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PLANNING AND ZONING COMMISSION
Regular Meeting
The Lyme Planning & Zoning Commission held a Public Hearing/ Regular Meeting on
Monday, December 14, 2015 at 7:30 p.m. at the Lyme Consolidate School,
478 Hamburg Road, Lyme, CT, 06371
MEMBERS PRESENT:  David Tiffany Chairman, Hunter Ward, Steve Mattson, Phyllis Ross, Bill Koch, Ross Byrne, Attorney Mike Carey, Bernie Gigliotti ZEO, and Patsy Turner Secretary. 
Absent members:  K. Tyler, B. Koch

Regular Meeting

An application for a special permit to conduct wine tastings at Sunset Hill Vineyard (Matt and Sal Caruso), 5 Ely Ferry Road; Tax Map 25 Lot 21.The proposal is for appointment only summer hours from May through October on Saturday between 12pm and 6pm and Sunday between 12pm and 4pm and select holidays. Off street parking will be provided on the vineyard property with access from Ely Ferry Road with accommodation for 12 vehicles. 
Tiffany: The application has been withdrawn. The public hearing was opened at 7:01 pm.
Public Hearing
The Lyme Plan of Conservation and Development has been revised to incorporate the results of the 2014 survey of property owners.  Comments will be collected and resolved at this hearing prior to issue of the document. 
Gigliotti: A 2014 survey was sent out to the residence and business owners, a good amount of responses were received, the results of the survey are attached as an appendix to the Plan of Conservation and Development; the results and conclusion from the survey are incorporated in the PoCD.  Copies of the draft were sent to the appropriate agencies. Comments (letters) from the agencies have been received; 1) River Cog, the plan is in compliance with the State of Connecticut Plan of Conservation and Development.  A section of the letter was read into the record (keeping small farms economical) the updated document will help keep agricultural used economically viable.   The percent in the survey of residence in support of farms was 91%, 2) Office of Long Island Sound Programs stated that in the future a storm water management plan may need to be part of the PoCD (fact sheets from UConn on storm water management were sent in with the letter), we already have included in our Appendix I of our regulations, 3) a comment was received from Tony Irving that there is no mention of the Eight Mile River Wild and Scenic Watershed, and 4) the map which are included with the draft of the PoCD have zones labeled incorrectly. A section will be added from Mr. Irving’s comment (a sample of what will be added was read into the record). The draft of the document is on the town website. Questions or comments from the public will be heard.
Irving, Tony: Is there a different trend from the previous PoCD in the draft which has been created from the 2014 survey?  
Gigliotti: There are some minor changes; a stronger trend to protect farms and agriculture than in 2000, minor decrease in the interest in acquiring additional open space property but still above average, the town has an older community than in 2000, people are still interested in maintaining the character of Lyme, and no interest in expanding the commercial or industrial area.   
  
Member of the public: What is the current population?
Gigliotti: Approximately 2400 residents, up about 400 from the year 2000. 

Member of the public: Is it that the older population responded to the survey or is that the true demographics of the town? 
Gigliotti: We are working with the demographics of the responders. 

Spoltore, Janet: This is a good sampling of the town, what is the percentage?
Gigliotti: The percentage is approximately 22 of the 2400; with the last survey it was closer to 30%. 

Tiffany called for any more comments from the commission members, there being none the public hearing was closed at 7:42 p.m.  

Return to REGULAR MEETING
Resolution of comments and approval of The Lyme Plan of Conservation and Development.
Tiffany: Gigliotti will make those few changes and correct the maps. A motion was called for.
P. Ross moved to approve the Lyme Plan of Conservation and Development with the changes discussed. 
The motion was seconded by Ward and passed unanimously. 

Preliminary discussion of proposed expansion of Reynolds Garage and Marine.
Present at the meeting were Hayden Reynolds, Katherine Wayland, Tom Metcalf, PE, LS (representing the applicants), Scott Vlasic (Project Architect), and Attorney Katherine Marin.  
Metcalf: This information is before the commission on a preliminary basis. A packet of information was handed to the commission. There has been lots of thought put into this plan. The expansion is being driven by Subaru, American Subaru of New England; there are minimum standards for dealerships and requirements to stay in compliance.  American Subaru of New England reviews the dealership and states what needs updating; service area, show room, mechanic’s department, and parking display.  The proposal is for new sales, service building, and a vehicle display area. The Reynolds partnership has purchased the former Gerber property located at 272 Hamburg Road; 2.3 acre parcel, there is an existing house, 2 out buildings and a pool on the property. The property has been surveyed, topography survey has been completed, and the wetlands have been delineated. The property consists of commercial zone, (waterfront) Gateway Zone, and residential.    The Lyme Fire Marshal, Dave Roberge, has viewed the project. The property has been soil tested.   George Calkins, the Town Sanitarian, has reviewed the property on a preliminary basis. Gigliotti and Torrance Downes (Gateway representative), have also reviewed the information. The proposed new structure would be approximately 15,500 square foot building; 5,000 square feet for sales with the balance for the service area.  There would be a walkout basement on the sales portion of the structure, for storage, etc. The access to the proposed expansion would be from the existing dealership entrance. The request would be for 35 parking spaces with addition display area of 9,000 square feet behind landscaped curbside area. The area closest to the cove would be left as is and the trees will remain except in the structure location. DEEP has made recommendations for the drainage on the property.  The parking lot will be modified on 286 Hamburg Road property which was preapproved through a site plan review; a minor modification of that approval will be required. There will be a landscaped area across the front of the property and the mature trees on the North side of the lot will remain; a landscape designer will be creating details on the plantings. The proposed lighting will be in accordance with the regulations; dark sky lighting. The Gateway representative has stated on a preliminary basis that the plan meets the permitted use for the commercial zone; a buffer zone on the back of the building will be needed. The Reynolds family has been working with an architect specialist of dealerships and service stations; Subaru is dictating some of the building design. The service area portion of the building will have a flat roof, for maximum height for car lifts, etc. Subaru’s signature look for their dealerships is to have aluminum cladding siding with a slate roof incorporating their logo.  Examples of the proposed building and the exterior look were presented. Gigliotti did express some concerns with the design of the structure and the material proposed for the exterior. 

P. Ross: Is this property subject to Gateway Regulations? What will the view of the structure be from the cove?
Metcalf: Yes, it is subject to their review. A drawing of the proposed back area of the structure was shown; 35 foot height has been met for the service area. Foundation plantings will help buffer the foundation of the structure. A superimposed photo was presented with the new building on the old Gerber property. The feeling is that the colors are not very obtrusive.  
Gigliotti: The aluminum cladding siding is something the commission may be against; a grey wood siding may blend into the neighboring community better. The chimney is being proposed with slate facing; the stone facing on the existing building’s chimney would be much more appealing. A flat roof is totally out of character with anything in the neighborhood; it was discussed that the height requirement could go before the Zoning Board of Appeals for a variance to create a sloped roof. A drawing concept of Gigliotti’s suggestions was presented.  There is a grade change in the back of the building so a sloped roof would not be very noticeable.  
Gigliotti: Has Subaru been approached with these suggestions and has there been any feedback from them?
Tiffany: This project is a large expansion within the zoning regulations for a commercial zone, but the commission can require that the design of the structure stays within the character of the neighborhood.  
H. Reynolds: To have a signature facility we need to meet the standards of Subaru; a neutral ground can be met and correspondence from the commission would be helpful.  
Tiffany: Does the dealership have a handle on what the commission is looking for?
H. Reynolds: There has been great communication with Subaru but now we need correspondence from the commission to back up the changes to the design of the building. 

P. Ross to Metcalf: The aerial photograph shows many trees but the drawing does not have as many trees represented. Are trees being removed?
Metcalf: The trees can be shown on the final site plan; the trees located in the area of the proposed building will be removed but the significant trees on the back of the property will be left untouched, the trees along the road will be removed to create parking and vehicle display.  There will be a landscaping plan created which may incorporate trees to accommodate the commission’s regulations. 
P. Ross: In addition to the building design the landscape should be just as important.  

R. Byrne to Metcalf: What is the plan for lighting, can that be repeated?
Metcalf: There is a lighting designer working on the specifics for the lighting on the dealership properties; dark sky lighting on timers. 
Mattson: Will the lighting be changed on the existing building to match the new structure’s lighting? 
H. Reynolds: The lighting for the structure on 286 Hamburg Road would match the new proposed building’s lighting.  The Boat Dealership lighting will not be touched as part of this project. The lights on the utility poles are controlled by CL&P. 
Tiffany: Is the commission comfortable with Gigliotti crafting a letter to Subaru reflecting our feeling on the design of the new structure? 
Mattson: The first two points are doable but the pitched roof and the need for a variance may be an issue.
Gigliotti: A pitched roof would be more appealing, it would be worth effort to get a variance for the height on the building.  As Mr. Metcalf stated the contour of the land is such that the south end of the structure would be the only section in violation. 
Mattson: What would the height be on that end?
Metcalf: The height would be 38 feet from existing grade. The basement slab would be elevation 27, the finished floor of the service area would be elevation 39; there is a 12 foot difference between the basement floor and the service area floor. The height perception from the front of the building would be 23’ to 25’. The activity is a permitted use and complies with the regulations except for the one section with the height issue which we can seek a variance from the Zoning Board of Appeals. An application will be submitted to the Inland/Wetlands Commission for their review and approval. An approval from the Connecticut Department of Transportation will be required for the curb cuts and the emergency exit. A site plan review is required under Section 11 of your regulations.   There will be improvements made to the parking at 286 Hamburg Road. Questions?

Gigliotti to Reynolds: Would you expect negative feedback from American Subaru of New England over the pitched roof on the service end of the building? 
Reynolds: That is an unknown; as of right now there is a need for a letter about the siding and the material on the chimney. 
Tiffany to commission: Gigliotti will craft a letter to American Subaru of New England? 
    Old Business N/A
New Business
2016 Meeting Schedule
Turner: Has everyone looked at the dates on the calendar which I created for 2016? 
Tiffany called for a motion to approve the schedule as printed; the motion was moved by P. Ross and seconded by Mattson. The Planning and Zoning Commission’s 2016 Meeting Schedule was approved. 
APPROVAL OF OUTSTANDING MINUTES
Tiffany entertained a motion to approve with *minor correction the minutes of the November 2015 meetings, Mattson moved the motion and P. Ross                     seconded the approval; the minutes were passed.  
*minor correction being: Tiffany: I received three e-mails and Gigliotti received e-mails also. 


Tiffany entertained a motion to approve the minutes of the November 2015 Special Public Hearing, P. Ross moved the motion and Byrne seconded the approval; the minutes were passed.  


Adjournment
The Planning and Zoning Commission meeting was adjourned at 8:24 p.m.

Respectfully submitted,

Patsy Turner, Secretary
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