[bookmark: _GoBack]




PLANNING AND ZONING COMMISSION
Public Hearing/Regular Meeting
The Lyme Planning & Zoning Commission held a meeting on Monday, March 14, 2016 at 7:30 p.m. at the Lyme Town Hall, 480 Hamburg Road, Lyme, CT, 06371.
MEMBERS PRESENT:  David Tiffany Chairman, Steve Mattson, Phyllis Ross, Ross Byrne, Hunter Ward, Kelvin Tyler (entered the meeting at 7:41 pm), Attorney Mike Carey, Bernie Gigliotti ZEO, and Patsy Turner Secretary. 
Public Hearing 
John D. Kiker and Daniel J. Hulseberg, 27 Joshua Ln., Tax Map 9 Lot 2; an application for a special permit to construct a boat dock on Joshua Creek.
Tiffany: Postponed and will be rescheduled.
Regular Meeting
John D. Kiker and Daniel J. Hulseberg, 27 Joshua Ln., Tax Map 9 Lot 2; an application for a special permit to construct a boat dock on Joshua Creek.
Tiffany: Postponed and will be rescheduled.

1859 Associates LLC. (Reynolds Garage and Marine), 268 Hamburg Rd., Tax Map 27 Lot 25; preliminary discussion of the proposed expansion of the car dealership.
Tiffany: This is the second preliminary discussion of the proposed expansion of the car dealership.
Present at the meeting were Tom Metcalf (representing the applicants), Ann Penniman (Landscape Architect), Scott Vlasak (Architect), Wendell Brown (lighting designer), Hayden Reynolds, Katheryn Wayland, and Tom Reynolds. 
Metcalf: The input from the commission has been incorporated into the updated plans before the commission. The proposal for a new car dealership and sales and service department will be located on 272 Hamburg Road; 15,000 square foot footprint with parking out front.   The wetlands have been delineated; the blue line shown on the map is the 100 foot setback line, there will be no variances required, access to the site will be from 268 Hamburg Road (no new curb cuts), grass pavers will be installed for emergency access (Fire Marshall requirement), there will be 29 parking spaces, an infiltration system will be installed, a new septic system will be installed in the rear of the property, grading on the back of the building will be minimal (grading has been scaled back), there will be minor modification to 268 Hamburg Road,  the landscaping plan has been developed, the lighting plan has been created (CL&P lighting will be removed in front of 268), and a 20’X70’ unload area will be designated for deliveries. 
H. Reynolds: The regular delivery drivers will be instructed to use the unload area as to keep the trucks off of Route 156, but not all the drivers know about the designated unload area. 

Ann Penniman: A landscape plan has been developed for the proposed area of the new dealership. The frontage along Route 156 will have a three foot high cedar rail fence with a 6 foot wide landscape bed with native grasses. There will be panting beds along the front of the building; medium shrubs (bayberry & winterberry) and plantings with river rock mulch.  Seasonal planters will be located adjacent to the parking area in the warm months. The areas shown on the plans to the rear of the building will be filled with native plants; low ground cover and ferns, along the southwestern side of the building a row of river birch trees will be planted, a row a native shad bush will be planted at the northwestern side of the building, to the north will have red maples for shading, and there will be a 4 to 6 foot wide planting strip at the edge of the lawn to transition to the wooded slopes along Hamburg Cove. Sample images of the proposed plantings were presented to the commission.  The area to the rear of the building shown as white (30 to 40 feet wide) on the plan will be left as is.
T. Reynolds: The planting area will be more of a buffer than what is existing and will reduce the amount of mowed area.   
R. Byrne to Gigliotti:  What is the property zoned as?
Gigliotti: The property is both commercial and waterfront. 

The regulatory lines were pointed out on the map. 

P. Ross to Penniman: Will mature plantings be planted along the building as to buffer the strong impact of the structure?
Penniman: Our practice is to use teenage plants, moderate sized.
H. Reynolds: The bigger the plants the less change that the plants will adapt to the soils.
Penniman: The shrubs will be approximately 5 galloon plants, the grass will do really well, and the trees will be approximately 2 to 3 inch caliper.  

Gigliotti to Metcalf: Can the site drainage be described?
Metcalf: The water from all the impervious surfaces (parking area & building) on the property is being collected into an infiltration system; there will be numerous catch basins which will filter into the system and if needed will lead into the overflow gallery. DEEP requires properties next to tidal waters collect the first inch of rainfall into an infiltration system.  In Connecticut approximately 90% of storms events produce inch or less of rainfall. 

Tiffany: It is understood that leaving the parking area open for display is important but a few trees in the front of the building would help.
H. Reynolds: It is a display parking area.
K. Wayland: It can be a problem with trees near the new car, a lot of things fall out of the trees and can do damage to the cars.
Tiffany: There is a balancing act between show area and buffering the building.   
  
Scott Vlasak: The landscaping plan will complement the building’s structure; different angles of the building are being presented. The showroom part of the structure will have gabled roofs and the service section will have overhangs to mask the flat roof. The back side of the building will not be highly visible from the water due to the screening of the trees and the vegetated buffer.  
Tiffany: What is the material being used for the siding on the service portion of the building?
Vlasak: Primarily an insulated metal panel which will be gray in color and will match the showroom area that will be horizontal siding.  The plan is to have the building be visibly pleasing from all angles.   
Tiffany: The view from the water is screened well?
T. Reynolds: The photograph shows the existing structure and how it is screened from the mature tree line and then with the proposed addition of the vegetation buffer will create a second buffer area.  
Metcalf: There is an existing trees line to the north of the property which buffers the view from Route 156 and some trees will be added to the area also. 

Tiffany: The updated design of the service area roof is a great improvement.  Does the building have to be so larger?
H. Reynolds: The size is minimum standard. 

Gigliotti: What is the siding on the front of the building?
Vlasak: The siding choice has not been finalized at this point but will be gray. There will be stone veneer at the base of the building.  The buildings will have architectural shingles.
P. Ross: Could taller plantings be placed along the service area between the windows of the building?  
Penniman: There are four little beds in front of the service area and there are parking spaces in front of the windows. 
Wayland: The space is limited where the cars will be maneuvered in and out of the garage doors of the service area.  
T. Reynolds: The wetlands line to the north is the driving factor to why the building cannot be pushed further back to create more space for the parking lot.  
Wayland: Somethings look great on paper but reality is we are stuck between form and function; the proposed plan fits with the character of the town and function as a dealership.  
 
Wendell Brown: A lighting plan and schedule has been created to meet the requirements for lighting of the town.  There will be a row of lights along to road used for display lighting at a maximum of 12 feet in height; a map showing the light disbursement was handed to the commission.   The lighting fixtures are dark sky approved; where the lights are located there will be no light spillage onto the road. The designated unloading area will be illuminated.  There will be wall packs on the building which will be on motion sensors afterhours; 3 on the back of the building and 1 on either end. 
H. Reynolds: The two fixtures at the ends of the buildings are located at entrances and will be on with the other lights for safety. 
Brown: Cut sheets of the fixtures were entered into the record. 
Mattson: There will be 10 posts along the street line. 
H. Reynolds: The only way to achieve fewer posts is to have taller lights. Currently our hours of operation are Monday, Friday, Saturday-8am to 5pm and Tuesday, Wednesday, Thursday-9am to 7pm. The sign lights go off at 10 pm and customers visit the lot at all hours of the night to view the inventory so for safety reason the post lights could be set on a dimmer setting later in the evening. 

Tiffany called for questions or comments from the commission and the Zoning Enforcement Officer.
H. Reynolds: Input from the commission would be helpful; the plans presented are very detailed, meetings have occurred with Mr. Gigliotti, and we hope to move forward with the proposed plan soon. 
Metcalf: The Lyme Conservation Commission/Inland Wetlands and Watercourse Agency will see an application this week. The plans have been submitted to the Department of Transportation. The town sanitarian has given his input; details and the location are being determined for the septic system. The hope is that this project starts in April 2016. 
P. Ross: Is there a loudspeaker or intercom system on the properties?
H. Reynolds: Just an alarm system.
T. Reynolds: The intercom system was eliminated over 7 years ago.  

Tiffany: The town’s regulations are being followed.
Wayland: Subaru still has to give us their blessing before we can move forward, so if the commission has any issues this is the time to state them.
Tiffany: The updated roof line is a great improvement. 

Mattson to T. Reynolds: How many of the big CL&P lights will remain on the properties?
T. Reynolds: There will be 3 CL&P lights left.
Mattson: Why not remove them all as part of the project?
H. Reynolds: With the topography of the property it would be impossible to light the parking lot properly on the boat/marine area.  The CL&P light fixtures have been changed once and meet their specification. 

Tiffany: The only thing at this point that needs improvement is if something could be added to buffer to the view from the road and still protect the new cars. The view from the north should be fine but the other view from Route 156 could be landscaped more. This proposed plan definitely looks more appealing than other Subaru Dealership viewed online.
H. Reynolds: Subaru is the driving force for the design of the building. Subaru would rather our dealership like the same as the others. 
Gigliotti to H. Reynolds: Is a letter still needed stating the town’s position on the siding and design of the building? 
T. Reynolds: Yes, the letter is still required.  

Deliberation on proposed changes to the Lyme Zoning and Subdivision Regulations which address principally farms, agriculture, and farm wineries.  
Tiffany questioned if these changes had been made:
· Definition-2.21.1 Farm and Agriculture: change first sentence to read “A farm shall be construed to mean land, with or without buildings which are mainly used for and incidental to farming.
· 8.5.1 Second sentence.” Nothing in these regulations shall prohibit a farm “winery” from being created,….
· 8.5.4 Correct typo “fruit”
· 8.3.5 changed to 8.5.5
· 8.3.6 changed to 8.5.6
· 8.5.7 a. produce wine on site; (add semicolon)
· 8.5.7 b. Move up from 8.5.7 c. “By appointment only”, offer samples of wine produced on site….
· 8.5.7 c. Will then read “Sell sealed bottles of wine not to be opened or consumed on site and;”
· 8.5.7 d. add “During wine tastings,” conduct activities secondary and accessory to the principle use as a farm winery,….. 
Most of the questions and comments during the public hearing will be addressed under the special permit process of an application. 
P. Ross: During both sections of the public hearing for the regulation changes many public members mentioned that in the PoCD based on the survey the thought was that there should not be expansion of commercial activities and would some of the things having to do with farm wineries be considered commercial activities. The section of the PoCD was read into the record. (Commercial development only) What does only mean? A call was made to Torrance Downes asking what it meant. He stated that there are satisfactory standards within communities like Lyme and State wide that believe that having a commercial like use is an adjunct to farming or agricultural and is a perfectly acceptable use. The commission has done due diligence in creating a subcommittee and what the commission has created in the updated regulations is acceptable and the normal track that most other town are taking. 

Tiffany: The changes are strictly following with the PoCD survey, does there need to be a motion to that affect?  
Carey: There needs to be a finding that the changes are consistent with the Plan of Conservation and Development. 

Sections of the PoCD survey were read into the record. 

Tiffany: There are many farms in town are in the scenic view areas and steps need to be taken to protect these farms.   
R. Byrne: It was mentioned at the public hearing that commercial sales should be moved to a rented area in a commercial zone but retail space is expensive and could put a farmer out of business.   
Tiffany: The public has an issue with the Alcohol portion of the commercial sales, which can be handled in the special permit of the public hearing of an application.
Carey: Motion-The commission finds that the amendments proposed by Chairman Tiffany to the regulations the commission finds that the proposed amendments to the regulations are consistent with the Lyme Plan of Conservation and Development and votes to approve….
Tiffany moved the motion which was stated by Attorney Mike Carey.
R. Byrne seconded the motion and the motion was passed unanimously. 

P. Ross: Mentioned for public knowledge that there is an agricultural subcommittee that has been created and has met many times to work on wording for the regulations and for any further changes as needed.  

Carey: An effective date should be set for the regulations changes to be put into place. Motion-The effective date will be the first business day after the notice of decision is published in the paper.
Mattson moved the motion stated by Attorney Mike Carey.
Ward seconded the motion and the motion was passed unanimously.  
Old Business N/A
New Business 
Raymond Farm
Tiffany: There have been two inquiries about Raymond Farms; 1) by a developer and 2) by a farmer who wishes to farm the land.   

APPROVAL OF OUTSTANDING MINUTES
Tiffany entertained a motion to approve the minutes of the February 2016 Meeting, Mattson moved the motion and Tyler seconded the approval; the minutes were passed.  
Adjournment
The Planning and Zoning Commission meeting was adjourned at 8:50 p.m.
Respectfully submitted,

Patsy Turner, Secretary
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