Planning Commission Special Meeting Minutes

Tuesday September 29, 2015

Present: Francine Schwartz, Rita Palazzo, Frank Balantic, Secretary, Brian Schuch, Chairman, Joan
Bengtson

Also Present: Gary Goeschel, Planning Director, Michael Hess, Alternate, Anne Thurlow, Alternate (Sat as

a Regular Member), Rose Ann Hardy FILED IN EASTLY
DI N
CONNECTICUT

Absent: Ernie Coviné, John Birmingham, Alternate o) 3
20

*AST LYNEFOWN GLE! =
Mr. Schuch called this Regular Meeting of the Planning Commission to order at 7:11 pm.

1. Pledge of Allegiance
The Pledge was observed.

Il. Public Delegations
Public Delegations is the time when members of the public are invited to speak to the Commission about
certain matters. Issues or concerns related to approved subdivisions under construction (ltem V1) and in-
house proposals or general topics of discussion (ltem VIl) are open to comment. Items, referrals, or
applications subject to a decision by the Commission, a public hearing, or in litigation may not be
discussed. The members of the Commission will not directly answer questions or make comment during
delegations.

There were none.
1. Approval of Minutes
A. September 15, 2015 Public Hearing Minutes

e **Motion (1)
Ms. Bengtson moved to approve the September 15, 2015 Public Hearing Minutes.
Ms. Palazzo seconded the motion.

Mr. Balantic noted that the first page, last paragraph of the Public Hearing Minutes has the word
“irreverent;” It should say “irrelevant.”

Vote: 5-0-1. Motion passed.

Ms. Schwartz abstained from the vote due to her absence from the September 15, 2015 Public
Hearing Meeting.

B. September 15%, 2015 Regular Meeting Minutes

e ‘**Motion (2)
Ms. Palazzo moved to approve the September 15", 2015 Regular Meeting Minutes.
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Ms. Balantic seconded the motion.
Vote: 5-0-1. Motion passed.

Ms. Schwartz abstained from the vote due to her absence from the September 15%, 2015 Regular
Meeting.

v. Subdivisions and Resubdivisions
There were none.

V. Zoning Referrals (CGS 8-3a)
Proposed changes in zoning regulations or boundaries shall be referred to the Planning Commission for a
report that shall contain the findings of the planning commission on consistency of a proposed regulation
or boundary changes with the Plan of Development and any other recommendations the Planning
Commission deems relevant. Failure of the Planning Commission to report prior to or at the hearing shall
be taken as approval of such proposals. The report of the Planning Commission regarding such proposal
shall include the reasons for the commission’s vote and shall be incorporated into the records of any
public hearing held thereon by the Zoning Commission. A proposal disapproved by the Planning
Commission may be adopted by the Zoning Commission by a vote of not less than two-thirds of all the
members of Zoning Commission.

A. Application of Theodore A. Harris for GDEL Residential B, LLC; Application for a text
amendment to the East Lyme Zoning Regulations Section 11.A.9.2.2 (C) to increase the
number of units from 280 to 400.

The Commission discussed the September 17, 2015 Zoning Meeting they were invited to, which detailed
the history of Gateway District.

Mr. Goeschel provided the Commission with the Planning Commission Memorandum regarding
Gateway dated January 16™, 2008 (Exhibit 1), the Planning Commission Memorandum regarding
Gateway dated May 17, 2007 (Exhibit 2), the Zoning Commission Memorandum to the Planning
Commission dated March 6™, 2007 (Exhibit 3), Rocchi v. ZBA Town of Glastonbury handout (Exhibit 4),
Gateway History Timeline (Exhibit 5), and the Gateway School Impact (Exhibit 6.)

The Commission discussed how the initial application did not limit the number of units.

Mr. Goeschel cited Exhibit 4 and said that similar cases create a body of law. Mr. Schuch said that the
Commission cannot alter from the Commission’s previous decision making unless a significant change
has occurred.

The Commission discussed Exhibit 6, noting that it was not written on legal letterhead and had no date;
they felt that something more official would support its accuracy.

Mr. Goeschel answered the questions that some of the Members had about Gateway. He said that less
than 6 acres would be cleared for the 120 units.

Ms. Thurlow, Ms. Palazzo and Mr. Schuch discussed how several of the units have two bedrooms with a
den; these units are being advertised as three bedrooms when they are supposed to be two.
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Mr. Goeschel said that the number of bedrooms per unit is a Zoning limit, but that Zoning could choose
to limit this if they so desired. Ms. Palazzo observed that the developer always intended to have three
bedroom units.

The Commission had an in depth discussion regarding the tax assessment per building. Mr. Goeschel
said that the Applicant told him that roughly 2.3 million would be the assessment for thirteen buildings
and the clubhouse.

Mr. Schuch and Mr. Goeschel told of an article they found that states that $18,000 is spent per student
each year.

Ms. Hardy said that the number is definitely not that high, that we are consistently the lowest or next to
lowest. She said that she could verify this information quite easily. Mr. Schuch said they would provide
her with the spreadsheet that the reporter used.

Mr. Balantic discussed estimates of educating current and potential students in the Gateway District. He
expressed concern that the cost of education would erode the gained revenue.

Mr. Goeschel discussed the economic impact analysis completed by the Applicant.

In regards to the 400 units, Ms. Hardy explained that the developer always contemplated doing 400
units. The division occurred so that the Applicant would do commercial before any more residential
would be granted.

Mr. Balantic pointed out the 10 foot access driveway to where the commercial is supposed to be
located, and said that he does not believe that Costco is coming. He said that if you assume there will be
fifty kids living at Gateway and $12,000 a head that cancels out the revenue from the residential.

The Commission discussed the parcels that Gateway currently owns.
Ms. Bengtson asked if there was still a cease and correct order.

Mr. Goeschel said that Gateway is one of the largest developments that East Lyme have ever seen. He
observed that the trend has gone from subdivisions to apartments and multi-family residences. He
suggested recommending to Zoning that they limit the number of bedrooms for the reasons that Mr.
Balantic cited.

Ms. Bengtson said what if Costco doesn’t happen and said that she is very uncomfortable. Mr. Balantic
said that the location would remain Light Industrial.

Mr. Balantic said that when hearing Gateway's history at the September 17", 2015 Zoning Meeting, he
noticed that all the energy is towards the residential. He said the new road is necessary for commercial
development.

Ms. Bengtson said the Applicant is already advertising the three bedrooms that have not been built yet
and she thinks we need to present this to our Town Attorney.

Ms. Thurlow asked if there was pushback when the units went from 275 to 280 and Ms. Palazzo said
there was a lot of wasted space in the development so that decision was easy.

The Commission discussed emergency access to the site.
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Mr. Schuch said if you look back over the years at the Gateway proposals, they have been ruling on the
residential rather than the commercial.

Mr. Goeschel said it is rightfully so that the Commission move cautiously and that as the Town Planner
he promotes commercial growth in this district. He noted that the developer is saying that the only way
to get the much needed road interconnection is through more units.

Mr. Balantic said the additional units would result in a long-term fiscal obligation and drain on the Town
without what was promised. He said it would be a fiscal advantage to the developer to approve the
additional units and perhaps they could be granted after the commercial.

The Commission took a five minute comfort break at 8:33 pm.
The meeting resumed at 8:37 pm.
Ms. Bengtson pointed out the last paragraph in the May 17", 2007 letter (Exhibit 2.)

“It is further noted that the proposed allowed density for residential housing of 3 units/acre
slightly exceeds the recommended density in the Plan of Conservation and Development...”

She said that this makes it a whole different ballgame.

Mr. Goeschel explained that the 2.9 units were rounded up and that a different POCD was utilized at
that time. He added that he could look it up. He said that he wished the developer could hold off on this
and come back with the request after Costco comesin.

Ms. Bengtson said that they need to decide by what is in front of them tonight; there is no commercial
and there are no guarantees.

Ms. Bengtson expressed concern over whether new exit ramps would even get done given the State
cutbacks. She said that there are too many unknowns.

Mr. Goeschel cited the DOT he attended two months ago; the DOT is making this a number one priority
if Costco comes in.

Mr. Balantic said we are missing the important link, the commercial.

e **Motion(3)
Mr. Balantic moved that the Planning Commission of the Town of East Lyme, exercising its authority
and having reviewed the proposal, finds the Application of Theodore A. Harris for GDEL Residential B,
LLC; Application for a text amendment to the East Lyme Zoning Regulations Section 11.A.9.2.2 (C) to
increase the number of units from 280 to 400 as inconsistent with the 2009 Plan of Conservation and
Development, as amended for the following reasons:

1. Objective 1.2- Establish a coordinated cooperative system of Land Use decision making
and the associated policy specifically, maintaining property values, minimizing impact of
new development on existing land uses and in particular, limiting the growth of municipal
service and maintenance costs.

2. Objective 2.1- Promote Compatible and Sustainable Economic Development.
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Policy- Promote compatible business in appropriate locations to foster local employment and
opportunities, a favorable tax base, the provision of goods and services for local residents, and
a year round and seasonal economy that improves the overall quality-of-life for East Lyme
residents.

The Application would offset or erode the opportunity to cultivate a favorable tax base.

3. Objective 7.1- To provide for the safe, convenient and efficient movement of people and
goods through and within the Town by developing a planned transportation system, which
serves local traffic, through traffic and pedestrian movement while ensuring the
preservation of community character.

Without a clear plan that the originally proposed access road, north of the transformer station on
Flanders Road, will be constructed, this plan clearly fails to meet Objective 7.1. Even if the road were
constructed in the original location, a traffic study would be necessary in order to determine
consistency with Objective 7.1.

4. The Application fails to move forward in a timely fashion on the goals and
recommendations of Chapter 3 of the POCD- (Land Use), and Section 3.2 Commercial
Development, specifically page 67, paragraph 1:

Channel future commercial growth toward the route 161/ 1-95 Interchange Area.

The Planning Commission has the following comments:

1. The Planning Commission concurs with the findings of the Planning Commission and Zoning
Commission from eight years ago, that 280 residential units provide an adequate ratio of
residential to commercial development so that the venture would be of financial benefit to
both the Town and the developer. When the ratio becomes lopsided in favor of the
residential, any benefit to the Town is mathematically eroded and in fact, becomes a deficit.

2. Further eroding the financial value of the Gateway Development to the Town is the fact that
the developer has not attained a position where they control the property on which many of
the hypothetical junior stores would be built. Any subsequent developer will lose the
economies of scale provided to the current developer in the originally envisioned
development of the Gateway District.

3. The Planning Commission recommends limiting the number of two bedroom apartments
which include dens in the new buildings.
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4. The Planning Commission acknowledges that the developer has invested a significant amount
in infrastructure however, it appears that the most basic investment in infrastructure was
never accomplished; that being the purchase of the land upon which the originally proposed
access road was to be built.

5. The developer should be compelled to apply infrastructure investment resources into the
connecting road as required by the East Lyme Zoning Regulations 11.A.4.2, preferably using
the originally proposed access on land north of the transformer station on Flanders Road
(Route 161.)

6. The Zoning Commission should solicit actual student population numbers from the East Lyme
School District.

7. The area now known as the Gateway District was formerly zoned as Light Industrial. The
intensification of residential development runs contrary to the mixed use intended by the
POCD for this area.

8. The Planning Commission contends that there should be no doubt in anyone’s mind that the
reason the Gateway District was permitted as a change to our Zoning Regulations was to
permit increased commercial development in the Route 161/ 1-95 Interchange Area. We
should strive to achieve that first.

Ms. Bengtson seconded the motion.

Ms. Palazzo said that she did not agree with limiting the bedrooms. She thinks that it is an important
factor to both the developer and the homeowner.

Ms. Bengtson said they are not selling the units, people are renting them. She said that the lack of the
commercial component is what is important and she does not see good faith by the developer.

Mr. Schuch said that we do not want to do Zoning’s job for them, so he is hesitant to include the
comment.

Mr. Balantic said he was fine with omitting comment three and renumbering them; he included the
comment since it seemed to be a topic of concern for some of the Commission Members.

e **Motion (4)
Mr. Balantic amended his previous motion striking comment three from the recommendation.
Ms. Bengtson amended her previous second.
Vote: 6-0-0. Motion passed.

VL. Municipal Referrals (8-24)
There were none.

VII. Old Business

A. Plan of Conservation and Development (POCD)
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This will be tabled until the next Planning Commission meeting.
B. Status of Subdivisions
This will be tabled until the next Planning Commission meeting.

C. East Lyme Subdivision Regulation Proposed Changes- Section 9- Assurances for
Completion and Maintenance of Improvements

This will be tabled until the next meeting.

VII. New Business

A. Planning Commission goes paperless

The Commission decided to go in a paperless direction, utilizing emails rather than correspondence sent

to their homes.
B. Wilson and Newton at October 20"‘, 2015 Meeting

Cathy Wilson, Director of the Senior Center and Jeff Newton, Superintendent of Schools will be
attending the next Planning Commission Meeting.

VIIL. Reports
A. Chairman
Mr. Schuch had nothing to report.
B. Ex-Officio- Rose Ann Hardy

Ms. Hardy said that routine business may not be conducted at a Special Meeting and that she would
report next time.

C. Zoning Representative
Mr. Schuch said the meeting was videotaped and watched, so we don’t need to review it.

D. Sub-Committees
a. Sustainable Development and Climate Adaptation Subcommittee (F. Schwartz,
Staff: G. Goeschel)

Mr. Goeschel had a meeting about this today and more will be forthcoming.
E. Staff/Communications
Mr. Goeschel had nothing to report.

**Motion (5)

Ms. Palazzo moved to adjourn this Planning Commission meeting at 9:23 pm.
Ms. Thurlow seconded the motion.

Vote: 6-0-0. Motion passed.
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Respectfully Submitted,

Rahon)—

Brooke D. Stevens
Recording Secretary
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Town of East Lyme

108 Pennsylvania Ave
Niantic, Connecticut 06357
(860) 691-4114

Fax (860) 739-6930

P.O. Drawer 519
Planning Commission

January 16, 2008

Mr. Mark Nickerson, Chairman
Zoning Commission

P.O. Box 519

Niantic, CT 06357

RE: Application of Theodore Harris for Gateway Development/East Lyme LLC to amend
the Zoning Regulations to add new Sect. 11A.9 to allow development under a set of
“Master Development Plan” regulations.

Dear Mr. Nickerson,

At its meeting on January 15, 2008, the Planning Commission found the above referenced
application CONSISTENT with the recommendations in the Plan of Conservation and
Development and Yale Charrette Report to channel future commercial growth toward the Rte.
161/1-95 interchange, to provide basic infrastructure for desired development, implement
guidelines to control the character of development and allow flexibility for a variety of
development strategies. In addition, the area west of the Pattagansett River within the GPDD
meets the siting criteria for multi-family housing recommended in Sect. 3 of the Plan of
Conservation and Development.

Attached are copies of the pertinent sections of the Plan of Conservation and Development and
the Yale Charrette Report that provide the basis of this finding.

VOTE: 6-0-0

Sincerely,

i /)
;.P 7L . ’ W . / =
AR 2wty XA

é
.f%u‘)., Y’
Francine Schwartz, Secretary ,

Cc: Ted Harris




SECTION 4
COMMERCIAL LAND USE

The type of commercial development taking place in the central areas is likely to be a combination
of local/market-oriented, small businesses and businesses which cater to tourists and customers
from Interstate 95. However, a trend toward more clustered shaps or mini-centers (e.g., Midway
Mall) is probable to make the most efficient use of increasingly scarce and costly prime sites,

When the State of Connecticut rebuilds the Exit 74 southbound interchange, full access will be
gained to the undeveloped and inaccessible commercially zoned land along Interstate 95. A
community or regional shopping center would be a probable development.

. Outside the most intensely developed areas, strip commercial development will continue to expand

along Route 161, West Main Street and Route 1.

Further motel development and construction of fast food restaurants is probable in the Exit 74
interchange area.

Recommendations:

Limit future commercial development to the existing commercial centers of Niantic and Flanders.

Accommodate future growth by consolidation and deepening of existing zones and encouraging
the use of a common service road along Route 161.

Control commercial strip development by eliminating strip zoning where possible.

Consider a historic preservation area in Flanders Village to be located at the intersection of Church
Lane and Route 1.

Preserve the Niantic River marine commercial areas by reserving these areas exclusively for
marine-dependent uses.

Provide incentive for the preservation of agricultural land to provide local crop supplies for
associated businesses and tourism support.

Channel future commercial growth toward the Route 161/1-95 Interchange Area.

The prepanderance of commercial development In the future should take place around the Exil 74
Interchange adjacent to Interstate-95 in conjunction with new development or redevelopment in the
Flanders Commercial District. As documented, a substantial amount of land is available in the
Route 161 corridor for commercial growth. Removal of multifamily housing development as a
permitted use would remove pressure for development of commercially zoned land for non-
commercial uses. Additionally, the area is altractive for further commercial development because
of its location with respect to major transportation corridors and accessihility to the central and
northern areas of Town where most future residential development will take place,

There are several potential mpacts involved in the intensification of commercial use in the Route
161 interchange area. One definite impact will be the increase in traffic congestion on Route 161,
However, itis considered preferable to accept high traffic volumes here and to make the necessary
roadway improvements within a limited area than to aggravate problems and trigger more
extensive and coslly improvements by permitting further strip development elsewhere. Strip
development with multiple access points to separate properties should be discouraged and zoning
regulations should encourage larger minimum lot size to maximize use of interior lots and shared
driveways. Non-retall uses that are not dependent on road front visibility, should be encouraged to
locate in the rear portion of developments, Retall uses should be encouraged to locate near the
front of the parcel with parking located to the rear and side of the building. The front of the building
should be landscaped and a landscaped berm provided next to the sidewalk to buffer the building
from traffic headlights and glare.
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A second concern is that a large portion of the Flanders Road commercial district overlies the
Pattagansett aquifer. Careful application of the Town's aquifer protection regulaticns, as they
currently exist and as they may be strengthened in the future, will be necessary in this area,

Establish a Planned Village District - North of Interstate 95.

A potential zone change involves the area bounded by 1-95 on the south, Flanders Road to the
east, Boston Post Road on the north and the Pattagansett River on the west. This area is zoned
commercial arterial (CA) to depths varying from 400 to 700 feet along Flanders Road and Boston
- Post Road. The interior of the site is zoned light industrial {LI) and is generally open, fiat land with
good soils. The primary development constraint is that the site lies within the Pattagansett primary
aquifer protection zone.

The location, topography, available municipal services and access to Interstate 95 make this site
one of the most marketable on the Interstate-95 corridor. Consideration should be given to the
establishment of a special district which would allow varied uses and encourage the development
of clean, high-tech industrial uses, such as medical research, publishing, certain manufacturing
types and other industries. The district could be designed so that the industrial buildings are
constructed in a way that would be compatible to other uses in the district. Zoned as a planned
village district, the Town would lay out a project design, site and architectural guidelines in advance
to not only ensure efficient use of the land area, but promote continuity with the Flanders Village
district and the historical area on Church Lane.

In tandem with specialized zoning for the above described area, the current Flanders commercial
district should be rezoned as commercial business (CB) or given a new designation such as
Flanders Village District (FVD}) with regulations that encourage redevelopment to improve upon the
village concept. New buildings, specifically at the intersection of Boston Post Road and
Chesterfield Road, shoutd be located near the front of the parcel to emphasize both visibility for
new businesses and enhancements for pedestrians and vehicles trying to access the property (see
Figure 4-2). Incentive-based zoning should encourage property owners to locate parking to the
side or rear, build in an architectural vernacular which compliments historic structures nearby and
use various landscaping alternatives to compliment both the site and the structure.

Figure 4-2 - View of potential redevelopment in Flanders Village at the site of the IGA
entrance which encourages interaction with the community through location of buildings
near sidewalks and street.
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Flanders/Exit 74/Planned Development District

The Flanders Exit 74/75 business district is still in the growth stage and will see some major new growth
in the near future. Located at the approximate center of the Town, it is an attractive location for
businesses that require easy access to routes 1-95 and 1-395. One major problem for this area is
vehicular access, traffic and related problems of pedestrian safety.

Rebuilding Exit 74 and rezoning the area to a planned commercial development area north of 1-95 (see
Figure 6-1) would help address the traffic problem. The new traffic flow design would take advantage of
prime commercial property and improve traffic conditions in the Flanders area. The extension of East
Society Road to the Exit 74 development area would also make a convenient connection to the Dean
Road area and to Flanders. This area is well suited for hotel/conference center development to support
adjacent high tech industry and the proximity to the growing casino and tourism business and bio-
medical expansion in New London provides a distinct advantage for development. This area would also
be a greal location for other commercial or industrial development such a “Technology Incubator” for
new tech companies.

Recommendations

1. Evaluate what land-use strategy is best for the 100 acres of vacant land north of Interstate-95 at
Exit 74 from recommendations in Appendix A. Then work cooperatively with the Zoning, Planning,
Water and Sewer and Economic Development Commissions to develop guidefines and regulations
for development of the properties (see Figure 6-1).

2. Improve access by negotiating with the state for improvements to the Exit 74 southbound exit and
entrance ramp. Construction of a frontage road from Route 161 to East Society Road should be a
priority whether funded by the state, the town or a developer. This will improve traffic congestion in
the Flanders area and take advantage of the re-direction to a new Flanders business district.

resources is critical to
advantageous use of the

the economy of the existing
Flanders Village.

villages with sidewalks and

River area will produce

the residential core.

Figure 6-1 - Exit 74 Planned
Development District (PPD) -
Maximum development of the
area in harmony with available

properties. Arrangement of
complimentary uses is important
to long-term sustainability and
Interconnection between both

bikepaths along Pattagansett

interconnectivity between the
villages, new businesses and
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MULTIFAMILY HOUSING

During the 1880s, the pace and location of multifamily housing g‘:‘ite'fz'::l);m - Ay use

development was a major land-use issue in East Lyme. |qf jand containing three
Concemn was expressed in the 1987 Plan of Development that |or more dwelling units
multifamily housing would: on the same lot.

1. Threaten East Lyme's predominantly singte-family residential character.

2. Create a burden on the taxpayers requiring expenditures for municipal services (particularly
education) which are not balanced by property tax receipts.

3. Useup land that should be reserved for commercial development.

Al the time of the 1987 Plan's adoplion, the rate of growth in multifamily housing developments
represented a growing percentage of East Lyme's housing stock: from 5.9 % of tolal year-round
hausing units in 1975 to 8.6 % in 1984 (see Figure 34). It seemed clear that the pace of multifamily
housing development was accelerating based on permits issued for 114 multifamily housing units from
1983 1o 1986, Ancther trend thal can be discerned from the data in Figure 3-4 is the dramatic shift in
multifamily development from apariments in the pre-1975 period to the present preference for
condominiums or single-family detached on common land.

Whether Ihe development of multifamily housing has yet impeded commercial development by using up
prime commercial sites is under question. There seems to have been an adequate supply of sites with
the preferred direct road frontage and relatively easy topography to accommodate commercial
development. Multifamily developments, on the other hand, have tended to locate on sites that are
either on the fringe of commercial development or are of more difficult topography or are set back from
the roadway, allowing commercial uses to accupy the road frontage. Recognizing this, the Zoning
Commission amended the Zoning Regulations in June 1987 to only allow multifamily hausing In
commercial zones where it is part of a mixed use. Later the Zoning Commission allowed multifamily as
a primary use in the commercial businegs district to support village business.

Since the adoption of the 1987 Plan of Development, multifamily construction slowed marginally. Within
the last three years, multifamily housing has been increasing at a rapid pace. As Figure 3-4 indicates,
364 units have been approved or built since 1997, compared with 263 units built between 1985 and
1996. While 83% of these units are calegorized as elderly housing, 67% of those units are designed as
two or three bedroom detached condominium homes. These homes have the potential to be converted
to standard family homes, but would still be classified as multifamily. The other units were approved as
assisted housing for the elderly within one building complex. The 1998 approval of Windward Village, a
60-unit rental complex in Niantic, is one of the only major standard multifamily developments since the
1980s.

Changing demographics as a result of the employment profile produced by the Mohegan Sun and
Foxwoods Casinos, and many other proposed expansions of the Southeastern Connecticut tourism-
based economy, are expected to produce an increased demand for more affordable housing, including
multifamily. Rental rates were rising during development of this Plan due to the decline in supply of
residential rental property. The demand and rental rates in East Lyme are likely to increase in the near
future with the profitability of constructing new multifamily unils,

While multifamily housing can provide affordability for the elderly population, current trends in housing
development for the elderly show homes selling for $180,000 to $200,000. When planning for the
location of future multifamily housing areas, the specific needs of the elderly community should be kept
in mind. Areas planned for this type of housing should have easy accessibility to shopping and business
centers and be located near bus routes. Developments should include sidewalks and/or access fo
lighted and improved crosswalks. In developing new multifamily regulations, consideration should be
given to allow alternative types of muitifamily housing, such as PUDs (Planned Unit Developments) and
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congregate housing, which could offer another type of affordable housing to senior citizens. Special
permit controls should be re-evaluated for adequate site and road design to accommodate proposed
density. These controls should also incorporate guidelines for design, which preclude elderly housing
from being easily converted to multifamily housing. This would include house design and number of
bedrooms, as well as stipulations for homeowners associations.

Incorporating the recommendations of the 1987 Plan of Development, design site plan standards for
muttifamily housing properties will need to be upgraded to ensure that neighboring residential properties
are protected. An additional benefit of specific development standards is that they lend to relieve the
Commission from making Special Permit decisions primarily on the basis of judgmental general
standards and decisions are therefore more equitable and less prone to challenge.

Recommendations for Multifamily Housing

For purposes of this document, multifamily development is defined as any use of land containing three
or more dwelling units on the same lot; this definition is consistent with East Lyme's Zoning Regulations.
Ownership of the dwelling units is of no importance from a land-use perspective; both apartments and
condominiums are considered multifamily housing,

1. Permit multifamily housing development in designated growth areas when such development is
used to combat housing sprawl to rural areas of town. Methods such as transfer of development
rights and special permit for multifamily housing in village districts are examples that could be
used.

2. Consideration should be given to the following as characteristics of development sites in deciding
the placement of multifamily housing:

- generally free of major site development constraints, such as wetlands, bedrack soils, steep
slopes and primary aquifers

- within the boundaries of, or readily connected to, the municipal water and sewer service area

- acocessible to arterial roadways

- accessible to municipal services, particularly fire protection and schools

- removed by distance, topography or vegetation from existing large-lot single- family
residential development.

3. Adopt upgraded standards for multifamity housing development:
- DISTRICTS - commercial business districts, Residential/Multifamily or PUD Overlay
- APPROVALS - Special Permit by Zoning Commission.
- UTILITIES - Where public water and sewer are available, connection should be required.

LOT AREA - 20,000 square feet per unit except in commercial business districts where there
is a mixed use.

EXCEPTIONS - As itis in the public interest to encourage higher standards of development
and provision of amenities for multifamily residents, the Zoning Commission, as part of a
special permit plan review, may reduce the minimum lot area per dwelling unit up to a
maximum 4,000 square foot reduction (from 20,000 square feet to 16,000 square feet per
unit) if the applicant chooses to provide the following options:
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MAXIMUM REDUCTION IN LOT AREA PER D.U.

Provide for an enclosed, covered or underground parking space

for at least 50% of the units 500 sq. ft.
Provide a landscaped earthen berm to screen parking spaces
from eye-level view from public roads 500 sq. ft.

Provide an in-ground swimming pool having a minimum water
surface of 600 square feet or 20 square feet per dwelling unit,

whichever is greater. 1,000 sq. ft.
Provide a regulation tennis court for every 20 dwelling units,

enclosed by a fence at least eight feet high. 1,000 sq. ft.
Provide an enclosed private balcony having a minimum area of

50 square feet for each dwelling unit. 250 sq. ft.
Provide an enclosed private patio having a minimum area of 400

square feet, suitably landscaped, for each dwelling unit. 500 sq. ft.

Provide a building architecturally compatible with neighboring
properties approved by the Commission or a design review
committee (when established) 1,000 sq. ft.

SETBACKS - The present requirements should be increased and a provision should be
adopted to permit them to be further increased at the Commission's discretion, when
desirable as a buffer. Increase setbacks to a 50-foot frontage, 20-foot side setback and 30-
foot rear yards on newly created roads for intemnal traffic circulation; alt residential buildings
shall be set back at least 20 feet from the edge of pavement; all accessory structures,
attached or detached, shall be set back at least ten feet from the edge of pavement. The use
of a PUD development following specific design standards would override these
requirements.

TYPES OF UNITS PERMITTED -
Townhouse: A townhouse is defined as an attached unit which has its own front door
opening to outside. Typically each unit is two stories with a private front or rear yard (or
both) in addition to the common open space.

Single-Family Detached: Designs specified under PUD regulations that would encourage
specific single-family housing with common ownership of land.

MAXIMUM NUMBER OF UNITS PER BUILDING - The present regulations in the commercial
business zone have no requirement; eight is recommended.

REQUIRED OPEN SPACE - Recommend 25-40 percent depending on design guidelines.
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Coastal Area Management

1.

Accommodate future population growth by directing new residential development to non-coastal areas of the Town,
Allow new residential development in the coastal area only in those areas recommended for residential use in the
Plan of Development and only at a density consistent with the capabilities of the land.

2. Incorporate flexible development techniques and special controls-including cluster zoning, open space dedication,

and non-infringement area requirements-into East Lyme's tand use regulations to allow development to proceed
" while preserving and protecling sensitive ecologically valuable natural resources.

3. Discourage further structural alteration of the East Lyme coastline except when coastal structures are necessary
and unavoidable for the protection of infrastructural facilities, water-dependent uses, or existing inhabited structures.
Control development in coastal flood areas in a manner that minimizes hazards to life and property; require strict
adherence to the Flood Damage Prevention ordinance to prevent construction or reconstruction that would increase
exposure to coastal storm hazards.

4. Encourage clustered residential development as a means of creating permanent open space and preserving
environmentally sensitive areas.

5. The Planning and Zoning commissions should revise the new cluster provisions as a means to achieve the above
objectives of minimizing impacts from road construction and improved allocation of open space dedication.

8. Protect natural resources areas such as wetlands, watercourses, and beaches by establishing Non-Infringement
Area controls.

ZONING COMMISSION

Residential

1. Amend regulations as appropriate to ensure that increased density does not occur when water and sewer are
available to the site.

2. Revised zoning regulations to prohibit inappropriate commercial uses in residential zones.

3. Rezone the northern rural area for decreased density and/or amend the zoning regulations to encourage minimum
area of buildable land area.

4. Zone multi-family housing development for designated growth areas when such development is used to combat
housing sprawl in rural areas of town. Consider methods such as transfer of development rights or special permits
for multi-family housing in village business districts.

5. Consideration should be given to site characteristics and upgrade standards for multi-family housing

{Recommendations area specified in POCD)

Commercial Zoning

1.
2.
3.
4,

Channel future commercial growth toward the Route 161/1-95 Interchange Area
Establish a Planned Village District — North of Interstate 95
Establish a new zoning district to serve as a transition between residential and commercialfindustrial zones.

Adopt controls over the number and location of curb cuts for access to commercial development,
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Exhibid 2

Town of East Lyme

108 Pennsylvania Ave
Niantic, Connecticut 06357

(8600.691-4114

P.O. Drawer 519
Planning Commission

May 17, 2007

Mr. Mark Nickerson, Chairman
Zoning Commission
P.O.Box 519
Niantic, CT 06357

Ly,
RE: Application of Theodore Harris for Gateway Development/East LymeL€ to amer
the Zoning Regulations to add new Sect. 11A.9 to allow development under a set o
“Master Development Plan” regulations.

Dear Mr. Nickerson,

At its meeting on May 16, 2007, the Planning Commission found the above referenced
application CONSISTENT with the recommendations in the Plan of Conservation and
Development and Yale Charrette Report to channel future commercial growth toward the Rte.
161/1-95 interchange, to provide basic infrastructure for desired development, implement
guidelines to control the character of development and allow flexibility for a variety of
development strategies. In addition, the area west of the Pattagansett River within the GPDD
meets the siting criteria for multi-family housing recommended in Sect. 3 of the Plan of
Conservation and Development. This finding is made subject to the submission by the applicant
of a fiscal impact analysis to ensure that the concept plan will generate increased tax revenue
more than sufficient to offset increased costs of services. Because the area proposed for
development is located over a major water supply aquifer it is recommended that the Approval
Criteria in Sect. 11.A.9.5 include language to reflect the need to provide maximum protection to

this resource.

Attached are copies of the pertinent sections of the Plan of Conservation and Development and
the Yale Charrette Report that provide the basis of this finding along with a map showing the
underlying stratified drift aquifer within the Gateway Planned Development District.

It is further noted that the proposed allowed density for residential housing of 3 units/acre slighty
exceeds the recommended density in the Plan of Conservation and Development of 16,000 sf per
unit which is equivalent to 2.7 units/acre.

VOTE 5-0-0
Sincerely,

P -, }
otu/lﬁafl}'wd g, —><£‘L /ZI/‘J'ELM@
% p

Francine Schwartz, Secretary




permit controls should be re-evaluated for adequate site and road design to accommodate proposed
density. These controls should also incorporate guidelines for design, which preclude elderly housing
from being easily converted to multifamily housing. This would include house design and number of
bedrooms, as well as stipulations for homeowners associations.

Incorporating the recommendations of the 1987 Plan of Development, design site plan standards for
multifamily housing properties will need to be upgraded to ensure that neighboring residential properties
are protected. An additional benefit of specific development standards is that they tend to relieve the
Commission from making Special Permit decisions primarily on the basis of judgmental general
standards and decisions are therefore more equitable and less prone to challenge.

Recommendations for Multifamily Housing

For purposes of this document, multifamily development is defined as any use of land containing three
or more dwelling units on the same lot; this definition is consistent with East Lyme's Zoning Regulations.
Ownership of the dwelling units is of no importance from a land-use perspective; both apartments and
condominiums are considered multifamily housing.

1. Permit multifamily housing development in designated growth areas when such development is
used to combat housing sprawl to rural areas of town. Methods such as transfer of development
rights and special permit for multifamily housing in village districts are examples that could be
used.

2. Consideration should be given to the following as characteristics of development sites in deciding

the placement of multifamily housing:

- generally free of major site development constraints, such as wetlands, bedrock soils, steep
slopes and primary aquifers
within the boundaries of, or readily connected to, the municipal water and sewer service area
- accessible to arterial roadways
accessible to municipal services, particularly fire protection and schools
removed by distance, topography or vegetation from existing large-lot single- family
residential development,

3. Adopt upgraded standards for multifamily housing development:

- DISTRICTS - commercial business districts, Residential/Multifamily or PUD Overlay
- APPROVALS - Special Permit by Zoning Commission.
- UTILITIES - Where public water and sewer are available, connection should be required.

- LOT AREA - 20,000 square feet per unit except in commercial business districts where there
is a mixed use.

EXCEPTIONS - As it is in the public interest to encourage higher standards of development
and provision of amenities for multifamily residents, the Zoning Commission, as part of a
special permit plan review, may reduce the minimum lot area per dwelling unit up to a
maximum 4,000 square foot reduction (from 20,000 square feet to 16,000 square feet per
unit) if the applicant chooses to provide the following options:
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