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FROM THE EDITOR 

The Path We're Taking 
After twenty years, what you're now 

holding will be our last issue in print. 
It's a bittersweet moment. But the reality is 
that printing and postage costs have contin­
ued to rise. At the same time, with munici­
palities under financial pressure, our 
revenues have declined. The bottom line: 
we simply cannot afford to continue as a 
print publication. 

As you may recall, our initial plans were 
to shut down completely. But we were taken 
aback by the many messages we received 
urging us to look for some way to stay in 
business. As a result, we prepared a sunrey 
(that many of you participated in) to see if 
there would be enough support for us to 
transition to a membership-based web site. 

The responses were overwhelmingly 
positive - and we're now in the process of 
developing our new web site. \h/hen it opens 
this summer, our aim will remain the same: 
to provide you with quality materials 
specially focused on the needs of citizen 
planners. 

Our new web site will offer you several 
notable benefits. First, you'll have unlimited 
access to over 500 articles we've published 
since 1991. There's an enormous amount of 
terrific material you'll be able to easily 
search, download, and print out. 

Beyond that, we'll be providing new con­
tent - in the form of "resource briefs" on a 
variety of topics, plus "bright ideas" high­
lighting innovative planning programs and 
ideas from across the country. We'll also be 
developing an interactive method for updat­
ing many of our past articles. And we're 
reviewing many other ideas suggested in 
responses to our survey. 

Finally, we're structuring our pricing to 

enable municipalities to provide all their 
planning commissioners with member­
access to our new site at a very affordable 

rate. 
We hope you 'll join 

us on the new path we're 
taking. + 

~)!./~ 
Wayne M. Sem•ille, 
Editor 
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Just What Is the Job 
of a Planning Commissioner? 

. .,_ he primary goal of 
·'\. . 
the Planning Commis-
sioners journal has 
always been to help citizen 
planners - especially mem­

bers of local planning and 

zoning boards- do their job 
better. But just what is the 
job of a planning commis­
sioner? 

We want to re-examine this 
broad question in light of what 
our talented contributors have 
had to say over the past twenty 
years. So go get yourself a cup 
of coffee or tea, sit back, and 
thumb through the following 
pages. 

Some of the keenest observa­
tions on the role planning com­
missioners play have- not 
surprisingly- come from com­
missioners themselves. Over 
the years, many planning board 
members have drawn on their 
own experiences in writing for 
the PC]. 
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by PC] Editor; Wayne Senville 

An Obligation 
· to Contribute 

"Recognize that you have 
an obligation to contribute to 
your planning and zoning 
meeting, even if you don't have 
a set of initials following your 
name and can't name the plan­
ner who laid out the streets of 
Paris. It's not a 'chance' to con­
tribute; it's an 'obligation' by 
virtue of your appointment. 
Study any staff reports, maps, 
and the like, and come pre­
pared to contribute ... Planning 
commissions are places for peo­
ple who care and want to make 
a difference to their communi­
ties." -Steven R. Burt, Sandy 
City, Utah {100} 

Ask Questions 
"Once appointed, don't be 

reluctant to ask questions of 
other board members and the 
planning staff. The staff is there 

to assist and advise the 
board. At your board's public 
meetings, ask questions. 
Other board mePlbers, or cit­
izens in attendance, may 
have the same question in 
the back of their mind. The 
old adage 'the only dumb 
question is the one not asked' 
is true." - Stephen F. DeFeo, Jr., 
Methuen, MassachttSetts {234} 

Think Before 
You Respond 

"Think carefully before you 
respond to demands from citi­
zens and developers. Often a 
salient issue \vill come to the 
attention of citizens before you, 
as a board member, have all the 

facts. Resist the urge to express 
your opinion until you are sure 
about where you stand on the 
issue." - Che1yl R. Roberts, 
Huntersville, North Carolina 

{234} 

Put Aside 
Your Own Biases 

"Put personal preferences and 
prejudices aside to deliberate 
on technical issues and applica­
tion merits, and be proactive to 
seek changes to local zoning 
laws where deficiencies have 
been identified." -Louis joyce, 
Alloway nvp., New jersey { 467} 

"Try very hard to see both 
sides of an issue. It's easy to vil­
ify developers as uncaring, 
manipulative, and simply out 

Using this Article 

to make a profit. But remem­
ber that it is not a crime to 
make a reasonable profit ... 
With this said, commissioners 
have a duty to protect the 
public, follow the general 
plan, and enforce the city 
code- and sometimes a pro­
ject just does not conform to 
that mandate." - Fedolia 
"Sparhy" Hanis, Elh Grove, 

California {467} 

Make the Right 
Decision, Not the 
Popular One 

As Carolyn Braun noted in 
"Planning From Different Per­
spectives" {170}: 

"As planning commissioners, 
I'm sure you have heard diffi­
cult requests from friends or 
neighbors that do not comply 
with the code. It is hard not to 
be empathetic \vith your neigh­
bors. They stand before you, 
looking at you, hoping you 
- of all people- will under­
stand and help them. After all, 
you live there. Silently, you 
wonder whether granting the 
request would be that bad. 
After all, it really wouldn't hurt 

continued on next page 

Throughout this article you'll see brackets \vith a number 
inside like this: {467}. This is the identifying number we've 
given to each article we've published. 

When you or your community join our new Planners Web 
service you will be able to access the full text of each article 
simply by going to our web site: www.plannersweb.com; then 
logging in as a PlmmersWeb member; and then inserting the 
article number (or the article title) in the search field. 

We'll also be posting on the Planners Web site a copy of this 
article - complete \vith hyperlinks. 
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Just What is the Job ... ? 
continued from previous page 

anyone. What's a couple of feet 
in the greater scheme of things? 

Similarl)~ you may be called 
on to decide applications that 
have evoked strong neighbor­
hood opposition .... Silently, 
you wonder how you can 
approve this request with so 
many people in opposition. 
How could this possibly be best 
for the community? .. . 

It is tempting as a commis­
sioner to simply make a popu­
lar decision. It has been my 
e;>.:perience, however, that in 
the long run, consistent deci­
sions give you more credibilil)~ 
Rest assured, it won't always 
be eaS)~" 

"The Effective Planning 
Commissioner" 

That's the title of a column 
Elaine Cogan wrote for the PC] 
for some eighteen years. Cogan, 
who is a founding partner in 
the Portland, Oregon, planning 
and communications firm of 
Cogan Owens Cogan, has for 
more than thirty years served as 
a consultant to communities 
undertaking strategic planning 
or visioning processes. She's 
also the author of Now that 
YDit're on Board: How to Survive 
... and nuive ... as a Planning 
Commissioner- which will be 
available on our PlanncrsWeb 
site. 

In her PC] column, Cogan 
often focused on those special 
attributes that can help plan­
ning commissioners be more 
effective - such as patience and 
passion: 

Patience\ 
"Patience is an essential attri­

bute if you are to be an effective 
decision maker, especially in 
the contentious situations that 
often confront the planning 
board. You need to exercise 
patience over your own desire 
to rush to judgment after a cur­
sory review of the 'facts' as they 
are presented by staff or an 
applicant, or seem to be borne 
out by your own experience. 
You also need to be patient 
with other board members who 
may have a different perspec­

expressed in a hysterical or 
zealous, take-no-prisoners 
mode. It can be a positive 
model when you as a commis­
sioner show a calm but pas­
sionate advocacy for the value 
of planning as a vital contribu­
tion to your communil)?s 
present and future livability­
and when you recognize that 
citizens can also be rightfully 
passionate about their neigh­
borhoods, the natural environ­
ment, schools, playing fields, 
or other matters of concern .. . . 

Sometimes passion can cause 
you to be a loner. You may have 
patiently listened to all the 
arguments on a contentious 
issue, weighed the infotmation, 
debated openly and fairly with 
your colleagues, and still 
reached a conclusion tl1at is not 
supported by the majority on 
the planning board. This may 
not be a comfortable position 
and would be ineffective if you 
are too often on the losing side. 
However, if you can e:~.-press 
that passionate disagreement 
with conviction while not dis­
paraging tl1ose who have other 
points of view, you wilt engen­
der respect, and may even win 
over others."- from "Mailing the 
Case for Passion" in Now that 
You're on Board. 

tive or be slower to grasp ----- - ------... 
complicated concepts. 

Most importantly, you 
must be patient with the 
public at that inevitable 
public hearing or meeting. 
... Each citizen desenres to 

be heard \vith patience, no 
matter how misguided you 
may think they are." - from 
"What Counts Most as a 
Planning Commissioner" 
{249) 

Passion 
"Passion is a powerful and 

admirable qua lit)' if it is not 

Consensus-Builders 
Elaine Cogan has also written 

about tlle different roles mem­
bers of a planning commission 

can play You'll read later about 
the role of the chair, but as 
she noted in " ... And the Con­
sensus Is" {311}, there's also 
an important role for the con­
sensus-builder: 

"Knowing when to vote and 
when to rely on consensus can 
contribute substantially to tlle 
smooth running of your plan­
ning board. First, it is impor­
tant to acknowledge that most, 
if not all, decisions on legal 
matters require a recorded vote. 
Some issues require a simple 
majority; others t.wo-tllirds or 
more. These procedures should 
be spelled out clearly and fol­
lowed precisely. 

Many oilier issues, however, 
are best resolved witllout a 
vote. Voting can polarize peo­
ple and create a \vinner/loser 
environment. Consensus 
implies that tlle group can 
come to general agreement 
without forcing individuals to 
take sides. 

Is tllere a consensus-builder 
on your board? If you are the 
chair, do not assume you have 
to take tllat role if it is not a 
comfortable position for you. 
Your primary responsibility is 
keeping order and giving every­
one a fair opportunity to speak. 
If you are not the chair but 
have tllat skill, do not hesitate 

to use it. The 
consensus­
builder can be 
anyone on tlle 
board who has 
tlle patience, 
aptitude, and 
interest. ... " 

Since our very 
first issue in 
1991, we've 
invited com­

ments from planners and plan­
ning commissioners on the first 
drafts of all articles submitted 
for publication. W hen space 
has allowed, we've also includ­
ed some of these comments 
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alongside the published article 
-as was the case with Cogan's 
article on consensus building: 

"As Chairman of the Plan 
Commission in the Town of 
Dodgeville, Wisconsin, my con­
viction about the value of con­
sensus building couldn't be 
su·onger. Democracy is, at its 
heart, dependent upon good 
citizens with fair minds who 
can work their way through all 
of the information and argu­
ments and come to an agree­
ment about their decision." 
-Lois Menill, Dodgeville, 
Wisconsin. 

"Regardless of the circum­
stances our Chairman will go 
out of his way to assure that 
whoever wants to be heard 
receives their opportunity. We 
seem to reach consensus, at 
least to a great degree, in near 
all of our deliberations without 
a specific 'consensus builder.' ... 
Any of our members \vill take 
the lead as they deem neces­
sary." -Bob Steishal, ]1:, Gulf 
Shores, Alabama. 

Getting Prepped 
How to run, participate in, 

and benefit from meetings are 
topics we've regularly covered. 
But it's important to remember 
that the "job" of a planning 
commissioner doesn't start 
when the meeting is called to 
order and end when it is 
adjourned. 

James Shockey- whos served 
as both a planner and a plan-

ning commissioner in Colorado 
- reminded commissioners to: 

"Make sure to take the time 
to read and understand the 
information presented in the 
staff reports prior to the meet­
ing. Staff really appreciates 
commissioners who have read 
their packet and we can always 
tell by the questions asked at 
the meeting who has or hasn't." 
-from "Sitting on Both Sides of 
the Table" (467} 

Along similar lines, Cynthia 
Eliason - another planner 
whos also served as a planning 
commissioner (in California) -
emphasized: 

"Do your homework! There 
is nothing worse than coming 
to the meeting and hearing the 
ripping open of meeting pack­
ets for the first time." ( 467} 

What's On 
Your Agenda? 

How much thought do we 
give to our meeting agendas? In 
many cases, not enough. As 

Elaine Cogan described in 
"First on the Agenda is the 
Agenda" (251 }: 

"The agenda is the template 
for your meetings. It should be 
developed thoughtfully so that 
the planning board has ade­
quate time for matters that 
require attention and/or deci­
sions and less time for 'house­
keeping' or more routine 
subjects. It should delineate 
plainly when public comment 
is invited and the actions 

WOW, THIS PLANNING 
COMMJSS!ON REALLY CAR£S 

ABOUT US! 

Meeting of the O'Fallon, 
Illinois, Planning Com­
mission. Chainnan Gene 
McCosl1ey is at far 1ight of 
plwto at bottom. Note how 
staff uses the large screen 
to allow the public to easily 
view infonnation about the 
project under review. 

expected of each item (review 
only; action; referral). 

Many commissions leave the 
agenda writing to staff and may 
see it for the first time when 
they come to the meeting. This 
does not serve you or the pub­
lic well. The best approach is 
for the chair, or a committee of 
your board, to review the agen­
da before it is final and for 
commissioners to receive it 
and any backup materials sev­
eral days in advance. 

Allow ample and early time 
for issues which most concern 
the public .... Put the con­
tentious or controversial issues 

on the agenda early, and 
give them the time 
they deserve. Do not 
be offended if most 
of the crowd leaves 
as soon as you turn 
to other matters." 

Setting the Right Tone 
One of the most important 

steps a planning commission 
can take is to set the right tone 
at the very start of a meeting. 
During my 2007 cross-country 
trip on U.S. Route 50, I attend­
ed a meeting of the O'Fallon, 
Illinois, Planning Commission. 
Chairman Gene McCoskey did 
a terrific job in creating a wel­
coming atmosphere. He opened 
the meeting by providing brief 
introductions of the commis­
sioners and staff; a review of 
how the meeting would be run 
and when public comment 
would be taken; and an expla­
nation of the planning commis­
sion's role in the project review 
process. 

McCoskey and his fellow 
commissioners listened intently 
during lengthy, sometimes 
angry, public comments about a 
development proposal on the 

continued on next page 
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Just What is the Job ... ? 
continued from previous page 

evening's agenda. They asked a 
few questions to clarify points, 
but basically sat and listened, 
and then offered the developer 
and his team the chance to 
respond. By showing an open 
mind and being respectful to 
all, the commission left those 
attending- whatever side they 
were on - knowing they had 
been heard. 

You can listen to a four 
minute audio clip of 
McCoskey's opening remarks. 
Go to: <www.rteSO.com>, then 
in the left sidebar scroll down 
to June 12: Introductions. You 
can also access the nearly one 
hundred posted Route 50 trip 
reports. 

For more on the importance 
of setting the right tone at the 
s tart of the meeting, see Elaine 
Cogan's " ... In the Beginning" 
{352} 

Chairing the 
Commission 

One place where leadership 
skills are especially important­
along with sound judgment 
and an even temperament - is 
in the role of chair. Here's some 
of what Carol Whitlock, long­
time chair of both the City of 
Merriam (Kansas) andjohnson 
County Planning Commis­
sions, had to say: 

"Always be fair. This is per­
haps the most important respon­
sibility of the chairperson. 

Remember it is your job to give 
everyone their 'day in court,' 
not to decide who is right or 
wrong. (You will do that also, 
but outside of your job as 
chairman) . ... 

Do not allow the audience to 
break in when someone else 
has the floor. If patiently telling 
members of the public to wait 
their tum doesn't work, stop 
the meeting and let everyone sit 
and stew until it comes back 
under control. No need to yell, 
pound the gavel, or demand 
control. Things will settle down 
if all business stops until peace 
reigns. Only one time have I 
ever had to threaten to get the 
police to clear the room ... . 

Patiently listen until every 
person who wishes to speak 
has had their say. This is where 
[a] time limit comes in to help 
you out. But more importantly, 
if everyone understands that 
they will be heard, they are 
much more apt to sit patiently 
and not disrupt the meeting. 

Develop a good working rela­
tionship with your 
planning director 
(or whoever is your 
key staff support 
person). This is 
vital. ln my years' of 
ex-perience as chair­
person, I have also 
found that meeting 
with our planning 
director before each 
public meeting has 
strengthened our 
relationship, while 

providing me with a heads up 
about any unique or 'hot' items 
on the agenda."- from "Chair­
ing the Commission" { 183} 

Show Respect 
As Whitlock noted, one of 

the essentials of running a good 
meeting is showing respect to 
members of the public. This is 
important not just as a matter 
of civili!:)~ but also because you 
might actually learn something 
from your fellow citizens-
even if you disagree with what 
they're saying. What's more, 
if the commission is to be effec­
tive in its job of planning for 
the future of the communi!:)•, it 
needs the respect and support 
of the public. 

Elaine Cogan has often spo­
ken on the importance of 
respect, as in her article, 
"Meaningful Dialogue \1-,lith the 
Public" { 153}: 

"To keep and maintain the 
trust of the public, it is impera­
tive that your planning com­
mission understands - and 
practices - the fine art of invit­
ing their comments and ques­
tions and responding in a 
cordial and respectful manner. 

It is most important to estab­
lish ground rules and enforce 
them. Ask people who wish to 
speak to sign in ahead of time 
and refer to that list throughout 
the meeting. You can then call 
on each one by name. If you 
accompany your words by a 

nod or a smile, you show a wel­
coming acceptance .... 

Show by your body language 
that you are listening. Lean for­
ward, with hands discretely on 
the table or in your lap. Never 
roll your eyes, shake your head, 
or tap a pencil or pen - all sure 
signals you are impatient or 
distracted. 

Do not fall for 'red herrings' 
or baited questions. If neces­
sary, repeat what you or other 
commissioners have said or 
ex-plain your answer in more 
detail. ... 

Always be polite. You may 
have to agree to disagree, but 
insults and innuendo are never 
appropriate .... " 

The "Riggins Rules" 
Eighteen years ago we heard 

about the "Riggins Rules" from 
Arizona planner Bev Moody. 
They were put together in 1967 
by the late Fred Riggins, then 
Chairman of the Phoenix Plan­
ning Commission, who titled 
them "Suggested Do's & Don'ts 
for the Conduct of Public Hear­
ings and the Deportment of 
Members of Boards, Commis­
sions, & Other Bodies." They've 
since been re-titled as the 
"Riggins Rules" in his honor. 

While we hope you'll read all 
39 of the Riggins Rules {513}, 
here are a few excerpts: 

"• Do be on time. If the hear­
ing is scheduled at 7:30, the 
gavel should descend at the 
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exact hour; and the hearing 
begin, if there is a quorum. 
If you have to wait ten minutes 
for a quorum and there are 100 

people in the room, the strag­

gler has ... created a very bad 
beginning for what is a very 
important occasion for most of 
those present. 

• Don't mingle with friends, 
acquaintances, unknown appli­
cants or objectors in the audi­

ence before the meeting or 
during a recess period, if it can 

be politely avoided. You will 
invariably create the impression 
... that there is something 
crooked going on, especially 
when you vote favorably on the 

case of the applicant you were 
seen conversing with. 

• Do your homework. Spend 
any amount of time necessary 
to become thoroughly familiar 

with each matter which is to 
come before you. It is grossly 
unfair to the applicant and to 

the City for you to act on a 

matter with which you have no 
previous knowledge or \vith 

which you are only vaguely 
familiar. And you will make 
some horrible and disturbing 
decisions. 

• Do be attentive. Those 

appearing before you have 
probably spent hours and hours 

preparing and rehearsing their 
arguments. The least you can 
do is listen and make them 

think that you are as interested 
as you should be. Refrain from 
talking to other members, 
passing notes and studying 
unrelated papers. 

• Don't use first names in 
addressing anyone at all during 
the course of the hearing. This 
includes audience, applicants, 
members of your particular 
body, even if the person con­
cerned is your brother or your 
best friend. Nothing, repeat 
nothing, creates a more unfavor­
able impression on the public 

than this practice. 

• Don't try to 
make the applicant 
or any other person 

appearing before 
you look like a fool 
by the nature of 
your questions or 
remarks. This is 
often a temptation, 
especially when it is 
apparent that some­

one is being slightly 
devious and less 
than fortlrright in 

his testimony. But don't do it. 
• Don't forget that the staff is 

there to help you in any way 
possible. It is composed of very 

capable professional people 
\vith vast experience. Lean on 

them heavil)~ They can pull you 
out of many a bad spot if you 

give them a chance. Or they 
may just sit and let you stew, 

if you do not give them the 
respect which is their due." 

If Our Meetings 
Could Talk 

Quite a few of the Riggins 
Rules relate to two critically 
important topics we've covered 
extensively: ethical matters 
(such as ex parte contacts and 
conflicts of interest) and the 
relationship between commis­
sioners and staff. We'll turn to 
them shortly. But first, allow us 
a few minutes to talk more 
broadly about the nature of 
meetings- and how they can 

be made more productive. 
On this point, we need to 

introduce (or re-introduce) you 
to Mike Chandler, who for 
eleven years wrote "The Plan­
ning Commission At Work" 
column for the PC]. During this 
time, Chandler was also the "go 
to" speaker at planning com­
mission training workshops 
around the country. In one of 
his PC] columns he asked what 
we'd hear if our meetings could 
talk: 

"During our planning com­
mission training sessions we 

spend a considerable amount of 
time exploring the nature of 

meetings. One of the more 
interesting exercises involves 

having the participants com­
plete the follO\ving question: 

'If our planning commission 
meetings could talk what might 

they say?' 
As you might suspect, this 

question has generated some 
very interesting responses. 
We've had meetings tell us: Tm 
happy that's over. I feel good. 
I've got more to do. What a 
great meeting. I need a drink. 
If that happens one more time 
I'll do something you will 
regret.' Who ever said meetings 
don't have a sense of humor! 

Another exercise that gener­
ates much discussion involves 
determining why some plan­
ning commission meetings suc­

ceed while others fail. 
Commonly cited reasons for 
successful commission meet-

ings include: the meeting start­
ed on time; the commission fol­

lowed the agenda; the public 
was able to participate; the 

meeting accomplished a prede­
termined task; and, the meeting 

did not last too long. 
Reasons for meeting failure 

usually include the absence of 
the attributes listed above. In 
addition, commission meetings 

may not be successful if com­
missioners fail to do their 
homework; if the commission 

chair is weak or ineffectual; or 
if the meeting sequence is hap­
hazard or disjointed.- from 
"Mailing the Most of Your Meet­
ing Time" {451) 

Before leaving behind the 
arena of meetings, there are two 

more "pieces of business" we 
want to bring to your attention 
- first , the importance of rules 
of order, and second, the dan­
ger of ex parte contacts. 

continued on next page 

For more on how to hold effective public meetings and hearings: 

• Wayne Senville, "Dealing With Contentious Public Hear­
ings" {380) 

• Ric Stephens, "Ten Things to Avoid" {347) 

• Elaine Cogan, "Meeting Formats Should Follow their Func-
tions" {248) 

• Ric Stephens, "Late Nights \vith the Commission" {138) 

• Debra Stein, "Dealing With An Angry Public" {233) 

• Elaine Cogan, "How Well Do You Use Your Time?" {474) 
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Just What is the Job ... ? 
continued from prcvioltS page 

Rules of Order 
Many planning commission­

ers are not familiar with the 
mechanics of rules of order. But 
they can be quite important 

As then planning commis­
sioner Steven Burt reminded 
readers in "Being a Planning 
Commissioner" { 100): 

"Be aware that the motion 
maker has a decided advantage 
in influencing the outcome of a 
vote. Often, if there is indeci­
sion on the part of one or more 
commissioners, the person 
making a clear, strong motion 
\Vill carry votes to his or her 
position." 

In "The Commission Will 
Come to Order" {388) the late 
David Allor provided a very 
helpful two page "Model Out­
line of Motions for Planning 
Commissions and Zoning 
Boards," which he specially 
adapted from Robert's Rules of 
Order. We urge your planning 
commission to take a look. 

Ex Parte Contacts 
For many years, planner 

Greg Dale has been our "in­
house" e>.:pert on ethical ques­
tions facing planning board 
members. Dale is a founding 
partner of the Cincinnati-based 
firm of McBride Dale Clarion, 
and a regular at planning com­
missioner training workshops. 
He's covered topics ranging 
from conflicts of interest, to 
bias, to dealing with confiden­
tial information. But perhaps 
the most important subject 
Dale's reported on involves "ex 
parte" contacts. From his most 
recent article on the topic, 
"Revisiting Ex Parte Contacts" 
{129): 

"Fifteen years ago, one of my 
first Planning Commissioners 
journal articles dealt \vith the 
topic of 'ex parte contacts.' 
I defined this as any contact 
that you have with the party 
involved, or potentially 
involved, in a matter before the 
planning commission outside 
of the public hearing process. 
I pointed out the perils of ex 
parte contacts, both from a 

legal and an ethical perspective . 
. . . As I think further about 

the issue, there are several rea­
sons why I feel more strongly 
about the problems \vith ex 
parte contacts now. 

First, over the last fifteen 
years, I have continued to con­
duct numerous planning com­
mission training sessions at the 
local, state, and national level. 
I always discuss ex parte con­
tacts with commissioners and it 
is striking how almost universal 
their reaction is against allow­
ing them. Perhaps I am just 
preaching to the choir at plan­
ning commissioner workshops, 
but there appears to be a very 
broad recognition that ex parte 
contacts are potentially damag­
ing to the process. 

Second, public interest in 
planning and development 
decisions has increased as 
development pressures in many 
places have continued to 
mount. As many of us realize, 
development decisions are 
being made under increasingly 
intense scrutiny. This often 
includes a focus on the fairness 
of the process. 

Quite simply. in my opinion, 
ex parte contacts are a bad idea 
and ought to be avoided ... My 
concern is not so much with 
the legality of ex parte contacts 

in this situation- that is for 
your legal counsel to address­
but \vith how the public is 
likely to perceive such contacts 
even if they are legally permis­
sible .... 

The simplest, clearest, and 
best policy is for a commission 
to agree not to engage in ex 
parte contacts. That means 
telling people who contact you 
that you cannot talk to them 
about a matter pending before 
the commission, while encour­
aging them to come to the com­
mission meeting to ask their 
questions or give their opinion. 

... One other caution on ex 
parte contacts ... treat email 
communications just as you 
would hard copy or oral com­
munications. It is amazing to 
me how people tend to view 
emails as somehow being under 
the radar screen. The reality is 
that email communications ... 
about matters before you are 
likely to be considered public 
records, and you may be 
required to produce them." 

Remember that your job is to 
make decisions or recommen­
dations based on the evidence 
presented to you during the 
public review process, and that 
the public has a right to know 
what information you use as 
the basis for your decision." 
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Not Ex Parte Contacts 
I recall when Greg Dale sub­

mitted the first draft of this arti­
cle, one concern I had was to 
be sure planning commission­
ers realized that there are, in 
fact, many times when they can 
and should speak with others 
about planning issues. Dale 
agreed, and added the follow­
ing section: 

"It might seem to some that 
the concerns I've expressed 
about ex parte contacts would 
result in planning commission­
ers being insulated from the 
community, at the same time 
that we are asking them to 
reflect its planning values. Here 
is an important distinction to 
make: ex parte concerns relate 
primarily to matters that are 
pending before the commis­
sion, primarily related to 
requests for development 
approvals such as zone 
changes, planned unit develop­
ments, site plan approvals, and 
other similar requests that 
involve a specific, legally pre­
scribed process of review. 

On the other hand, we do 
expect planning commissions 
to concern themselves with 
long range, community-\vide 
planning policies and issues 
outside the development review 
process. This requires planning 
commissioners to be in tune, 
and in touch, \vith citizens who 
are interested in planning 
issues .... 

It is entirely appropriate for 
commissioners to participate in 
community organizations and 
to use those opportunities to 
discuss planning issues ... as 
long as these do not involve 
specific case matters pending 
before the commission." 

Citizen Planners 
In thinking about the role of 

planning commissioners, how 

many of us are aware of the 
early history of planning com­
missions in America? Let's take 
a short trip \vith planning his­
torian Laurence Gerckens­
national historian for the Amer­
ican Institute of Certified Plan­
ners and a frequent contributor 
to the PC]- as he recounts how 
citizen plan~ers helped turn 
around one Midwestern city 
(392) 

"It's easy to sit back and wait 
for problems to arrive at the 
planning commission. All of a 
commissioner's time can be 
spent stamping out brushfires 
and processing standard 
reviews. But it is worth recall­
ing that citizen planning com­
missioners were put in that 
position ... to provide insights 
into the problems and potential 
of the community, and to pro­
vide leadership in the solution 
of problems before they arise. 

Consider the history of the 
Cincinnati Planning Commis­
sion: Onjanuary 4, 1914, a 
group of civic minded individu­
als and representatives of the 
community development com­
mittees of a number of Cincin­
nati organizations founded the 

'United City Planning Commit­
tee.' . .. Through the medium 
of community planning, these 
Cincinnatians were seeking a 
more rational, publicly open, 
and less eli.'Pensive system for 
the provision of needed capital 
facilities than the system of 
secret agreements, payoffs, and 
bribes that determined public 
development policy in Cincin­
nati at the time .... 

The Committee charged 
[Alfred] Bettman with drafting 
state enabling legislation 
authorizing the creation of 
local, citizen dominated munic­
ipal planning commissions, 
giving these groups the power 
to create and adopt a general 
development plan for their 
communities .... In May of 
1915 the Ohio legislature enact­
ed the first planning enabling 
law in the United States ... 

The Cincinnati City Planning 
Commission ... helped bring 
order, rationality, and economy 
to Cincinnati through: the inte­
gration of future land-uses, 
transportation facilities, and 
public u tilities and facilities in 
a long-range comprehensive 
plan; the use of the land-use 

View across the west end of the Main Basin, 
World~ Columbian Exposition, Chicago 1893. 

zoning power to shape future 
community form; and the use 
of carefully prepared six year 
capital budgets designed to 
allow for development while 
keeping tax expenditures at a 
low, even rate. 

The bold and creative efforts 
of the citizen-member dominat­
ed Planning Commission 
shaped not only the city of 
Cincinnati, but also, through 
its example and leadership, 
the community planning prac­
tices of the entire counny." 
-from "Community Leadership 
& the Cincinnati Planning Com­

mission" (392} 

It Happened In Chicago 
Let's take one step even far­

ther back in time. In 1893 an 
event occurred in Chicago that 
profoundly affected the role cit­
izens would come to play in 
shaping the future of their com­
munities. Americans in the late 
19th century were wrestling 
\vith the effects of rapid urban 
growth and development. But 
when they came to visit Chica­
go that year - as they did by the 

continued on next page 
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Just What is the Job ... ? 
continued from previotu page 

millions - they were moved by 
a strikingly beautiful vision of 
the future. 

As one reporter described 
the scene: "The world has 
been vouchsafed one perfect 
vision which will never suffer 
from decay ... then or now, 
no words can ex-press the 
beauty of the Dream City, for it 
is beyond even the unearthly 
glamour of a dream." 
- Candace Wheeler WliCingfor 
Harpers New Monthly Maga­
zine, May 1893. 

As you've probably guessed­
especially if you've taken a 
look at the photo!- the vision 
of the future was found at the 
World's Columbian Exposi­
tion, the great Chicago World's 
Fair of 1893. 

Gerckens put the Chicago 
World's Fair in perspective for 
planners: 

"Architect Daniel Hudson 
Burnham, Director of Works 
for the Chicago World's Fair of 
1893 undertook to realize the 
first city-scale unified design 
of buildings, pedestrian plazas 
and public monuments in 
America. Painted all in .white, 
this 'Great White City' thrilled 
visitors with its beauty, cleanli­
ness and order. It initiated the 
City Beautiful Movement in 
the United States and catapult­
ed Burnham into leadership of 
the newly emerging city plan­
ning profession. 

Thousands of visitors left 
Chicago \vith the belief that 
things could be made better 
back home. They began to 
organize local groups to plan 
for a visually and functionally 
unified new 'civic center,' for 
metropolitan park systems and 
tree-lined boulevards with 
coordinated public benches, 
street lights and transit sta­
tions. They sought to realize 
architecturally integrated 

streets through laws regulating 
building heights and setting 
building setback lines. 

led by major businessmen, 
unofficial City Plan Commit­
tees undertook to raise the 
quality of the public environ­
ment to make physical Ameri­
ca a fitting subject for public­
spirited support and patriotic 
respect, capable of inspiring 
both the ambitions of youth 
and the visions of the industri­
ous. The idea of America 
would take positive physical 
form through the effort of 
community planning commis­
sions; it would be realized in 
community actions directed 
toward shaping and protecting 
the public environment. ... 

The modern American plan­
ning commission is the 
guardian of the public physical 
environment. When this 
responsibility is forsaken, all 
citizens of the community, 
present and future, suffer loss­
es that are ecological, cultural, 
and economic, as well as 
aesthetic." -from "Com~mmity 
Aesthetics & Planning" (461} 

Leadership 
After reading Gerckens' 

remarks, we might ask our­
selves whether we have vision­
ary leadership in our cities and 
towns today- and whether 
planning commissioners 
should aspire to take on this 
role? As civic consultant Otis 
Vlhite has noted: 

"The planning commission 
can be the perfect place for ... 
leadership to emerge. First, 
because it's where many com­
munity disputes receive their 
earliest hearings, so if the com­
munity needs to learn new 
ways of resolving disagree­
ments, the commission can be 
where it learns them. Second, 
with its mandate for planning, 
the commission is already con­
cerned with the community's 
future. If new ideas are needed, 
where better for them to be 
developed and aired? 

What's needed in those cir­
cumstances, though, are com­
missioners with an interest in 
broader community leadership, 
along with the temperament, 

experiences, and skills to take a 
leadership .... The key is to 
understand how communities 
navigate change and where 
your own talents and interests 
lie .... You have to be part ana­
lyst (What is my community's 
greatest needs? \:Vhere is it 
stuck?), part strategist (How 
could we get past this sticking 
point?), and part self-critic 
(What am I good at?)."- from 
"Mahing a Difference: The Plan­
ning Commissioner As Commu­
nity Change Agent" (586} 

The Big Picture 
Over the years PC] articles 

have focused not just on the 
role of the individual planning 
commissioner, but also on the 
role of the planning commis­
sion as a body - and how it can 
be more effective. 

Many planning commissions 
spend much of their time in 
reviewing development applica­
tions or rezoning requests. Yes, 
these are important responsibil­
ities, but one of the biggest 
challenges facing commissions 
is keeping their eye on the "big 
picture." 

That was the theme of one of 
the very first articles we pub­
lished - written by the late 
Perry Norton, one of America's 
most 
respected 
planners. 
Norton not 
only served 
as the first 
Executive 
Director of 
the American Institute of Plan­
ners in the 1950s, but three 
decades later in his retirement 
pioneered the use of online 
forums to discuss planning 
issues. 

In his first PC] article, 
"Remembering the Big Picture" 
(468} , here's some ofwhat 
Norton had to say: 

PLANNING COMMISSIONERS j OUR NAL I NUMBER 86 I SPR I NG 2 01 2 



"When a shopping center is 
proposed, when the question of 
what is wetland and what isn't 
hits the fan, when people line 
up to protest the conversion of 
a single family residence to 
some sort of a group home, the 
local area newspapers are quick 
to point out that the 'planners' 
did this, or the 'planners' did 
that. 

And who are these planners? 
Well, they're not those profes­
sionally trained planners, with 
degrees in planning. They are 
the members of local planning 
boards or commissions. They 
are, for the most part, volun­
teers , unpaid volunteers I 
might add, who give hours of 
their time, mostly in the 
evenings -carrying out the 
mandates of local and state 
land use planning laws. 

The work, at times, gets 
tedious. Hours and hours of 
discussion as to whether a pro­
posed land use meets the 
requirements of the zoning or 
subdivision ordinance, is con­
sistent with all the codes, is not 
discriminatory, is or isn't a 
landmark, and so on. There are, 
indeed, so many items on the 
agenda that board members 
sometimes wonder what hap­
pened to the Big Picture. 

The Big Picture is, indeed, a 
vital part of a planning boards 
responsibilities .... The public, 
through legislatures, gives plan­
ning boards broad mandates. 
Again, the specifics vary from 

one location to another, but the 
fact remains that people tum to 
planning boards to secure a 
high quality of living environ­
ment. 

You get the picture. What 
society wants from its planners 
is something more than the 
processing of permits. It would 
like the processing of some 
vision, as well. Not an easy row 
to hoe. But enormously fruitful 
if faithfully tended. 

The question is often posed, 
however: how do we deal \vith 
the Big Picture when there are 
so many little pictures we're 
lucky to get home in time for 
the ll p.m. news? One thing is 
certain: the board has to make 
it happen." 

The Planning Universe 
If you've been a regular read­

er of the PC], you know that 
we've often focused on what 
we've called the "planning uni­
verse" - those individuals and 
groups (or planets, if you will) 
in the planning commission's 
orbit: lawyers; developers; plan­
ning consultants; the media; 
and so on. 

But there are three that are 
especially important to plan­
ning commissions: citizens; the 
governing body; and last, but 
not least, planning staff. 

Citizen Input 
We've already touched on the 

need to be respectful to citizens 

More articles on citizen involvement in planning: 

o Michael Chandler, "Citizen Planning Academies" {309} 

• Thomas Miller, "Citizen Surveys: Taking Your Community's 
Pulse" {377} 

• Elaine Cogan, "Habla Usted Espanol?" {112} 

• Elaine Cogan, "On Gauging Public Opinion" {314} 

• Kathleen McMahon, "Public Outreach Through Video" 
{256} 

o Kit Hodge, "The Next Generation of Your Planning Com­
mission" {250} 

during public hearings, in lis­
tening to what they have to say 
But gaining input from citizens 
outside the formal hearing 
process is just as important. 

As then Arlington County, 
Virginia, planning commission­
er Monica Craven explained: 

"An effective planning com­
mission reaches out to the com­
munity and does not limit its 
interaction \vith the communi­
ty to a single public hearing. 
With the help of the planning 
staff, the planning commission 
can organize and participate in 
outreach efforts such as public 
forums and walking tours, to 
name a few:" - from "Planning 
Commissioner Perspectives" 
{322} 

Along similar lines, Elaine 
Cogan spoke of the value in 
planners and planning commis­
sioners going out to actively 
solicit public feedback: 

"It was a sunny Friday. 
People were at their local mall 
as usual, shopping, strolling, 
meeting their friends and 
neighbors. Prominent among 
the storefronts, in the center of 
all the activity, was something 
new: a display about Our Town 
- what it is and what it might 
become, depending on the 
planning decisions that soon 
would be made. 

Maps and dra\vings and pos­
sible alternatives in simple text 
were displayed attractively. 
Staff and commissioners stood 
nearby to engage onlookers in 
conversation and entice them 
to participate. 

People were invited to stay as 
long as they liked- to write 
their comments on the displays 
and handy pads of paper, talk 
to planners, fill out question­
naires, and othenvise partici­
pate in a low-key but important 
exercise to help determine their 
community's future. 

From more than 25 years 
experience designing and facili­
tating public participation 
processes, it is obvious to me 
that the most successful are 
those where we go out to the 
people- not expect them to 
come to us." -from "Getting 
Out to Where the People Are" 
{383} 

Engage the Community 
As Otis White noted in "Get­

ting Power By Giving It Away" 
{313 }: "By itself, a planning 
commission has limited pow­
ers. But allied with an involved 
and supportive community, its 
powers can be enormous." 

continued on next page 
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Just What is the Job .•• 7 
continued from previous page 

That means that neighbor­
hood associations and other 
community groups should be 
places planning commissioners 
are familiar with. 

In "Engaging the Public" 
{ 161}, planner Larry Frey 
pointed out that: 

"One of the best ways to 
engage citizens in planning is 
by going out to their neighbor­
hoods. Neighborhood-based 
planning is an old concept with 
tremendous power, but it is not 
used enough. While it may 
work best in municipalities 
which tend to have more dis­
tinct neighborhoods, rural areas 
can benefit as well, by identify­
ing activity centers that target 
organized groups .... Meetings 
should be held in the neighbor­
hood, allo\ving input to flow 
more freely and pertinent issues 
to unfold." 

For more on how neighbor­
hood associations and groups 
can help strengthen the local 
planning process, take a look 
also at Lila Shapero's "Bowling 
Together: The Role of Neigh­
borhood Associations" {371} 
As Shapero noted: 

"Bringing neighborhood asso­
ciations on board helps makes 
them part of the solution, 
rather than an obstacle, in plan­
ning the community's future. At 
the same time, their input can 
deepen planners' and planning 
commissioners' understanding 
of neighborhood issues." 

Lisa Hollingsworth-Segedy 
drew our attention to another 
way of better understanding 
peoples' issues and concerns: 

"My grandmother used to tell 
me, 'Vve have two ears and one 
mouth because listening is 
twice as important as talking.' 
... A few years ago, jim 
(Segedy) was working \vith a 
rural Midwestern community 
to develop a new comprehen-

sive plan. The interviews with 
elected and appointed officials 
had gone well, and the public 
meetings were well attended, 
but the actual usable communi­
ty input was sparse. So in an 
infrastructure focus group, I 
asked, '\Vhat was the most 
exciting day in your town?' 

Right away several folks 
talked about the tornado that 
had hit a few years before. 
From their stories of the storm 
striking \vith no warning, resi­
dents suddenly realized that a 
storm warning siren network 
was an important infrastructure 
and public safety need they had 
overlooked when writing their 
new plan .... The act of listen­
ing to someone's story allows 
them to listen to it as well­
this is empowennent at the 
most basic level."- from "Invit­
ing Them In: Using Sto1y as a 
Planning Tool" {421} 

Planning Commissions 
& Governing Bodies 

In thinking about the rela­
tionship between a planning 
commission and the local gov­
erning bod)~ it's important to 
recognize the very different 
roles each plays - while also 
keeping in mind how the two 
are intertwined. 

AND AS COMMISSIONER 
I PLAN TO PLAN. 

In one of the early issues of 
the PC] we ran an article by 
Pamela Plumb, who had served 
both as Mayor of Portland, 
Maine, and on the City Council 
-and was also a past president 
of the National League of 
Cities. Plumb provided an 
overview of the relationship 
between the two bodies: 

"There has always been a del­
icate dance in the relationship 
between Town Councils and 
their appointed Planning 
Boards. Perhaps it comes &om 
the community emotion that 
inevitably surrounds local land 
use issues. Perhaps it is rooted 
in a lack of clarity about their 
different roles. Whatever the 
origins of this tension, the rela­
tionship is frequently a source 
of debate and occasionally a 
source of friction ... . 

The two groups have distinct­
ly different jobs. Councilors are 
policy makers. They are elected 
by and are responsive to the 
public whom they represent in 
all its various constituencies. 
The Board members, on the 
other hand, are not policy mak­
ers. They are appointed to work 
within the ordinances adopted 
by the Council. They work 
\vithin already established poli­
cy and do not change policy 
based on public comment. 

AND AS YOUR MAYOR, 
I PLAN TO HBLP 

YOU PLAN. 

Even if the room is packed 
with citizens arguing that a per­
mitted use be denied in a site 
plan hearing, it is not the Plan­
ning Boards role to change 
what is or is not permitted. It is 
their role to apply the given 
ordinance. If the public does 
not like what the ordinance 
permits, then the Council is the 
place to get it changed. Similar­
ly, if the Board is concerned 
about the impacts of applying a 
given ordinance, their option is 
to recommend changes to the 
Council. 

Even in the process of rewrit­
ing or developing new ordi­
nances, the Council is still the 
policy maker ... [it] gives a 
sense of direction to the Board. 
The Board then uses its special­
ized background and expertise 
to make recommendations back 
to the Council. The recommen­
dations may be creative and far 
reaching. They may be more 
complex or technically innova­
tive than the Council ever 
imagined. But, it is the Council 
that makes the final decision 
with whatever political consid­
erations it deems appropriate. 

Each role is vital to a smooth­
ly functioning community. But 
they are separate. If the Board 
tries to set policy or the Coun­
cil tries to interfere \vith the 
application of the ordinance or 
fails to value the technical 
advice of the Board, confusion 
and trouble will follow."-from 
"Town Councils and Planning 
Boards: A Clwllenging Relation­
ship" {584} 

Not Having the Final 
Word 

As Mike Chandler once 
observed: "Not having the final 
word can be a difficult thing­
especially when the c.ommission 
el .. :p ends great amounts of time 
and energy only to have its 
advice rejected by the governing 
body (though, hopefully, this 
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will not happen too often)." 
But, as he added: "Don't let 

this discourage you. Instead, 
look for ways your commission 
can advance the cause of good 
planning, and strengthen its 
relationship with the governing 
body. Remember that as a plan­
ning commissioner you're 
responsible for focusing on the 
long-term. Most elected offi­
cials appreciate this forward 
thinking role because it allows 
them to gauge the public's 
receptivity to future courses of 
action."- from "Linhing Elected 
Officials with Planning 1139} 

Remain Above Politics 
Don't forget this advice from 

jim Segedy: 
"The planning commission's 

marching orders are to provide 
the best advice to the governing 
body as laid out in the cqmpre­

hensive plan, mindful of the 
potentially evolving notion of 
the health, safety, and welfare of 
the whole community. Plan­

ning commissioners MUST 
remain above politics." -from 
"Putting Some Oomph Into Plan­
ning" (560) 

Consider also some caution­
ary words Greg Dale wrote 
about the relationship between 
elected officials and planning 
commissioners. 

"As an appointed planning 
commissioner you are not des­
ignated to represent any special 
interest group. Neither are you 
appointed to represent the 
'voice' of an elected official. 
More specifically, as a planning 
commissioner you have an eth­
ical obligation to remain in a 
position of objectivity and fair­
ness. 

Your position should not be 
used to seek political favors, 
nor should you create a percep­
tion tha t you are seeking politi­
cal goodwill in your action. 
Any time you take a position at 
the urging of an elected official, 

WEAR£ A GREAT TEAM 
TOGETHER! WE CAN DO THIS! 

you run the risk of tainting 
your credibility as an objective 
decision-maker. In addition, 
contacts that you have outside 
of the public meeting process 
may fall in the category of ex 
parte contacts." -from "Who Do 
!'<m Worh For?" (545} 

Staff Relations 
It almost goes \vithout saying 

that if planning commissioners 
and staff don't have a good 
working relationship, the com­
munity's planning efforts \viii 

be badly handicapped. It is 
essential for both commission­
ers and staff to understand their 

respective roles, and to work 
cooperatively. 

In "Sitting on Both Sides of 
the Table" (467). several plan­
ning commissioners who have 
also worked as professional 

planners spoke to this: 
• "The ideal situation is that 

the board and staff see them­
selves as a team, each \vith dis­
tinct but equal roles. Staff is 
there to do· the heavy lifting 
regarding the board's submis­
sion standards and plan reviews 
and the board's job is to deter­
mine if the submission meets 
the relevant approval criteria." 
- Aaron Henry, Danvers, Massa­
chusetts. 

• "Open communication is 

the best way to have a great 

working relationship. Talldng 
outside of the monthly meet­
ings is a great way to build a 

rapport between staff and com­
missioners. Communication is 

the key." -Austin Bleess, Win­
nebago, Minnesota. 

• "Don't take the staff or the 

professional planner's word on 
everything. Ask for an explana­

tion. Commissioners need to 
understand that the staff's job is 

to interpret the regulations but 
the decision making process is 
not just a checklist. There is 

room for subjectivity as well, 
othenvise there is no need for 

the commission." - Tim]ach­
son, New Orleans, Louisiana. 

Along these lines, Greg Dale 
in "Independent and Informed" 
( 133} noted that: "Planning 
commissions should take full 
advantage of staff exlJertise in 

making decisions. However, 
both commission and staff 

should recognize the obligation 
of the cominission to act in an 

independent manner." 
We'll leave the final word in 

our overview of the role of the 
planning commissioner \vith 
Elaine Cogan. In "Staff Needs a 
Little TLC, Too" (440} Cogan 
reminded planning commis­

sioners to: 
"Resist the temptation to 

'micro-manage' ... you are not 
ex"Pected to be a professional 

planner. Indeed, you would be 
less effective as a citizen plan­
ning commissioner if you were. 
Even if you are a successful pro­
fessional or businessperson, it is 

not appropriate to try to tell the 
planning director whom to hire 

or fire or how you think the 
agency should be managed. 
You should have more than 

enough to do studying the issues 
and making policy decisions." 

From my own exlJerience as 
a planning commissioner, 
I can say "amen" to Elaine 
Cogan's remarks- and to the 
many thoughtful comments and 

suggestions we've heard from 
commissioners, staff, and others 
across the country over the past 
twenty years. Thank you all for 
making my job as editor of the 
PC] so much easier. 

PlannersWeb 
We hope you enjoyed this 

overview of what planning 
commissioners do. As we men­
tioned at the start, when our 
redesigned and updated Plan­
ners Web site is up and running 
this summer, you'll be able to 
access the nearly 500 articles 
we've published- including all 
the articles referenced in what 
you just read.] oin us as charter 
members as we move online. + 

WayneM. 
Senville has 
been publisher 
and editor of the 
Planning Com­
missioners jour­
nal since its 
founding in 
1991. Senville was also honored 
to serve as a member of the 
Burlington, Vennont, Planning 
Commission for eleven years, 
including three as Chail: 

Join· us at: 
PlannersWeb.com 
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Editors note: Eight of our 
regular contributors agreed to 
slrarc their thoughts on some 
of the challenges and oppor­
tunities planning commissions 
and their commw1ities will be 
facing in the years ahead. 

Autos & Aging 
by Hannah 1ivaddell 

For the better part of the 
past hundred years, virtual­

ly all new development has 
been designed with an unspo­
ken assumption: that everyone 
would always be able to drive 

his or her own car everywhere. 
If we want our communities to 
succeed in the 21st century, we 
must drop that assumption. 

There are many reasons to 

start transforming car-oriented 
spaces into people-oriented 
places. But the problem that 
will hit home hardest, and 
soonest, is the staggering rise in 
the number of older adults who 
won't be able to drive. Accord­

ing to the U.S. Census, about 
12 percent of all Americans are 
now over the age of 64; by 
2050, this proportion will more 
than double. Within this group, 
the number of those over age 
84 will skyrocket from four to 
21 million. 

Older Americans are among 
the nation's safest drivers. But 

sooner or later, the effects of 
aging take their toll on even the 
healthiest person's ability to 
handle two-ton machines in 
70-mph traffic. 

Millions \vill have to stop dri­
ving while they still have many 
years to live. In communities 
that haven't foreseen their 
needs, this fast growing seg­
ment of the population and 
their adult children will 
demand to know why there's no 
reliable local public transit ser­
vice; why they can't find side­
walks connecting to nearby 
shops and markets; and why 

there isn't affordable, banier­
free housing in town centers. 

Hannah 1il'addcll is Plincipal of 
1il'addell Associates in 
Charlottesville, Virginia. 

Flexibility Is a Virtue 
bj Carolyn Braun, AICP 

I ~'s im~ortant that we try to 
tdentify and consider the 

unintended consequences of 
development. Picture how a use 
or development will look and 
function years into the future. 
Have you anticipated or adjust­
ed your plan for changing 
demographics and other trends 
such as telecommuting or ' 

mixed-use development? 
For example, in the next 

decade or so, much time and 
effort will be spent on provid­
ing adequate and affordable 
senior housing. But what hap­
pens when the boomer genera­
tion is gone? Will there be a 

surplus of senior housing? Will 
it be built in a manner that can 

be adapted for other users? Or 
will it sit vacant? 

It's also important for plans to 
be fleJo,:ible. Where possible, 
design a plan so that specific 
elements can be completed as 
stand-alone projects, or in 
alternative ways. Moreover, be 
clear to the community that a 
long-range plan, by its nature, 
cannot include all of the 
detailed requirements that will 
be identified and adjusted as 
the plan is being implemented. 

Carolyn L. Bmun is Planning 
Director for the City of Anoha, 
Minnesota. 

LLEMCESAND 
Credibility Is Essential 
by Elaine Cogan 

Credibility is the biggest 

challenge and opportunity 
citizen planning boards and 
commissions face, now and 
tomonow. By maintaining and 
enhancing this oftentimes elu­
sive quality, we can meet the 
future \vith some degree of con­
fidence. 

Citizen planning boards are 
credible when each decision 
they make is based on the best 
most professional set of facts 

' 

and findings they can ascenain. 
If they have biases, they have 
acknowledged them openl}~ 

Citizen planning boards are 
credible when they treat each 
other and their staffs with 
respect and cany forth that atti­
tude to the public. In the future 

' 
as now, we can expect at least as 
many controversial issues where 
people with strongly held opin­
ions hold fast to their points of 
view. However, individuals on 

planning boards who deal fairly 
and without rancor are more 
credible than those who do not. 

Credibility must continually 
be earned and cannot ever be 
taken for granted. It is a valu­
able commodity that builds over 
time and should make planning 
boards more comfortable mak­
ing difficult decisions. 

Elaine Cogan is Founding Principal, 
Cogan Owe1lS Cogan, LLC., in 
Portland, Oregon. 

Change & Its Impacts 
by Jim Seged)\ Ph.D., FAICP. and 
Lisa Hollingsw011h-Seged): AICP 

T he biggest challenges facing 
planners \vill involve how 

we deal with change and its 
impacts. Among the issues many 
of us will be addressing: 

• right-sizing communities to 
offer the best quality of life even 
when the population isn't grow­
ing. 

• promoting local entrepreneur­
ship and a community character 
that provides a vibrant place to 
live and work regardless of its 
size. 

• accommodating Generation 
Y's strong interest in walkable 
communities. 

• respecting our water 
resources by discontinuing build­
ing in floodplains and by mini­
mizing stormwater runoff. 

Among the ways we can meet 
these challenges: 

• reevaluating our plans and 
land use scenarios to make sure 
they are based on realistic popu­
lation and growth projections. 

• reviewing our ordinances to 
ensure they meet the needs of all 
segments of the community 

• adding more green space­
with urban trails, rain gardens, 
street trees, and in other ways. 

• prioritizing infill development 
over sprawl- by focusing on 
adaptive reuse of existing build­
ings; offering incentives for inftll· 
and better controlling infrastruc-' 

ture extensions. 
• discontinuing the practice of 

allO\ving structures to be built in 
floodplains or behind levees - by 
buying out existing floodprone 
structures; allowing denser devel­
opment in areas out of harm's 
way; and using undeveloped 
floodprone areas for greenway 
and low-impact recreational uses. 

Jim Scgcdy taugltt planning for many 
years at Ball State Universit)\ while 
Lisa Hollingsw01th-Segedy is an 
experienced regional planner. 
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PORTUNITIES 

The Place 
Where We Live 
by Edward T. McMahon 

I f I have learned anything 
from my career in communi­

ty planning, it is this: change is 
inevitable, but the destruction 
of community character and 
identity is not. Progress does 
not demand degraded sur­
roundings. 

A sense of place is a unique 
collection of qualities and char­
acteristics - visual, cultural, 
social, and environmental­
that provide meaning to a loca­
tion. Sense of place is what 
makes one city or town differ­
ent from another, but sense of 
place is also what makes our 
physical surroundings worth 
caring about. 

Author Wallace Stegner once 
said, "If you don't know where 
you are, you don't know who 
you are." We all need points of 
reference and orientation. A 
community's unique identity 
provides that orientation, while 
also adding economic and 
social value. Our cities and 
towns must plan for built envi­
ronments and settlement pat­
terns that are both uplifting and 
memorable- and that foster a 
sense of belonging and steward­
ship by residents. 

Planners spend much of their 
time focusing on numbers - the 
number of units per acre, the 
number of cars per hour, the 
number of floors per building. 
In the years ahead, they \vill 
need to spend more time think­
ing about the values, customs, 
characteristics, and quirks that 

make a place worth caring 
about. 

What this means is helping 
communities adapt to change 
while also maintaining or 
enhancing the things they value 
most. Lyman Orton, the 
founder of the Vermont Coun­
try Store, calls this "heart and 
soul planning." It is both a 
process and a philosophy. 
The process seeks to engage as 
many people as possible in 
community decision making. 
The philosophy recognizes that 
special places, characteristics, 
and customs have value. 

Edward T. McMahon is a Senior 
Resident Fellow at the Urban Land 
l11Stitute. 

Redefining Our Future 
by Wendy Grey, AJCP 

W hile some communities 
\vill rebound more 

quickly from the recession than 
others, I think most w.ill e;>,:peri­
ence slow growth for at least 
several years. What \vill this 
mean in terms of planning? 

Revisiting assumptioll.S about 
growth: Comprehensive plans 
in many communities, especial­
ly in the "boom states," call for 
housing and infrastructure to 
meet a demand that is no 
longer realistic. Reevaluate 
your population projections 
and their impacts on your plan. 

Redefining q11ality of life: 
While we all may eventually 
forget the recession's tough 
lessons, it is likely that- at least 
for the near future - people will 
continue to be cautious about 
how they spend their money. 

• More people will be produc­
ing their own food. Think front 

yard vegetable gardens and 
backyard beehives and chicken 
coops. Does your zoning code 
address these uses? 

• With less money for vaca­
tions, the demand for parks, 
bike trials, and swimming 
pools, \villlikely increase. Are 
there creative ways these facili­
ties can be developed at a rea­
sonable cost? 

Rethinl1ing Home: Ideas about 
what constitutes a household 
are changing, as are distinctions 
between where one lives and 
where one works. 

• Multiple generations of fam­
ilies- as well as groups of unre­
lated people- are moving in 
together to cut expenses. This 
may mean more cars, more traf­
fic, and more demand for park­
ing. Can your regulations better 
address parking and stra tegies 
for pedestrian safety? How do 
your regulations deal \vith 
accessory dwelling units? 

• Many are also using their 
home as the place to start up a 
new business. Do your home 
occupation regulations need to 
be updated? 

Our job as planners is not to 
predict the future, but to 
understand change, define the 
kind of future our community 
wants, and determine how we 
can help achieve it. 

Wendy Grey is Plincipal of Wendy 
Grey Land Use Planning LLC in 
Tallahassee, Flolida. 

Engaging in Planning 
Della G. Rud1e1; AICP, CEcD 

I n the years ahead we \viii be 
grappling \vith the impacts of 

seismically shifting demograph­
ics, and major changes in retail 
and commerce. Our challenge 

\vill be to develop the wisdom 
to admit what we don't know ­
and the intelligence to make 
the best use of the resources 
we have. 

Dealing with an uncertain 
world. The future \viii not be a 
straight-line continuation of 
the past. We'll need to learn to 
plan in terms of scenarios, 
examining what we know in 
light of major factors that may 
impact our community's 
future? 

For example: how can we 
set ourselves up to succeed in 
the event that we lose major 
employers, our population 
explodes from immigration, 
or the cost of gasoline climbs? 

Managing economic data 
betlct: Economic issues are 
cen tral to our quality of life, 
and unless we specifically 
address them, our plans \viii 
mean little. 

This does not mean building 
our plans around market 
analyses, which are too limited 
and short term in nature. 
What it does mean is gaining a 
deep understanding of the 
long-term trends impacting 
our local economy, and assess­
ing how our community fits 
into the world around it. 

Enabling people to participate 
meaning{HIIy in planning. Pub­
lic processes must do more 
than enable people to yell past 
each other. If our communities 
are going to work - and if our 
planning commissions are 
going to have the public sup­
port to make tough decisions -
we'll need public participation 
processes that engage our resi­
dents in the search for solu­
tions and the hard work of 
making decisions. 

Della Rudler is Plincipal of Wise 
Economy Worhshop based in 
Cincinnati, Ohio. + 
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FEATURE 

Looking Back, Moving Foaward 
Editor~ note: A few months 

ago, we invited our readers to tell 
ttS a little bit about their home 
towns, how their planning com­
mission functiom, and wltat tltey 
viewed as the major challenges 
altead. Here~ what we heard from 
planners and planning commis­
sioners ilt seven quite different 
connHwtities. Our apologies to 
tltose wlto replied tlwt we didn't 
have space to include. 

Ephraim, Utah 
report from City Planner/Engineer 
Bryan Kimball 

W e're a small town in 
central, rural Utah, with 

a lot of heritage. Our popula­
tion has grown over 30 percent 
since the 2000 census to just 
over 6,100 people, with most of 
that growth occurring in the 
last five years. We have a two­
year junior college that nearly 
doubles our town population 
when school is in session. Our 
county is listed as one of the 
poorest counties in the state in 
terms of median income, with 
much of the local economy of 
the surrounding area based pri­
marily in agriculture. 

Growth Impacts 

What started out as a relative­
ly quiet small town has grown 
to the point that we now fre-

quently deal with issues of 
growth- everything from new 
subdivisions, planned unit 
developments, commercial 
developments, and high density 
apartments and complexes, 
to having to update/rewrite all 
of our zoning ordinances and 
master plans based on how the 
character of the community has 
evolved. 

During tl1e last four years 
there has been significant 
investment into the community 
totaling approximately $70-75 
million in the form of a new 
elementary school, new and 
remodeled buildings on the 
college campus, high-density 
housing, commercial projects, 
restoration of our historic 
Carnegie Library downtown, 
and other improvements. 

Planning Board 

As the workload and com­
ple>..ity of issues has increased, 
we've been forced to make our 
board meetings a little more for­
mal. Twenty years ago the board 
was run entirely by volunteers, 
without any staff. We now have 
a planning director and a paid 
secretary to do much of the 
research, legwork, and technical 
review of applications. 

What used to be a "meet as 
needed" schedule- which 

amounted to 

six to eight meetings a year- is 

now a twice monthly meeting. 
What used to be a subjective 
review process that was only 
loosely guided by the e>.isting 
ordinances is now a more for­
mal process based on compli­
ance with the letter of the law. 

Challenges Ahead 

Continued growth remains 
the biggest challenge. Our 
small town is right on the verge 
of being pushed into the next 
tier of complexity and size. 
Because the j unior college has 
increased enrollment by over 
40 percent over tl1e last four 
years, there is an increasing 
need for high-density housing 
to accommodate students. The 
existing high-density zones are 
nearly built out, creating the 
need to expand them into what 
are currently single family 
neighborhoods. This creates an 
obvious conflict in land use. 

Our commercial and industri­
al zones are also nearly built 
out and need to be expanded. 
And then of course, we need to 
ensure that our infrastructure 
is in place and adequate to 
accommodate all of that 
growth. The question facing us 
is how can we preserve our 
town character and heritage in 
the face of that additional 
growth? 

Corrales, New Mexico 
report from Planning & Zoning 
Administrator Cynthia Tidwell 

T he Village of Corrales is 
just north of Albuquerque, 

bounded by the Rio Grande, 
and across the river from San­
dia Pueblo. There were Pueblo 
Indians here since about 700 
AD. In 1706, a Spanish land 
grant was given to a soldier of 
the "Reconquest of 1692." In 
1712, that land grant was 
passed to another soldier, juan 
Gonzales Bas- considered the 
founder of Corrales. Incorpo­
rated in 1972, the Village now 
has a population of about 
9,000. The municipal area is 
some ten square miles, includ­
ing a nature presen'e along the 
west bank of the Rio Grande. 

Nearing Build-Out 

The Village is nearing build­
out, so we no longer review/ 
approve large subdivisions. 
Most of what we're doing now 
are lot splits or small land divi­
sions of under ten acres (one 
acre minimum). However, we 
are spending more time on 
code revisions, updating land 
use codes that were first adopt­
ed in 1989. One interesting 
note: all residential and com­
mercial land in the Village is 
zoned to include fanning, as 
well as livestock raising and 

management ­
reflecting the 
hundreds of 
years of ditch 
irrigation here in 
the valley. 

Planning 
Commission 

Snow College (abov~ left) has !tad a huge impact 011 the small Utah city of Ephraim. New hottSingfor st11dents (above riglt!) with the 
Wasatch Mountams m the bachground. 

The commis-
sion enjoys 
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The inigatlon ditch above, as is typical, uses a manually 
operated gate. These public ditches, constn1cted in tl1e 
1930s by tl1e Bureau of Reclamation, are managed by a 
"ditch 1ider" or mayordomo- who monitors the ditches 
and allocates water use. 

With three-foot thich adobe walls, the Hist01ic San 
Ysidro Church dates to the 1870s. Not used as a church 
since 1961, it is owned by the Village of C01Tales and 
managed by the Co1Tales HistolicaiSociety. 

hands-on regulation writing 
(we do not have the money to 
hire consultants) and are very 
much engaged in the process. 
We are also paying much closer 
attention to commercial site 
development plan review and 
approvals. Our standards have 
been raised, and the work of 
the commission is focused on 
implementation of high quality 
site plans. 

The commission has also 
turned its attention to historic 
preservation regulations and 
incentives in the commercial 
core of the Village, \vith hopes 
of achieving a New Mexico 
Arts and Culture District desig­
nation through its MainStreet 
program. 

About six years ago the com­
mission tightened up its "Rules 
for the Conduct of Business" -
rules that delineate the order of 
business, the requirements for 
submittals, appeal process, pub­
lic notice, "open meetings act," 
who may speak and for how 
long, and so forth. Applications 
for all zoning actions are not 
scheduled for a hearing until 
every element is complete. The 
-commission also imposed a 
10:00 pm adjournment time 
that is rarely exceeded. Devel­
opers and the public very much 
appreciate the more rational 
approach to review and action. 

Challenges Ahead 

Here in the arid High Desert 
west, water has already become 
the issue of the 21st century. We 
are returning to a more historic, 
dry, and unpredictable climate. 
Having enough water for resi­
dential and commercial uses \vill 
become a terrific tug of war, 
\vith all the players battling 
everyone else. Native Americans 
have "first rights, from time 
immemorial"- but have always 
shared in times of drought. They 
have their own development 
goals, and when it gets really 
dry, they may not want to share 
\vith others. 

The drought is already impact­
ing farming and livestock 
throughout New Mexico. Here 
in the Village we are trying to 
keep our farmers in business, 
and encourage small plot gar­
deners to utilize irrigation water 
from ditches that have been in 
existence for hundreds of years. 

Westlake, Ohio 
report from Planning Director 
Robert Pany, AICP 

T ocated on 15.97 square 
L miles in the western edge 
of Cuyahoga County, Westlake 
is approximately one mile south 
of the southern shore of Lake 
Erie. It is a 15-rninute commute 
to downtown Cleveland. 

Westlake's population is just 
under 33,000. Residents have 
many housing options includ­
ing neighborhoods of single 
family homes, as well as condo­
miniums, townhouses and clus­
ter homes, and apartments. In 
addition, the city has several 
independent living, assisted liv­
ing, and nursing home facilities. 

From Outer-Ring Suburb to 
lvlature Edge City 

The largest development in 
the city's history, Crocker Park, 
is a cutting-edge, mixed-use 
town center. When fully devel-

Views of Crocher Parl1 development in Westlahe, Ohio. 

oped it \viii include over three 
million square feet of retail, 
hotel, and office space along 
with residential dwellings 
(above retail stores). The civic 
core of the 86 acre develop­
ment is a median park \vith 
fountains and open space areas 
for community events. Last 
year, American Greetings 
announced that it \vill be build­
ing its new corporate headquar­
ters in Crocker Park. 

We've grown from an outer­
ring suburb to a mature edge 
city \vitl1 its own downtown. 
Twenty years ago, the depart­
ment and commission spent a 
lot of time on review of single 
family subdivisions and small 
strip centers that were popping 
up on the major arterials. The 
focus of development activities 
in Westlake is now in redevel­
opment of properties, mixed­
use, and infill. 

Planning Commission 
Meetings 

Twenty years ago commission 
meetings were in a small, 
crowded room \vith paper 
prints tacked to a wall. No one, 
especially the public, could see 
the details of the projects. Now 
drawings, photographs, and 
plans are in digital form pro­
jected on a large screen for the 
public and monitors for the 
commissioners. All meetings 
are also taped for webcasting 
and video channel replay. 

The quality and quantity of 
information has been greatly 

continued on next page 
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continued from previous page 

improved - which has resulted 
in better development and 
fewer surprises during con­
struction. The improved visual 
displays have reduced the time 
for commission review and the 
number of meetings to get 
approval. The addition of a city 
web page with extensive infor­
mation has drastically reduced 
telephone calls for information 
because just about every docu­
ment, ordinance, map, meeting 
minutes, etc. is readily available 
to everyone. 

Challenges Ahead 

For communities in the slow 
or non-growing Midwest, I think 
there will be a continuing slow­
down in overall development, 
though outlying rural exurbs 
will still have rapid growth. 
Planning will take a back seat 
to economic development and 
providing services to an aging 
population. 

After the crushing impacts 
of the economy on the develop­
ment industry over the past 
five years, risk taking and over­
building will be tempered. 
This may have a silver lining 
for many communities that 
have been struggling to keep 
up with expansion and 
increased service costs. 

Aurora, Illinois 
report from Planning Commission 
Chainnan Bill Donnell 

;\ urora is a historic river 
.L\. town located in northeast 
Illinois. During the mid-1990s 
Aurora was one of the fastest 
growing areas in the country. 
We doubled our population 
over twenty years. The 2010 
census puts us at just under 
200,000 residents. 

Like many Midwestern 
towns, Aurora once had several 
major companies which provid­
ed thousands of manufacturing 

happening in the com­
munity. 

Challenges Ahead 

Aurora has and will 
continue to try to con­
trol density, over­
crowding, and parking 
issues in our older 
established neighbor­
hoods. As a fonner 
industrial city, we will 
need to be thoughtful 
but creative in imple­
menting policies to 
promote the redevel­
opment of our older 

The landmarl1 Leland Tower in downtown Aura- buildings and brown-
ra is a twenty-two story apartment btlilding. fields properties. 

jobs. Few exist toda)~ Aurora's 
downtown was a shopping and 
entertainment destination in 
the 1950s, but declined after 
the development of the "Mall" 
on the east edge of town. While 
the Mall continues to provide a 
valuable tax base, we have rein­
vested in our downtown to 
bring back the vitality we once 
knew. Like Chicago, forty miles 
to our east, Aurora is a city of 
neighborhoods which supports 
a community of rich ethnic 
divers it}~ 

Our Plan Commission Today 

With the recent economic 
downturn, we have had fewer 
cases and fewer staff members. 
In the mid-1990s we would 
have three meetings a month 
each lasting three or more 
hours. \Ve now average one 
meeting a month. 

As the housing mar­
ket rebounds we will be chal-

. lenged to determine what the 
new "American home" looks 
like, and how we can stimulate 
the housing recovery without 
sacrificing development quality. 

Leesburg, Florida 
repor1 from Planning Board 
Member james ArgCHto 

T eesburg is a progressive city 
L of more than 20,000 resi­
dents in northwest Lake Coun­
t}', about an hour's drive 
northwest of Orlando. Leesburg 
also is a central hub for com­
merce, attracting 50,000 people 
to work each weekday Along 
with the rest of Central Florida, 
Leesburg has eJo.."Perienced con­
siderable growth. 

I have been on the planning 
board for about two years. 
\Vhile our commission used to 
meet !:\vice a month (before I 
was appointed), we now only 

meet once a month. This may 
be due to the housing market 
taking a dive, and development 
freezing due to poor economic 
conditions. 

Challenges Ahead 

One challenge is trying to 
reconcile the rural nature of 
part of the communit}' with 
the fact that we are suburb of 
greater Orlando. Our commu­
nity has two major highways 
bisecting it- U.S. 441 and U.S. 
2 7 - and the Florida DOT is 
doing a huge eJo.."}Jansion of 
these roads. Therefore we \viii 
see the impacts increased u·affic 
brings to an area that would 
still like to keep its sleepy low­
key flavor, but finds itself grow­
ing at an increased rate. 

Another challenge is the ten­
sion between those in our com­
munity who just \Vant it to be a 
retirement center, and the pres­
sure from young families com­
ing into the community. As the 
population expands, young 
families must receive accom­
modations and senrices. 

New Kent County, 
Virginia 
rep011 from Planning Commission 
Chainnan David N. Smith 

N ew Kent County is a rural 
county with a population 

just over 19,000. We're strategi­
cally located between two large 
population centers, Richmond 
and Hampton Roads, which 
have seen tremendous growth 
and are putting some pressure 
on New Kents residential 
development. 

Planning in New 
Kent County 

Special interest groups have 
become more organized and 
vocal over the years, whicli can 
make the job of deciding what 
is truly best for the entire com­
munity more difficult. While 
we now h,ave a constant stream 
of information from a variety of 
electronic sources, twenty years 
ago most citizens read the daily 
paper and probably had a better 
understanding of what was 

Road constntction along U.S. 441 in Leesburg, 
Florida. 

Several years back 
residential develop­
ment applications 
were coming before 
the planning com­
mission on a regular 
basis. Applications 
for these types of 
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Cool1s Mill Pond in New Kent County, Virginia. 

developments have significant­
ly slowed due to the depressed 
economy. 

Over the past two years, plan­
ning commissioners and staff 
have been busy updating and 
rewriting the countys compre­
hensive plan. The comprehen­
sive plan was broken down into 
sections for revision and com­
ments. The update and rewrite 
was very time consuming, 
involving many long hours, as 
well as five public workshops 
held throughout the county. 
The goals of the comprehensive 
plan are to retain the rural 
character of the county but at 
the same time designate several 
growth areas. 

Challenges Ahead 

The most pressing issue for 
New Kent County will likely be 
having an adequate potable 
water supply and the ability to 
dispose of wastewater economi­
cally and responsibly. We're 
located in the Chesapeake Bay 
Watershed, which has Total 
Maximum Daily Load (TMDL) 
limits for nutrients. The TMDL 
limit will increase the cost of 
wastewater treatment. 

Shelburne, Vermont 
report from Town Planner Dean 
Pierce 

Shelburne is a town of 7,000 
people in northwestern 

Vermont, about seven miles 
south of Burlington, the state's 
largest city. It sits along Route 7, 
a main north-south state arteri­
al road that links towns along 
Lake Champlain. 

Shelburne's 24 square miles 
encompass a varied range of 
landscapes, land uses, and 
building types: 

• The historic village center ­
which includes a parade 
grounds, general store, hotel, 
bed and breakfast, municipal 
buildings, and town hall - is 
that of the classic New England 
village. 

• Farmlands and conserved 
natural areas surround the village 
center. While farmland is under 
threat of development pressure, 
we've also seen new organic 
community farms open up. 

• Shelburne Farms, a 1400-
acre Frederick Law Olmsted­
designed working farm from 
1886 is a world-class landscape 
with historic farm buildings. It 
is run as a non-profit education­
al center. Both it and the nearby 
Shelburne Museum are highly 
visited tourist destinations. 

• Lake Champlain is a signifi­
cant natural resource on the 
western side of the town. 
Water-related amenities include 
a public beach, boat launch, 
and private yacht club. 

Planning Commission 

Like many other Vermont 
communities, Shelburne has 
replaced its zoning board with 
a "development review board," 
which has also taken on the 
development review functions 
the planning commission used 
to exercise. As a result, the 
focus of our planning commis­
sion is now on preparing plan 
and zoning bylaw amendments 
and guiding long-term plan­
ning activities. 

The overall philosophy of the 
commission has evolved as well; 
it is much more concerned about 
promoting economic develop­
ment than it was ten years ago. 
There is also greater interest in 
developing regulations that 
would govern the appearance of 
new development. 

Another area of change is in 
the increased use of technology. 
Commission meetings are 
recorded, broadcast, and 
streamed. Meeting materials are 

emailed, posted, tweeted, and 
more. GIS is used regularly, and 
hardly a meeting goes by when 
we don't display materials using 
a laptop and LCD projector. 

Challenges Ahead 

One important issue the com­
munity \vill need to resolve is 
what "planning for sustainabili­
ty" or "sustainable develop­
ment" means- and what it \vill 
take to pursue it. 

Another challenging issue is 
the need to transform our 
transportation system. This 
won't be easy in a community 
where the majority of trips are 
made in single-occupant vehi­
cles and where the expectation 
of many who drive is that we 
ought to be able to take our 
cars and travel congestion-free 
to our destination at any hour 
of the day. 

Shelburne has done much in 
recent years to promote walk­
ing and cycling, but \vill need 
to do even more. It must also 
be prepared to require develop­
ers (and ultimately residents) of 
projects that impose significant 
demands on the highway sys­
tem to pick up a greater share 
of the cost for necessary 
improvements to those systems 
- or help pay for alternatives. 
If transit is to have any real 
chance of success as an alterna­
tive to cars, however, we'll need 
to take seriously the notion that 
land use and transportation 
must be coordinated. + 

Managing suburban housing 
development will most likely 
be an issue once the economy 
returns, but this growth may be 
constrained due to the lack of 
potable water and wastewater 
treatment facilities to handle 
the growth. Shelbume (Vermont) Country Store (left); La Platte Road Parl1 bordetingfannland. 
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STATE OF CONNECTICUT 
DEPARTMENT OF TRANSPORTATION 

Mr. Matthew W. Hart 
Tm:vn Manager 
Town ofMansfield 
4 South Eagleville Road 
Mansfield, CT 06268 

Dear Mr. Hari: 

2800 BERLIN TURNPIKE, P.O. BOX 317546 
NEWINGTON, CONNECTICUT 06131-7546 

Phone: 

April 13, 2012 

Subject: State Project No. 474-0073 
Construction of a Windham Regional Transit Distr·ict Bus Facility 
Mansfield 

The Connecticut Department of Transportation's (Depatiment's) Office of Engineering is 
developing plans for the construction of a bus facility on South Frontage Road adj acent to the 
commuter lot near Route 195 in Mansfield, as depicted on the enclosed location plan. The purpose 
of this project is to construct a new bus administr·ation, repair, and storage facility for use by the 
Windham Regional Transit Distr·ict (WRTD). WR.TD cunently operates out of an inadequate leased 
administr·ation facility \:Vith outside bus storage on Ash Str·eet in Willin1antic. 

The project involves the consh11ction of two buildings. The first building will include 
3,600 square feet for adminish·ative offices and 4,330 square feet for vehicle repair bays. This 
building will be a single-story, steel-fi:amed building with masomy and metal siding. The second 
building , will include 14,626 square feet for enclosed vehicle parking. This single-story pre­
engineered building will be metal sided. The project also includes site improvements and utilities to 
sup pori the new buildings. A preliminary set of plans are enclosed. 

The present schedule indicates that final design plans will be available in December 2012. 
The funding source (state, federal, or state/federal) has not been determined at this time. 

It is the Department's policy to keep the public informed when such projects are undertaken. It 
is important that the conmmnity share their concems with us to assist in the project's development. 
Accordingly, the enclosed news release describing the proposed project is scheduled to be released 
shotily. If there is adequate interest, an informational meeting will be conducted. At this time, it is 
not anticipated that a formal public hearing will be necessary . 

An Equal Opportunity Employer 
Printed on Recycled 0< Recovered Peper 



Mr. Matthew W. Hatt - 2 - April13, 2012 

Members of my staff will be contacting you shmtly to discuss this project. Should you or any 
of your constituents have any questions, or \vish to assist us in this project, please contact me at the 
letterhead address . 

Enclosures 

(j huly yours, 

~:c~ 
• Scott A. Hill, P. E. 

Manager ofBtidges and Facilities 
Bureau ofEngineeting and 

Conshuction 



NEWINGTON, CT - The Connecticut Department of Transpmiation's (Depatiment's) Office of 
Engineering is developing plans for the constmction of a bus facility on South Frontage Road 
adjacent to the conunuter lot near Route 195 in Mansfield. The purpose of this project is to 
consh·uct a new bus administration, repair, and storage facility for use by the Windham Regional 
Transit Dish·ict (WRTD). WRTD cunently operates out of an inadequate leased administration 
facility with outside bus storage on Ash Street in Willimantic. 

The project involves the constmction of two buildings. The first building will include 3,600 square 
feet for adnunistrative offices and 4,330 square feet for vehicle repair bays. This building will be a 
single-stmy, steel-framed building with masomy and metal siding. The second building will include 
14,626 square feet for enclosed velucle parking. This single-stmy pre-engineered building will be 
metal sided. The project also includes site improvements and utilities to suppmi the new buildings. 

The present schedule indicates that final design plans will be available in December 2012. The 
funding source (state, federal, or state/federal) has not been detemuned at this time. 

It is the Depatiment's policy to keep the public infmmed and involved when such projects are 
undetiaken. It is impmiant that the conununity share its concems with us to assist in the projects 
development. If there is adequate interest, an infmmational meeting will be conducted. At this time, 
it is not anticipated that a fom1al public hearing will be necessaty. 

Anyone interested in receiving infonnation on tlus project may do so by contacting Mr. Scott A. 
Hill, Manager of Bridges and Facilities, at (860) 594-3272 or by e-mail at scott.hill@ct.gov. Please 
make reference to the Conshuction of the Windham Regional Transit Dish·ict Bus Facility. 
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Click on the names above to 
send email, or visit www.ccapa. 
org/about_us/executive.htm for 
additional contact information. 

www.facebook.coml 
ctplanning 

@(T_APA 

II AXING 

~HEAT COMMUNITIES 
RAPPEN 

Cmw Photo: Cop)'light 0 \'2lc Unil'crsity 

Do you ever feel like not wanting to write? Yah, it's been~' tough 
couple of weeks and sometimes it can be challenging to put the 

words together. I am sure we've all been there. 
First, I want to take a moment to reflect upon the passing of a dear 

friend and mentor, William Haase, AICP. Bill passed on AprillO, 
2012. Many of you know Bill, but if you 
didn't you really missed out. Bill was a 
thought-provoking and influential planner 
in southeastern Connecticut and south­
western Rhode Island. He was a cool 
planner (is there such a thing?), actually 
hipster planner is probably the right la­
bel. Yah ... "Hi, I'm Bill Haase, AICP HP 
(Hipster.Planner)." . .. I can picture him 
saying that with a grin. 

My wife and I were lucky enough to 
know Bill and his wife Laurie Whiting and 
spend countless homs travelling to winer­
ies and Irish pubs talking about planning­
related issues and sharing life experiences 
- Great times. We always solved the 
world's planning problems, for a moment 
anyway. Bill, you will be greatly missed. 
(See Bill's obituary on page 26). 

The Chapter is proud 
to announce its 
newest Fellow, Richard 
Erickson, FAICP. Dick, 
another southeastern 
Connecticut Planner, 
was inducted into the 
College of the Fellows 
of the American 
Institute of Certified 
Planners on April 15th 
at the National Planning 
Conference. 

On a brighter note, the Chapter is proud to announce its newest 
Fellow, Richard Erickson, FAICP. Dick, anotl1er soutl1eastern Con­
necticut Planner, was inducted into the College of the Fellows of the 
American Institute of Certified Planners on April 15tll at the National 
Planning Conference. He is part of an esteemed group of planners, 
and we congratulate him on tl1is recognition . If you have a chance, 
please give Dick a call and congratulate him. 

It is about that time again, the Southern New England Planning 
Conference is gearing up for another great couple of days of educa­
tion, camaraderie and fun. There is a lot of "behind the scenes" activity 
tl1at is required to make this conference tick, and our members Dan 
Tuba and Heidi Samokar and leading the charge to pull it all together. 
I always enjoy tllis training program the most and we hope to see you 

(conti1med on page 15) 
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FROM THE EDITOR 

Dear Connecticut Planning Readers, 

This quarter Conncctimt Planning focuses on urban design. 
What comes to mind when you think about urban design? 

When I think about it, I think about what I tell people when they 
ask me about my job. It's hard to describe what a planner does, 
but when you think about it, it all comes back to urban design . 
I typically tell people that in the same way that architects design buildings, planners 
help design where they go and everything else that surrounds them. Whether drafting 
new zoning language, updating plans of conservation and development, encouraging 
a variety of voices to participate in the planning process or working with architects and 
developers on new buildings and public spaces, planners have a significant impact on the 
way our communities are designed and how people experience them. Because of this 
connection, we have a responsibility to be stewards of good design and we all have the 
capacity to do that, even if it is by starting small. 

The positive impact that urban design can have on the way we live our lives is what 
drew me to the planning profession. When I was in planning school I learned about 
the "broken window" theory which was conceived in a research article entitled "Bro­
ken \Vindows" by Harvard University Protcssor James Q. Wilson and John F. Kennedy 
School of Government fellow George L. Kelling. They determined in their research that 
maintaining buildings and neighborhoods has a positive impact on reducing crime. In 
their article they say, "Consider a building with a tew broken windows. If the windows 
ai·e not repaired, the tendency is for vandals to break a few more windows." This theory 
speaks to the design of the buildings in o ur communities. If we d on't take care of them 
and ensure that their design is intact, it's likely that they'll inspire nothing but negativity 
and more of the same. 

I think tl1is concept is also u·ue about the desig n of our communities. As we're work­
ing toward creating vibrant and lasting places, one small development or redevelopment 
designed well will breed more. Planners have the job of looking far into the future and 
planning for what is to come in ten, twenty, even tl1irty years from now. Those plans are 
usually big ones, covering whole neighborhoods, towns or even regions and states. But, 
it's important not to forget tl1e story of the broken windows when we're making those 
plans . If all we can accomplish is one great building, one lovely little pocket park or one 
small, but reliable u·ansit line in a much hu·ger network, we've set the stage for every 
otl1er great thing tlut is to come. 

I hope you '11 enjoy the variety of urban design related articles and projects discussed in 
this issue and I invite you to write me a letter with your 
thoughts on any of this content, which we can print in 
our next issue. 

Happy Planning! Ui 

Best, 

Emily J. Moos, AICP ~ 
Executive Editor I.Y.I 

I Ielping conummilies 
C'nvision possible' future's 
in a variety of ways ... 
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University Properties' 
mission is to invest 
enough resources 
and energy to 
make a significant 
contrfbution to 
reve sing that Into 
a virtuous, upward 
cycle that grows the 
tax base and attracts 
people back into the 
City. 

Brondwn)) en. 1990. 
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- ·V • 2 
by Abigail Ride;; Associate Vice Presidcnt ofYrrle nud Director of Unipersity Properties 

T he fortunes of New Haven and Yale University are inextricably linked. 
A world class university needs a world-class city in order to attract 
world-class students; and a world-class cosmopolitan city like New 

Haven needs the economic engine that is Yale. This is what Yale President 
Rick Levin, Yale Vice President Bruce Alexander, and New Haven Mayor 
John DeStefano saw so clearly when they embarked in the 1990s on their 
mutual and wildly successful effort to enhance town-gown relations and make 
New Haven a wonderful place to work, live, shop, dine, study and play. 

A key clement in this strategy was 
Yale's creation of the ofnce of Univer­
sity Properties ("UP"), headed by Bruce 
Alexander, a Yale alumnus and former 
Senior Vice President and Director of 
the Commercial Development Division 
for the Rouse Company, a pioneer in the 
development of "festival marketplaces" 
like Fancuil Hall in Boston and Harbor­
place in Baltimore. University Properties' 
mission was, and is, to grow the tax base. 
The "flight to the suburbs" decimated 
northeastern U.S. cities in the nineteen 
fifties through the seventies, and New 
Haven was no exception. As residents left 
the City, the tax base declined severely. 
A shrinking tax base creates a vicious 
downward spiral: if the tax base shrinks, 
the quality of city services, in particular 
schools, declines; people move out of the 
city to areas with better schools; the tax 
base continues to shrink; employers leave 
the city because their employees have all 
moved out; the tax base shrinks further; 
retailers won't locate downtown because 
their customers arc located elsewhere; 

property owners can't rent their proper­
tics for enough rent to enable them to 
maintain the properties adequately; the 
quality of tenants they attract deteriorates 
further; the value of their properties and 
therefore the tax base shrinks further, and 
on down. University Properties' mission is 
to invest enough resources and energy to 
make a significant contribution to revers­
ing that into a virtuous, upward cycle that 
grows the tax base and attracts people 
back into the City. 

UP's mandate is not to earn the high 
returns that a real estate developer would 
be required to deliver to investors, but 
rather to generate a modest return suf­
ficient to cover its own capital needs and 
support some University comnntnity 
reinvestment programs, so that use of 
the University's endowment is devoted, 
appropriately, to academic undertak­
ings. Relieved of the pressure to deliver 
high returns, University Properties can 
concentrate on "social return" and take 
a longer view on placcmaking and com-

(conti11ucrl on pngc 5) 



Town-Gown RPlations, cont'd 

munity-building than a traditional real es­
tate developer can. Property owners often 
succumb to the temptation to rent to the 
first prospect they meet who can pay the 
target rental rate. University Properties, 
o n the other hand, creates a merchandis­
ing plan for its retail locations, which 
targets uses that provide an attractive and 
useful mix for area residents and shoppers. 
UP is able to wait for the right tenant to 
complement the mix rather than accept­
ing a tenant who can pay higher rents but 
is not the desired offering. 

Although people t<!nd to think of 
New Haven as a "coll<!ge town", the 
students arc only here fo r eight months 
of the year. Thus in o rder to survive and 
prosper the retail in the city must appeal 
to area residents just as much or more 
than it does to students. UP looks for 
retailers who are a stro ng draw fo r the 
major demographic segments, a mix of 
restaurants that provide excellent ta re 
ranging tl·om quick service to fine dining, 
and service establishments that meet the 
needs of the community. V'le actively seek 
o ut local and regional tenants who have 
something unique to offer so that UP's 
properties aren't "just another mall" with 
all the usual suspects. Recent additions 
of this type include T railblazer, Denali 
and enclave, all started here in New Ha­
ven; Alex & Ani, a Rhode Island business 
which sells ceo-friendly jewelry; Oaxaca, 
the fifth restamant by Connecticut res­
tamatem and Elm City Iron Chef Prasad 
Chirno mul a; and unique businesses that 
have been in New H aven for many years, 
like C laire Criscuolo's Cornucopia, derek 
simpson . .. goldsmith, Union League, 

Attiws Bookstore and many others. 
(The pen:entage of retailers in downtown 
New Haven who arc local independents 
is 87%, which is very high.) ' Ve balance 
these unique businesses with national 
tenants who have tl1e m~u·keting chops 
and national presence to attract shoppers 
who might otherwise never come to New 
Haven. Recruiting national tenants like 
Shake Shack, Urban Outfitters, Gant, and 
Jack Wills is especially effective because 
tltese tenants mostly avoid malls, making 
tlte City tltat much more unique and thus 
more attractive to shoppers in the 40-mile 
circle around New Haven . vVe constantly 
adjust and re-evaluate our merchandiz­
ing plan based o n its changing tenant mix 
and local and national retailing trends, 
and conducts focus groups with students 
and non-student groups to get input on 
additions to the mix that they would find 
desirable. For years, Apple was the num­
ber one "sto re you 'd most li ke to sec in 
New H aven" in these surveys, and we 
were very pleased to be able to fulfill that 
desire. 

Another critical reaso n for- and 
result of- attracting good retail to the 
City is tltat it en hances sati::ty. Safety 
is created by activating tltc su·cets and 
keeping them clean and atu·activc; and 
of course tltat is what the q uali ty retail 
that University Properties recruits, does. 
UP practices what is known as "CRM" 
- Cenmtlized Real Estate lvlanagement 
- which means that we operate om 
properties like an o utdoor shopping cen­
ter: we have our own crews who clean no t 
o nly our properties but the City sidewalks 
and streets in front of o ur properties; we 
plant flower beds and put out planters; 

(continued on pngc 6) 
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It's impossible 
to Isolate the 
"UP Effect~' from 
the efforts of 
all the other 
organizations who 
work ceaselessly 
to enhance safety 
In the Gty ~lther 
directly or by 
Increasing activity 
ln the City. 

Coli ege Street, en. 1980. 

College Street todny . . . 
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Town-Gown Relatino rnf\t'd 

we establish standards for tenant signage 
and storetl·onts so that a quality retailer 
won't be harmed by a sloppy, careless o p­
erator next door; we set standard ho urs 
of operation so that shoppers coming 
downtown can expect to find the stores 

open o n a consistent basis; we provide 
holiday lighting and entertainment; and 
we maintain our properties to a very high 
standard. This makes the area fed safe and 
welco ming to sho ppers, diners, and visi­
tors to the many free cultural resources 
that Yale makes available to the public. 

(contiuucd 011 pngc 7) 



Town-Gown Relations. conrd 

However, New Haven's cosmopolitan 
look and feel is no t the work of UP alone. 
It's impossible to isolate the "UP Effect" 
from the efforts of all the other organiza­
tions who work ceaselessly to enhance 
safety in the City either directly or by in­
creasing activity in the City: New Haven 
Police; Yale Police; the City's Office of 
Economic Development; all the cultural 
institutions and arts organizations who 
draw people downtown with events and 
exhibits; Town Green's Ambassadors 
who clean the streets , provide friendly 
guidance to visitors, and arc a reassuring 
presence o n the su·cct; the Chapel \Vest, 
Whalley Avenue, and Grand A\•enue spe­
cial service districts who provide similar 
services in their districts; .Market New 
Haven who publicize all the wonderful 
things there are to d o in New Haven ; 
the Economic Development Corporation 
wh o attract businesses to New Haven; the 
private developers who believe enough in 
the City to build large, expensive build­
ings here, and many more. 

Cities which are host to one or more 
top-tier institutions of higher learning are 
faring much better in tl1e new knowledge 
economy tl1an tl1c cities witho ut these 
institutions. New Haven, former power­
ho use of the indusu·ial economy, is be­
coming a leader in tl1e ed/ mcd economy 
and is reaping the benefits of rc-tl1inking 
its historical relationship witl1 tl1e univer­
sity in its midst . 

Sir francis Bacon once said "Things 
alter for the worse spontaneously, if tl1ey 
be not altered for the better designedly:" 
unless you deliberately u·y to make things 
better, be assured they will 
get worse. The renaissance 
of New Haven has been a 
massive, conscious, and con­
tinual effort by many people 
that has transformed Down­
town over the last 15 years; 
and the deliberate decision 
by Yale and New Haven to 
ch;mgc the Town-Gown re­
lationship has provided the 
transformational energy to 
drive it forward. tllll 
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REFLECTIONS ON LA Conference 2012 
"T ,..,., 

www.laweekly.com/20 12 ·04-05/news/ciclavia-LA-bicycles-founding 

Thought that I would try a bike-oriented mo­
bile workshop again to alleviate my fears of 
bike riding after Las Vegas (some may re­
member that workshop!). We started with an 
hour-long train ride (the blue line) through 
Watts, Compton, etc., to get to Long Beach 
-pretty interesting and I was grateful 
that the temperatures weren't hovering 
around 110 degrees like that blind ride 
into the Las Vegas desert. The program 
was great until/, along with a planner from Chi­
cago, found ourselves in intense city traffic with 
no bike lanes and, I confess, lost. However, the 
Chicago planner pulled out her iPhone and, with 
that wonderful GPS app, navigated us back to the 
starting point - a spanking new bike center lo­
cated near the end of the blue line. Lesson learned: 
I will now swap out my ancient BlackBerry for that 
new /Phone that 's been waiting for me since Febru­
ary in our IT Department and have someone ex­
plain to me how to use the GPS app! 

- Chris Smith, Shipman & Goodwin 

T,. 4 
• ,. 11S in 34th 

www.diserio.com/top15-skylines.html 

I found the Managers 
Institute interesting, 
fun, and more infor­
mative than I imag­
ined. It was comfort­
ing to hear that I was 
not alone, and learn 
how others in many 
different regions had 
the same management 
issues, with various styles 
of management (and 
coping). The conference 
theme seemed to not be 
the typical "think outside 

the box," but "turn the box Inside out, reshape it, and then 
find a new pathway in for a totally new perspective!" Very 
refreshing! One placemaking session really caught my at­
tention, as the planners really listened to the locals, and 
kept uses/buildings etc. in the community mix, despite 
going against most planning philosophies and principles! 
What a concept! Overall, the conference was very informa­
tive. And, as usual, interacting with planners from other 
areas (and locally) was the highlight! 

-Laurie Whitten, Town Planner, East Windsor 

I A ' . . ( •.• J 
t 

1 r i . t 'r t"t • i . 745668.html#s147766&title=Hong_Kong_ 
/2010/09/30/best-skylmes_n_ 

www.huffingtonpost.com 
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REFLECTIONS ON LA Conference 2012 

The Manager's Institute was a great 
all-day seminar and different from the 
shorter sessions in that /learned so 
much from the other attendees and 
they inspired me with some of the excit­
ing initiatives they were doing in their 
communities. I also learned that every 
community has political, budgetary, or 
other types of challenges that only vary 
slightly geographically. 

- Linda Farme" Tolland Town Planner 

America's 
24 Worst 
Highway 
Bottlenecks: 
lA gets #1, 
#S, #8, #9, 
#13 (S out of 
th 1\ 
www.infoplease. 
com/ipa/ 
A0931285.html 

Worst Traffic In 
.the World; ''who 
m this cfty walks 
n · t ,, 

www.trave/andl . 
articles/world elsure.comf 
fie-jams s-worst-traf-

"LA is not as glamorous as tt may believe:' 
LA didn't get the memo that skyscrapers are sexy. The city skyline is blah. n 

wwwbu · . smessinsid 
er.com!J'b 

est-citr-sk . Ylmes-2017_
12 

BestS ,n h .,n ' ~ 

www .en ngo.com/ explorations/play/worlds-top-20-skyl in es-6913 51 
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he Two-Tiered land Val e ax- How to 
he Vision to Fruition 

by Marlt Speirs 

Land acquisition and assembling par­
cels is one of the more expensive and 

time-consuming stages of urban design. 
Municipalities using a two-tiered system 
of land taxation could lessen costs and ex­
pedite the timing during this stage. 
Land taxation supports sustainable rcla-

I ~·1 .-fl l i !)CO)t 
I 

Bldg Value 

tionships between architects, and plan­
ners, citizens and government, builders, 
as well as the credit and lending commu­
nities. Partnerships both horizontally (in 
the geography of the urban design ) and 
vertically (from state to region to locality) 
evolve. 

The two-tier land value tax di rectly 
addresses the issue that in an urban set­
ting, the land cost component of the to tal 
value of the project will run in excess of 
50%, and often closer to 70%, with a di­
rect cause-and-effect. T he higher the an­
nual tax levy on a parcel is, the mo re likely 
the parcel holder will meet the develop­
ers' land cost benchmark, as opposed to 
having the landowners' price being met, 
removing a common impediment to as­
sembling parcels. Land comes up for sale 

more often and at a more reasonable cost. 
In one town - Norwalk - an ambi­
tious redevelopment plan "95/7'' is ap­
proaching a decade o f land acquisition 
and titling, due to "normal" dela}'S with 
expected completion in 2013 (and smaller 
fro m the 2005 proposal). 

At this conceptual stage of the urban 
development project, the upfront expense 
oflegal staff to procure tax abatements 
wi tl1 the local and state government is re­
duced. A land tax system helps reduce tl1e 
"cash o n cash" hurd le that project man ­
agers must deal witll. 

In 2011, Connecticut Senate Majority 
Leader lvlartin lvl. Looney, (D-New Ha­
ven), the CT Planning and Development 
Committee and Representative Jason Rojas 
(D-East Hartford) were astutely aware 
that municipalities tl1roughout Connecti­
cut needed the legislative authority to 
modif)r how municipal taxes are levied on 
properties to mitigate blig ht, spur smart 
growth, ;mel make sound planning decisions. 

The coalition sponsored S.B. 130 al­
lowing municipalities to, by vote of its 
legislative body, establish a two-tier system 
of land taxatio n. T he bi ll wo uld faci litate 
reuse of existing structures, new construc­
tion and infill , thereby promoting smart 
growth and sound planning decisions. 
The bill found support witl1in the Con­
necticut Conference of .Municipalities, the 

(continued on page 1 1) 
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Using publicly avallabl property tar data for the Oty of Norwalk It w s determmed 
that SWitching from a sundard to a two tfered land value tax would': 

On average, SO buildings along the 
Washington Street corridor see a 
38% reduction. 

To replace the lost revenue, low 
building density areas such as, 
Connecticut Street (Rt. 1), would see a 
tax increase average of 20%. 1 Gmmrl~v rlm·e is n stnllflnrd pbnu in period tim t will prwide 

Jlnkdmldo·s t/J( tiuu tn jll'fjllll'f j ;w tlu tuu• twll·tio·/nnd J)Jiflll. 

Homebuilders Association of CT, as well 
as many local jurisdictional coalitions. 

Throughout 2012, the Center for the 
Study of Economics, www.urbantools­
consult.org, will be publishing articles 
and presenting workshops that provide a 
broad understanding of the benefits of the 
two-tier system of land taxation and show 
how the measme impacts various munici-

riAKRF 
Environmental, Planning, 
and Engineering Consultants 

700 Main Street, Suite C I 
Willima ntic, CT 06226 

t : 860.423.7127 
f: 860.423.7166 

www.akrf.com 

palities across Connecticut bringing vision 
to fruition. II 

Resenrc!Jer nwf writer Mark Speirs 
receiJied !Jis M.S. iu R egionnl rmd Commu­
uity Plnnuiugfrom Temple University aud 
/iJ1es iu N ew H aPm, CT H e is the R egiou ­
nt Director nt the Center f or the Study of 
Ero11 0111 i cs. Con tact: m arlt@urbrmtools.OilJ 

For m ore informntiou 
011 Lnud Vnlue Taxation, 
please contact: 

] oslmn Vincent 
R\:ecutive D irector 
Cen ter for t!Je Study of 
Ecouom ics 
413 South l Oth St1·eet 
P!Jilndclphin, PA 19147 

(215) 923-7800, R vt. 1 
WlJ.IJV.II rbtwtoolscou sttl t. 01lJ 
111 auagc1-®m ·ban tools. m;g 
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or er SCCOG E ec ti e Director Richard B. Erid on 
Inducted into the AICP College of Fellows 
D ichard B. Erickson of Norwich, 
.~retired Executive Director of the 
Southeastern Connecticut Council of 
Governments (SCCOG), has been named 
a member of the 2012 class of the College 
of Fellows of the American Institute of 
Certified Planners (AICP). Mr. Erickson 
is among only 41 Planners nationwide 
who were inducted into the AICP Col­
lege ofFellows at the National Planning 
Conference in Los Angeles on April 15th. 
Election to the College of Fellows is the 
highest ho nor bestowed by the Ameri-

can Institute of Certified 
Planners. Mr. Erickson is 
the only planner from Con­
necticut being inducted this 
year, and will become one of 
only six members of the Col­
lege of Fellows who reside 
or practice in the state. Fel­
lows of AI CP are honored 

C/oclllflise from nuope: Horace Brolfln, 
FA ICP & R iclmrd EricllSon, FA ICP,· 
Homce nnd Jnson Vincmt decorate 
CCAPA)s 1/eJIIest Fellow; Richard nud 
Horace s!JoJP ojftheir mednls; Richard 
Jllith his Jllift Marcia EricltSon. 
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in recognition of their achievements as 
a planner, and for distinguishing them­
selves as a model planner who has made 
significant contributions to planning and 
society. Fellowship is granted to planners 
who have been members of AIC P and 
who have achieved excellence in profes­
sional practice, teaching and mcntoring, 
research, public and community service, 
and leadership . 

J'vlr. Erickson served as the Executive 
Director of the Southeastern Connecticut 
Council of Governments, and its pre­
decessor the Southeastern Connecticut 
Regional Planning Agency, for more than 
37 years until his retirement in December 
1998. He was the first Executive D irec­
tor of one of Con necticut's early regional 
planning agencies, providing exemplary 
leadership in reversing a negative at­
titude toward planning in southt:astern 
Connecticut, during a period of time 

when only one of 
the region's 20 mu ­
nicipalities employed 
a professional planner. 
Perhaps Mr. Erick­
son's lasting contribu­
tion to southeastern 
Connecticut was his 
leadership and vision 
during the 1 990s, 
when the region's de­
fense dominated econ­
omy was reeling after 
the end of the Cold 
War. He was instnt­
mental in the forma­
tion of a coalition that 
had prepared a strate­
gic plan to bring the 
region out of its eco­
nomic depression, and 
which recommended 
the formation of the 
present day w uncil 
of governments and 
the region's current 
economic develop­
ment organization 
(con ti 1111 cd on pngc 13) 
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the Southeastern Connecticut Enterprise 
Region (seCTer) . Since his retirement, !vir. 
Erickson has remained active in the region 
engaging in a number of consulting as­
signments, and is currently serving as the 
Interim Executjve Director of seCTer. 

In his letter placing Erickson's name 
in nomination for this recognition, Con­
necticut Chapter of the American Planning 
Association President Jason Vincent wrote 
of Mr. Erickson: "His resume demonstrates 
no t just his mastery of the values and prin­
ciples of planning, but indicates he was a 
pioneer on numerous issues in tl1e region, 
and that his participation and involvement 
in these issues always led to the best solu­
tion possible being identified, pmsued and 
realized. His projects were consistently o f 
superior quality, and were fi·eguently recog­
nized as the gold standard by which anoth­
er region or community could prepare and 
conduct similar projects and programs." Iii 

Prepious~)' published on www.clmmberect.com, 
the website of the C/;nmber of Commerce of 
Enstcrn Connecticut. 
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by Christopher]. Smith) Esquire) Shipmrm &GoodJllill) LLP 

D eccntly, I made a 
~ouple of "Land 
Use 101" presenta­
tions to towns in 
different areas of 
the state. Dming 
the presentations, I 

was asked when an alternate board 
member may participate in the pub­
lic hearing or deliberation process 
conceming a land usc application. 
On both occasions, the room went 
noticeably still indicating a sensitive 
issue. Also, I suspect everyone was 
curious as to whether my answer 
would be consistent with what their 
planner or legal counsel had advised 
them (this is where I, the invited 
guest, tread very carefully!). 

Here's the short answer: an alter­
nate may participate during the pub­
lic hearing, but, unless seated to vote, 
may not participate in the delibera­
tion process. This was the holding in 
the Appellate Court decision, Mar­
guerite A. Komoudy Jl. Zoning Board 
of Appenls of tbe Town of Clmter, 12 7 
Conn. App. 669 (2011). The hold­
ing addressed zoning boards of ap­
peals under Sections 8-5 and 8-6, but 
is probably applicable to other land 
use agencies (e.g., Sections 8-1 b as to 
zoning and combined planning and 
zoning commissions, and 8-l9a as to 
planning commissions). What's really 
instructive with the decision is how 
the Comt arrived at its holding. 

The Facts 
Komoudy involved, in part, an 

appeal from the denial of a property 
owner's request for a variance to ef­
fectively extend the time period for 
the "temporary" usc of a mobile 
home on residential property dur­
ing the construction of a permanent 
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dwelling. The owner's historic, 
single-tamily residence had been de­
stroyed by fire. The Chester zoning 
regulations permitted the temporary 
use of a mobile home in such situa­
tion, but expressly limited the time­
fi·ame to six months. The Chester 
zoning board of appeals denied the 
landowner's request tor variance ap­
proval. An alternate actively partici­
pated during the public hearing and, 
although not seated to vote, during 
the deliberation process. The land­
owner appealed and challenged the 
alternate's participation during both 
the public hearing and deliberation 
claiming that such participation is not 
permitted and, therefore, the board's 
decision was improper and void. 

The Public Hearing 
First, the Court looked at the 

"plain language" of the applicable 
statutes, Sections 8-5 and 8-6, which 
govern zoning boards of appeals. The 
Court found that the statutes don't 
explicitly state whether an alternate 
may participate in a public hearing. 

The Comt tl1en embarked upon 
its own "rational result" or "common 
sense" analysis. The Court noted 
that general procedures have evolved 
by municipal land use agencies over 
tl1e years, which procedmcs are not 
specifically provided by statutes. The 
Court stated, " the legislature's si­
lence on the issue of board member 
participation in public hearings sim­
ply reflects a willingness to let local 
agencies fashion tl1cir own protocols 
or duties related tl1ercto." The Comt 
further noted the purpose of a pub­
lic hearing is to "obtain any and all 
information relevant to the inquiry 
on hand, so as to facilitate the ren­
dering of an informed decision by 

the board." The Comt held , "we 
perceive no good reason why un­
seated alternate members should be 
relegated to bystander status during 
public hearings. Indeed, we cannot 
perceive any prejudice to an applicant 
resulting fi·om their [the alternate's] 
participation r dming the public hear­
ing) .... " In addition , tl1e Court was 
mindful that an alternate may be 
called upon to vote on an application 
after the public hearing has closed 
noting, "[i]t seems incongm ous to 
vest in such al ternate the statutory 
power to decide the substan tive mat­
ter before the board yet preclude tl1c 
alternate from asking pertinent ques­
tions or otherwise commenting dur­
ing tl1e public hearing." The Court 
concluded that the "rational and sen­
sible result" is tl1at an alternate may 
participate during the public hearing 
component of a land use application . 

The Deliberation 
The Court found that the "plain 

language" of Sections 8-5 and 8-6 
provides that an unseated alternate is 
not authorized to "decide" (i .e., vote 
on) a land use application. Specifi­
cally, Section 8-S(a) authorizes only 
alternate members seated to perform 
the duties provided board members 
under Section 8-6, including tl1e 
duty to decide requests for variance 
approval. Therefore, since an un­
seated alternate is not autlwrizcd to 
decide a land usc application, an un­
seated alternate cannot participate in 
the deliberation process subsequent 
to the close of the public hearing. 
The Court analogized this process to 
an alternate jmor in a civil or criminal 
case where an alternate jmor is seg­
regated from the regular panel once 
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the matter is given to the regular jury 
panel for deliberation and decision. 
Traditionally, the Courts have held 
that the participation by an unseated 
jury during deliberation tarnishes 
the deliberation process. Similarly, 
the Komo11dy Court apparently felt 
that the participation of an unseated 
hoard alternate may tarnish the post­
public hearing deliberation process 
concerning a request for variance 
approval. 

Conclusion 
So what happened in Komondy? 

The Court held that it was improper 
for the alternate to participate in the 
board's deliberation on the landown­
er's request for variance approval. 
Furthermore, if the alternate's im­
proper participation resulted in "ma­
terial prejudice" to the landowner, 
the board's decision is void. In an 
interesting twist, the Appellate Court 
noted that the trial court found that 
the landowner didn't have the requi­
site "legal hardship" tor her request­
ed variance. Therefore, the board's 
denial was proper. As such, the Ap­
pellate Court found that because 
there was no legal hardship to justit)• 
reversing the board's denial, tl1ere 
was no reason to decide whetl1er tl1e 
alternate member's participation in 
the deliberation process resulted in 
material prejudice to the landowner. 
This is another example of judicial 
common sense or, some folks might 
say, judicial restraint. 

Final lesson for interpreting and 
applying land use statutes to a par­
ticular situation: review tl1c statutory 
language for a "plain language" read­
ing, and, if the applicable language is 
unclear or silent on the issue at hand, 
apply a "common sense" approach. 
If you have to contrive a convoluted 
interpretation, then it probably won't 
hold up in Court. llll 

all there. It's in Hartford, Connecticut, so 
there arc guaranteed to be some tricks up 
Dan's and Heidi's sleeves. 

Volunteers needed! Yes, I suppose 
this is the same, frequent call all volunteer 
organizations make, but we 1,1eed some 
help. APA National and various divisions 
are working to improve access to informa­
tion about the various planning topics and 
they need the Chapter's help. I am look­
ing for CCAPA members, who are also 
members of a division, to help us foster a 
better relationship and improve access to 
information that all of our members could 
use. What docs it involve? Being a liaison 
between CCAPA and the APA Division 
that you currently follow; Then, help us 
share information between the divisions 
and the duptcr. So, if you arc a CCAPA 
member and a member of an APA Divi­
sion, then please contact me if you are 
interested in helping! 

Finally, our website has a new look! 
Yes, finally is right. Many tlunks to Re­
becca Auger, Dennis Goderre and Emily 
lvloos for leading the eftort to improve 
the look, feel and user-friendliness of tl1c 
website. This project has been a long time 
coming, but I think it was worth the wait. 
We hope you find it useful. Any com­
ments and suggestions can be made to 
our new web team. llll 

- Jason A. Vincent, AICP 

~~ ~~~ ~~~IJJ[I~ 
Vanasse Hangen Brustl/11, Inc. 

ENVIRONMENTAL PLANNING SERVICES 
Wetland, Biological and Soil Surveys, 

Impact Assessment and Mitigation Planning 

-MICHAELS. KLEIN, Principal-
certi~ed Profe11ionol Werlond Scienti11 / Regi1tered Soil Scienti1t 

89 BELKNAP ROAD • WEST HARTFORD, CT 06117 
PHONE/FAX: (860) 236·1578 

Email: michael.klein@epscl.com • Web: www.epsct.com 

Stay current with CCAPA 
happenings! 

Bookmark our online 
events page at 

www.ccapa.org/events.htm 
so you don't miss out! 
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As Connecticut 
embarks on a 
monumental 
expansion of 
transit service 
with the busway 
and New Haven­
Springfield corridor, 
a participatory 
planning process 
for transit-oriented 
development can 
help communities 
translate regional 
investments into 
local benefits. 

Frrirjie!d Rezoning 
Dirrgrrrm 
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i Fa·rfield 
By Dapid Ko01·is) Vice President) Regional Plan Association 1m 

Connecticut and its communities are 
blessed with one of the nation's most 

robust transit networks. \.Ye know that this 
reliable, frequent, and efficient transit ac­
cess to Manhattan's and Fairfield County's 
job markets results in quantifiable in­
creases to the value of land within walking 
distance of stations. Every station, there­
fore, creates value for the town and city 
that it is located in. Any new station or 
service enhancement provides a significant 
opportunity for the host municipality for 
economic development, community build­
ing, and amenity creation. As Connecticut 
embarks on a monumental expansion of 
transit service with the busway and New 
Haven-Springfield corridor, a participatory 
planning process for transit-oriented de­
velopment can help communities translate 
regional investments into local benefits. 
The Town of Fairfield provides one 
example. 

Located along the CO<\St of Fairfield 
County, the town has two train stations 
served by Metro-North Railroad: one in 
the heart of the town center and one at 
the core of the village of Southport. Save 

for the large commuter parking lot next 
to the main station and a handful of auto­
mobile oriented commercial buildings, the 
vast majority of the parcels within walking 
distance of both of these stations is walk­
able, mixed-use, and transit-oriented. 

In the industrial section of town 
on its eastern border with the City of 
Bridgeport, the purchase of a large former 
manuf.1.cturing site by a developer spurred 
a conversation in the corridors ofTown 
Hall raising the possibility of constructing 
a third train station to anchor this large 
site's redevelopment. Simultaneously, a 
modernization of the New Haven Line's 
stations to provide ADA accessibility in 
each municipality brought Connecticut's 
Department ofTransportation to the 
table to discuss the concept. In 2003, the 
Connecticut DOT, Town of~airfield and 
private developer executed an agreement 
to construct jointly a new commuter rail 
station on the former foundry site. Under 
the agreement, the developer, Blackrock 
Realty, would have development rights 
to construct nearly 1 million square feet 

(continued 011 prrgc 17) 
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Fairfield, cont'd 

of commercial office, hotel and ancillary 
retail space. This development would be 
adjacent to a l ,500 space surface parking 
lot to meet commuter needs. 

Following five years of design and per­
mitting that involved a myriad of federal, 
state and local regulatory authorities, and 
as construction plans were being final ­
ized in 2009, the market ti1ltered and tl1e 
project was put on hold until new financ­
ing could be arranged. The restructured 
agreement resulted in the Town playing a 
larger role in overseeing site remediation 
and installing site infi·astructure than what 
was o riginally contemplated as well as the 
State increasing its fi nancial commitment 
to the project. As construction work be­
gan in 20 l 0, the Town's leaders and staff 
decided that the Town needed a mo re 
comprehensive su·ategy to guide future 
development of tl1e area in tl1e immediate 

P.tomote COftn.K i l•ft )' and 
" alllobiNiy 10i lh nrw •ld..,-..1~• 
thCOIIlh t>lttk\1 W«t b40<kt. 
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1

NO~l.;&13n~ ''"ldJn.J 
.t b l nelahb<WhO<NI ich 
·•'ft'•u•8•th.ttt"'it dOe-; ~t 

vicinity of the new station. Fairfield sub­
sequently entered into an agreement with 
the Regional Plan Association to manage 
a participatory planning process, engaging 
the community in a conversation about 
the future of this part of the town, and 
resulting in a Plan of Conservation and 
Development amendment and zoning 
changes for tl1e area surrounding the train 
station. 

Over tl1e course of tl1e next 12 
months, RPA and town staff convened a 
stakeholder advisory committee comprised 
of representatives from tl1e neighborhood, 
local property owners, relevant town 
departments, and town-wide organiza­
tions with interests ranging fi·om bike and 
pedestrian access to affordable housing. 
For the first sever<ll months of the project, 
evening meetings were held organized 
around a specific topic: transit-oriented 
development l 0 l , mobility, envi ronment 

(continued on pngc 1 8) 
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As construction work 
began in 2010, the 
Town's leaders and 
staff decided that 
the Town needed a 
more comprehensive 
strategy to guide 
future development 
of the area in the 
immediate vicinity 
of the new station. 
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Because this area 
of town currently 
provides a reservoir 
of housing 
affordability, the 
zoning included 
inclusionary policies 
to ensure that, as 
development occurs, 
a level of affordability 
is maintained in the 
neighborhood. 

A dnylong cbnrrette 
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public scbool) where 
pn rticipn n ts were 
diPided intogroups 
nnd pnircd wit/; n 
trnined fncilitator 
nnd designer to crnft 
rcdcpc/opmwt concepts 
t/;nt included botb 
inl'CStiiiCI/tS in t!Je 
public and priPntc 
n:nlm. 
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Fairfield. cont'd 

and sustainability, and fiscal impacts of 
development and affordability. T he discus­
sions at these meetings resulted in a plan­
ning framework for the area with goals, 
objectives, and principles for redevelop­
ment that should govern the districts tran­
sition from industrial to o ther uses. 

Halnvay through the process, a day­
long charrettc was held at a local public 
school. At that event, the approximately 
75 participants were divided into tables of 
8-12 with a trained f."lci litato r and designer 
to craft redevelopment concepts that in­
cluded both investments in the public 
realm and private development. While the 
design concepts represented a range of 
ideas and opinions about the future of the 
neighborhood, they were based o n a set 
of shared principles and wntained ideas of 
consensus that could form the foundation 
of a regulatory framework and capital plan 
to govern private and public investment. 

Mtcr months of working with the 
stakeholder committee and planning and 
zoning board members following the 
charrette, a vision for the area was reached 
that could be translated into a POCD 
update and zoning. The area is currently 
zoned industrial with a pocket of commer­
cially zoned land near exits witl1 I -95 and 
a pocket of residential (former workforce 
housing for adjacent manuf,\cturing sites). 
The POCD update articulates a strategy 
to incrementally transition the area into 
a neighborhood that is more walkable, 
mixed-usc, and transit-oriented. 

The zoning included three mecha­
nisms to enable that change over time. 
First, the base zoning was changed from 
industrial to commercial for a portion 

of the district closest to the station and 
highway access. Second, a tnmsit-oriented 
design district overlay zone was cre-
ated to cover tlte portio ns of the distric t 
within approximately one-half mile of 
the new train station, ensuring tltat site 
plans would be transi t-oriented, buildings 
would be pedestrian-oriented, and land 
uses could be more mixed than in otlter 
commercial areas in the town with resi­
dential uses in the same buildings as retail 
or office. Finally, a transit-oriented devel­
opment floating zone was created so that, 
pending board approval, higher densi ty 
residential development could be built on 
appropriate sites within closest proximity 
to the station. Where single-stoq' indus­
trial buildings donunate, multi-story resi­
denti al buildings with retail o n the ground 
floor can incrementally transform this area 
into a thriving neighborhood. Because this 
area of town currently provides a reservoir 
of housing affordability, the zoning in­
dueled inclusionary policies to ensure that, 
as development occurs, a level of aftord­
ability is maintained in the neighborhood. 

T hese zoning changes represent a 
significant shift from current land use 
patterns in the southeaster portion of 
the town. There was hesitation and un­
certainty, tltcrefore, as the hearing date 
approached and the proposals being put 
forward by the Planning and Zoning 
Commission would be vetted with tl1e 
public at large. At the hearing in April of 
2011 turnout was significant. Following 
the presentation on the plan and zoning 
changes, there were smil ing faces in the 
audience of nearly 75. Only about one 
dozen members of the public chose to tes­
tify. Save for a handful of minor critiques 
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IN FOCUS 

aca e Progra Worked for Restauran : 
t G. 

by ]nn Tnr1; rcprintt:d witb permission ji·o111 LIFE Publicntiom 

A nyone who questions whether gov­
ernment stimulus programs work 

might try talking to Gina and Troy Kelsey 
of Gina Marie's Restaurant on Main 
Street in Hebron. They were the bencti­
ciaries of the town's facade improvement 
program and received a boost in business 
as a direct result. 

Additionally it gave them the impetus 
to put more money into their restaurant, 
which they plan to continue, and now 
they have started "giving back" to the 
community in the form of fund raisers. 

Mr. Kelsey said most people were 
aware of the restaurant but lots came in 
for the first time after the new r<lmp for 
the disabled, outside improvements, bet­
ter parking and a beautiful new sign were 
implemented. Once new customers come 
in, they come back, he said. 

Prior to the improvements, the rectan­
gular building had white siding, a tiny entry-

way, a small ramp on the side and generally 
looked tired and dated. Now it sports light 
tan siding, a big ramp in front of the build­
ing, an outside deck- all designed to 
make it more appealing to passersby. 

The program is financed through a 
STEAP (Small Town Economic Assistance 
Program) grant. It covered 75 percent of 
the exterior improvement costs and the 
Kclscys put in 25 percent of the approxi­
mately $90,000 cost. Town Planner Mike 
O'Leary said, "They arc the best propo­
nents for the program." 

When a state official came to H ebron 
to review the use of the money and talked 
to lvlr. Kelsey, he waxed enthusiastically 
about what it had done for his business. 
Mr. O'Leary said he believes that enthusi­
asm will help the town when it seeks oth­
er grants because the state people share 
what they learned. 

(continued on pngc 20) 

Gina Marie's 
Restaurant was the 
beneficiary of the 
Town of Hebron's 
facade improvemen 
program and 
received a boost in 
business as a direct 
result. 



Already Miss 
Los Angeles? 
It's never too early 
to plan to attend a 
future APA National 
Planning Conference! 

2013 Chicago 

Gina Marie's rnnt'd 

The 5487,000 state grant covered the 
facade program, as wdl as sidewalks that 
were installed over the summer and a por­
tion tor trees and landscaping that will be 
done in the spring, he said. 

About $200,000 of the grant was 
for "building improvements that are vis­
ible from Main Street. It was interesting 
because we never did a facade program 
before but I had worked in other towns 
where it had been done and I thought it 
was an excellent program." 

Locally, it is overseen by representatives 
from the planning and zoning commission, 
economic development commission, build­
ing and engineering departments. 

lvlr. O'Leary is the staff person as­
signed to the committee. Property owners 
contact him initially to get forms. 

"It's a pretty simple application." 
Owners must say what they hope to do 
and have a photograph or a sketch of 
the idea, and that application goes to 
the committee for review. No tees are 
charged, and the grant includes use of an 
architect to bring those ideas to blueprint. 

So far, three businesses have taken ad ­
vantage of the program - Ace Hardware, 
Countryside Realty and Gina Marie's. 

Gina and Troy met in a bar in Mans­
field when she was a student at Saint Jo­
seph College, studying to be a teacher, and 
he was at Manchester Community College 
studying culinary arts. They married at 22 
and bought the restaurant at 24. 

"This is what I always dreamed of," 
Mr. Kelsey said. The dream really started 
in the early '90s after he graduated from 
MCC and it was hard to find a job. "Ifl 

oderre 
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owned my own business, at least I would 
know when the end was coming." 

He started working at 15 in his home­
town of Manchester at tl1e venerable 
Willie's Steakhouse, which was torn down 
about two years ago. He saw the busi-
ness go ti·om being very busy to "petering 
out." He learned his work ethic botl1 tl1ere 
and at a gas station where he worked. 

One Sunday while working at the 
gas station, Mr. Kelsey overslept. He 
was to be at work at 7 a.m., and at 7:05 
the owner was at his door yelling at him 
about the importance of being on time. 

It has since held him in good stead for 
the 14-hom days of running a restaurant, 
although he doesn't usually work all the 
hams. "'.Ye have great people working 
here." 

i\'lr. Kelsey also learned that a busi­
ness, especially a restaurant, has to change 
or it will go out of business. Mrs. Kelsey 
joined him in the business after their son, 
Nicholas, now 13, was born. They also 
have a daughter, Caitlyn, 10. They have 
lived in Hebron since 1996. In that time 
they have seen many changes, including 
stop signs that didn't exist before. 

They heard sidewalks were coming to 
Main Street, which would automatically 
change tl1e configuration of their property. 
"You'd be amazed how many people walk 
on the sidewalks," l'vlr. Kelsey said. One 
day Mrs. Kelsey was walking to the post 
office and a woman pulled over to say she 
was glad to see somebody using them. 

Then the Kelseys leamed about the 
grants for exterior improvements that 
also covered tl1e cost of an architect. One 
thing led to another. They decided to put 
in a new heating, ventilation and air con­
ditioning system. Other interior improve­
ments began, including new tables and 
booths, although the familiar salad bar is 
still off to one side in the back. "Town 
was ver)' friendly with us; helping make 
changes over the years that we couldn't 
make because of restrictions." A storage 
room was added along with the deck, 
where they plan to feature local bands in 
better weather. 

The Kelseys also plan to move the 
kitchen, add more seating space, perhaps 
a bar witl1 a TV. 
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Gina Marie's~ cont'd 

One of the grant's strings is that the 
restaurant must remain a restaurant for 10 
years or the owners will be obligated to 
return a portion of the money. 

\Vith the improved look came new 
business. Mr. Kelsey estimated the uptick 
at 25 to 30 percent. 

"The ramp has been amazing" at at­
tracting an "older clientele" that had 
found it hard to get into the building, 
while the more attractive exterior has at­
u·acted some of the new, young f.1milics . 
A tiny enuyway has given way to one big 
enough for a small bench , along with the 
usual newspaper rack. 

To go along with the new f.l~ade, the 
restaurant has started offering "gourmet 
burgers." Gina J'vlaric's is open for breakf.lst, 
lunch and dinner. It is lt<llian-American cui­
sine with an emphasis on pizzas and past<l. 
"We upscaled the menu a little bit without 
scaring people away. "lvlrs. Kelsey said, "he 
comes up with the craziest things." 

.Mr. Kelsey encouraged any business 
that is eligible to apply for money. If he 

had it to do over again, "T would have 
made that investment years ago," he said. 
The improvements and those to come 
have "kind o f invigorated us." 

l'vlr. 0 ' Leaq' said more money is still 
available for Main Su·eet upgrades. Grants 
offer up to 7S percent of the cost of the 
improvements but no more than $75,000 
per site. 

The town also received another 
S 150,000 grant for fac;ade improvements 
for any business-zoned property, not just 
Main Street. 

Town Planner Michael O 'Leary may 
be reached at (860) 228-5971, ext. 137 
or by email at moleary@hebronct. com. 

Gina Marie's offers take-out as well 
dining in. It is at 71 Main St. in Hebron. 
The phone number is (860 ) 228-9375. 
The restaurant is open Monday, 6 a .m . to 
2 p .m.; Tuesday and Wednesday, 6 a.m . 
to 8 p .m .; Thursday, 6 a.m. to 9:30p.m.; 
friday and Saturday, 6 a.m. to 9 p.m . and 
Sunday, 7 a.m. to 8 p.m. ilfl 
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ever come back. 
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Designing Communities that Attract 
Young Professionals 
by Chris McCahill) PhD 

I n late March , students and faculty fi·om 
UConn led a well-attended charrette 

workshop in Canton. The event gave resi­
dents an opportunity to voice their opin­
ions on wh<lt future development in town 
ought to look like. Some themes that kept 
coming up were historic preservation, 
land conservation, commercial develop­
ment, and walkability. 

But an entire demographic was no­
ticeably absent - young adult~ in their 
20s and early 30s. In fact, I was probably 
one of two people there who fell within 
this category. I blame it partly on apa-
tlly and disinterest among my peers. But 
it also has a lot to do with the fact that 
many no longer live in tl1e area. Canton 
graduates that I've kept in contact with 
have moved to places like New York, Phil ­
adelphia, San Francisco, and Austin, or to 
larger New England towns like Portland, 
ME, and Newport, IU. And I'm not sure 
they' ll ever come back. 

That is, unless we start to see real 
changes in what Connecticut has to offer. 
For many of us, the state lacks diversity 
and vibrant places. Increasingly, we want 
affordable apartments in lively, walkable 
neighborhoods. And we need jobs. Su·ug­
gling cities like New Haven and Hartford 
offer some of these things, but still tall 
short. Smaller neighborhoods like Col­
linsville (a village in Canton) also show 
promise, but they need nurturing. 

These concerns arc laid out by the 
Partnership tor Su·ong Communities, 
based in Hartford (www.pschousing.org/ 
A_New_American_Dream). In the origi­
nal writing of this piece, I encouraged 
people to sign the paru1ership's statement 
and attend their forum, "Keeping and 
Atu·acting Young Professionals in Con­
necticut." P<1rticipants at that event reiter­
ated a need for better urban-type places 
and they also pointed out a desire among 

(continued on pnge 23) 



Designing Communities cont'd 

many young adults to be actively involved 
in the process of building stronger com­
munities. 

To the many residents, leaders, busi­
ness owners, and developers who are 
already involved in this process and are 
helping to set the future course for Can­
ton: don't forget about us. Many of us 
arc not drawn to big boxes and single­
f.omily homes, but to places more in line 
with the feel of Collinsville. In addition 
to strengthening the town's tax base, we 
can cultivate great neighborhoods that 
will appeal to the youngest and oldest 
among us. 1111 

Chris McCnbi/1) PbD) is n recentgmrlunte 
j/"om the D epartmwt ofCiPil aurl 
Em>ironmwtnl Engineering nt UCon11. 
H e is n.n nctiPe member uft!Je Congress 
for t!Je New Urbanism nnd n 2012 Fellow 
wit/; tbe E11o Cmterfor Tmwportntio11 i11 
Wnsbington. This piece origi11n!ly appeared 
on Canton Pate/; 011 Apri/9) 2012 at 
WJPw.can tun -ct.patcb. com. 

Fairfield cont'd 

or recommendations to tweak language 
here or there, the comments were positive 
and in support. The board adopted the 
new zoning unanimously on May 3, 2011. 

This process represents a model for 
Connecticut communities where the pub­
lic and those most effected by a neigh­
borhoods transition are engaged in the 
decision-making process early and often. 
While the slow market means that we may 
need to wait another few years until de­
velopment proposals for the district come 
forward, the town has developed a strat­
egy to capitalize on the transit investment 
that has been made in their community. 
vVith train service begun to the station in 
bte 20 II , thousands of people come to 
this district every day who may never have 
previously. When they walk from the plat­
form to their car and look around at the 
surrounding land and wonder what will 
happen there in the future, this process en­
sures that the town is ready for the range 
of possibilities and has set the stage for pri­
vate investment in their community. llll 

LADA, P.C. Land Planners HALLORAN 
&SAGELLP 

Landscape Architecture 

Planning 

ATTORNEYS AT LAW 

YouR SoLUTIONS START HERE ~ 

Recreation and Campus Planning 

Stormwater Quality 

Stormwater Monitoring 
• Zoning Regulation and Boundary Amendments 

·J Stre~tacap8 a~d Plac
1

ejfkir!p 

Erosion CC»ntrol I Construction Sequence 

Municipal/ Peer Review 

Visual lmpaqt Assessment 

Charettes and Worksho'lfs 

LADA, P.C. J 
Land Planners 
I 01 Wool $11'001 
$1mtb<Jr(, OT 015070 (8001 061..o4Q71 
Bn>-tor. Wf 10009 {846) 278-7424 
ladape@1n.t ne1 

• Special Permitting and Variances ' 
• Zoning Enforcement i 
• Site P lans 
• Subdi~ons • 
• Wetla1.1~s Permitting and En.forcement 
• Admihistrative Appeals 

g Council Approvals 
· Land Use Litigation 

Page 23 



Current Position: Town Planner/ZEO/CZEO 
Salem, CT 

Currently living in: Plainfield, CT 

What are your favorite places (cities, towns, neigh­
borhoods, etc.)~ 
Norwich, the Norwich Free Academy (NFA) area is 
stunning; Noank; and lvlanchester. 

What made you decide on a career in planning~ 
I started out in land usc as a clerical assistant in the 
Norwich planning department. Through that work I 
became interested in planning. Kathy Vhrzecha, the 
city's planning director at that time, saw every challenge 
as an opportunity, and had such initiatve, vision, pas­
sion, and enthusiasm. She was a great inspiration and 
role model. 

Why did you decide to be a planner in Connecticut? 
As a Connecticut native, what more appropriate place?! 
This is a wonderful state with so veq' much to offer. 
Nothing is more satisfying than an idea growing fi·om 
concept to fruition, and to guide that process in my 
home state is such a gratif)•ing experience for me. 

Wltat projects/initiatives are you currently working 
on as a planJter ~ 
I'm cmrently in the process of coordinating Salem 
f.'lnners market's inaugural season, scheduled to kick 
off on June 28, which I'm totally excited about. Also, 
I'm working on updating a marketing book I created 
to encourage economic development in Salem. I have 
a couple of grants I'm currently working on as well, 
relative to farming and open space, and I'm working on 
putting together some workshops for om Planning & 
Zoning Commission regarding a number of topics. 

Wlty did you join CCAPA~ Wltat do you lil(e 
about being a member? 
What do you like about being a member? I joined 
CCAPA and like membership because CCAPA not only 
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provides wonderful networking opportunities for plan­
ners, but also offers outstanding educational seminars, 
innovative approaches, and it works to kt:t:p members 
up-to-datt: on current best planning practices, and on 
legal/statutory issues relevant to tl1c planning commu­
nity and its commissions 

Are you currently working on or have any 
tltoughts on tlte topic of "urban design" in Con­
necticut? ·what place in Comtecticut do you feel is 
the best designed place? 
As Salem is a rural community, "urban design" doesn't 
apply here in town . "New England village," however, 
does, and that I am working on. T he best designed 
place in Connecticut ... I'm partial to cities that have 
a "small town" feel. Manchester's motto, "the city of 
village charm," says it all. Though not "urban" in the 
classic sense of the word, a city nonetheless, and its de­
sign gives one that feel. 

\Vhat are your favorite websites/tools/blogs that 
relate to planning and/or yow· job? 
I don't have one f.worite- llook fo r anything that 
provides relevant information/education. The listserve 
is an extremely valuable tool; some of the sites I do 
tl·cquent in addition to the APt\ and CCAPA sites art: 
UNH, NPS, USDA, NEMO, CLEAR and CTECO. illl 
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IN MEMORIUM 

Published iH The Day on April14, 2012: 

William R. Haase IV 
Ledyard - William R. Haase IV of Gales Ferry, 

died peacefully on Tuesday, April 10, 2012. 

Bill Haase, lV was born on Oct. 27, 1955 in 
Delhi, N.Y., the son of Dr. William R. Haase 

III and MaryAlice Haase. Bill and his wife Lamie 
were married at the historic Nathan Lester House in 
Ledyard in 1988 and soon became an integral part 
of the community. 

Bill has been a vital, prominent figure in the 
Led}rard/Stonington/Vlesterly area for nearly 25 
years. He and Laurie moved to Stonington Bor­
ough in 1988 after completing his second master's 
degree in mban and regional planning fi·om the 
Ut1iversity of Colorado at Denver to become Le­
dyard's Town Planner for 12 years. Bill continued 
his career as the Westerly Town Planner until 2007, 
upon which he crossed the bridge and became the 
director of planning for Stonington. His first pas­
sion was for anthropology/archaeology, his first 
master's degree from \iVashington State University. 
Tlus enhanced his love of history, worldwide travel 
and an extensive range of music- Blues, Jazz, 
Celtic, Bluegrass, and The Grateful Dead. 

Bill believed in utilizing his knowledge and ex­
perience to expand environmental and historic pres­
ervation, as well as initiate revitalization and urban 
design tlu·oughout the area. Through many grant 
applications and awards, he was able to plan and 
manage many community projects, including infra­
structure, revitalization and other initiatives. 

In addition to his wife Lauric Whiting, he is 
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survived by his 
parents, Dr. and 
Mrs. William R. 
Haase of Daniel 
Island, S.C.; 
his in-laws, Dr. 
and Mrs. Wil­
liam Whiting 
of Santa Rosa, 
Calif.; his sisters, 
Leslie Harper 
(Pete) ofDaniel 
Island and Paula 
Vlojtcuk of 
Phoenix, Ariz.; 
his sister-in-law, 
Mary Pat Mc­
Cann (Marv) of Sebastopol, Calif.; his brothers­
in-law, Michael Whiting (Sharon) of Edmonds, 
'Wash., Christopher Whiting (Tami) of Geneva, 
Switzerland and William Whiting (Cheryl) of Elk 
Grove, Calif. He will also be missed by his nieces 
and nephews, Will and Catlin Harper of Daniel 
Island, Brian McCann (Lisa Ceynowa) of Chico, 
Calif., Katy McCann (Brad Paterson) of Singa­
pore, Emily Bahiraei (Fru) of Whidbey Island, 
Wash., Brenna Whiting of Las Vegas, Nev., Shawn 
Wojtcuk (Sarah) of Buckeye, Ariz., Eric Wojtcuk 
of Phoenix, Ariz. and Livia, Georgia, Kelly, Wil­
liam, Haru and ~11irai Whiting, all of Geneva, 
Switzerland. 

In lieu of flowers, donations in his memory 
can be made to Hospice Southeastern Connecti­
cut, 227 Dunham St., Norwich, CT 06360 or a 
charity of the donor's choice. 

..... 
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Editorial: Invasive Bamboo Stalks The State 

If Caryn Rickel's story of an aggressive, nonnative, Invasive plant were not so Intractably burdensome for her, It might 
be funny, even material for and become the stuff of a musical. But it Is not funny, and the Department of Energy and 
Environmental Protection and the General Assembly must take action now to protect her and others. 

Rickel has been living the reality show version of The Little Shop of Horrors, featuring a man-eating plant, Audrey II, but 
without the snappy songs and comedy . Her neighbor planted golden bamboo (Phyllostachys aurea), six t iny comstock­
like plants, on their shared property line In 1997. The golden bamboo Is a " running" type which sends out fast-growing 
roots. In contrast, other bamboos are the "clumping" type of bamboo, which spreads only a few inches a year. 

The golden bamboo near Rickel's home grew Into a 35-foot high, 90-foot wide forest Invading four neighboring 
properties with roots spreading In all directions at the ra te of 20 feet a year. Rickel dug up her bluestone patio to cut 
back the roots and installed a steel barrier underground. The roots broke through. They have li fted and cracked her 
asphalt driveway and sidewalk. In the line of attack Is the septic system on her renta l property next door. 

Rickel is not alone. others are fighting off the Invaders, too . Enilda Rosas of New Haven provided written testimony on 
proposed legislation describing the problems she had with Invasive bamboo. In t rying to cut back the invading plants 
she got a " really bad rash" on her arms, thighs, and legs. Her "beautiful gardens" which she had cultivated for many 
years have been destroyed. Her entire front yard has bamboo roots 5 or 6 Inches down. Last spring, she cut down 78 
stalks, some of which she says had grown up to three feet overnight. In the summer of 2011, she called 32 landscaping 
companies to come help beat back the bamboo. Many of them sa id It was not a fight they wanted to wage. Two 
landscapers gave her estimates to remove the bamboo, chemically treat the soils, Install a protective barrier, reseed the 
lawn, and plant new perennials. The two estimates were $18,000 and $22,000. 

The U.S. Department of Agriculture says a single clump can produce up to 9.3 miles of stems in a lifetime. The USDA 
reports that "many states recognize golden bamboo as a threat to native habitat structure and function because growth 
and spread of established clones can be extensive." 

Connecticut does not recognize golden bamboo or yellow grove bamboo as a threat, but it should. In a letter last July, 
Jeffrey S. Ward, a chief scientist at the Connecticut Agricultural Experiment Station, recommended to the station's 
director that golden bamboo be listed as an Invasive species, noting that "golden bamboo can cause severe, localized 
Impacts to disturbed forests and riparian habitats. I have never seen a species so thoroughly dominate a site and form a 
mono-culture that completely excludes other plant species." 

Section 22a -381b of the General Statutes lists the criteria for the Invasive Plants Council to use In selecting plants for Its 
list. Golden bamboo appears to meet all the criteria. Listing it will trigger several controls, and It Is one place to start. 
The Invasive Plants Council considered listing It during its December 2011 meeting, but chose not to, probably because 
the landscaping Industry, specifically the Connecticut Nursery and Landscape Association , likes the fast-growing 
bamboo. A CNLA past president, Paul Larson, Is on the council, and the CNLA Executive Secretary Bob Heffernan was at 
the December meeting and spoke out against even local regulation of running bamboo. It Is apparent that the council is 
unlikely to take any action to ban or even restrict running bamboo. 

A bill pending before the General Assembly, H.B. No. 5122, would make It unlawful for a person planting golden bamboo 
to allow such bamboo to spread onto a neighbor's property, and would to require retailers of golden bamboo to provide 
purchasers with notice of this law. This legislation is a start and better than nothing, but it does. not go far enough. The 
best approach would be to outlaw the plant altogether by amending Section 22a-381d to Include golden bamboo as an 
invasive plant and thereby prohibit anyone, wi th rare exceptions, from moving, sel ling, purchasing, transplanting, 
cu ltivating, or distributing lt. The General Assembly should consider outlawing all other running bamboo types, including 
yellow groove. Section 22a-381d lists 80 of the worst Invasive plants now, including the common reed which has been 
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so destructive along the coast and the evil kudzu, the plant you see growing up utility poles and choking trees to death. 

There is also action on the common law front. Rickel sued her neighbors on several grounds, principally In negligence, 
for planting the bamboo and not taking timely action to stop It from invading her property. The court denied the 
neighbors' motion to strike, finding that the fast growth and Invasion were reasonably foreseeable and that as a matter 
of public policy the law should impose a duty of care. 

Rickel's case Is headed for trial providing an opportunity for Connecticut courts to clarify the law. At least four rules have 
evolved across the country. One Is the "Massachusetts Rule" - a property owner may trim vegetation originating In a 
neighbor's yard at the point where the vegetation Invades, but has no cause of action against the neighbor to force the 
neighbor to stop the invasion. It appears that Connecticut courts have apparently followed this rule as to tree trimming, 
also allowing lawsuits where the tree may cause a nuisance. A second approach is the "Virginia rule"- Invading 
vegetation which is " not noxious In [its] "nature" and has caused no "sensible injury" is not actionable and the property 
owner Is limited to self-help. However, where injury has been inflicted by invading roots or other vegetation, a property 
owner who has been adversely affected does have a right of action against the neighbor for trespass. 

The third rule comes from the Restatement (Second) of Torts, Sections 839, 840 (1979) and Imposes an obligation on a 
land owner to control vegetation encroaching on adjoining land If the vegetation Is "artificial, " which is defined as 
planted and maintained by a person, rather than "natural." 

Finally, there Is the "Hawaii Rule" - vegetation is ordinarily not a nuisance but can become so If it causes actual harm 
or poses an imminent danger of actual harm to adjoining property. This sounds like golden bamboo. The court In Rickel's 
case correctly adopted this rule In denying the motion to strike. Our courts should follow the Hawaii Rule for all 
vegetation. • 
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