
September 18, 2015

Ms. Janice B. Deshais, Esq.
Director, Adjudicator
Connecticut Department of Energy and Environmental Protection
Environmental Protection Office of Adjudications
79 Elm Street
Hartford, Connecticut 06106-5127

Subject: Application No. 201503186-KB for work in the Stamford Harbor Manage-
ment Area—Notice of Tentative Determination to Approve Structures, 
Dredging and Fill  Permit and 401 Water Quality Certificate and Notice of 
Hearing

Dear Ms. Deshais:

The Stamford Harbor Management Commission (SHMC) has reviewed the above-referenced 
application and Notice of Tentative Determination (Notice) concerning a proposal by Southfield 
Properties, LLC (the Applicant), 2200 Atlantic Street, Stamford, Connecticut.  That proposal in-
volves dredging, construction of a bulkhead, and placement of in-water structures in the West 
Branch of Stamford Harbor.  The proposed project, known as Davenport Landing, would estab-
lish a boatyard and marina on the Applicant’s property at 28 Southfield Avenue, Stamford, and 
has been submitted for approval to the Connecticut Department of Energy and Environmental 
Protection’s Office of Long Island Sound Programs (DEEP OLISP).

The purpose of the SHMC’s review was to determine the consistency of the proposal with the 
Stamford Harbor Management Plan (the Plan) approved by the State of Connecticut and adopted 
by the Stamford Board of Representatives.

Please consider the following sequenced timeline of events and statements of facts relevant to the 
SHMC’s review of the Applicant’s proposal.
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1. In 2011, the SHMC reviewed plans, submitted by  a site’s previous owner, for develop-
ment of a marina on the Davenport Landing site and determined those plans were consistent with 
the Harbor Management Plan.  That previous proposal differed from the current application in 
several significant ways.  The previous owner’s plans did not include dredging, bulk-heading, 
and construction of a working boatyard with an excavated travel-lift area as now proposed.  In 
addition, unlike the current plans, the previous owner’s plans were not an integral part of a much 
larger and more comprehensive waterfront development plan involving discontinuation of water-
dependent uses on a site that is significantly larger than the Davenport Landing site.  That larger, 
14-acre site is identified as the Boatyard Site in the Harbor Management Plan.

2. The Harbor Management Plan attaches special significance to the Boatyard Site and re-
ports that the facilities provided on this site at the time of adoption of the Plan, including facili-
ties for the service, repair, and storage of vessels of all sizes, distinguished the businesses on this 
property  from all other water-dependent businesses in Stamford.  In addition, the Plan recognizes 
that much of Stamford’s reputation as a boating center in western Long Island Sound is due pri-
marily to the marine services historically  and currently (at the time of adoption of the Plan) pro-
vided on the Boatyard Site.

3. During the April 21, 2015 meeting of the SHMC, the SHMC reviewed the Applicant’s 
current Davenport Landing plans as part of the DEEP OLISP’s pre-application process.  The 
SHMC did not provide a favorable recommendation at  that time.  Instead, the SHMC informed 
the Applicant and DEEP OLISP that additional information, including an independent analysis as 
commissioned by the Stamford Zoning Board, would be needed to determine the viability of the 
proposed Davenport Landing boatyard.  The SHMC also noted the applicable policies of the 
Harbor Management Plan that support public access to Stamford Harbor, development of boating 
facilities, and redevelopment of underutilized waterfront properties.  In addition, the SHMC ex-
pressed its concerns about the viability of the Applicant’s proposed method of off-site boat stor-
age as described to the SHMC and about the clear intensification of marine traffic that would be 
generated by the Applicant’s proposed boatyard.  As is its custom with all pre-application pro-
posals, the SHMC made clear to the Applicant and DEEP OLISP that the SHMC reserves its 
right to determine the proposal’s consistency with the Harbor Management Plan and provide ad-
ditional comments at such time as the proposal may be modified, additional information is pro-
vided, or the proposal is the subject of a public notice or hearing.  These comments were in-
cluded in a letter of April 27, 2015 from myself in my capacity as Chairman of the SHMC to the 
Applicant, with a copy to the DEEP OLISP.  (Copy is herein enclosed for your convenience.)

4. In a letter of June 12, 2015 from the Applicant’s representative to the DEEP Office of Ad-
judications, the Applicant requested that the DEEP hold a public hearing on the Davenport Land-
ing proposal.  That request, pursuant to Sec. 22a-361 of the Connecticut General Statutes, was 
made before the DEEP had reached a tentative decision regarding the application, and precluded 
the opportunity, also provided in Sec. 22a-361 of the General Statutes, for twenty-five or more 
persons to submit a petition to the DEEP requesting a public hearing on the Applicant’s applica-
tion.
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5. During its meeting on June 16, 2015, the SHMC considered the Applicant’s public hear-
ing request.  Expressing concern that  a public hearing in July  or August—traditional vacation 
times—would serve to suppress public participation in this most important matter affecting 
Stamford’s harbor and waterfront, the SHMC asked the DEEP Office of Adjudications to not 
schedule a public hearing on the Applicant’s proposal prior to September 2015.  That request was 
transmitted in a letter of June 18, 2015 from myself in my capacity as Chairman of the SHMC to 
the Office of Adjudications.  (Copy of that letter is herein enclosed for your convenience.)

6. On July  30, 2015, the DEEP OLISP issued its Notice to approve the Applicant’s proposal, 
along with a Notice to hold a public hearing on this matter on September 8, 2015.

7.  During its meeting on August 24, 2015, the SHMC discussed the Applicant’s proposal 
and approved a motion to request that  the Office of Adjudications accept public comments re-
garding the application until September 18, 2015.  The SHMC informed the Office of Adjudica-
tions that such an extension will allow the SHMC to review the proposal during the SHMC’s 
September 15 meeting in light of additional information submitted to the DEEP OLISP since the 
SHMC’s initial review, together with information presented at  the public hearing.  The SHMC’s 
request for extension of the comment period was subsequently agreed to by  the Office of Adjudi-
cations.

8. On September 8, 2015, the DEEP held a public hearing on the Applicant’s proposal in 
Stamford consisting of informational presentations by  the Applicant and DEEP OLISP, and col-
lection by the DEEP of public comment on the record.  The hearing is to be continued at DEEP 
Headquarters in Hartford for the presentation of the parties’ cases on September 23, 2015.  The 
two parties to the hearing, as deemed by the DEEP, are the Applicant and DEEP OLISP.

9. During the September 8, 2015 public hearing, in my capacity as SHMC Chairman, I 
submitted testimony on behalf of the SHMC, to reiterate the SHMC’s previous and preliminary 
comments on the Applicant’s proposal; assert the SHMC’s authority  and responsibility to review 
the proposal for consistency with the Harbor Management Plan; and recount some of the history 
of the SHMC’s review of the Applicant’s proposal.  In addition, the Chairman informed the hear-
ing that the SHMC recommends that the DEEP OLISP, in order to conduct a proper review of the 
Applicant’s proposal with respect to state laws and policies, including the Connecticut Coastal 
Management Act, must recognize the proposal as an integral part of a much larger waterfront de-
velopment scheme involving other coastal properties.  The Chairman also emphasized that the 
SHMC was continuing to review the Applicant’s proposal for consistency  with the Plan and will 
complete its review and provide a statement of findings and recommendations to the DEEP prior 
to the DEEP’s decision on the Applicant’s proposal.  (A copy of these public hearing remarks is 
herein enclosed for your convenience.)
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10. During the September 8, 2015 public hearing, public comments were heard concerning 
the Applicant’s pending applications for zoning approvals, including approvals for the proposed 
Davenport Landing project and other, related projects.

11. For the purpose of obtaining the DEEP OLISP structures, dredging, and fill permit 
needed to construct the proposed Davenport Landing boatyard, the Applicant has presented its 
proposal as a stand-alone project.  The application makes no reference to the proposed Davenport 
Landing project’s relationship to other, inter- related applications by the Applicant and its affili-
ates submitted for municipal zoning approvals.  Those applications are now pending before the 
SHMC and Zoning Board.

12. As presented to the Zoning Board and SHMC as part of the City’s land-use regulatory  
process, the Applicant’s Davenport Landing proposal is part of a larger and more comprehensive 
waterfront development plan.  That  plan involves discontinuation of water-dependent uses on a 
much larger site (the Boatyard Site) and establishment of boating facilities on three separate 
properties, including the Davenport Landing site, Boatyard Site, and property  located on Magee 
Avenue near the East Branch of Stamford Harbor (the three separate properties).

13. As presented to the Zoning Board and SHMC, the boat service facilities proposed by the 
Applicant for establishment on approximately 3.2 acres at Davenport Landing are intended, in 
large part, to replace the water-dependent facilities that previously  operated on the 14-acre Boat-
yard Site and which were removed by the Applicant’s affiliate in violation of the City’s zoning 
requirements and following adoption of the Harbor Management Plan.  In fact, the SHMC under-
stands that it is only because of the un-permitted removal of those facilities that the current Dav-
enport Landing application has been submitted to the DEEP OLISP and Stamford Zoning Board.  
This intent to replace previous water-dependent  facilities, although not stated in the Applicant’s 
submission to the DEEP OLISP, has been expressed by the Applicant during public meetings and 
in application materials submitted to the Zoning Board, and is a basic premise of the ongoing 
review of the Applicant’s inter-related proposals for the three separate properties by the Zoning 
Board and SHMC.

14. In the course of its on-going review of the inter-related plans by  the Applicant and its af-
filiates affecting water-dependent uses in Stamford Harbor, the SHMC has not been able to pro-
vide a favorable recommendation concerning the Davenport  landing proposal, pending additional 
information, including an independent analysis of the viability of the proposed boatyard and 
method of offsite boat storage.  Although not described in the application materials submitted to 
the DEEP OLISP, the Applicant intends to transport boats removed from the water at the pro-
posed Davenport Landing boatyard to a proposed boat storage yard at 205 Magee Avenue, a dis-
tance of approximately two miles from the boatyard via public streets.

15. No independent study assessing the viability of the proposed Davenport Landing boat-
yard has been provided to the SHMC.  An independent study (“Comparable Evaluation of Yacht 
Haven Boatyard and Multiple Marine Development Sites” by  Bermello, Ajamil & Partners Ar-
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chitects, Inc.) for the Zoning Board has looked at  the boating facilities proposed by the Applicant 
and its affiliates on the the three separate properties and compares those facilities to the previ-
ously operating water-dependent facilities on the Boatyard Site.  This study quantitatively  com-
pares numbers of boats, sizes of buildings, and other measurable, static items, but  does not iden-
tify  operational issues or provide an assessment of economic viability or operational feasibility 
as desired and requested by  the SHMC.  In addition, the study does not analyze the comparative 
advantages and efficiencies of boatyard operations on one site versus multiple sites owned and 
operated by different entities of the Applicant and its affiliates.  The study report does not con-
clude nor provide any assurance that the multi-site proposal for boating facilities and services by 
the Applicant and its affiliates, including the Davenport Landing proposal, is sustainable or that it 
will provide a level of boating services equivalent to the services provided previously on the 
Boatyard Site.

16. As previously expressed by the SHMC to the DEEP OLISP, the Harbor Management Plan 
includes a number of provisions relevant to the Applicant’s Davenport Landing proposal, includ-
ing, but not limited to, goals and objectives to encourage and support:

a) Redevelopment of underutilized waterfront properties where that redevelopment 
is expected to result in significant and long-term beneficial impacts on the Stam-
ford Harbor and waterfront.

b) Provision of facilities and opportunities for public access to the Harbor Manage-
ment Area, including well-designed, meaningful, and coordinated public access to 
the Harbor Management Area provided as a substantial component of waterfront 
redevelopment projects.

c) Establishment of new boating facilities, as needed, in appropriate locations.

d) Protection and improvement of environmental quality, including water quality, in 
the Stamford Harbor Management Area.

 Review of the Applicant’s proposal for consistency with these and other Plan policies 
may be expected to produce different outcomes depending on whether the proposal is reviewed 
as a stand-alone proposal or as part of the larger development plan prepared by the Applicant and 
its affiliates affecting the three separate properties.

17. The Harbor Management Plan contains the following recommendation (see page 7-5 in 
the Plan) specifically  addressing recreational boating facilities in the West Branch of Stamford 
Harbor.

3(a) Water-Dependent Uses:  The continued beneficial operation and enhancement of existing 
water-dependent uses, including Stamford port facilities and recreational boating facili-
ties, in the west branch is encouraged and supported, consistent with all other applicable 
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provisions of the Plan, Stamford Master Plan, Stamford Zoning Regulations, and the 
Connecticut Coastal Management Act.

  The authority and provisions of the Plan, Master Plan, Zoning Regulations, and Con-
necticut Coastal Management Act should be applied to encourage and support the contin-
ued operation and enhancement of existing water-dependent uses; to encourage and sup-
port the development of appropriate new water-dependent uses; and to review any plans 
and proposals for new uses.  With respect to waterfront properties adjoining the west 
branch, future development projects that may affect established water-dependent uses 
should not result in significant reduction of available recreational boating services, in-
cluding, but not limited to, boat  maintenance, repair, berthing, and storage facilities of 
local and/or regional significance.  [Emphasis added.]

18. During its meeting on September 15, 2015, the SHMC continued its review of the Appli-
cant’s Davenport Landing proposal for consistency with the Harbor Management Plan and ap-
proved a motion to transmit the following recommendations and findings to the DEEP OLISP.

Recommendations
1. In order to conduct a proper review of the Applicant’s proposal with respect to state laws 
and policies, including the Connecticut Coastal Management Act, the DEEP OLISP should re-
view the Applicant’s proposal as part of a larger development plan by the Applicant and its af-
filiates.  That plan involves replacement of water-dependent uses of local and regional signifi-
cance that were previously removed by the Applicant’s affiliate from another waterfront proper-
ty—identified as the Boatyard Site in the Harbor Management Plan—in violation of local zoning 
requirements.

2. The Applicant’s proposal, insofar as it is an integral part of the larger development plan 
by the Applicant and its affiliates, should not be approved by the DEEP OLISP at the present 
time, absent an independent analysis of the viability of the proposed boatyard and assessment of 
the viability and sustainability of the separate water-dependent components of the larger devel-
opment plan.

3. If the DEEP OLISP’s decision regarding the Applicant’s proposal does not consider the 
broader aspects of the proposed development, it should clearly state that such decision is specific 
to this application only and will not affect review of future development proposals and water-
dependent development opportunities on other properties adjoining the Stamford Harbor Man-
agement Area, including but not limited to, the Boatyard Site.

Findings
1. The Stamford Harbor Management Commission finds that the Applicant’s proposal, when 
reviewed as part of the larger development plan and in the absence of an independent assess-
ment of the viability and sustainability of the separate water-dependent components of that plan, 
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is not consistent with the water-dependent use provisions of the Harbor Management Plan.  
Those provisions include, but are not limited to, the policy calling for the authority and policies 
of the Connecticut Coastal Management Act and the Stamford Master Plan to be used to encour-
age and support the continued operation of water-dependent boat service facilities (including 
maintenance, repair, and storage facilities), and the recommendation that redevelopment of wa-
terfront properties adjoining the West Branch of Stamford Harbor should not result in any sig-
nificant reduction of available recreational boating services.

2. Implementation of the policies of the Harbor Management Plan to protect water-
dependent uses is achieved in significant part through the DEEP OLISP’s coastal permitting 
process.  The SHMC is concerned that the water-dependent use policies of the Harbor Manage-
ment Plan and the State’s Coastal Management Act will be significantly diminished if the DEEP 
fails to evaluate the Davenport Landing proposal as part of the larger development plan by the 
Applicant and its affiliates.

As you know, the DEEP, in considering our recommendations, is bound by Sec. 22a-113n (b) of 
the General Statutes.  This section requires that a recommendation of the SHMC pursuant to the 
Harbor Management Plan shall be binding on any State official making a regulatory decision af-
fecting the Stamford Harbor Management Area, unless that official can show cause why a differ-
ent course of action should be taken.  In that context, any decision by the DEEP that  is contrary 
to our recommendations must be supported by specific findings, the soundness of which can be 
reviewed by the Connecticut courts.

Please be advised that the HMC reserves its right to continue to review the Applicant’s proposal 
at such time as it may  be modified or additional information regarding the proposal may be pro-
vided, and to provide additional comments to the appropriate regulatory agencies as appropriate.

If you have any questions or require any additional information, please contact me at (315) 651-
0070 or dortelli@stamfordct.gov.

Sincerely,

Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

Enclosures are attached with referenced letters.

cc:
Ms. Kristen Bellantuono, CT DEEP OLISP
Mr. John Freeman, Attorney, Harbor Point Development
Mr. Norman Cole, Chief, Stamford Land Use Bureau
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Ms. Theresa Dell, Chair, Stamford Planning Board
Mr. Frank Fedeli, Stamford Office of Operations
Ms. Kristal Kallenberg, CT DEEP OLISP
Mr. Tom Mills, Chair, Stamford Zoning Board 
Ms. Diane Ray, U.S. Army Corps of Engineers
Mr. Griffith Trow, Chair, SHMC Application Review Committee
Planning Board Members
Zoning Board Members
Harbor Commission Members
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April 29, 2015
 
Mr. John Freeman
Southfield Property, LLC
2200 Atlantic Street, Suite 600
Stamford, Connecticut 06902
 
Subject: Plans submitted to the Harbor Management Commission by Southfield Property, 

LLC for work in the Stamford Harbor Management Area
 
Dear Mr. Freeman:
 
The Stamford Harbor Management Commission (SHMC) has reviewed the March 29, 2015 
Draft Structures, Dredging, and Fill Permit Application submitted by  Fuss & O’Neill, Inc. on 
behalf of Southfield Property, LLC (the Applicant), 2200 Atlantic Street, Stamford, Connecticut.  
Included in the application are draft plans for dredging, bulk-heading, and placement of in-water 
structures to establish a full-service boatyard on the Applicant’s property known as Davenport 
Landing at 28 Southfield Avenue.  The draft application and plans were submitted to the SHMC 
in accordance with the coastal permitting process and requirements of the Connecticut 
Department of Energy and Environmental Protection’s Office of Long Island Sound Programs 
(DEEP OLISP).
 
In 2011, the SHMC reviewed plans for development of a marina on this property and determined 
that those plans were consistent with the Harbor Management Plan.  The Applicant’s current 
proposal differs from the previous owner’s application in several significant aspects.  The 
previous plans did not include dredging, bulk-heading, and construction of a working boatyard 
with an excavated travel lift area as now proposed.
 
During its meeting on April 21, 2015, the SHMC reviewed the Applicant’s proposal with 
consideration of the SHMC’s previous comments provided to the Stamford Zoning Board 
regarding the proposal.  Following discussion, the SHMC approved a motion to transmit the 
following finding and comments to the Applicant and DEEP OLISP.
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Finding:
 
Pending development of additional information, including an independent analysis of the 
viability of the proposed boatyard/marina, the SHMC is not able to provide a favorable 
recommendation at this time, but offers the following comments.
 
Comments:
 
1. The Harbor Management Plan encourages and supports redevelopment of underutilized 

waterfront properties where that redevelopment is expected to result  in significant and 
long-term beneficial impacts on the Stamford Harbor and waterfront.

 
2. The Harbor Management Plan encourages and supports the provision of facilities and 

opportunities for public access to the Harbor Management Area, including well-
designed, meaningful, and coordinated public access to the Harbor Management Area 
provided as a substantial component of waterfront redevelopment projects.

 
3. The Harbor Management Plan encourages and supports establishment of new boating 

facilities, as needed, in appropriate locations.
 
4. Although not included in the application materials, the SHMC understands from the 

Applicant’s presentation that the Applicant intends to transport boats removed from the 
water at the proposed Davenport Landing boatyard to a boat storage yard—the subject 
of a separate proposal—at 205 Magee Avenue, a distance of approximately two miles 
from the boatyard via public streets.  The SHMC is concerned about the viability  of 
this method of boat storage.  The SHMC has recommended that the Stamford Zoning 
Board require additional information to address the viability  of the proposed method of 
boat storage, including a professionally-prepared market study and needs analysis of 
the site’s potential to support a water-dependent use.

 
5. The SHMC is concerned about the clear intensification in marine traffic that would be 

generated by the Applicant’s proposed Davenport Landing boatyard in this heavily 
commercial portion of the harbor, and recommends that comments on the proposal 
should be obtained from potentially affected industrial users of the harbor.

 
6. The SHMC reserves its right to determine the proposal’s consistency with the Harbor 

Management Plan and provide additional comments at such time as the proposal may 
be modified, additional information is provided, or the proposal is the subject of a 
public notice or hearing.
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If you have any questions or require any additional information at this time, please contact me at 
(315) 651-0070 or dortelli@stamfordct.gov.

Respectfully submitted,

Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

cc:
Ms. Kristen Belllantuono, CT DEEP OLISP
Mr. Norman Cole, Land Use Bureau Chief
Ms. Theresa Dell, Chair, Stamford Planning Board
Mr. Frank Fedeli, Stamford Office of Operations
Mr. Thomas Mills, Chair, Stamford Zoning Board
Mr. Griffith Trow, Chairman, SHMC Application Review Committee
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June 18, 2015

Ms. Janice B. Deshais, Esq.
Director
Office of Adjudications
Connecticut Department of Energy and Environmental Protection
Office of Long Island Sound Programs
79 Elm Street
Hartford, Connecticut 06106-5127

Subject: OLISP Application No. 201503186-KB by Southfield Property, LLC for work 
in the Stamford Harbor Management Area at 28 Southfield Avenue

Dear Ms. Deshais:

The Stamford Harbor Management Commission (SHMC) is aware of the recent public hearing 
request submitted to your office by Southfield Property, LLC in connection with the above-
referenced application.

The Applicant’s proposed project—known as Davenport Landing—is a matter of significant 
local interest.  Project plans were reviewed by the SHMC during our April 15, 2015 meeting at 
which time we determined that we were not able to make a favorable recommendation pending 
development of additional information.  A copy of our letter to the Applicant is enclosed.

The SHMC considered the Applicant’s public hearing request during our meeting on June 16, 
2015 and approved a motion to request that no public hearing on the Applicant’s proposal be 
convened by the DEEP prior to September 2015.  We are concerned that a public hearing in July 
or August—traditional vacation times—will serve to suppress public participation in this most 
important matter affecting Stamford’s harbor and waterfront.
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Please inform us of your decision at your earliest convenience. You may contact me at (315) 
651-0070 or dortelli@stamfordct.gov.

Sincerely,

Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

cc:
Ms. Kristen Bellantuono, DEEP OLISP
Mr. Norman Cole, Land-Use Bureau Chief
Mr. Frank Fedeli, Stamford Office of Operations
Mr. John Freeman, Attorney for Applicant
Mr. Griffith Trow, Chairman, SHMC Application Review Committee
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December 17, 2014

Mr. Norman Cole
Chief, Stamford Land-Use Bureau
Stamford Government Center 
888 Washington Boulevard, 7th Floor 
Stamford, CT 06901

SUBJECT:  STAMFORD LANDING PRE-APPLICATION REVIEW

Dear Mr. Cole:

The Stamford Harbor Management Commission (SHMC) has received your November 
17, 2014 memorandum inviting us to participate in a pre-application review of a 
proposed waterfront redevelopment project by Waterfront Office Development, LP (the 
Applicant).  The Applicantʼs proposal, known as Stamford Landing, affects property at 
46, 62, 68, and 78 Southfield Avenue.  Insofar as the proposal affects real property on, 
in or contiguous to the west branch of Stamford Harbor, it must be reviewed by the 
SHMC for consistency with the Stamford Harbor Management Plan.

Described in your memorandum and in pre-application materials dated November 5, 
2014 submitted to you by the Applicant, the Applicant is requesting that the property be 
rezoned from the CW-D Coastal Water-Dependent District to the DW-D Designed 
Waterfront Development District.  This request triggers a pre-application process with 
specific time periods for referral and agency response set forth in the DW-D zoning 
regulation.

The HMC is also aware of your November 18, 2014 letter in which you: 1) inform the 
Applicant that the submitted pre-application materials are inadequate to support a 
meaningful pre-application review; and 2) list additional information that should be 
provided.

These matters were considered by the SHMC during its meeting on December 16, 
2014.  Following significant discussion, the SHMC approved a motion to inform the 
Land-Use Bureau that, absent a complete pre-application, the SHMC is not able to 
conduct a proper review of the submitted materials and therefore must provide an 
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unfavorable recommendation at this time.  This finding is presented without prejudice to 
the Applicantʼs proposal.  In addition, the SHMC agreed to provide the following 
comments and recommendations to the Land-Use Bureau.

Comments and Recommendations:

1." It is a policy of the Harbor Management Plan that project applicants should 
provide the information necessary for the SHMC to adequately assess the 
potential impacts of proposed development projects on the Stamford Harbor 
Management Area.  Information required should be reasonable in scope and 
should be in balance with the size, scope, and potential positive and negative 
impacts of the proposal.

2." The SHMC recommends that the 35-day agency response period specified in the 
pre-application section of the DW-D zoning regulation should not be initiated by 
the Land-Use Bureau until the pre-application is deemed adequate for review.

3." The Applicantʼs proposal appears to be part of a larger development project 
affecting additional waterfront properties.  The SHMC is concerned that the 
individual parts of this larger project, if submitted separately, may be reviewed in 
a piecemeal manner, thereby limiting the opportunity  for adequate assessment of 
project impacts and benefits.  The SHMC recommends, to the extent permitted 
by law, that all of the Applicantʼs inter-related waterfront plans and proposals be 
submitted and reviewed in their entirety.

4." The SHMC reserves its right to review the Applicantʼs pre-application proposals 
for consistency with the Harbor Management Plan at such time as the proposals 
are deemed adequate for review by the Land-Use Bureau.

If you have any questions or require any additional information, please contact me at 
(315) 651-0070 or dortelli@stamfordct.gov.

Respectfully submitted

Dr. Damian Ortelli

Chairman, Stamford Harbor Management Commission

cc:
Mr. Frank Fedeli, Stamford Office of Operations
Mr. John Freeman, Applicantʼs representative
Ms. Kristal Kallenberg, Office of Long Island Sound Programs
Mr. Griffith Trow, Chairman, SHMC Application Review Committee
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Office of Long Island Sound Programs Public Hearing
Concerning an Application by Southfield Property, LLC

To Conduct Dredging, Construct a Bulkhead, and Place In-Water Structures
In the West Branch of Stamford Harbor

Remarks by Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

September 8, 2015

My name is Dr. Damian Ortelli.  I am the Chairman of the Stamford Harbor Management 
Commission and will speak tonight on the Commission’s behalf.  Other members of the 
Commission are also present.  My remarks concern the application by Southfield 
Property, LLC for a Department of Energy and Environmental Protection (DEEP) permit 
to dredge, construct a bulkhead, and place in-water structures in the West Branch of 
Stamford Harbor.  The Applicant’s proposed project is known as Davenport Landing.

Pursuant to the Connecticut General Statutes and Stamford Code of Ordinances, it is the 
responsibility of the Harbor Management Commission to review all proposals affecting 
Stamford Harbor and the City’s other coastal waters so that we may determine the 
consistency of those proposals with the City’s Harbor Management Plan.  The Plan was 
prepared by the Commission, approved by the State of Connecticut, and adopted by the 
Stamford Board of Representatives.  It is the water and waterfront equivalent of 
Stamford’s Master Plan for land-use.  The Plan contains the City’s goals, objectives, 
policies, and recommendations for safe and beneficial use of our harbor management area 
and protection of the natural environment.  It guides the Commission’s review of 
submitted plans and applications.
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With regard to any proposal subject to our review, it is our job to transmit our findings 
and recommendations to the appropriate regulatory agencies, including the DEEP and 
City agencies such as the Zoning Board.  All applicants for DEEP permits are required to 
participate in a pre-application review process with the Harbor Management 
Commission.

In 2011, the Harbor Management Commission reviewed plans for development of a 
marina on the Davenport Landing site and determined those plans were consistent with 
the Harbor Management Plan.  However, that previous proposal differed from the current 
application in several significant ways.  The previous owner’s plans did not include 
dredging, bulk-heading, and construction of a working boatyard with an excavated travel 
lift area as now proposed.  In addition, unlike the current plans, the previous owner’s 
plans were not an integral part of a much larger and more comprehensive waterfront 
development scheme involving the discontinuation of water-dependent uses on a site that 
is much larger than the property which is the subject of this application.

As part of the DEEP’s pre-application process, the Commission reviewed the Applicant’s 
current Davenport Landing plans during our April 21, 2015 meeting.  The Commission 
did not provide a favorable recommendation at that time.  Instead, we informed the 
Applicant and DEEP that additional information, including an independent analysis as 
commissioned by the Stamford Zoning Board, would be needed to determine the viability 
of the proposed Davenport Landing boatyard.  We also noted the applicable policies of 
the Harbor Management Plan that support public access to Stamford Harbor, 
development of boating facilities, and redevelopment of underutilized waterfront 
properties.  And we expressed our concerns about the viability of the Applicant’s 
proposed method of off-site boat storage and about the clear intensification of marine 
traffic that would be generated by the Applicant’s proposed boatyard.  We included these 
comments in my letter of April 29, 2015 to the Applicant, with a copy to the DEEP.

In addition, as we do with all pre-application proposals that come before us, we made 
clear to the Applicant and DEEP that the Harbor Management Commission reserves its 
right to determine the proposal’s consistency with the Harbor Management Plan and 
provide additional comments at such time as the proposal may be modified, additional 
information is provided, or the proposal is the subject of a public notice or hearing.

Subsequently, the Applicant requested that the DEEP hold a public hearing on the 
Davenport Landing proposal.  That request, made before the DEEP had reached a 
tentative decision to approve the application, was transmitted to the DEEP’s Office of 
Adjudications in a letter of June 12, 2015 from the Applicant’s representative.
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The Harbor Management Commission considered the Applicant’s public hearing request 
during our meeting on June 16, 2015.  We then asked the Office of Adjudications to not 
schedule a public hearing on the Applicant’s proposal prior to September 2015.  We 
expressed our concern that a public hearing in July or August—traditional vacation times
—would serve to suppress public participation in this most important matter affecting 
Stamford’s harbor and waterfront.  Our request to the Office of Adjudications was 
transmitted in my letter of June 19, 2015.

On July 30, 2015, the DEEP issued a Public Notice of Tentative Determination to 
approve the Applicant’s proposal, along with a notice to hold a public hearing on this 
matter on September 8.

In preparation for this public hearing, the Harbor Management Commission continued to 
discuss the Applicant’s proposal during our meeting on August 24, 2015.  In addition to 
reiterating our previous comments on the Applicant’s proposal, asserting our authority 
and responsibility to review the proposal for consistency with the Harbor Management 
Plan, and recapping some of the history of our review of the Applicant’s proposal, we 
wish to make the following statements.

We are mindful that the Applicant’s proposal to the DEEP contains no references to the 
other, inter- related applications now pending before us and the Stamford Zoning Board.  
However, in order to conduct a proper review of the Applicant’s proposal with respect to 
state laws and policies, including the Connecticut Coastal Management Act, the DEEP 
must recognize the proposal as an integral part of a larger waterfront development 
scheme involving other coastal properties.  As previously noted, the water-dependent 
facilities proposed by the Applicant for establishment at Davenport Landing are intended, 
in large part, to replace water-dependent facilities that previously operated on another 
property owned by the Applicant’s affiliate and which were removed in violation of the 
City’s zoning requirements.  In fact, it is only because of the previous unpermitted 
removal of those facilities that the current application has been submitted. This intent to 
replace previous water-dependent facilities, although not stated in the Applicant’s 
submission to the DEEP, was expressed by the Applicant during public meetings and in 
application materials submitted to the Stamford Zoning Board, and is a basic premise of 
the ongoing review of the Applicant’s proposal by the Zoning Board and Harbor 
Management Commission.

The Harbor Management Commission respectfully reminds the DEEP that 
implementation of the policies of the Stamford Harbor Management Plan to protect 
water-dependent uses is achieved in significant part through the DEEP’s coastal 
permitting process.  We are especially concerned that the water-dependent use policies of 
the Harbor Management Plan and the State’s Coastal Management Act will be 
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significantly diminished if the DEEP fails to evaluate the Davenport Landing proposal as 
part of the larger development scheme.

We also wish to emphasize that the Harbor Management Commission is continuing to 
review the Applicant’s proposal for consistency with the Harbor Management Plan.  We 
will complete our review and provide a statement of our findings and recommendations 
to the DEEP prior to its decision on the Applicant’s proposal.

As indicated above, at the present time the Commission is not able to provide a favorable 
recommendation on this proposal.  As you know, the DEEP, in considering our 
recommendations, is bound by Sec. 22a-113n (b) of the General Statutes.  This section 
requires that a recommendation of the Harbor Management Commission pursuant to the 
Harbor Management Plan shall be binding on any State official making a regulatory 
decision affecting the Stamford Harbor Management Area, unless that official can show 
cause why a different course of action should be taken.  In that context, any decision by 
the DEEP that is contrary to our recommendations must be supported by specific 
findings, the soundness of which can be reviewed by the Connecticut courts.

In conclusion, I wish to thank the Hearing Officer for recognizing the Harbor 
Management Commission’s special standing in this matter and extending the public 
comment period to September 18, 2015, thereby allowing the Commission to review the 
application during its September 15 meeting in light of the additional information 
submitted to the DEEP after our initial review, together with the information presented 
here tonight.

Thank you for the opportunity to speak.  I will submit these remarks as well as our 
previous letters for the record of this hearing.

Respectfully submitted,

Dr. Damian Ortelli, Chairman
Stamford Harbor Management Commission
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April 29, 2015
 
Mr. John Freeman
Southfield Property, LLC
2200 Atlantic Street, Suite 600
Stamford, Connecticut 06902
 
Subject: Plans submitted to the Harbor Management Commission by Southfield Property, 

LLC for work in the Stamford Harbor Management Area
 
Dear Mr. Freeman:
 
The Stamford Harbor Management Commission (SHMC) has reviewed the March 29, 2015 
Draft Structures, Dredging, and Fill Permit Application submitted by  Fuss & O’Neill, Inc. on 
behalf of Southfield Property, LLC (the Applicant), 2200 Atlantic Street, Stamford, Connecticut.  
Included in the application are draft plans for dredging, bulk-heading, and placement of in-water 
structures to establish a full-service boatyard on the Applicant’s property known as Davenport 
Landing at 28 Southfield Avenue.  The draft application and plans were submitted to the SHMC 
in accordance with the coastal permitting process and requirements of the Connecticut 
Department of Energy and Environmental Protection’s Office of Long Island Sound Programs 
(DEEP OLISP).
 
In 2011, the SHMC reviewed plans for development of a marina on this property and determined 
that those plans were consistent with the Harbor Management Plan.  The Applicant’s current 
proposal differs from the previous owner’s application in several significant aspects.  The 
previous plans did not include dredging, bulk-heading, and construction of a working boatyard 
with an excavated travel lift area as now proposed.
 
During its meeting on April 21, 2015, the SHMC reviewed the Applicant’s proposal with 
consideration of the SHMC’s previous comments provided to the Stamford Zoning Board 
regarding the proposal.  Following discussion, the SHMC approved a motion to transmit the 
following finding and comments to the Applicant and DEEP OLISP.
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Finding:
 
Pending development of additional information, including an independent analysis of the 
viability of the proposed boatyard/marina, the SHMC is not able to provide a favorable 
recommendation at this time, but offers the following comments.
 
Comments:
 
1. The Harbor Management Plan encourages and supports redevelopment of underutilized 

waterfront properties where that redevelopment is expected to result  in significant and 
long-term beneficial impacts on the Stamford Harbor and waterfront.

 
2. The Harbor Management Plan encourages and supports the provision of facilities and 

opportunities for public access to the Harbor Management Area, including well-
designed, meaningful, and coordinated public access to the Harbor Management Area 
provided as a substantial component of waterfront redevelopment projects.

 
3. The Harbor Management Plan encourages and supports establishment of new boating 

facilities, as needed, in appropriate locations.
 
4. Although not included in the application materials, the SHMC understands from the 

Applicant’s presentation that the Applicant intends to transport boats removed from the 
water at the proposed Davenport Landing boatyard to a boat storage yard—the subject 
of a separate proposal—at 205 Magee Avenue, a distance of approximately two miles 
from the boatyard via public streets.  The SHMC is concerned about the viability  of 
this method of boat storage.  The SHMC has recommended that the Stamford Zoning 
Board require additional information to address the viability  of the proposed method of 
boat storage, including a professionally-prepared market study and needs analysis of 
the site’s potential to support a water-dependent use.

 
5. The SHMC is concerned about the clear intensification in marine traffic that would be 

generated by the Applicant’s proposed Davenport Landing boatyard in this heavily 
commercial portion of the harbor, and recommends that comments on the proposal 
should be obtained from potentially affected industrial users of the harbor.

 
6. The SHMC reserves its right to determine the proposal’s consistency with the Harbor 

Management Plan and provide additional comments at such time as the proposal may 
be modified, additional information is provided, or the proposal is the subject of a 
public notice or hearing.
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If you have any questions or require any additional information at this time, please contact me at 
(315) 651-0070 or dortelli@stamfordct.gov.

Respectfully submitted,

Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

cc:
Ms. Kristen Belllantuono, CT DEEP OLISP
Mr. Norman Cole, Land Use Bureau Chief
Ms. Theresa Dell, Chair, Stamford Planning Board
Mr. Frank Fedeli, Stamford Office of Operations
Mr. Thomas Mills, Chair, Stamford Zoning Board
Mr. Griffith Trow, Chairman, SHMC Application Review Committee
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June 18, 2015

Ms. Janice B. Deshais, Esq.
Director
Office of Adjudications
Connecticut Department of Energy and Environmental Protection
Office of Long Island Sound Programs
79 Elm Street
Hartford, Connecticut 06106-5127

Subject: OLISP Application No. 201503186-KB by Southfield Property, LLC for work 
in the Stamford Harbor Management Area at 28 Southfield Avenue

Dear Ms. Deshais:

The Stamford Harbor Management Commission (SHMC) is aware of the recent public hearing 
request submitted to your office by Southfield Property, LLC in connection with the above-
referenced application.

The Applicant’s proposed project—known as Davenport Landing—is a matter of significant 
local interest.  Project plans were reviewed by the SHMC during our April 15, 2015 meeting at 
which time we determined that we were not able to make a favorable recommendation pending 
development of additional information.  A copy of our letter to the Applicant is enclosed.

The SHMC considered the Applicant’s public hearing request during our meeting on June 16, 
2015 and approved a motion to request that no public hearing on the Applicant’s proposal be 
convened by the DEEP prior to September 2015.  We are concerned that a public hearing in July 
or August—traditional vacation times—will serve to suppress public participation in this most 
important matter affecting Stamford’s harbor and waterfront.
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Please inform us of your decision at your earliest convenience. You may contact me at (315) 
651-0070 or dortelli@stamfordct.gov.

Sincerely,

Dr. Damian Ortelli
Chairman, Stamford Harbor Management Commission

cc:
Ms. Kristen Bellantuono, DEEP OLISP
Mr. Norman Cole, Land-Use Bureau Chief
Mr. Frank Fedeli, Stamford Office of Operations
Mr. John Freeman, Attorney for Applicant
Mr. Griffith Trow, Chairman, SHMC Application Review Committee
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December 17, 2014

Mr. Norman Cole
Chief, Stamford Land-Use Bureau
Stamford Government Center 
888 Washington Boulevard, 7th Floor 
Stamford, CT 06901

SUBJECT:  STAMFORD LANDING PRE-APPLICATION REVIEW

Dear Mr. Cole:

The Stamford Harbor Management Commission (SHMC) has received your November 
17, 2014 memorandum inviting us to participate in a pre-application review of a 
proposed waterfront redevelopment project by Waterfront Office Development, LP (the 
Applicant).  The Applicantʼs proposal, known as Stamford Landing, affects property at 
46, 62, 68, and 78 Southfield Avenue.  Insofar as the proposal affects real property on, 
in or contiguous to the west branch of Stamford Harbor, it must be reviewed by the 
SHMC for consistency with the Stamford Harbor Management Plan.

Described in your memorandum and in pre-application materials dated November 5, 
2014 submitted to you by the Applicant, the Applicant is requesting that the property be 
rezoned from the CW-D Coastal Water-Dependent District to the DW-D Designed 
Waterfront Development District.  This request triggers a pre-application process with 
specific time periods for referral and agency response set forth in the DW-D zoning 
regulation.

The HMC is also aware of your November 18, 2014 letter in which you: 1) inform the 
Applicant that the submitted pre-application materials are inadequate to support a 
meaningful pre-application review; and 2) list additional information that should be 
provided.

These matters were considered by the SHMC during its meeting on December 16, 
2014.  Following significant discussion, the SHMC approved a motion to inform the 
Land-Use Bureau that, absent a complete pre-application, the SHMC is not able to 
conduct a proper review of the submitted materials and therefore must provide an 
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unfavorable recommendation at this time.  This finding is presented without prejudice to 
the Applicantʼs proposal.  In addition, the SHMC agreed to provide the following 
comments and recommendations to the Land-Use Bureau.

Comments and Recommendations:

1." It is a policy of the Harbor Management Plan that project applicants should 
provide the information necessary for the SHMC to adequately assess the 
potential impacts of proposed development projects on the Stamford Harbor 
Management Area.  Information required should be reasonable in scope and 
should be in balance with the size, scope, and potential positive and negative 
impacts of the proposal.

2." The SHMC recommends that the 35-day agency response period specified in the 
pre-application section of the DW-D zoning regulation should not be initiated by 
the Land-Use Bureau until the pre-application is deemed adequate for review.

3." The Applicantʼs proposal appears to be part of a larger development project 
affecting additional waterfront properties.  The SHMC is concerned that the 
individual parts of this larger project, if submitted separately, may be reviewed in 
a piecemeal manner, thereby limiting the opportunity  for adequate assessment of 
project impacts and benefits.  The SHMC recommends, to the extent permitted 
by law, that all of the Applicantʼs inter-related waterfront plans and proposals be 
submitted and reviewed in their entirety.

4." The SHMC reserves its right to review the Applicantʼs pre-application proposals 
for consistency with the Harbor Management Plan at such time as the proposals 
are deemed adequate for review by the Land-Use Bureau.

If you have any questions or require any additional information, please contact me at 
(315) 651-0070 or dortelli@stamfordct.gov.

Respectfully submitted

Dr. Damian Ortelli

Chairman, Stamford Harbor Management Commission

cc:
Mr. Frank Fedeli, Stamford Office of Operations
Mr. John Freeman, Applicantʼs representative
Ms. Kristal Kallenberg, Office of Long Island Sound Programs
Mr. Griffith Trow, Chairman, SHMC Application Review Committee

2



[this page intentionally left blank]

30


