from the Bethel Train Station. The availability of mass
transportation in such close proximity to the Property eliminates the need for strict
adherence to the parking requirements and captures the very essence of the Regulations
in factoring these transit-oriented areas into its analysis. Other means of transportation
are available which eliminate the need for a motor vehicle and necessary parking.

The Applicant certainly recognizes and appreciates the Commission’s concerns
with respect to the adequacy of parking and would certainly expand the parking
availability if the site provided for it. However, the Applicant has maximized to the
greatest extent possible the number of parking spaces that can be created. The significant
investment in rehabilitating the Property from its dire state of disrepair and deferred
maintenance will only be supported by the creation of four one-bedroom units as that will
provide the necessary loan underwriting to support the sums to be invested here. The
alternative will be to simply apply for building permits to renovate the two-bedroom and
three-bedroom units that exist now and forego any further investment in the Property,
which would include redoing the entire exterior of the structure, improving the parking
lot area by eliminating the encroaching garage structure and paving the lot to create four
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(4) parking spaces, as well as installing ADA-compliant concrete sidewalks, among a
myriad of additional structural and cosmetic enhancements to the Property as a whole.

ghua Pedreira



