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Agenda

• Welcome & Housekeeping

• Background on Strong School Redevelopment Process

• Glendower Proposal Review

• Pennrose Proposal Review

• Questions & Next Steps
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T H E  T E A M LEADERSHIP TEAM

Karen DuBois-Walton
President

The Glendower Group

Edward LaChance
VP of Development 
The Glendower Group

Shenae Draughn
Executive VP

The Glendower Group

Karin Patriquin
President

Patriquin Architects

Jimmy Miller
President

Censere Consulting, LLC
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EXPERIENCE
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E X P E R I E N C E  |  G L E N D O W E R DEMONSTRATED PROJECT UNDERSTANDING

HEADQUARTERED IN NEW HAVEN

IN-HOUSE PROJECT MANAGEMENT 

CURRENTLY OPERATING IN FAIR HAVEN

PREEXISTING COMMUNITY RELATIONSHIPS

EMPLOYMENT IN TRAINING OPPORTUNITIES
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E X P E R I E N C E  |  G L E N D O W E R DEMONSTRATED PROJECT UNDERSTANDING
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FAIR HAVEN (HEIGHTS) |  NEW HAVENE X P E R I E N C E  |  G L E N D O W E R

Chatham William T. Rowe 
Redevelopment

Brookside RedevelopmentEastview Terrace

Mill-River Fair Haven Revitalization Quinnipiac Terrace Hope VI Wilmont Crossing
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FAIR HAVEN (HEIGHTS) |  NEW HAVENE X P E R I E N C E  |  G L E N D O W E R

Twin Brooks

Rockview Mixed 
Development

Prescott Bush Mall

Winslow-Celentano

Newhall Gardens

McQueeney Towers
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E X P E R I E N C E  |  PAT R I Q U I N  A R C H I T E C T S

STRONG SCHOOL REVITALIZATION PLAN

FAIR HAVEN 
(HEIGHTS) |  
NEW HAVEN

HISTORIC

CULTURAL

AFFORDABLE 
HOUSING



FEASIBILITY 
STUDY REPORT
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F E A S I B I L I T Y  S T U D Y  R E P O R T HISTORY

STRONG SCHOOL REVITALIZATION PLAN



F E A S I B I L I T Y  S T U D Y  R E P O R T HISTORY

Original 1895 Horace Strong School Strong School burns in January 1914 New Strong School completed 1916
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F E A S I B I L I T Y  S T U D Y  R E P O R T HISTORY
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F E A S I B I L I T Y  S T U D Y  R E P O R T KEEPING THE MOMENTUM GOING

The Strong School is a major landmark in Fair Haven, and its restoration and reactivation has been a major
priority of both the City of New Haven and the Fair Haven community.

In 2014, a community-led group put together a proposal to redevelop Strong School as a mixed-use arts
center with new housing units. Although the plan did not come to fruition, it was a clear demonstration of
the significance of Strong School to the Fair Haven community, as well as the desire for the site to remain a
community hub for years to come.

In the summer of 2017, a community-led mural project brought together more than 100 participants to
paint colorful artwork on the boarded-up street-level windows, putting Strong School back in the spotlight.

Starting in early 2018, community members launched a two-year planning process around the future of
the Strong School site. During the course of four bilingual planning sessions, neighborhood residents,
business owners, and nonprofit leaders identified ten criteria to guide the redevelopment of Strong
School.

STRONG SCHOOL REVITALIZATION PLAN



WORKING PARTNERSHIPS

Interboro Partners

New Haven’s City Plan Department 

Liveable City Initiative

Preservation Connecticut

Community Steering Committee

“The Steering Committee was instrumental in
connecting the study team with the larger public,
including the dissemination of project information,
public meeting invitations, and surveys.”

F E A S I B I L I T Y  S T U D Y  R E P O R T
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F E A S I B I L I T Y  S T U D Y  R E P O R T COMMUNITY REDEVELOPMENT GOALS

1. Enrich social and cultural life

2. Drive economic development

3. Facilitate growth of local businesses and entrepreneurship

4. Serve diverse neighborhood constituencies

5. Host continuous activity, daytime and evening, for safety

6. Provide revenue to the City of New Haven
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F E A S I B I L I T Y  S T U D Y  R E P O R T COMMUNITY REDEVELOPMENT GOALS

7. Include businesses and organizations working in the arts, education, health 
and wellness, food, and/or youth services, encouraging shared space and co-
leases

8. Include public-interacting business on Grand Ave., such as shop or restaurant

9. Include housing only as part of mixed-use concept, with emphasis on affordable 
housing and, where possible, supporting creatives who already live here.

10. Integrated into a responsible development plan for the Strong School District 
and the broader Fair Haven community, and reflective of the City’s Vision 2025 
Plan.
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F E A S I B I L I T Y  S T U D Y  R E P O R T OPTION A
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F E A S I B I L I T Y  S T U D Y  R E P O R T THE COMMUNITY SPEAKS
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CONCEPTUAL 
DESIGN
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PROPOSED REDEVELOPMENT WITH NEW HOUSINGC O N C E P T U A L  D E S I G N
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C O N C E P T U A L  D E S I G N PROPOSED GARDEN LEVEL

OPPORTUNITY

Neighborhood Resources

Small Business  

Street-Facing Commercial Space

Separate Residential Entry
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PROPOSED FIRST FLOOR LEVELC O N C E P T U A L  D E S I G N

OPPORTUNITY

Community Space

Public Space

Gathering Space

Accessibility at Terrace
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PROPOSED SECOND FLOOR LEVELC O N C E P T U A L  D E S I G N

OPPORTUNITY

Artists’ Community

Live/Work Units

Gallery Space

Connectivity to New Housing
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PROPOSED BUILDING SECTIONC O N C E P T U A L  D E S I G N
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PROPOSED NEW DEVELOPMENTC O N C E P T U A L  D E S I G N

COMMERCIAL / SMALL BUSINESS

COMMUNITY SPACE

ARTISTS’ UNITS

32 NEW HOUSING UNITS
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PROPOSED NEW DEVELOPMENTC O N C E P T U A L  D E S I G N

COMMERCIAL / SMALL BUSINESS

COMMUNITY SPACE

ARTISTS’ UNITS
32 NEW HOUSING UNITS
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NEW ENTRANCEACCESS AT GRADE

PARKING LOT
ACCESSIBILITY

ACCESSIBLE ENTRY



PROPOSED NEW DEVELOPMENTC O N C E P T U A L  D E S I G N
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PROPOSED REDEVELOPMENT WITH NEW HOUSINGC O N C E P T U A L  D E S I G N
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PROJECT 
APPROACH
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H P R O J E C T  A P P R O A C H STRONG SCHOOL REVITALIZATION PLAN

PROJECT SCHEDULE

COMMUNITY OUTREACH
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1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33

40% CDs

Site Plan & 
Zoning Approvals

Application for 
Funding

90% CDs

Bidding & 
Negotiations

Permitting

Construction

P R O J E C T  A P P R O A C H PROJECT SCHEDULE

Project Milestones Months
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H P R O J E C T  A P P R O A C H COMMUNITY OUTREACH
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WHY US…
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W H Y  U S … GLENDOWER LOCAL PROJECTS
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W H Y  U S … PATRIQUIN LOCAL PROJECTS
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W H Y  U S … COMBINED TEAM LOCAL EXPERIENCE
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W H Y  U S … STRONG SCHOOL REVITALIZATION PLAN

WE LIVE & WORK HERE

WE UNDERSTAND TRULY AFFORDABLE HOUSING

WE BRING EXTENSIVE EXPERIENCE

WE CARE

WE BELIEVE IN THIS PROJECT 
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Q&A
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Q & A THANK YOU
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Horace H. Strong School Redevelopment: 

Revitalizing Fair Haven’s Cultural Asset 

Presentation to the City of New Haven
September 14, 2022



RFP Goals:
• Preserve and restore the historic original Strong School Building
• Creatively use large common areas
• Increase accessibility
• Maintain some community-serving functions
• Develop the northern parcels

RFP PROPOSAL│ Strong School Redevelopment

Our Response:
• Preserve the original Strong School as affordable housing & live/work 

artist space
• Create an LGBTQ-friendly, 100% affordable rental development
• Re-imagine existing auditorium as a community arts/gathering space
• Ensure buildings are 100% accessible



• Development Team
• Pennrose
• The Cloud Company
• New Haven Pride Center

• Architect & Landscape Architect
• WRT

• Historic Consultant
• PAL, Inc

• General Contractor
• Haynes Construction

• Engineer
• Bohler

• Energy & Building Advisors
• Innova

• Property Management
• Pennrose Management Company

DEVELOPMENT TEAM │ Strong School Redevelopment



• Privately held corporation

• Active in 20 states, DC, and USVI, 
with development offices in:
 Boston

 Atlanta 

 Baltimore

 Cincinnati

 Dallas

 Denver

 New York City

 Philadelphia

15
New developments 

financially closed per year

20
Financed projects in progress,  

+$1.9 billion in value

+100
Municipal & 

Public Partners

ABOUT PENNROSE │ Strong School Redevelopment

26
Renewable 

Energy 
Installations

6
Passive House 
Projects in CT

38
Green 

Certifications

+60
Industry Awards 

Won

52



• 35+ years of management experience 
with specialty in affordable and mixed-
income multifamily

• Employs 400+ trained professionals

• Manages majority of the Pennrose 
portfolio

• Portfolio of 140+ properties, 10,500 
units, across 15+ states and DC

• Integrated in development process from 
conceptual design to construction

35 years
PMC management 

experience

+140
Properties in PMC portfolio

10,500 units, across 15+ states & DC

ABOUT PMC │ Strong School Redevelopment

Management Company

53



• 100% minority-owned, CT-based, real 
estate development firm 

• Co-developer with Pennrose on a variety 
of mixed-use projects in CT, including 
Meriden Commons, Riverfront at 
Torrington, and Village at Park River

• Experienced in tax-exempt financing, 
local and state incentives, and community 
engagement

PROJECT PARTNERS│ Strong School Redevelopment

54

• Provides educational, cultural, and social 
enrichment programming for the LGBTQ+ 
community in CT

• Case management and support services 
for LGBTQ+ community

• Only organization in CT focused on 
LGBTQ+ inclusion in arts, culture and 
humanities



Auburn
Mary D. Stone

55 Units

Lenox
Brushwood Farm

65 Units

Wareham
Littleton Drive

93 Units

Providence
Parcel 9
136 Units

East Greenwich
Frenchtown Rd

62 Units

New Britain 
The Jefferson

70 Units

Meriden
Meriden Commons

151 Units

Torrington
Riverfront

60 Units Orleans
Cape Cod Five

62 Units

Eastham
Village at 

Nauset Green
65 Units

Boston
The Pryde

74 Units

Boston
95 Everett

83 Units Boston
Blessed Sacrament

52 Units

Chelsea 
Soldiers' Home

248 Units

Auburn
Julia Bancroft

60 Units

Adaptive Re-Use

New Construction

Hartford 
Village at Park River

Phase IV: 60 units
Hartford 

Village at Park River
Phase V: 58 units

PENNROSE IN NEW ENGLAND │ Strong School Redevelopment

Hartford 
Village at Park River

Phase I-III: 200 units

Hartford 
Trinity St
108 units



Mary D. Stone
Location Auburn, MA
Type Adaptive Reuse, New Construction
Units 55
Tenure Senior Rental
Affordability Mixed-income, 30% AMI - market rate

Mary D. Stone preserves a historic 1920s school and 
incorporates a modern addition that is respectful to the 
town’s aesthetic. The development is a product of the 
Town of Auburn’s dedication to re-use historic buildings.

Mary D. Stone provides flexible community spaces for 
town functions and the outdoor public space 
opportunities for intergenerational socializing. 

PENNROSE ADAPTIVE REUSE │ Strong School Redevelopment



PENNROSE ADAPTIVE REUSE │ Strong School Redevelopment



PENNROSE ADAPTIVE REUSE │ Strong School Redevelopment



The Pryde
Location Boston, MA
Type Adaptive Reuse, New Construction
Units 74
Tenure Senior Rental
Affordability Affordable, 30% AMI – 100%

The Pryde will be New England’s first LGBTQ-friendly senior 
affordable housing development, created in partnership with 
LGBTQ Senior Housing Inc., a local senior housing non-
profit.

The development restores the historic 102-year-old William 
Barton Rogers Middle School. Community uses include
multi-purpose gym, spaces for art studios, gallery space, and 
an office for the 54th Regiment of Massachusetts Volunteer 
Infantry.

PENNROSE ADAPTIVE REUSE │ Strong School Redevelopment



PENNROSE ADAPTIVE REUSE │ Strong School Redevelopment

Office for the 54th

Regiment

Gymnasium repurposed as 
multipurpose room 



Meriden Commons
Location Meriden, CT
Type New Construction
Units 151
Tenure Family Rental
Affordability Mixed-Income, 25% AMI – Market Rate

Meriden Commons is a multi-phase redevelopment 
project, pursued in collaboration with the City of Meriden 
and the Meriden Housing Authority, to redevelop Mills 
Memorial, an existing 140-unit public housing site.

The transit-oriented development is located just 900 feet 
from the local Amtrak Station, with easy access to job 
hubs in New Haven and Hartford.

PENNROSE IN CONNECTICUT │ Strong School Redevelopment



Village at Park River
Location Hartford, CT
Type Redevelopment, New Construction
Units 400
Tenure Family Rental
Affordability Mixed-Income, 30% AMI – Market Rate

Village at Park River is a transformative redevelopment of 
Westbrook Village, a 40-acre former public housing site, into 
a brand-new mixed-use community in Hartford.

The six-phase development is a partnership between 
Pennrose, The Cloud Company, and the Hartford Housing 
Authority, with strong support form the City of Hartford.

PENNROSE IN CONNECTICUT │ Strong School Redevelopment



Riverfront at Torrington
Location Torrington, CT
Type New Construction
Units 60
Tenure Family Rental
Affordability Mixed-income, 25% AMI - market rate

Riverfront is a new mixed-use, mixed-income waterfront 
community, created in partnership with the City of 
Torrington through an RFQ process.

Amenities include a roof top deck, outdoor playground, 
fitness center, and a community lounge, and an extension 
to the Naugatuck Greenway, available for public use.

PENNROSE IN CONNECTICUT │ Strong School Redevelopment



PENNROSE IN CONNECTICUT │ Strong School Redevelopment



PENNROSE’S APPROACH │ Strong School Redevelopment

Engage the community to determine 
their needs and desires and then work 
with stakeholders to turn that shared 
vision into a reality. 



COLLABORATION │ Strong School Redevelopment

Initial identification and contact with local and 
regional organizations.

Bregamos Theater



Inspired by the historic Strong School, Fair 
Haven’s culturally diverse community, and 
New Haven’s cultural equity efforts.

INSPIRATION │ Strong School Redevelopment



ABOUT WRT │ Strong School Redevelopment

• Nearly 60 years of multi-disciplinary 
experience, including:

• Architecture
• Landscape Architecture
• Planning
• Design

• Longstanding relationship with Pennrose, 
having worked together on dozens of 
development projects ranging in scale

• 120+ employees across 2 offices

• WRT has won over 400 planning and 
design awards since its founding in 1963

BALTIMORE INNER HARBOR FRINGE ARTS

STEEL STACKS YORKLYN NVF

9/16/2022 68



ENGAGEMENT │ Strong School Redevelopment

Photos from WRT

Our team will engage 
with the community 
through an inclusive
development process.



NEIGHBORHOOD CONNECTION PLAN │ Strong School Redevelopment



OPEN SPACE CONCEPT │ Strong School Redevelopment



TYPYCAL FLOOR PLAN │ Strong School Redevelopment



ARTIST LIVE-WORK INSPIRATION │ Strong School Redevelopment



RENDER │ Strong School Redevelopment



Area Median Income (AMI) & RENTS │ Strong School Redevelopment

<30% AMI <50% AMI <60% AMI <80% AMI

Studio $591 $986 $1,183 $1,578

1-Bedroom $633 $1,056 $1,267 $1,690

2-Bedroom N/A $1,267 $1,521 N/A

<30% AMI <50% AMI <60% AMI <80% AMI

Units 8 25 15 10

Income Range $23,670 – $33,780 $39,450 – $56,300 $47,340 – $67,560 $66,276 – $94,584

Units and Income Ranges per AMI

Rent per AMI and Unit Type



Area Median Income (AMI) & RENTS │ Strong School Redevelopment

8

25
15

10

Housing Opportunities

30% AMI 50% AMI 60% AMI 80% AMI

Units by 
Income Level

K-12 Teacher
$85,000

Childcare Worker
$30,000 

Administrative 
Assistant
$45,000Construction Worker

$55,000
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Pennrose McClutchey Dakota HFS Trout Brook
Realty

Advisors

Glendower Trinity Beacon Michaels MHA of S
Central

2016 – 2020 CHFA LIHTC AWARDS

DEVELOPMENT BUDGET │ Strong School Redevelopment

Proposed Sources TOTAL

First Mortgage 3,282,950
4% Low Income Housing Tax Credits 11,240,180
Federal & State Historic Tax Credits 2,181,518
DOH Funds 5,000,000
Grants, City & State Funds 2,525,000
Seller Financing 500,000
Deferred Fee / Sponsor Loan 1,019,675
Total Sources 25,749,323

Proposed Uses TOTAL

Hard Costs 16,802,700
Hard Cost Contingency 1,260,202
Soft Costs 3,436,805
Soft Cost Contingency 186,743
Acquisition 500,000
Dev Fee & Reserves 3,562,872
Total Uses 25,749,323 



• Redevelop the Strong School into an affordable, 
LGBTQ-friendly development

• Provide attractive live/work opportunities for local artists 
to remain in their community

• Create space for arts and culture in the greater Fair 
Haven community

VISION │ Strong School Redevelopment



RFP PROPOSAL│ Strong School Redevelopment

Thank You!



Questions & Next Steps



Thank You for Your Consideration. 

CITY OF NEW HAVEN 
JUSTIN ELICKER, MAYOR

SARAH MILLER, ALDER WARD 14
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