MINUTES
MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting
Monday, November 19, 2012
Council Chamber, Audrey P. Beck Municipal Building

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

Members absent: R. Hall, B. Ryan

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

Staff Present: Linda Painter, Director of Planning and Development
Curt Hirsch, Zoning Agent

Chairman Goodwin called the meeting to order at 7:15 p.m., appointing alternates V. Ward and S. Westa to
act in members’ absences.

Minutes:

11-5-12 Meeting Minutes -B.Chandy MOVED K. Rawn seconded, to approve the 11/5/12 meeting minutes as
written. MOTION PASSED UNANIMOUSLY.

11-14-12 Field Trip Minutes- K. Holt MOVED, K. Rawn seconded, to approve the 11/14/12 field trip minutes as
written. MOTION PASSED with Holt and Rawn in favor and all others were disqualified.

Zoning Agents Report:
Noted.

Public Hearings:

Special Permit Application, Seasonal Aerial Forest Ropes Course, west of Baxter Road on Storrs Road;
Kueffner/Stoddard, owner/applicant: PZC File #1313

Chairman Goodwin opened the Public Hearing at 7:16 p.m. Members present were J. Goodwin, B. Chandy,
K. Holt, G. Lewis, P. Plante B. Pociask, K. Rawn, and alternates A. Marcellino, V. Ward, S. Westa. Ward and
Westa were seated. Linda Painter, Director of Planning and Development, read the legal notice as it
appeared in the Chronicle on 11-6-12 and 11-14-12 and noted the following communications received and
distributed to the Commission members: a 10-29-12 report from G. Havens, EHHD; an 11-5-12 letter from
F. Goetz, Chair of Mansfield Advisory Committee on Persons with Disabilities; an 11-13-12 report G.
Meitzler, Assistant Town Engineer; an 11-14-12 report from F. Raiola, Assistant Chief/Deputy Fire Marshal;
and an 11-15-12 report from L. Painter, Director of Planning and Development; an 11-19-2012 letter from
S. Ross and E. Schultz of 239 Hanks Hill Road; an 11-19-2012 letter from G. W. Merrow and an 11-19-2012
letter from K. Green of 1090 Stafford Road.

Present were Christopher Kueffner and Lynn Stoddard, both of whom agreed that the testimony from the
previous Inland Wetlands Meeting may be incorporated into the record of the PZC Public Hearing.
Kueffner and Stoddard reviewed the proposal and plans, including the layout of the site and areas of work.
They agreed with the suggestions outlined in the staff memos. Staff will investigate whether there are any
building code requirements which might be applicable to the project.

Matthew Solmo, a UConn student and an avid climber and outdoorsmen, spoke in support of the project
calling it both educational and recreational.

Tom Birkenholz, 108 South Eagleville Road, commented the project is a smart approach to help grow the
Town. In his experience these parks put safety first and cause little or no damages to the trees.



At 8:12 p.m. Chairman Goodwin noted no further comments or questions from the public, and she
declared that the Public Hearing was to be continued at the 12-3-12 meeting.

Draft Revisions to Zoning Regulations Pertaining to Signs, Non-Conforming Buildings and
Parking/Driveway Requirements

Chairman Goodwin opened the Public Hearing at 8:13 p.m. Members present were J. Goodwin, B. Chandy,
K. Holt, G. Lewis, P. Plante B. Pociask, K. Rawn, and alternates A. Marcellino, V. Ward, S. Westa, V. Ward
and S. Westa were seated. Linda Painter, Director of Planning and Development, read the legal notice as it
appeared in the Chronicle on 11-6-12 and 11-14-12 and noted the following communications received and
distributed to the Commission members: an 11-14-12 report from F. Raiola, Assistant Chief/Deputy Fire
Marshal; an 11-15-12 report from Attorney O’Brien; and an 11-15-12 report from L. Painter, Director of
Planning and Development; an 11-14-2012 letter from WINCOG.

Linda Painter, Director of Planning and Development, reviewed the proposed regulation revisions.

Chairman Goodwin noted no further comments or questions from the public or Commission. Holt MOVED,
Plante seconded, to close the Public Hearing at 8:20 p.m. MOTION PASSED UNANIMOUSLY.

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 continued Public Hearing at 8:24 p.m. Members present were J. Goodwin,
B. Chandy, K. Holt, G. Lewis, P. Plante B. Pociask, K. Rawn, and alternates A. Marcellino, V. Ward, S. Westa.
Ward and Westa were seated. Linda Painter, Director of Planning and Development, stated that the
developer has requested this item be tabled to allow adequate time for plan revisions and added an 11-16-
2012 letter from Michele and Zeljko Boskovic of Michele Lane and an 11-14-2012 letter from Doug and
Darlene Murphy to the record.

At 8:26 p.m. Chairman Goodwin noted no questions or comments from the public, and she declared the
Public Hearing was continued to the 12-3-12 meeting.

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 8:29 p.m. Members present were J. Goodwin,
B. Chandy, K. Holt, G. Lewis, P. Plante B. Pociask, K. Rawn, and alternates A. Marcellino, V. Ward, S. Westa.
Ward and Westa were seated. Linda Painter, Director of Planning and Development, noted an 11-14-12
request of the applicant requesting this item be tabled to allow adequate time for plan revisions.

At 8:40 p.m. Chairman Goodwin noted there were no comments or questions from the public or
Commission. She declared the Public Hearing was to be continued to the 12-3-12 meeting as the applicant
requested.

Old Business:

a. Application to Amend the Mansfield Zoning Map-Storrs Center Special Design District/Master Plan,
Storrs Center Alliance, LLC, owner/applicant: PZC File #1246-10
Holt MOVED, Chandy seconded, to approve, subject to revisions noted below, the August 29, 2012
application of Storrs Center Alliance, LLC, to amend the Zoning Map for the Storrs Center Special Design
District, as submitted to the Commission and as modified through materials presented at Public Hearings
on October 1 and October 15, 2012. The map amendment shall become effective as of December 15, 2012
or upon subsequent filing of approved maps, reports and design guidelines that, based on the provisions of
Article X, Section S of the Zoning Regulations, are directly associated with the subject rezoning approval.



In approving this application the Planning and Zoning Commission has considered all Public Hearing
testimony and communications. Approval of the proposed zoning map amendment to the Storrs Center
Special Design District is granted for the following reasons:

1. The proposed changes to the master plan and design guidelines for the Market Square area will
improve access to food and other daily shopping needs for surrounding neighborhoods while
maintaining the high standard of urban design established by the Special Design District.

2. The proposed amendment promotes goals, objectives, and recommendations contained in Mansfield’s
2006 Plan of Conservation and Development. The proposed amendment also is considered to be
consistent with goals and recommendations contained in the 2002 Windham Regional Land Use Plan,
and the 2005-2010 Conservation and Development Policies for Connecticut.

3. The proposed amendment is consistent with the approved Municipal Development Plan for the Storrs
Center Project.

4. The proposed amendment is consistent with Section 8-2 of the Connecticut General Statutes.

5. Subject to the revisions noted below, the proposed amendment is consistent with the statement of
regulatory intent and purpose contained in Article | and the approval considerations contained in
Article XIll of the Mansfield Zoning Regulations.

6. Subject to the revisions noted below, the proposed changes to the Preliminary Master Plan maps, the
Master Parking Study, the Master Traffic Study, the Master Stormwater Drainage Study and the Design
Guidelines for this project provide adequate and appropriate details to address the regulatory
provisions of Article X, Section S and Article XllI of the Zoning Regulations.

The applicant’s August 29, 2012 Zoning Map Amendment submissions shall be revised as set forth below.
These revisions address issues raised through the Public Hearing process and are deemed necessary to
appropriately implement the proposed changes to the Storrs Center project and to ensure that the
resulting development promotes the public’s health, safety, property values and general welfare.

1. The preliminary master plan sheets shall be revised as follows:

A. Street Names. The map sheets shall be revised to use the newly adopted street names. For
consistency and coordination with the Design Guidelines, former names such as Village Street and
Post Office Road should be placed in parentheses.

B. Map Sheet Titles. The title of the map sheets shall be revised to change the word ‘Amended’ to
‘Alternate’ to clearly identify this proposal as an alternative to the original master plan for the
Market Square area, not a replacement of the original master plan.

C. Map ZC—05.a. (Preliminary Master Plan).

Amend the map to depict the change in configuration of the parking lot at the southeast corner
of the site as presented at the October 15, 2012 public hearing.

Revise Note 3 to change the reference from State Traffic Commission (STC) to Office of the State
Traffic Administration (OSTA).

D. Map ZC-10.a (Phasing Map) shall be revised to include the notes from the original Map ZC-10.

E. Map ZC-11.a (Preliminary Building and Service Access Plan). Note 1 shall be revised to read
“Loading for buildings without defined service areas will be on-street or in adjacent surface parking



areas.”

2. The Design Guidelines shall be revised as follows:
A. A note shall be added to the beginning of the design guidelines containing an equivalency table for
street names (i.e. references to Post Office Road now apply to Charles Smith Way, etc.)

B. The proposed changes shall be incorporated into the existing design guidelines as an alternative to
the original plan. This may require a different numbering system.

C. Section 2.1.2 (Market Square Area). Amend the third sentence of the last paragraph to read as
follows:

Elevations should address the street front edges on Storrs Road, the Village Street and Post Office
Road as well as the parking area.

D. Section 2.4.1 (Use Requirements). Amend to read as follows:

Allowable Uses: Supermarket, retail, restaurant and any other non-residential uses permitted within
the SC-SDD allowed at grade with allowance for entries and lobbies to upper floors; offices and
other non-residential uses allowed on upper floors and mezzanines. The supermarket shall not open
before 5:30 am and shall close by 1:30 am. Future tenants of the corner building shall not open
before 7:00 am and shall close by 11 pm. Parking shall be off-street surface parking with on-street
parking where allowed within the SC-SDD. Surface lots at grade shall be buffered by architectural or
landscape features.

E. Section 2.4.2 (Dimensional Requirements). Revise subsection e to allow a maximum height of 45
feet.

F. Section 2.4.4.h (Sidewalk/Terrace/Planting Area). Add the following sentence to the end of the
section:

In areas where a retaining wall over 4 feet in height abuts the sidewalk planting area, landscape
treatments should be used to visually break up the mass of the retaining wall. See Section 2.4.6.e
for sample illustrations.

G. Section 2.4.4.m (Fire Hydrants). Change the cross-reference from Section 4.9.c to 4.10.c.
H. Add new Section 2.4.4.n as follows:

Phasing: The building at the corner of Storrs Road and Post Office Road is an essential component
in the creation of a gateway to the downtown. Additionally, the building helps to buffer the surface
parking lot by creating strong visual and pedestrian edge along Storrs Road. To ensure that this
gateway is established, no permits shall be issued for the supermarket building until permits have
been issued for the corner building; permits may be issued simultaneously.

I.  Section 2.4.5 (lllustrative Plans and Sections: Market Square). Change the section to include the
clerestory portion of the building in the maximum height and change the maximum dimension to
45 feet to correspond to the change in Section 2.4.2.



J. Section 2.4.6.b (Plan and Vista Orientation). Change the figure to add a fifth key vista at the
northwest corner of the market building as presented at the October 1, 2012 public hearing.

K. Section 2.4.6.c (Building Composition Sketches). Add a new figure showing the view of the
northwest corner of the market building along Storrs Road that was presented at the October 1,

2012 public hearing. Add the following language below the figure:

View of Supermarket from Storrs Road Approaching from North on Storrs Road

To minimize the impact of the adjacent service area on the Storrs Road streetscape, the fence or
wall used to screen the area shall be compatible in materials and proportion to the market building.
Columns will be used to break up the mass of the structure and continue the pattern of vertical bays
established by the building.

L. Add new Section 2.4.6.e to include the renderings of retaining wall and landscape treatments as
presented at the October 15, 2012 public hearing. Appropriate captions should be added beneath
each rendering. The following title and narrative should precede renderings:

Streetscape Composition-Market Square: Examples of How to Respond to Vista Considerations at
the Southeast Corner

The following renderings provide examples of how the height and mass of the retaining wall could
be softened through landscaping at sidewalk level. The use of a low fence on the top of the
retaining wall will help to screen the view of cars from the upper floors of nearby residences. The
height of this fence should be carefully balanced with the height of the retaining wall to avoid a
combined height that becomes overwhelming to pedestrians.

M. Section 4.4.3.f (Off-Street Parking-Landscaping). Amend this section to read as follows:

In general, no more than 12 contiguous parking spaces should be allowed in a row without a
landscape feature, including either landscape islands or tree wells. Where used, landscape islands
should have a minimum width of 6 feet and should be planted with shade trees. Columnar trees or
other trees with a tap root system are encouraged along the perimeter of the parking lot so as to
not interfere with the canopy of street trees while still providing a visual break. Planters/tree wells
can be more closely spaced than islands and should be used to enhance the number of trees and
shade. In areas adjacent to retaining walls, smaller tree species should be used to provide
landscape breaks while not compromising the structure of the retaining wall.

N. Section 4.4.3.i (Off-Street Surface Parking-Lighting). Amend this section to read as follows:

Lighting of the surface parking lot shall comply with Section 4.6. Maximum height of free-standing
fixtures shall be 16 feet; however, use of shorter fixtures consistent with the prototype for
residential neighborhoods identified in Section 4.6.2 is encouraged due to the elevated nature of the
parking lot as compared to nearby homes. Lighting of the surface parking lot should not contribute
to night sky pollution and should employ light fixtures meeting industry standards for full cut-off.

MOTION PASSED with all in favor except Goodwin and Rawn who were opposed.



b. Special Permit Application, Seasonal Aerial Forest Ropes Course, west of Baxter Road on Storrs Road;
Kueffner/Stoddard, owner/applicant: PZC File #1313
Item tabled, pending 12/3/12 continued Public Hearing.

c. Draft Revisions to Zoning Regulations Pertaining to Signs, Non-Conforming Buildings and
Parking/Driveway Requirements
Ward MOVED, Plante seconded, to approve, effective December 15, 2012, revisions to Articles IX and X of
Mansfield’s Zoning Regulations related to non-conforming buildings, signs, and off-street parking
requirements, as presented at a Public Hearing on November 19, 2012. The revisions were filed with the
Town Clerk prior to the public hearing. A copy of the subject regulations shall be attached to the Minutes
of this meeting.

In approving the subject zoning regulations, the Planning and Zoning Commission has reviewed and
considered all Public Hearing testimony and communications including reports from the WINCOG Regional
Planning Commission, Mansfield’s Director of Planning and Development, the Mansfield Fire Marshal and
the Mansfield Town Attorney. The zoning regulation amendments referenced above are adopted
pursuant to the provisions and authority contained in Chapter 124 of the Connecticut General Statues,
including Section 8-2. Furthermore, the Commission has adopted the subject regulation revisions for the
following reasons:

1. The subject revisions will: streamline the review process for additions to non-conforming structures
that are consistent with existing setbacks and development patterns; provide reasonable
accommodation for signs while preventing visual clutter; ensure that residential driveways on existing
lots meet the same safety and design standards required in new subdivisions; and provide the
Commission with the ability to reduce parking requirements based on need to prevent over-paving of
land.

2. The subject revisions are consistent with Plan of Conservation & Development goals and objectives,
particularly Policy Goal 1, Objective d.

3. The subject regulation revisions promote goals and objectives contained in Article | of the Zoning
Regulations and are consistent with the approval considerations contained in Article Xlll, Section D of
the Zoning Regulations.

4. The subject regulations revisions are acceptably worded and suitably coordinated with related Zoning
provisions. The proposed wording has been found legally acceptable to the Town Attorney.
MOTION PASSED UNANIMOUSLY.

d. Special Permit Application, 54 residential apartments, 73 Meadowbrook Lane, Whispering Glen-Lakeway
Farms, L.P., owner/applicant: PZC File #1284-2
Iltem tabled, pending continued Public Hearing.

e. Special Permit Application, Assembly/Banquet Hall and associated uses, 476 Storrs Road; Healey,
owner/applicant: PZC File #1312
Iltem tabled, pending continued Public Hearing.

f. Subdivision Application, Beacon Hill Estates, Section I, Mansfield City Road, west of Beacon Hill Road;
Eagleville Development Group, LLC, applicant: PZC File #1214-3
Item tabled, pending a Public Hearing on 1/7/13.



New Business:

a. 8-24 Referral: Proposed acquisition of Marshall Property (Dunhamtown Forest Area; located north of
Mansfield City Road and west of White Oak Road)

Linda Painter, Director of Planning and Development, described the property and noted the 11-14-2012
draft minutes of the Conservation Commission have been entered into the record.

Holt MOVED, Rawn seconded, that the PZC notify the Town Council that the proposed acquisition of the
Marshall Property would promote Mansfield’s Plan of Conservation and Development through protection
of interior forest and potential for expanding the town’s trail network. MOTION PASSED UNANIMOUSLY.

b. 8-24 Referral: Proposed acquisition of Malek Property (Wolf Rock Preserve Area; located northwest of
Sawbrook Mill Lane)

Linda Painter, Director of Planning and Development, described the property and noted the 11-14-2012
draft minutes of the Conservation Commission have been entered into the record.

Holt MOVED, Chandy seconded, that the PZC notify the Town Council that the proposed acquisition of the
Malek Property would promote Mansfield’s Plan of Conservation and Development through protection of
interior forest and the Kidder-Sawmill Brook streambelt as well as the potential for expanding the town’s
trail network. MOTION PASSED UNANIMOUSLY.

c. New Special Permit Application, Efficiency Unit, 22 Russett Lane, Jorgensen owner/applicant; PZC File
#1314
Rawn MOVED, Holt seconded, to receive the Special Permit application, File #1314, submitted by Rachel
Jorgensen, for an efficiency unit within a single-family dwelling, on property located at 22 Russett Lane,
owned by the applicant, as shown on plans dated April 1964, and as described in other application
submissions, and to refer said application to the staff for review and comments, and to set a Public
Hearing for January 7, 2013. MOTION PASSED UNANIMOUSLY.

d. University of Connecticut Draft Water Supply Environmental Impact Evaluation (EIE)
Linda Painter, Director of Planning and Development, reviewed the EIE and the next steps in the process.
Members discussed a number of land use concerns and will discuss the issue further at the next Regulatory
Review meeting. Additional comments should be sent to Linda Painter who will compile the information
for submission to the Town Council.

e. Mansfield Tomorrow | Our Plan » Our Future
Linda Painter, Director of Planning and Development, asked that this subject be made a standing agenda
item. By consensus the PZC agreed to support the solicitation of community and advisory committee
members to fill the enumerated positions for the steering committee.

Communications and Bills:

The next Regulatory Review Committee meeting will be held on 11-19-12; the time will be determined next
week.

A Field Trip is to be set for 12-12-12 at 3:30 p.m.

Adjournment: The meeting was adjourned at 9:35 p.m. by the Chairman.

Respectfully submitted,

Katherine Holt, Secretary



