MINUTES
MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting
Monday, October 15, 2012
Council Chamber, Audrey P. Beck Municipal Building

Members present:  J. Goodwin (Chairman), B. Chandy, R. Hall, G. Lewis, K. Rawn, B. Ryan
Members absent: K. Holt, B. Pociask, P. Plante

Alternates present: A. Marcellino, V. Ward, S. Westa

Staff Present: Linda Painter, Director of Planning and Development

Chairman Goodwin called the meeting to order at 7:00 p.m., appointing Marcellino, Ward and Westa to act in
members’ absence and Ryan to act as Secretary.

Minutes:

10-1-12 Meeting Minutes- Rawn MOVED, Ward seconded, to approve the 10/1/12 meeting minutes as
written. MOTION PASSED UNANIMOUSLY.

10-10-12 Field Trip Minutes- Ryan MOVED, Chandy seconded, to approve the 10/10/12 field trip meeting
minutes as written. MOTION PASSED with Goodwin, Chandy, Lewis, Marcellino, Ryan, Ward and Westa in
favor and all others disqualified.

Zoning Agent’s Report: Noted.

Old Business:

d. Live Music Permit Renewals
Tabled Public Hearing Scheduled for 11/5/12.

e. Special Permit Application, Seasonal Aerial Forest Ropes Course, west of Baxter Road on Storrs Road,;
Kueffner/Stoddard, owner/applicant: PZC File #1313
Tabled Public Hearing Scheduled for 11/19/12.

New Business:

a. Draft Revisions to Zoning Regulations
Chandy MOVED, Ward seconded, that a public hearing be scheduled for November 19, 2012 to hear
comments on the attached 10/3/2012 draft revisions to the Zoning Regulations. The draft regulations shall
be referred to the Town Attorney, WINCOG Regional Planning Commission, abutting municipalities, Town
Council, Zoning Board of Appeals, Conservation Commission and Historic District Commission. MOTION
PASSED UNANIMOUSLY.

Public Hearings:

New Special Permit Application, 54 residential apartments, 73 Meadowbrook Lane, Whispering Glen-
Lakeway Farms, L.P., owner/applicant: PZC File #1284-2

Chairman Goodwin opened the Public Hearing at 7:09 p.m. Members present were Goodwin, Chandy,
Hall, Lewis, Rawn, Ryan, and alternates Marcellino, Ward and Westa who were all appointed to act. Linda
Painter, Director of Planning and Development, read the legal notice as it appeared in the Chronicle on 10-
2-12 and 10-10-12 and noted the following communications received and distributed to the Commission
members: application and supplemental material submitted on 10-11-12; 10-11-2012 referral from PZC to
staff and commissions; 10-9-12 letter from Linda Painter, Director of Planning to neighboring property
owners notifying them of the postponement of tonight’s public hearing; and 8-30-2012 email from Paul



Deveny, Windham Water Works. Painter noted that due to the two continued public hearings, staff felt it
was in the best interest of the public to postpone the applicant’s presentation until the 11/5/12 meeting
and noted that the staff sent x notification to all abutters who received certified notification of the public
hearing from the applicant. Chairman Goodwin asked if there were any comments from anyone in the
audience regarding this application. Noting no comments, at 7:10 p.m. Ward MOVED, Ryan seconded, to
continue the Public Hearing to the 11/5/12 meeting at which time the applicant will make its presentation
and the public will have its opportunity to be heard. MOTION PASSED UNANIMOUSLY.

Application to Amend the Mansfield Zoning Map-Storrs Center Special Design District/Master Plan,
Storrs Center Alliance, LLC, owner/applicant: PZC File #1246-10

Chairman Goodwin opened the Continued Public Hearing at 7:10 p.m. Members present were Goodwin,
Chandy, Hall, Lewis, Rawn, Ryan, and alternates Marcellino, Ward and Westa who were all appointed to
act. Linda Painter, Director of Planning and Development noted the following communications received
since the last meeting and distributed to the Commission members: 10-12-12 letter from Cynthia Johnson,
Juniper Hill; 10-11-12 email from Macon Toledano with attachments; 10-9-12 email from Geraldine Jones,
102 Courtyard Lane.

Macon Toledano showed an additional power point presentation illustrating revisions and additions to the
applicant’s plans that it felt would address concerns raised by residents of Courtyard Condominiumes.

Paul Aho, 20 Eastwood Road, spoke in support of this application.

Stephen Bacon, Wormwood Hill, spoke in support of this application and gave a brief background of the
project, stating that a grocery store has always been part of the vision of the project.

Sherry Hilding, 104 Courtyard Lane, expressed her concerns with noise, lights and safety, but ultimately if
approved she would like to see less parking and a smaller store.

Bill Simpson, Chaffeville Road, spoke in favor of the changes in parking and the grocery store.

Mary Hirsch, 106 Courtyard Lane, stated that she appreciated the developers meeting with the residents
of Courtyard. She hopes that the project will have a “New England” look. She requested that some type of
monitoring be done to ensure that UConn and E.O. Smith students do not park in this lot.

Allison Hiliding, 17 Southwood Road, read into the record a 6 page letter of opposition.

Barry Schreier, 108 South Eagleville Road, owner of Sweet Emotions, located in Phase 1 of the project,
spoke in favor of the application, stating that critical mass is an important part of a project being
successful. This component helps residents come together and anchors the project promoting this as a
destination. He feels the project should move forward, but that work be done to minimize the impact to
the residents of Courtyard as much as possible.

Janet Jones, Wormwood Hill Road, spoke in support of this application, stating that the plan was well
thought-out. She thinks it will be delightful to have a grocery store, and is pleased that the chain is willing
to compromise to fit the needs of the project.

Pat Suprenant, Gurleyville Road, spoke in opposition to the proposal and asked the PZC to consider surface
parking, light pollution, noise and traffic before making its decision. She also expressed concern with the




visibility barriers bordering the parking lot, stating the potential for assaults and noted that more security
would be in order.

Members asked the applicant to respond to the following questions: how long will it take the trees to
reach the size shown in the power point presentation; the level of LEED Certification the Price Chopper will
be seeking; the square footage of the current plan compared to the previously approved plan; the number
of parking spaces and how the number was determined; whether a lower number of spaces would be
acceptable; prospective tenant for the 5,000 square foot stand-alone building; the hours of operation;
sales of alcohol, and lighting.

Tom Hayden, Price Chopper stated that the store expects to operate 24 hours a day and it will sell beer as
allowed by state statute. He stated that the Saratoga store referred to by a member of the public is 18,000
square feet x and this store will be 31,500 sq. ft. (plus 5,000 sq. ft. for separate building). He stated this is
a reduction from the previously approved 80,000 sq. ft. plan and 300 parking spaces.

Toledano stated that no tenants have committed to the 5,000 square foot space. The developer is
targeting banks. He stated fast food restaurants are not part of the vision for this project.

Howard Kaufman, in response to comments from the public about viability, reviewed Phase 1A and noted
that 95% of the space is leased and the remaining 5% is under negotiation. Phase 1B is 42,000 square feet
and 33,000 square feet has tenants committed; Phase 1C has 16,000 square feet and there is a letter of
intent signed for 13,000 sq. ft.

Sherry Hilding, 104 Courtyard Lane, expressed concern that she learned for the first time this evening that
the store is planned as a 24 hour operation and inquired why this information was not made available
earlier.

Peter Millman, Dog Lane, corrected a statement made by a member of the public about the size of the
Grand Union, noting that it is 17,000 to 18,000 square feet.

Allison Hilding, 17 Southwood Road, responded that she obtained the figures she reported from the store
manager.

Chairman Goodwin noted no further comment or questions from the Public or Commission. Hall MOVED,
Rawn seconded, to close the public hearing at 8:17 p.m. MOTION PASSED UNANIMOUSLY.

New Special Permit Application, Assembly/Banquet Hall and associated uses, 476 Storrs Road;

Healey, owner/applicant: PZC File #1312

Chairman Goodwin opened the Continued Public Hearing at 8:22 p.m. Members present were Goodwin,
Chandy, Hall, Lewis, Rawn, Ryan, and alternates Marcellino, Ward and Westa who were all appointed to
act. Linda Painter, Director of Planning and Development noted the following communications received
since the last meeting and distributed to the Commission members: 10-15-12 email from Jennifer Moore,
58 Cemetery Road; 10-14-12 email with picture attachment from Tricia Reid, 500 Storrs Road; undated
letter from Carol Favorita, 543 Storrs Road; 10-12-12 letter from Anita Bacon; 10-11-12 letter from Roberta
Smith; 10-11-12 letter from Michael C. Healey, Applicant; 10-10-12 email from Pamela D. Bridgeford, 112
Bassetts Bridge Road; 10-10-12 letter from Christina Luce Gordon, 552 Storrs Road; 10-10-12 letter from
Wm. B. Gordon, 552 Storrs Road; 10-9-12 report from Troy Quick, Windham Water Works; and 10-2-12
letter from Sharry L. Goldman, 187 Browns Road.



The applicant’s letter stated that he has commissioned a professional sound study and is refining his
landscape and operations plan. He will present this information at the November 5, 2012 continued
hearing.

Steve Robichaud, 87 Cemetery Road, spoke in opposition to this application, stating that he lives in a quiet
neighborhood; there will be an increase in noise and traffic and that this application will not enhance
Mansfield Center, but only detract from it.

Kia Martinson, 96 Gurleyville Road, owner of ESTOccasions Wedding Consulting, discussed special events
that she has planned and the difference between weddings and “frat parties”, noting that events in this
venue will not have the level of noise the neighbors are expecting. She feels this application will preserve
the historic structure and return the barn to a productive use.

Christina Luce Gordon, 552 Storrs Road, stated the traffic has increased in recent years and this application
will only increase it further. She objected to the use of Town land for parking and stated that was not the
purpose of the purchase of this property. She is happy with renovations that Mr. Healey has made at the
historic house but feels this application will have a negative impact on Mansfield Center.

Don Hoyle, 125 Bassetts Bridge Road, is concerned about the increase in traffic, noting that Bassetts Bridge
Road is frequently traveled by walkers, joggers and bicyclists. He also stated that parking is not an
intended use for Town open space land.

Irene Petix, 4 Echo Road, expressed concern for the historic cemetery and the potential negative impact
and vandalism that could occur by people leaving the venue and walking to the cemetery.

Kim O’Keeffe, 194 Brookside Lane, spoke in support of the application, noting that this would be a positive
use for the property and will preserve a piece of history.

Christina Luce Gordon, 552 Storrs Road, read into the record the letter of Roberta Smith.

Michael Lassow, 70 Jacobs Hill Road, thanked the PZC for its time and effort and stated he travels Storrs
Road up to four times a day and is excited that Mr. Healey is taking on such a big venture and restoring this
barn, stating that he feels this will aesthetically and economically enhance Mansfield Center.

Christine Burkhard, 97 Cemetery Road, is concerned for her children’s safety in their own driveway due to
people becoming lost and turning around in her driveway. She also noted that people use the dirt road for
“parking” and fears that activity will increase if this project is approved. She discussed environmental
concerns, noise traveling to the neighbors and the viability of a project like this with two similar venues
already existing in Town.

Julia Sherman, Pinewoods Lane, expressed concern with the noise resonating from the project to other

areas of town and the utilization of open space for parking while residents use the space for recreation.
She noted that she feels that Mr. Healey has good intentions, but doesn’t feel his property is big enough
for this use.

Erica Oliver, 42 Cemetery Road, expressed concern for loud partying keeping animals up at night, drunk
drivers, children’s safety, littering and protection of the bog.




GEOFF Kern, 58 Cemetery Road, expressed concern for littering, alcohol consumption and safety, noting
that thus far the police have been unable to prevent this from happening at the park bench in the
cemetery and feels this venue will only increase these issues.

Mark Sheehan, 42 Bassetts Bridge Road, stated that the abutting restaurant only has a jukebox and closes
at 10:00 p.m. He feels this project will create a significant issue for residents due to the increase in traffic
and noise, which he believes will result in a decrease in property values. He feels the applicant is
requesting too many exceptions/variances and feels this is hardship to those in the neighborhood not the
applicant.

Ann Scafidi, 31 Bassetts Bridge Road, recently purchased her property because it is surrounded by fields
and open space and there would be no building around it. Now she will be next to a parking lot. She is
happy for new businesses and hopes they succeed, but not at the expense of neighborhoods, children,
safety and disruption of peace and quiet.

Jack Fulton, Browns Road, works at nearby HST and is in favor of the proposal. He feels it’s remarkable
what the applicant has already done at the property and undertaking renovation of the barn to make it a
viable building is commendable.

Bill Petix, 4 Echo Road, feels the barn does not need to be saved, but the character and safety of Mansfield
Center does. He does not want Town land used for parking and feels the project will disrupt the land,
cemetery and the residents’ peace and quiet.

Jennifer Oliver, 42 Cemetery Road, stated that no weddings have been held at the Farms at Bassetts Bridge
Farm yet and doesn’t feel the market needs another wedding venue profiting at the expense of the
abutting residents. She is anxious to hear the results of the sound study and reserves her right to
comment once the report is available.

Ray Haddad, 129 Connantville Road, stated that traffic will not worsen as a result of this application other
than in the 30 minutes before and after an event. He doesn’t feel the impact from this venue will be as
significant as the neighbors believe and that the concerns regarding noise and security can be addressed in
conditions which can be monitored, rather than a denial.

Ed Hall, 35 Mansfield Hollow Road, has lived within sight of this property for 65 years. He stated that once
this was a beautiful barn and house. He has seen what the applicant has done to restore the house and
looks forward to the restoration and use of the barn.

Chairman Goodwin adjourned the public hearing at 9:25 pm and noted that it will be continued to the 11/5/12
meeting.

Old Business:

b. Application to Amend the Mansfield Zoning Map-Storrs Center Special Design District/Master Plan,
Storrs Center Alliance, LLC, owner/applicant: PZC File #1246-10
Tabled for discussion at 11/5/12 meeting.

c. New Special Permit Application, Assembly/Banquet Hall and associated uses, 476 Storrs Road;
Healey, owner/applicant: PZC File #1312
Tabled, Public Hearing Continued to 11/5/12.



d. New Special Permit Application, 54 residential apartments, 73 Meadowbrook Lane, Whispering Glen-
Lakeway Farms, L.P., owner/applicant: PZC File #1284-2
Tabled Public Hearing scheduled for 11/5/12)

f. Eastbrook Mall Modification Request, PZC File #1307
Ryan MOVED, Hall seconded, That the Planning and Zoning Commission hereby approves the
modification to Special Permit 1307 as described in the application dated 8/17/2012 and updated on
October 5, 2012 to allow the use of a SmartSlope living retaining wall for the gravity retaining wall
system. MOTION PASSED UNANIMOUSLY.

Communications and Bills: Noted.

Adjournment: The meeting was adjourned at 9:37 p.m. by the chairman.

Respectfully submitted,

Bonnie Ryan, Acting Secretary



