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PLANNING AND ZONING COMMISSION
Public Hearing/Regular Meeting
The Lyme Planning & Zoning Commission held a regular meeting on
Monday, June 8, 2015 at 7:30 p.m. at the Lyme Town Hall,
480 Hamburg Road, Lyme, CT, 06371
MEMBERS PRESENT:  David Tiffany Chairman, Hunter Ward, Steve Mattson, Phyllis Ross, Ross Byrne, Torrance Downes Acting ZEO, and Patsy Turner Secretary. 
Absent members:  Bill Koch, Kelvin Tyler,
Public Hearing
Charles and Allison Ritrovato, 155 Blood Street, Tax Map 40.1 Lot 22; an application for a special permit to construct an accessory apartment/garage within a RU-40 district as required by section 8.2.
Present at the meeting was Tom Metcalf representing Charles and Allison Ritrovato.
Metcalf: The applicants are applying for a special permit to construct an accessory apartment, 1 bedroom apartment for an elderly family member; the structure (20’X50’) will have a garage/storage area with the apartment above. The area where the structure will be built is an existing parking area. An extension to the leaching field has been documented if necessary. The State  requires a submission of this application for their approval.  George Calkins has reviewed the application; a letter has not been received as of yet. Land abutters were mailed certified letters and the receipts are accounted for and were added to the file. The applicant is looking for approval tonight with a condition of receiving Mr. Calkins approval. The accessory apartment is proposed to be located approximately 25 feet from the Rogers Lake. The structure will be built on a slab of concrete. The survey of the property was created by Dick Gates. 

P. Ross: Can the apartment be rented in the future?
Metcalf: Read into the record Section 8.2 of the State Regulations.
Tiffany called for questions or comments; being none the public hearing was closed at 7:41 pm.
Regular Meeting
Charles and Allison Ritrovato, 155 Blood Street, Tax Map 40.1 Lot 22; an application for a special permit to construct an accessory apartment/garage within a RU-40 district as required by section 8.2.
Tiffany: The commission does not normally approve a permit with a contingency attached, but there is a separate permit process which will catch any issues. 
Ward entertained a motion to approve the special permit of Charles and Allison Ritrovato of 155 Blood Street, Tax Map 40.1 Lot 22; the application for the special permit to construct an accessory apartment/garage within a RU-40 district with George Calkins’ approval of the septic system. 
Mattson second the motion and was passed by all members present.  
 
Accept and set public hearing for the application  of Sairon, LP, Tax Map 24 Lot 3, Lord Hill Lane; a re-subdivision of property into two lots.   
David Tiffany was recused from this portion of the meeting and Steve Mattson took over the meeting as Acting Chairman. 
Present at the meeting was Matt White from Angus, MacDonald, Gary Sharpe, Associates.
Mattson: The application is being received at this meeting and a public hearing will be scheduled for next month. 
White: The property is owned by Sairon, LP (part of the Davison property). The lot would have road frontage on Rt. 156, with gravel driveway off of Lord Hill Lane. The potential is that the property could be divided into 6 lots in the future; the property is 50+ acres. This would be a re-subdivision. A letter from Attorney Fritz Gahagan was submitted into the record; there are two types of open space designated on the property1) (green areas on the map) 189.99 acres and 36 acres which are donations with tax deductions attached.  In 1999 there was a re-subdivision of 53.3 acres to a conservation restriction area and in 2005 another was protected 24+ acres which totals 77.5 acres without tax deductions.  The current request is for the commission to view the areas to serve the open space requirements. The applicants are looking for input before this information goes to public hearing. 
Mattson: Has this commission in the past ever counted previous donation of land to open space for future subdivision?
Ward: Not aware of any.

P. Ross: What is the area when you enter the property; house, the barns, and horse riding area? 
White: The area beginning discussed in the application is to the north of the riding area.  The riding area has always been planned for limited development. 

Mattson: The application is being accepted this evening; Gigliotti will be consulted before the next meeting about past discussions pertained to the property.  

White to Downes: Can this information be forwarded to George Calkins?
Downes: Will do before next month. 

David Tiffany reentered as Chairman for the remainder of the meeting.
Preliminary discussion of Richard Keel 372 Grassy Hill Road, Tax Map 51 Lot 2; re-subdivsion 
of property. 
Present at the meeting was Richard Keel.
Keel explained the map of the property. 
Keel: An A2 survey has been created; Tony Hendricks surveyed the property. The parcel being discussed is 38+ acres; 8 acres is the existing homestead and 30+acres will be divided off. A stonewall will designate the new boundary line. The property (38+acres) was purchased in 1967. This plan will require a re-subdivision. The driveway to the back lot will be on the edge of the lot; the back lot will be left undisturbed. Test holes have been dug on the 30+ acres; the soils are good. Waivers to some required regulations may be requested; a note can be added to land records stating no further division of Lot A or Lot B. 

Mattson: Will this property affect any contiguous land? 
Tiffany: It doesn’t look like it would affect adjacent parcels. The ZEO can view this closer. 
Downes: When will the application be filed?
Keel: The application will be completed within the next couple of months.


Vibha Gautam, 115 Cove Rd, Tax Map 17 Lot2; Discussion of proposed restoration of removed vegetation within the Gateway conservation area along Hamburg Cove.
Not present.
Downes: Mike Carey  contacted Attorney John Bennett; no conclusion has been decided, as of yet. The issue should be back before the commission July 2015. 
Old Business
Discussion of comments on the draft Plan of Conservation and Development and direction for the agricultural section.
Present at the meeting were Bill Farrell and Torrance Downes.
Downes: The subcommittee (P. Ross & R. Byrne) has met and created language for the agricultural section of the Plan of Conservation and Development. 
P. Ross: The committee discussed what the people of Lyme want in the PoCD. A copy of the insert for agricultural section was handed to the commission. 
Downes: A raft draft was created using the Town of Lebanon as a model and the state definition for agricultural was added; the draft was sent to the subcommittee to use as a starting point.  
P. Ross: The information was reduced to four small paragraphs. 

The commission continued to review and discuss the wording for the document.

R. Byrne: Handed a copy to the commission of the State Statute section for the right to farm. 
Mattson: The Plan of Conservation and Development requires some sort of statement in support of farming.    
P. Ross: If there are no town regulations in place then the commission would fall back on the State regulations?
Downes: If zoning regulations are silent about certain farming practices then it is not a permitted use; the practice of falling back to the State regulations would not be done.  
Lyme has farms in residential areas. A right to farm ordinance which is overseen by the Board of Selectmen and best practices are monitored by the State Department of Agriculture.  A subcommittee has been created for the Planning and Zoning Commission. The commission should come up with language that everyone agrees on. 
P. Ross: In the questionnaire from the town, most people stated they wanted to preserve and promote agriculture; how does it help the Town of Lyme to promote farming? 
Farrell: Regulations could have more of an impact than known; balance is the key.  A neighbor should not have more rights than the farmer. 
Mattson: The basic objective is to get language into the Plan of Conservation and Development; there are two options, 1) adopt the wording that the subcommittee created on Critical Issues (support farming statement) or 2) place the entire created document which we do not have anything to back the information. 
Downes: Each applicant could come before the commission and present a plan for their farming. Other towns’ language are helpful to look at to create a document that meets the needs of the Town of Lyme. 
R. Byrne: There are no regulations in place currently for farming; anything we create will burden the farmers, balance is important.
Mattson: The goal is to find a way to deal with issue which may arise; like to vineyard.
Farrell: Farms are meant to produce and sustain food supply; there are hurtles to farming. 

Tiffany: The commission seems happy with the Critical Issues that have been created; advocate protecting and preserving of farms.  

The Critical Issues discussion continued to edit the document. 

Tiffany: A section of the Critical Issues was read into the record; Planning and Zoning consider the option of forming a subcommittee which will propose and advocate ways to preserve agricultural lands, support farming, and encourage new agricultural pursuits compatible with the character of Lyme. 
P. Ross: The language in the Critical Issues can be changed slightly by replacing the word “adopt” with the word “consider”. 
Mattson: Simple language is probably better at this time. 
Tiffany: The Critical Issues language commits the commission but does not bind to us anything. The Plan of Conservation and Development paperwork can move forward.   

BEING CONSIDERED
Critical Issues
Preserving Lyme’s Farmland and Agricultural Heritage
 
Lyme is blessed with tracts of open land that enhance the rural character of the community, a character that respondents to the 2014 questionnaire overwhelmingly identified as one of the town’s primary assets. The respondents have made it clear that the town’s rural landscape and farms warrant preservation and protection.
 
Working farms are important assets not only for the farmers and people who work the land, but also for the Town of Lyme itself. They can have tremendous benefits, not just for citizens engaged in agricultural activities, but also as part of a landscape mosaic that strengthens ecological connectivity and resiliency. These large fields and open vistas create the rural, rugged landscape that we identify as Lyme.
 
It is critical to keeping these tracts by helping to make it possible for individuals or families to continue to maintain these farms and agricultural uses without an undue financial burden that can lead to sale of properties and, ultimately, loss of the town’s rural character. 
 
The Lyme Planning and Zoning Commission will consider the option of developing a subcommittee which will propose and advocate ways to preserve agricultural lands, support farming, and encourage new agricultural pursuits compatible with the character of Lyme. 
  
   
Downes: The commission has the right at any time to amend the Plan of Conservation and Development. 
New Business 
APPROVAL OF OUTSTANDING MINUTES
Tiffany entertained a motion to approve the minutes of the May 2015 meetings, Ross moved the motion and Mattson seconded the approval; the minutes were passed.  
Adjournment
Tiffany entertained a motion to adjourn; Mattson moved the motion and  Byrne seconded; the Planning and Zoning Commission meeting was adjourned at 9:08 p.m.

Respectfully submitted,

Patsy Turner, Secretary
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