PLANNING AND ZONING COMMISSION

Public Hearing/Regular Meeting

The Lyme Planning & Zoning Commission held a public hearing/regular meeting on

Monday, December 9, 2013 at 7:30 p.m. at the Lyme Town Hall,

480 Hamburg Road, Lyme, CT, 06371

MEMBERS PRESENT:  David Tiffany Chairman, Steve Mattson, Hunter Ward, Phyllis Ross, Ross Byrne, Kelvin Tyler (entered the 7:55 p.m.), Bill Koch, Bernie Gigliotti ZEO, and Patsy Turner Secretary. Absent member was K.C Mazer. 

PUBLIC HEARING (continued)

An application for a special permit to construct a home at the property of Stephen Jacobs, Joshuatown Road, Tax Map 10 Lot 11, which is in excess of 4000 square feet within the Gateway Conservation Zone.
Tiffany: The property was visited by many of the commission members since last month to get a good look at the property.  Are there any comments or questions?

Ward: The project seems straight forward.

Tiffany: The special permit criteria, Section G of our regulations, read into the record. What are the plans for landscaping on the site?

Jacobs: The letter received from the Gateway addresses most of the issues; sections of the letter were read into the record. The Gateway Commission does not have a problem with this application. This application is very different than the normal application that may be before this commission; a team has been created to put a great deal of effort into this project.  Available technologies have been researched; the goal is to find ways to build this home that make economic sense.  

Mattson: Is the point being made that the want to make the house sustainable will offset any violations of the regulations which the town has in place? A NetZero house could be built less than 4,000 square feet?

Jacobs: Yes, a house under 4,000 square feet could be built. Requirements have not been violated. The cleared area can be mitigated. It has been agreed that the structure color will blend with the surroundings. Modified photographs of the view from the river were presented; the house is not visible in all the photos. The pool will be located to the West, retaining walls will be minimized. The area will be landscaped; a Landscape Architect/Designer will be hired. 

Tiffany: What is the elevation from the edge of the slope near the pool to the roof?

Jacobs: The elevation is 182 and the roof is 35 feet above that elevation, the deck elevation is 187; the grade elevation is approximately 174.

Tiffany: That elevation would put the structure over 35 feet in height. 

Jacobs: The pool is not part of the house; it is not connected to the house, it is a free standing pool. This was discussed with Gigliotti.

Gigliotti: In the commission’s regulations a pool is defined as a structure; the height should be measured from existing grade before excavation occurs. 

Jacobs: The pool can be disconnected from the house.

Gigliotti: When this was being discussed the pool was not part of the discussion; the discussion focused on the house and point of grade. Retaining walls have not been built to change the grade on this property; the pool and patio can be considered part of the landscaping.  
Jacobs: Everything has been done to comply with the commission’s wants and needs in the regulations.  A stipulation can be part of the approval that there will not be lighting at the pool area and any lighting around the patio will be shielded and downward facing. Suggestions are welcome. The hope is that the situation can be mitigated by what is being presented. 
Ross: The view corridor is what is most noticeable when anyone visits the site. The Gateway Commission’s letter is very supportive but has anyone from that commission visited the site? 

Jacobs: The site has not been visited; photographs of the site were presented to Torrance Downes, he was invited for a site walk. 

Ross: At a previous meeting a comment was made that the natural growths will be allowed to regrow.

Jacobs: We are willing to accept that as a stipulation, also. There will not be any more trees cut on the West side of the house. 

Mattson: Both on your property and the joining property?

Jacobs: Yes, we can agree to not cut trees on the easement or on our property. The property cannot be further subdivided, that could be added as a stipulation. The driveway to the proposed house site is private. The property is 17+ acres and is located approximately a ¼ of a mile from the bank of the river. 

Tiffany called for more questions from the commission, with there being none the public hearing was closed at 7:53p.m.
REGULAR MEETING
Approval of an application for a special permit the construct a home at the property of Stephen Jacobs, Joshuatown Road Tax Map 10 Lot 11 that is in excess of 4000 square feet within the Gateway Conservation Zone .

Tiffany: It was stated 6 trees would be planted.
Jacobs: Trees to be planted may be Oak or Birch. 

Gigliotti: White Pines are fast growers; trees should be tall enough to avoid being eaten by deer. The stipulation should include no fewer than 6 trees to be planted. 

Tiffany: Site lighting?

Ward: The applicant has already stated that there will not be lighting at the pool and the patio lighting will be low and shielded. 
Tiffany to Mattson: Have the clearing issues been met?

Mattson: It is believed that Mr. Jacobs has agreed to a stipulation which prohibits the property owner from doing further cutting of the view shed on the property and the adjacent property; the stipulations should carry over to the next owners. 
Tiffany called for a motion.

Mattson made a motion to approve the application on this property with five stipulations; 1) no further subdivision of the parcel, 2) the land records be modified to show that no further cutting of the view shed on this property or the adjoining property to which an easement is held by this owner, in perpetuity, 3) the color that the house is painted and/or stained to be agreeable to the Zoning Enforcement Officer and/or this commission if necessary to mitigate the view of the building from the river, in perpetuity, 4) appropriate planting of no less than six trees be placed between the pool and the house to soften the view from the river of the house and the Zoning Enforcement Officer  will approve the tree selection after the property owner has hired a landscape expert, the trees are to be maintained for 5 years from approval,  and 5) any lighting installed on the external of the house be low lighting, down lighting, and no lighting be placed around the pool area and/or no spotlighting  for purposes of highlighting  the house structure.

Tyler seconded the motion. 

Tiffany called for a vote, the motion passes unanimously. 
New Business
Resubdivision of remaining Talcott Property, Sterling Hill Road.
Gigliotti: Over the years this commission has shown interested in protecting the view of this parcel from Rt. 156. A proposed subdivision plan was viewed a few years back of 60+acres. The Lyme Land Trust was contacted to see if they had interest acquiring some of the property; they did and acquired approximately 40+ acres. The family would like to move forward with dividing the balance of the property. The proposal is for three lots out of the remaining 18 acres. There is one house located on the property which was part of a free split. (The property was pulled up on the computer for the commission to view) The lot across the brook, 4.08 acres, was set aside to be used as the 15% for the subdivision. A neighboring property owner built a horse barn which encroaches on the easement owned by the Lyme Land Trust. A resolution has to be met. Talcott sold 1 acre out of the piece across the brook that would be given to the Lyme Land Trust as an easement in exchange for the encroachment. The piece is contiguous and protects the ridgeline. The Inland/Wetlands Commission will also see this once plans are completed.   
Eno subdivision

Gigliotti: The Eno subdivsion which was seen recently; Tom Metcalf has modified the line location. Seven acres will stay with the existing house to create net buildable area on both pieces.  A public hearing will be scheduled and the commission will see the plans soon.  
Approval of the 2014 Planning and Zoning Commission’s meeting schedule
Tiffany motioned to approve the schedule as submitted, Ward moved the motion, Tyler seconded, and 2014 meeting schedule was approved. 
Old Business 
Update of replanting efforts by Vibha Gautam, 115 Cove Road.
Gigliotti: They have been reminded that a resolution needs to be reached. 
APPROVAL OF OUTSTANDING MINUTES
Tiffany entertained a motion to approve the minutes of the November 2013 meetings, Mattson moved the motion and Ross seconded the approval; the minutes were passed with two abstentions (Koch & Tyler).  

Adjournment

The Planning and Zoning Commission meeting was adjourned at 8:25 p.m.

Respectfully submitted,

Patsy Turner, Secretary
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