APPLICATION OF NORDEN PLACE KB LLC FOR SPECIAL
PERMIT, 10 NORDEN PLACE #A, NORWALK, CT
FILE #6-20SP
Applicant's Second Supplemental Materials

- Submitted October 28, 2020 -

Carolyn J. Cavolo
ccavolo@goodwin.com
Andrea L. Gomes
agomes@.goodwin.com
Shipman & Goodwin LLP
One Constitution Plaza
Hartford, CT 06103-1919
(860) 251-5000

Erik W. Lindquist, P.E.
EL indqu ist@tighebond.com
Craig D. Yannes, P.E. PTOE, RSP I
CDYannes@tighebond .com
Tighe & Bond
213 Court Street, Suite 100
Middletown, CT 06457
(860) 852-52 19

David T. Gagnon, P.E.
DTGagnon@Langan.com
Langan CT, Inc.
555 Long Wharf Drive
New Haven, CT 06511
(203) 784-3055

Grant T Wright, RA, CPHC
gwri ght@kbarch.com
Kenneth Boroson Architects
315 Peck Street
New Haven, CT 06513
(203) 624-0662

9161942 / s l

TABLE OF CONTENTS
October 28, 2020
I.

Cover memorandum from Shipman & Goodwin LLP

2.

Additional City Department communications, sign-offs and comments

3.

Facility Management and Operations Plan

4.

Acoustics report, prepared by Creative Acoustics, LLC, October 2020

5.

Resume of David Greenberg, Principal Consultant, Creative Acoustics, LLC

SUBMITTED SEPARATELY
11 copies of this package
11 copies of revised plans and architectural renderings at 11 xi 7, October 2020, Sheets C 1.00,
Cl.OJ, C2.01, C3.01, C4.0l, C4.02, prepared by Tighe & Bond, and Sheets A-1 and A-2,
prepared by Kenneth Boroson Architects
Electronic submission of all supplemental materials

9161942 / s2

1

I

MEMORANDUM

TO:

Louis Schulman, Chair, and Members, Norwalk Zoning Commission
Steven Kleppin, Planning and Zoning Director, City of Norwalk

FROM:

Norden Place KB LLC Applicant Team I Shipman & Goodwin LLP

DATE:

October 28, 2020

RE:

Applicant's Second Supplemental Materials Package

This package is intended to update the Commission on various aspects of the special
permit application submitted by Norden Place KB LLC ("Norden") on June 30, 2020. A general
update is provided in this memorandum, with supporting materials in the accompanying Tabs or
submitted simultaneously herewith, as indicated. Revised plan sheets, at I Ix! 7, have been
submitted simultaneously herewith.
I.
City Department Comments and Sign-offs. Since the Commission's October I,
2020 meeting, Norden has received the approval of the Norwalk Water Pollution Control
Authority ("WPCA"), attached at Tab 2. All conditions/ requests in the WPCA's memorandum
are acceptable to Norden. The WPCA approval supplements the following City Department
approvals, previously submitted to the Commission: Building Department; Fire Marshal; First
Taxing District (Water); and Health Department.
Norden recently was informed that Eversource provides electrical service to the subject
property, not the Third Taxing District (Electric), although the District does own and operate
three existing generators on-site that provide emergency backup power to the facility. The
District also provides power into the grid when called upon by ISO-New England during
emergency situations. See Tab 2. Although Norden has reached out to Eversource for
comments, if any, on electrical and gas service to the site, Eversource has not yet responded.
That being said, Norden does not anticipate any problems as this is an existing site.
Finally, the Department of Public Works and Transportation Mobility and Parking are
still in the process of reviewing Norden's application in light ofNorden's recent supplemental
submissions.
2.
herewith:
•
•

Plan Revisions. The following revisions have been made to the plans, submitted

As requested by City staff, a note regarding the Data Center's valet parking plan has
been added to Sheet CI.00.
The loading section of the summary tables on the overall site plan at Sheet Cl.00 has
been revised to accurately reflect the proposed number of loading docks (8 loading

1

docks on the north side, of which five are existing, plus 6 new loading docks
proposed to the south, for a total of 19 loading docks).
• The drawings have been updated to reflect no proposed improvements to the site
entryway on Norden Place, see Sheets Cl.00, Cl.OJ, C2.0l, C3.0l, C4.0l, C4.02 and
L0.01. The City ofNorwalk Engineering Department had concerns with modifying
the drainage discharge from Norden Place at the southwestern corner of the property.
Metro North rail would like to see this discharge eliminated and no further
modifications to this discharge will be allowed by the City at this time. Since there is
no solution for accommodating this discharge elsewhere at this time, we have
proposed to eliminate the driveway improvements being proposed for the site.
• The floor plans have been revised to reflect the maximum amount of square footage
that would be utilized by any given tenant as office space associated with the
proposed warehouse and distribution use. See Sheets A-1 and A-2. Allocating 10%
of the square footage of a warehouse and distribution facility to associated office
space is the industry standard. However, for purposes of calculating parking for the
proposed facility (see next bullet, below), the revised floor plans show a maximum of
15% and 20% of office space on the lower and upper levels of the building,
respectively. These estimates are conservative and most warehouse and distribution
tenants would not need or want that much office space. Each tenant would be
responsible for determining the best floor plan for its particular business operations
and, therefore, these floor plans are for illustrative purposes only. See Sheets A-1 and
A-2, submitted herewith.
• As requested by City staff, Norden has updated its parking chart on Sheet Cl.00 to
reflect (I) the office space associated with the proposed use; and (2) the actual tenant
uses on the western side of the building/site.
3.
Low Impact Design ("LID"). Due to environmental restrictions on site, the use of
LID measures that introduce surface runoff directly into the ground by use of permeable pavers,
landscaped areas, bio-swales, etc ... are discouraged. The introduction of runoff could result in
the migration of subsurface contamination plumes. The existing parking lot to the east of the
building that maintains a significant portion of the impervious area on site already maintains
subsurface bioretention systems. These systems maintain a filter media and liner to help
improve the quality of runoff leaving the site. As part of the proposed improvements we have
already planned to provide a similar system by the new loading area to do the same. However, in
response to the request for incorporation of LID components, as an additional measure, the
applicant can equip existing catch basins on site with water quality inserts to further treat runoff
from the site.
4.
Traffic. Norden received WSP's Traffic Engineering Peer Review memorandum
at approximately 4 PM on Friday, October I 6th • While Norden and its team are in the process of
responding to that memorandum, a final response is not yet complete. Norden's response will be
submitted to the Commission as soon as possible.
5.
Environmental Impact. In response to conversations with City staff since the
Commission's October I, 2020 meeting, Norden has engaged an environmental consultant to
review in more detail the environmental impacts, if any, of proposed use on subject property.
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Although the report is not yet complete, a copy will be submitted to the Commission for its
review prior to the public hearing.
6.
Acoustics Study. At the request of City staff, Norden has engaged an acoustician,
David Greenberg, Principal Consultant at Creative Acoustics, LLC, to conduct a noise
assessment of the proposed facility. His acoustics report is at Tab 4; Mr. Greenberg's resume is
at Tab 5. As noted in that report, Mr. Greenberg assessed the noise at seven different residential
receptor points: two buildings at the Woodfield Common community (points A and B); Avalon
East Norwalk (point C); 6 Hermanny Court (point D); 36 Triangle Street (point E); and two
residences located directly south of the southern loading dock at the site, located at Howard
Avenue and Heron Road (points F and G, respectively). Utilizing conservative estimates
regarding the operations at the site at any given point in time (i.e., assuming more trucks on site
than likely to occur on a typical day), Mr. Greenberg concluded that the proposed facility
complies with the daytime decibel levels in Norwalk's noise ordinance, Chapter 68 of the Code
of Ordinances, at all seven receptor points. With respect to nighttime operations, Mr. Greenberg
concluded that the proposed facility complies with the applicable decibel levels at six of the
seven receptor points. The seventh receptor point, point "B", will experience an exceedance of
10 decibels above the nighttime decibel limits for less than 12 seconds, as a truck is turning into
the site. As noted in the acoustics report, however, this momentary exceedance is minimal given
its short duration and considering the surrounding ambient noise sources that operate 24 hours a
day, 7 days a week-- namely, 1-95 to the north of the site, and the active AmTrak / Metro North/
freight rail line directly south of the site. In other words, the proposed use will not have an
adverse impact on existing neighborhood conditions.
7.
Facility Management and Operations Plan; Anticipated Traffic Distribution. As
previously explained, Norden does not yet own or have the requisite zoning approvals for a
warehouse and distribution facility at the subject property. For these reasons, Norden has not yet
marketed the property as such and, thus, does not yet know who its tenants will be. As such, it is
difficult to anticipate the precise operations of any given tenant, including work shifts, type of
freight generation I handling, etc .... That being said, and as requested by City staff, a Facility
Management and Operations Plan is attached hereto at Tab 3. Moreover, as previously explained
in Norden's September 23, 2020 response document, based on square footage, the applicant
expects approximately 100 employees on this site, all of whom will be involved in the daily
logistics work that is involved in the modern warehouse and distribution center.
While, again, it is difficult to anticipate the precise operations of any given tenant,
Norden can represent, based on the experience of its members in the warehouse distribution
facility industry, that the typical traffic distribution for a business-to-business warehouse
distribution facility is as follows:
•
•
•

95% of the 100 anticipated employees will be on-site between the hours of 6 AM and 6
PM, Monday through Friday;
90-95% of the proposed vehicle traffic will occur between the hours of 6 AM and 8 PM,
Monday through Friday;
90-95% of the proposed truck traffic will occur between the hours of 6 AM and 8 PM,
Monday through Friday (approximately 90-95 trucks);
3

5-10% of the proposed truck traffic will occur between the hours of 8 PM and IO PM,
Monday through Friday (approximately 5-10 trucks); and
Only 0-5% of the proposed truck traffic will occur between the hours of 10 PM and 6
AM, Monday through Friday (approximately 0-5 trucks).

•
•

By way of general example of the tenants that operate in this sector, the following
logistics companies are tenants in facilities previously or currently owned and managed by
members of the Applicant:
•

•

•

Graybar Electric, specializing in supply chain management services, is a
distributor of high quality components, equipment, and materials, serving the
construction market, the commercial, institutional, and government (CIG) market,
and the industrial and utility markets;
Bunzl Distribution USA, Inc. supplies a range of products including outsourced
food packaging, disposable supplies, and cleaning and safety products to food
processors, supermarkets and non-food retailers; and
Fulfillment Works LLC, specializes in logistics and inventory management for
retail businesses.

8.
E-Commerce. While a formal response to WSP's Traffic Engineering Peer
Review memorandum is being drafted by Tighe & Bond, Norden and its team can address
WSP's request for information on the effects of e-commerce on the proposed warehouse in
distribution facility. In short, because Norden is proposing a business-to-business and not a
business-to-consumer/ last mile delivery facility, the e-commerce industry will have no impact
on the proposed facility, including the truck traffic trip generation.
9.
Neighborhood Concerns. Norden is aware that a variety ofletters regarding the
proposed warehouse and distribution facility have been submitted to the Commission by
members of the public. While members of the public are entitled to express their concerns and
opinions on any proposed development, it is important for the Commission to keep in mind that
these are lay -- not expert -- opinions. Indeed, there are various misstatements or myths in those
letters that Norden would like to take this opportunity to clarify:
•

Business-to-business versus business-to-consumer: Concerns have been expressed
that Norden will, if it obtains the requisite zoning approvals from the Commission,
actually operate a business-to-consumer/ last mile delivery facility. In support of this
rumor, reference has been made to the vans in the submitted renderings, which have
apparently led to some concern that Norden will change the use of the facility once
approved. The applicant has said repeatedly, but will state again here, that it is not
proposing a business-to-consumer/ last mile delivery warehouse facility. Norden
is proposing a business-to-business warehouse and distribution facility, which is a
less intense use both from an employee and traffic perspective. Moreover, Norden is
legally entitled to a presumption that it will comply with its proposed plan. See State
ex rel. Newfield Swim Club, Inc. v. Swinnerton, 22 Conn. Supp. 337 (339) Com. Pl.
1960. In other words, neither opponents, nor Commission members/ City staff may
assume that Norden will not follow or implement its own plan.
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•

Drones: Norden does not anticipate that any tenants will utilize drones outside of the
warehouse facility.

•

1-95 Ramp: The process to receive approval for an 'Interstate System Access
Request' from CTDOT and the Federal Highway Administration (FHWA) Regional
and National offices is lengthy. Approval would also be required from the
Southwestern Metropolitan Planning Organization (the local Metropolitan Planning
Organization) and the project would have to be adopted into the region's
Transportation Improvement Plan (TIP). The review and approval process leaves no
guarantees that an access to 1-95 would be approved (further discussion below) and
the approval process and construction of a direct access to 1-95 via a new interchange
would be cost prohibitive to the current application.
Based on the FHWA regulations, it is unlikely that CTDOT and FHWA would
determine that the site warrants a new access point on 1-95 based on the existing and
future traffic expected to be generated by Norden's proposal or the IO Norden Place
site as a whole. In addition, an additional access point on this segment of 1-95 may
lead to safety and operational concerns that would outweigh the benefits. Finally, the
new, direct access would be required to also allow access to local traffic from the
area, which would require the establishment of a public right of way on private
property that is not currently owned by the applicant.
For these reasons, a direct access to 1-95 is not being considered as part of the
application. If the City should nevertheless desire such an accessway, Norden would
be happy to cooperate and suggests that the City coordinate with the Southwestern
Metropolitan Planning Organization to determine if the area would benefit from an
additional interchange and incorporate it into the TIP to allow future construction
with public funds.

•

Hours of Operation: Several members of the public have expressed concern with a
"24/7" operation. As previously explained to the Commission, and as detailed at
Response No. 7, above, and at Tab 3, the site will remain open to tenants at all times,
if and when needed. However, the vast majority of operations/ traffic (90-95%) will
occur between the hours of 6 AM and 8 PM, Monday through Friday. Any afterhours traffic or operations will be unusual and sporadic.

•

Appropriateness of the location forthe proposed use: Many members of the public
have expressed concerns, not supported by any qualitative evidence, that the proposed
warehouse and distribution facility will negatively impact the surrounding
neighborhood, primarily with respect to traffic and noise. As previously explained in
the applicant's Traffic Impact Study, prepared by Tighe & Bond, as supplemented on
September 23, 2020, the proposed use will not have a significant impact to traffic
operations near the site. The proposed use will generate only 376 vehicle trips (188
vehicles) and 198 truck trips (99 trucks) in any given 24-hour period, which, as
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detailed further below, is a significantly less intense use than those uses previously
approved for this site and otherwise permitted on-site by the Zoning Regulations.
Further, as detailed in the attached acoustics study and Response No. 6, above, a
conservative assessment of the proposed facility shows that the facility will comply in
all respects with Norwalk's Noise Ordinance, except for one receptor point during
nighttime hours. However, even the temporary (less than 12 seconds), IO decibel
exceedance when a truck is turning into the facility does not amount to an adverse
impact where(!) the arrival of trucks during the nighttime hours will be unusual and
sporadic and, thus, will not occur on a nightly basis; and (2) the temporary
exceedance will have little to no impact on existing noise conditions in the
neighborhood given the presence of I-95 to the north of the site and the active railroad
immediately to the south, both of which exceed the nighttime decibel limits in the
Noise Ordinance.
The applicant must also remind the Commission that the subject property is an
existing industrial site, which has been used for a variety of more intense uses in the
past. Indeed, in a October 19, 2020 Norwalk Traffic Authority Commission meeting,
Planner Kleppin indicated that the prior Northrup Grumman tenant on-site operated
three shifts with people exiting and entering the site at all hours of the day.
Moreover, manufacturing, research and development, and office uses are permitted as
of right in the Restricted Industrial Zone, where the subject property is located. As
demonstrated by the below trip generation comparison (previously shown to the
Commission during the October I, 2020 meeting), the proposed trips for these as of
right uses are more intense than Norden's proposed business-to-business warehouse
and distribution facility. For example, flex manufacturing, which is not only a
permitted use, but one that is desirable and logical for this property, would result in
ouly 43 fewer truck trips, aud au additional 766 car trips, than the proposed
business-to-business warehouse and distribution use presently before the
Commission.
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TRIP GENERATION COMPARISON
Use

AM Peak Hour

PM Peak Hour

Daily

PROPOSED
Warehouse

65 (58 Cars, 7 Trucks)

67 (57 Cars, 10 Trucks)

574 (376 Cars, 198 Trucks)

PREVIOUSLY APPROVED
Flex
(Manufacturing)

Office

Research &
Develo pment•

205 {195 Cars, 10 Trucks)

221 (211 Cars, 10 Trucks)

1,297 (1, 142 Cars, 155 Trucks)

383 (380 Cars, 3 Trucks)

379 (376 Cars, 3 Tr ucks)

3,214 (3,174 Cars, 40 Trucks)

139 Cars & Trucks

162 Ca rs & Trucks

3,716 Cars & Trucks

• car/Truck Split Data No t Available

Many of those opposed to Norden' s application are, in effect, demanding that the
building remain vacant. Put differently, the argument of these opponents is
essentially that the proposed use -- which we have shown is le ss intense than prior
uses on site and less intense than those uses perm itted as of right in the RI zone -- is
unreasonable, therefore, by extension, they are arguing that no potential use of this
site w ill be reasonable. Such an argument is not based in reality.
Norwalk's Plan of Conservation and Development (" POCD") also supports the
appropriateness of this location for Norden 's proposed warehouse facility. For
example, page 55 of the POCD includes a list of action steps to "create a multifaceted strategy to suppott entrepreneurs, startups, and tourism, as we ll as regional
target industries, to grow new and existing businesses." Action step iii encourages
updating land use regulations to "allow and encourage a wider set of uses in targeted
industrial zones, focused on market opportunities in warehouse/logistics ... and
other light industrial uses ...." (Emphasis added.) The table on page 248 of the
POCD also incorporates various action steps to " modernize the zoning ordinance and
the development approval process to achieve the goals of the POCD." At page 250,
action step ii, states: "Prepare a study to evaluate the industrial zoning districts
against modern industrial requirements, market demand, future trends, and economic
deve lopment goals. Create refined performance standards a nd update the use table
(e.g., allow by-right warehouse and w holesale distribution faci lities, boutique
manufacturing, clean industry, etc.)." Lastly, page 2 64 of the POCD prov ides " high
priority strategies" for prosperity and opportunity, including: " Study industrial
7

zoning and update zoning and land use regulations to allow and encourage a wider set
of uses in targeted industrial zones, focused on market opportunities in
warehouse/logistics, brewing/distilling, artist/artisan uses, and other light industrial
uses that do not have detrimental externalities on nearby areas." (Emphasis added.)
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Caron, Elizabeth
From:

Sent:
To:

Cc:
Subject:
Attachments:

Kolb, Ralph < RKolb@norwalkct.org >
Monday, October 5, 2020 2:05 PM
Kleppin, Steven
Little, Thomas; Giron, Wilber; Ireland, Bill; Gomes, Andrea L.
Plan Review - 10 Norden Place #A - Distribution Center
Norden Pl -10 - Distribution Center (10-5-2020).pdf

*EXTERNAL EMAIL*
Steve,
The proposed Distribution Center to be located at 10 Norden Place is approved by the WPCA with conditions. Please see
attached approval memorandum.
Have a good day.
Ralph Kolb, P.E.
Sr. Environmental Engineer
Norwalk Water Pollution Control Authority
15 South Smith Street
Norwalk, CT 06855
203-854-3242

~ WPC<l.vww. wpcanorwa lk.org

Norwalk Water
Pollution Control
Authority
www.wpcanorwalk .o rg

MEMORANDUM
TO:

Steve Kleppin, Director, Department of Planning & Zoning

FROM:

Ralph Kolb, Sr. Environmental Engineer, Water Pollution Control Authority

CC:

Tom Little, Permit Engineer, Department of Public Works
Wilbur Giron, Junior Engineer, Department of Public Works
William Ireland, Chief Building Official, Code Enforcement

DATE:

October 5, 2020

REASON:

Plan Review: 10 Norden Place #A (DBL: 3- 17-40-A)
Proposed Norwalk Distribution Center

T he Water Pollution Control Authority for the City of Norwalk has completed its review of the June 1,
2020 Special Permit - Zoning Submission and recent updates on September 23, 2020 and October 1, 2020
prepared by multiple Project Team companies for the Proposed Warehouse and Distri bution Fac ility to be
located at 10 Norde n Place.
The project is approved by the WPCA with the following conditions:
I . No di scharge to the sanitary sewer, or any other dewatering activities to the sanitary sewer is permitted
during construction without contacting the WPCA (Ra lph Kolb at 203-854-3242).
a. Discharge to the sanitary sewer system requires a Connecticut Department of Energy and
Environmental Protection General Permit and WPCA approval.
2.

If in the future, any Class 2, 3, and 4 Food Preparation Establis hment is proposed, a Fats, Oil, a nd
Grease (FOG) Permit/ Registration wi ll be required and applicant should contact Christopher
Cavaliere at (203) 854-3235.

3.

Any industrial discharge proposed now or in the future that may require a Connecticut Department of
Energy and Environmental Protection (CTDEEP) General Permit, must contact Chri stopher Cavaliere
at (203) 854-3235 to fulfill this condition ( if applicable).

4. Submit a ll revisions in the form of a s igned and sealed plan to WPCA, for review.
5.

WPCA approval shall be valid for a period of 12 months from the date of this approval letter. Any
permit issued on the basis of this approval must be issued within such 12 month period. Any renewal
of the plan approval will be based on the then existing conditions and current applicable regulations,
ordi nances and standards of practice in effect at the time of the renewal request.

15 South Smith Street. Second Floor, Norwalk. CT 06855

•

0

Approved

D

Comments Attached (see above)

Phone: (203) 854-3228

•

Fax: (203) 854-3224

Caron, Elizabeth
From:

Sent:
To:

Cc:
Subject:

Kevin Barber < kbarber@ttd.gov>
Thursday, October 8, 2020 2:20 PM
Gomes, And rea L.
Cavolo, Carolyn J.; Ca ron, Elizabeth
RE: Applicati on of Norden Place KB LLC for Special Perm it - 10 Norden Place # A

* EXTERNAL EMAIL*
Andrea,
My apologies for not replying sooner. The Third Taxing District Electric Department (TTD) is not the electric distribution
company for this property. This property is served by Eversource.
However, TTD does own and operate 3 - 2MW generators that provide emergency backup power to this fac ility and we
also provide power into the grid when ca lled upon by ISO-NE during emergency situations.
Since TTD is not the distribution electric company for this property, we don't have any comment regarding the
application.
Please let me know if you have any questions.
Regards,
Kevin
From: Gomes, Andrea L. <AGomes@goodwin.com>
Sent: Thursday, October 8, 2020 2:14 PM
To: Kevin Barber <kbarber@ttd.gov>

Cc: Cavolo, Carolyn J.<CCavolo@goodwin.com>; Caron, Elizabeth <ECaron@goodwin.com>
Subject: RE: Application of Norden Place KB LLC for Special Permit - 10 Norden Place #A
Good afternoon, Mr. Barber:
I am follow ing up on my below email correspondence regard ing you r review of the special permit application for 10
No rden Place #A. Any updates wou ld be much appreciated. Of course, sho uld you need anything from us at th is time,
please do not hesit ate t o reach out .
Tha nk you,
Andrea

Andrea L. Gomes
(860) 25 1-5664
From: Gomes, Andrea L.

Sent: Tuesday, September 15, 2020 3:34 PM
To: 'kbarber@ttd.gov' <kbarber@ttd.gov>

Cc: Cavolo, Carolyn J.<CCavolo@goodwin.com>; Caron, Elizabeth <ECaron@goodwin.com>
Subject: RE: Application of Norden Place KB LLC for Special Permit - 10 Norden Place #A
Good aftern oon, Mr. Barber:

I hope this email finds you well.
I am writing to check on the status of your review of Norden Place KB LLC's applicat ion for special permit for 10 Norden
Place #A. We are hoping t o provide the Commission w ith a comprehensive supplement al materials package that
incorporates and addresses all City Department comments/questions by the September 23, 2020 deadline, for the
Commission's preliminary review at its October 1, 2020 meeting. Any updates you cou ld provide us with at this time
would be much appreciat ed. Of course, shou ld you need anything from us at th is time, please do not hesitate.
Thank you,
Andrea

Shipman & Goodwin

Andrea L. Gomes

Tel (860) 251-5664

C O UNSEL OR S

Shipman & Goodwin LLP

Fax (860) 251-5318

Associate

agomes@goodwin.com

One Constitution Plaza

www.shipmangoodwin.com

AT

I. AW

Hartford, CT 06103-1919

Privileged and co nfide ntia l. lfrece ive d in e rror, please no tify me by e -ma il and de le te the message.

From: Gomes, Andrea L.
Sent: Wednesday, August 26, 2020 11:58 AM
To : 'kbarber@ttd.gov' <kbarber@ttd.gov>

Cc: Cavolo, Carolyn J.<CCavolo@goodw in .com>; Caron, Elizabeth <ECaron@goodwin.com>
Subject: RE: Application of Norden Place KB LLC for Special Permit - 10 Norden Place #A
Good morning M r. Barber:
I hope this email finds you well.
I am writing to follow up on my below email regarding Norden Place KB LLC's application for special permit for 10
Norden Place #A. Do you need any additional infor mat ion from us t o conduct your review?
Thank you again for your time.
Best ,
Andrea

Andrea L. Gomes
(860) 25 1-5664
From: Gomes, Andrea L.
Sent: Thursday, August 13, 2020 9:42 AM
To: 'kbarber@ttd.gov' <kbarber@ttd.gov>
Cc: Cavolo, Carolyn J.<CCavolo@goodwin.com>; Caron, Elizabeth <ECaron@goodwin.com>
Subject: Application of Norden Place KB LLC for Special Permit - 10 Norden Place #A

Good morning, Mr. Barber:
We represent Norden Place KB LLC in connection with its application for a special permit for 10 Norden Place #A. Dori
Wilson asked that we contact you and various other City Departments for your respective comments and sign-offs on
the application.
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The application materials are available on the City' s website here: https://www.norwalkct.org/2021/10-NordenPlace. If you' d prefer hard copies of any of the application materials, we'd be happy to provide them t o you. Please let
us know how many copies you' d like and w here we should send them to.
I, together with my colleagues, Carolyn and Beth (CC'd here), will be acting as the initial points of contact fo r you and t he
other City Department representatives. Once you have your comments/questions prepared, I will put you in touch with
our consultant team.
Let us know if you have any questions or need any add itional information. Thank you.
Best,
Andrea

Shipman & Goodwin
COUNSELO R S

AT

LAW

Andrea L. Gomes

Tel (860) 251-5664

Shipman & Goodwin LLP

Fax (860) 251 -5318

Associate

agomes@goodwin.com

One Constitution Plaza

www.shipmangoodwin.com

Hartford, CT 06103-1919

Privileged and confidentia l. lfrece ived in e rror, please notify me by e -mail and de lete the message.
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Norden Place KB LLC Facility Management & Operations Plan
10 Norden Place #A

Facility Management, Security:
•

Norden Place KB LLC, or a related entity, will continue to own and operate the
facility and will have an on-site presence.

•

Tenants will be responsible for their own trash/ recycling. Dumpsters for common
area trash/ recycling will be provided by Norden Place KB LLC.

•

Security cameras will be installed and monitored. Building service employees will
be on-site during operating hours.

Hours of Operation:
•

Each tenant will set their respective hours of operation, likely between the hours of
6 AM and 6 PM, Monday through Friday, which is industry standard for the
proposed use.

•

Each tenant will have access to the building/site 24 hours a day, 7 days a week, if
and as needed.

9164693v)
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CREATIVE ACOUSTICS, LLC
5 Inwood Lane
Westport, Cf 06880
Phone: 203 226·89.J.9
Fax: 866 265·74-08
Creatiw-Aco11sti1·~.com

REPORT

10 Norden Place Noise to Neighborhood
Predictive Analysis
10 Norden Place, Norwalk, CT
Presented to Applicant:

Norden Place KB, LLC

Mr. Craig Benerofe
Benerofe Properties, Corp.
10 New King Street. Suite 209
White Plains NY 106104

October 27, 2020

Predictive Noise Propagation to Adjacent Neighborhoods from 10 Norden Place

For: Benerofe Properties, Corp.

INTRODUCTION
Norden Place KB, LLC ("Norden" or "Owner"), plans to repurpose the eastern portion of the
existing building at 10 Norden Place into a business-to-business warehouse and distribution
facility with an anticipated tenant count of two to three tenants. In connection with that proposal,
City of Norwalk staff has requested that Norden conduct a noise assessment. This report outlines
our assessment involving a predictive analysis of the truck noise propagation to the adjacent
neighborhoods. Although the Town of Norwalk's Noise Ordinance may not be foremost in the
neighbors' minds as the metric by which this assessment should be made, because Norwalk's
Code noise limits are among the most restrictive we know of (in favor of the neighbor), we believe
it is in the neighborhood's interest that we use it as such. If we were officially advocating for the
neighborhood, this would in fact be our approach.

EXECUTIVE SUMMARY
Seven (7) neighborhood locations on three (3) sides of the site and ten (10) truck locations and
respective times and conditions were used in our analysis. Neighbors to the north (Norwalk's
Zone A) were not considered because the ambient noise of the interstate predominates at all
times. The Daytime Code noise limit in the recently revised Norwalk Noise Ordinance is predicted
to be met in all cases studied. The Nighttime Code is predicted to be met in all locations but one,
and there are key mitigating circumstances that should be considered in that case. The graphics
attached illustrate and summarize.

THE SITE AND THE RELEVANT ZONES
10 Norden Place's site takes up part of a zone labeled "RI " by the Town of Norwalk indicating an
Industrial Zone. The condominium development Avalon East ("Neighbor C") is within in this zone.
Neighbors "A," "B," "D," "E," "F" and "G," (property labels used for the purpose of this report) are in
the surrounding Residential Zones (AAA, B and C). The graphic below, an annotated overlay of
the 10 Nordon Place site plan onto Norwalk's Zone Map, is provided for orientation.
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ASSUMPTIONS USED IN OUR PREDICTIVE ASSESSMENT
•

Truck activity during the day is assumed to be at the maximum capacity the facility will bear.

•

Per Owner, truck activity at night is assumed to be much less; between 5-10 truck trips from 8
PM to 10 PM and 0-5 truck trips from 10 PM to 6 AM. However, for purposes of providing a
conservative assessment, this report assumes a single truck moving at any given time and a
single refrigerated truck operating throughout the night at the south dock.

•

The truck bays on the north side of the facility are sound-shadowed by the existing buildings
with respect to the neighborhoods on the east, west and south, so they should have no impact
and were not investigated beyond confirming this shadowing.

•

There is no clear line-of-site from the critical truck locations to the development to the east,
(Avalon East) but there is a point where low-frequency noise could diffract around the corner
of the intervening building. The diffraction effect of that noise was included in our analysis.

•

The train lines adjacent to the property line along the south is active with Metro North (light
rail}, Amtrak (heavy rail) and freight. Freight is predominantly at night. As loud as these noise
sources are, because they are transient and make up less than 50% of the overall time, the
Noise Code disallows their noise contributions to be considered in the ambient noise.

•

It is assumed that the facility's operating guidelines will disallow trucks without mufflers, the
use of "air brakes," intentional dropping of loads at the docks and that a request will be made
of drivers to respect quiet as possible, particularly during nighttime hours.

•

Where possible, ambient noise levels were measured at three locations with respect to each
neighboring property, but it was at the wall of the neighbors' structure that our predictive
analysis concentrated, since that would be most respectful of the neighbors' interests.

INPUT VARIABLES
•

The noise source data used in the analysis were measured in actual operation at defined
distances and velocities consistent with driving on an active site, typical 18-wheeled semitrucks, refrigerated and not, unloading heavy pallets with powered, small-wheeled movers in
the truck and on the dock and with diamond-plate lifts onto which the movers stacked goods.

•

Safety factors were used in the calculations for day and night evaluations to account for
unforeseen variables including trucks that may be louder than those used in the analysis.

•

Existing Interstate 95 provides a constant noise presence that was apparent in all of the
fourteen (14) ambient noise levels we measured during daytime and nighttime hours.

•

External mechanical system noise was also present from the current functioning of 10 Norden
Place. This noise was also evident in the ambient levels recorded.

•

Locations of the trucks in the study were chosen as worst-cases - proximity to neighborhood
to the south homes, closest to the development to the east or entering the site on the west.

•

We took account (through experiment supported by theory) of excess sound attenuation due
to the trough that borders the site. It is formed by the rail track bed depression and its effect is
in excess of 10dB for properties "D," "E," "F" and "G."
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PROCEDURES
•

All truck noise source levels and ambient noise measurements were made with a Precision
Type I (scientific class) Sound Level Meter: Brue! & Kjaer model 2250 with Brue! & Kjaer
microphone model 4189 was used for the measuring. In accordance with the Noise Code, the
meter was set to slow reading setting.

•

All the calculations were caried out in eight octave-band frequencies (63Hz through 8kHz),
condensed finally to the single-numbered A-weighting (dBA) for comparison with Code. This
more laborious method is not required by Code, but it is much more accurate and realistic.

•

Distances were measured on the site plan assuming accuracy of the provided scale.

•

Spherical spreading of the noise levels was applied for the individual truck to residence pairs.

•

As indicated on the attached site plans, where more than one truck location with its specific
running condition (moving, idling, etc.) reaches a residence, the noise levels are summed
logarithmically according to their respective distances and any other relevant physical effect.

•

According to the Code rules, allowances are made for ambient noise levels that are judged to
be relatively constant.

•

Comparison of the resultant predictive noise levels was made to the Code's limit for day and
night conditions.
a. Daytime Code limit at the residence is 55dBA.
i. 5dB was added when the residence is either wholly within or less than 200 feet
from 10 Norden Place's Industrial Zone property line, notated as "RI" on the
Town of Norwalk's Zone Map, excerpted above.
b. Nighttime Code limit at the residence is 45dBA.
i. 5dB was added to the Code limit for the same circumstances mentioned above.
c.

Residences "A," "B," "C," and "E" are each in one of these categories. For those cases,
the Daytime limit is accordingly 60dBA and the Nighttime limit is 50dBA.

FINDINGS
See the predictive analysis summary tables below for day and night.
The salient findings are these:
1. Daytime Noise Code limits are met in all cases.
2. Nighttime Noise Code limits are met in all but one case. In that case, Residence "B," as a
truck enters or leaves the site from Nordon Place, its level exceeds the nighttime Code by
10dB. However, it is important to note that this level recedes in less than 12 seconds to
compliance (in the case of arrivals, and the converse on departures), assuming an average
truck velocity of 25mph. See the nighttime graphic below for the geometry. Since there will
be very few truck arrivals or departures at nighttime, depite the fact that we cannot officially
include train noise in the comparitive ambient calculations, we believe it is reasonable and
fair to compare the short non-compliance of the occasional trucks with the much more
frequent train passby's /at least a dozen) that make themselves heard throughout the night,
are longer in duration, and for frieght trains, significantly louder and longer. The adjacent
train line has been in this location for decades, and is likely to remain decades more.
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3. Although there is a short exceedance of the nighttime decibel limits at one receptor point,
the fact that the single transgression is very short-lived and is in keeping with common noise
adverse effect to the neighborhoods since the added event is fully in keeping with the wider
ambient conditions.events from the directly adjacent train lines, one could logically assert
that there will be no adverse effect to the neighborhoods since the added event is fully in
keeping with the wider ambient conditions.

PREDICTIVE ANALYSIS SUMMARY TABLES FOR DAY AND NIGHT
Property

Ambient
Level (dBA)

Predicted Truck
Level (dBA)

Train Transient Level*
(dBA)

Code Limit**
(dBA)

38

60

Yes

Daytime Noise Code Met?

A

62

39

B

56

54

59

60

Yes

C

62

23

43

60

Yes

D

65

38

59

55

Yes

E

65

41

64

60

Yes

F

46

44

67

55

Yes

G

45

43

62

55

Yes

Daytime Hours: 7am-8pm, M-F / 8am-8pm, Saturday/ 9am-8pm, Sunday+ Federal & State Holidays.
Exception: For Properties within 200' of, or within Industrial Zone ("A," "B," "C," "E"), Daytime ends 10pm rather than 8pm. (Note 1 below)
Property

Ambient
Level (dBA)

Predicted Truck
Level (dBA)

Train Transient Level *
(dBA)

Code Limit**
(dBA)

Nighttime Noise Code Met?

A

61

43

38

50

Yes

B

54

60

59

50

NO

C

61

27

43

50

Yes

D

50

40

59

45

Yes

E

52

41

64

50

Yes

F

53

44

67

45

Yes

G

so

44

62

45

Yes

Nighttime Hours: 8pm-7am, Sun-F / 8pm-8am, F-Saturday / 8pm-9am, Sunday-Saturday. Saturday hours apply to Federal & State Holidays.
Exception: For Properties within 200' of, or within Industrial Zone ("A," "B," "C," "E" ), Nighttime begins at 10pm rather than 8pm.

* The only train noise levels measured were Metro North. Amtrack levels are similar. Freight train
noise levels are significantly higher and are typically much longer so the event last much longer.
** Code limits adjusted according to Note 1, Table 2 in Norwalk's Noise Code, exceprted below.
Table 2
M aximum Permissible Sound Level Limits by Receiving Land Use [ dB(A} J
Residential' Daytime

Residential Nighttime
Outdoors

55

45

NOTES:

If the residential receptor is within a commercial or industrial zone, or within 200 feet of such a zone, the
permissible sound level limits in Table 2 are increased by 5dB(A), and the daytime limits apply until 10 :00
p.m.
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The final two pages are full sized site-plan drawings annotated with the geometric re lationships
among the truck locations and their respective activities assumed [ten (10} for Daytime and three
(3) for Nighttime] for our predictive analysis. The annotations also show the seven (7) residents in
three (3) surrounding neighborhoods plus explanatory notes. If this report is printed on typical
office printers not capable of printing large format sheets, though the geometric relationships will
be discernable, the explanatory notes will not. These notes are included below for convenience.

EXPLANATORY NOTES FROM GRAPHICS ON FOLLOWING FULL-SIZED SHEETS
Explanatory Note 1: INTERSTATE 95, TRUCK-HEAVY IN THIS METRO AREA.
Explanatory Note 2: NOISE FROM TRUCKS IN THESE BAYS IS SHIELDED FROM ALL CRITICAL DOMICILES BY EXISTING
BUILDINGS.

Explanatory Note 3: ACTIVE METRO NORTH, AMTRAK AND FREIGHT LINES.
Explanatory Note 4:
= Ambient Noise Measurement

= Truck number with condition:
m = Moving
d = Dieseling
r = Refrigeration, Truck off
u = Unloading

= Critical Domicile with Letter ID
Explanatory Note 5: INTERSTATE 95, TRUCK-HEAVY IN THIS METRO AREA.
Explanatory Note 6: NOISE FROM TRUCKS IN THESE BAYS IS SHIELDED FROM ALL CRITICAL DOMICILES BY EXISTING
BUILDINGS.

Explanatory Note 7: * WHEN THE TYPICAL TRUCK REACHES TH IS POINT UPON TURNING INTO THE FACILITY, ITS
NOISE IS PREDICTED TO HAVE RECEDED BELOW TH E NOISE CODE NIGHTTIME LIMIT. IMPORTANTLY, THE ELAPSED TIME
TO REACH THIS POINT, ASSUMING THE TRUCK AVERAGES 25MPH, WOULD BE 11.4 SECONDS. THEREFORE, THE ONLY
NOISE CODE EXCEEDANCE WOULD BE LESS THAN 12 SECONDS FOR AN INCIDENT THAT WILL PROVE TO BE
SIGNIFICANTLY LESS FREQUENT DURING THE NIGHTTIME HOURS THAN TRAIN PASS-BY'$ THAT HAVE FOR DECADES
BEEN ESTABLISHED AS A TYPICAL FEATURE OF THE NEIGHBORHOOD'S AMBIENT SOUNDSCAPE - INCLUDING THE
SIGNIFICANTLY LOUDER, LONG -DURATION, DIESEL-ENGINED FRE IGHT TRAINS PASSING DURING LATE NIGHT HOURS.
ACCORDING TO PUBLISHED SCHEDULES, AMTRAK TRAVELS THIS STRETCH OF TRACK 8 TIMES PER NIGHT AND METRO
NORTH PASSES BY 12 TIMES, BOTH FROM ROUGHLY 8PM TO 1AM. FREIGHT SCHEDULES WERE NOT AVAILABLE, BUT
THEY ARE KNOWN TO PASS THROUGH WELL AFTER MIDNIGHT.

EXPLANATORY NOTE 8: ** Note 1 of Table 2 in the Norwalk Noise Code states that if a property is within 200
feet or fully within an Industrial Zone the Code limit is increased by SdB. In the cases of residents "A," "B" and "E" by
virtue of the 200' zone, and resident "C" that is fully within Industrial Zone "RI," the nighttime Code limit is
accordingly increased from 45dBA to S0dBA.
EXPLANATORY NOTE 9: ACTIVE METRO NORTH, AMTRAK AND FREIGHT LINES. FRE IGHT TYPICALLY MOVES
DURING LATE NIGHTTIME HOURS IN ORDER TO COORDINATE WITH THE OTHER USERS.
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code limit is accordingly increased from 45dBA to 50dBA.
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DAVID GREENBERG
CREATIVE ACOUSTICS, LLC
PRINCIPAL CONSULTANT
David@Creative-Acoustics.com
(203) 246-2440 Direct

The acoustics consulting services for the project will be provided solely by Principal and Founde r, David Greenberg.
David is passionate about his contributions to the successful outcome of his projects. Th is passion drives his
continual development of innovative solutions that promote quality acoustics within the overall goals and budget
of the project. David has served as Principal Consultant since he founded Creative Acoustics in 2000. He has been
practicing architectural acoustics for performing arts since 1985. David's choice to specialize in serving performing
arts projects stems from a strong connection to the arts.
EDUCATION

Pennsylvania State University, M.S. Acoustics with emphasis on Architectural Acoustics
Purdue University, B.S. Interdisciplinary Engineering with emphasis on Theoretical Acoustics
Indiana University, B.S. Music (French Horn) with minor in Physics
MEMBERSHIPS & AFFILIATIONS
Acoustical Society of America
•
National Council of Acoustical Consultants
The American Institute of Architects
SELECT EXPERIENCE
•
Bass Performance Hall, Fort Worth, TX
•
Cape Fear Community College Fine Arts Center, Wilmington, NC
City Springs Performing Arts Center, Sandy Springs, GA
•
College of Charleston Sottile Hall Renovation, Charleston, SC
Durham Performing Art Center, Durham, NC
Florida State University Dance Theatre and Studios (Adaptive Re-use), Tallahassee, FL
•
Florida State University Ruby Diamond Concert Hall Renovation, Tallahassee, FL
•
Florida A&M University Amphitheater, Tallahassee, Fl
•
Great Lakes Center for Performing Arts, Bay Harbor, Ml

•
•

•
•
•

•
•
•
•

Hampden-Sydney College Performance and Music Instruction Space Renovation, Hampden-Sydney, VA
Hanesbrand Studio Theatre (Adaptive Re-use), Winston-Salem, NC
International Convention Center Symphony Hall, Birmingham, England - Noise and vibration control only
Iroquois Amphitheater Renovation, Louisville, KY
Liberty University Concert Hall and Music School, Lynchburg, VA
Longwood University Concert Hall and Music School, Farmville, VA
Mercer University McDuffie Center for Strings (Adaptive Re-use), Macon, GA
Montclair State University Kasser Theater, Montclair, NJ
Montclair State University Music School Renovation and Addition, Montclai r, NJ
Nashville State Community College Fine Arts Center, Nashville, TN
New Jersey Performing Art Center, Newark, NJ
Queens University of Charlotte Performing Arts Center Renovation and Addition, Charlotte, NC
Samford University Recital Hall, Birmingham, AL
Savannah Cultural Arts Center, Savannah, GA
Temple University Performing Art Center Renovation, Philadelphia, PA
Topfer Theatre at the Zach, Austin, TX
University of Montevallo Center for the Performing Arts, Montevallo, AL

