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Planning & Zoning Commission

Planning & Zoning Special Meeting Public Hearing Minutes 6/20/2013

Special Meeting/Public Hearing Minutes

Chairman Bill Johnson called the Special Meeting of June 20, 2013 to order at

7:04 PM,

PLEDGE OF ALLEGIANCE

ROLL CALLL

June 20, 2013
7:00 PM

Minutes approved by
Commission
on

Present: Alternate Joe Rasberry, Harold Cosgrove, Wayne Watt, Vice Chairman
Bonnie Bartosiak, Chairman Bill J ohnson, Secretary Pat Cocchiarella and

Tanya Carver.

Not Present: Alan Goldstone, Alternate Edna Cruz and Alternate J oe Dempsey.

Also Present: Jeff Holzman, Interim ZEO, Anna Rycenga, ZEO, Attorney Peter Olson,
Town Planner, Brian Miller, Engineer, Allan Young and Jessica Pennell,
Administrative Secretary.

Chairman Bill Johnson seated Alternate Joe Rasberry in Commissioner Alan Goldstone’s

absence.

Chairman Bill Johnson opened the Public Hearing on the following application:

Z-13-048 - [RES-A] (Applicant & Owner): Glendale at Oxford, LL.C c/o Mark IV

Construction Co. Inc. - Christian Street — Map:19 Block: 26 Lot: 1 a/k/a Lot 1A

Z-13-048a- Zoning Text Amendment (Article 18 of the Oxford Zoning Regulations)

Proposal to create a new zone designated as “Designed Conservation District”.

Z-13-048b- Zoning Map Amendment (Article 18 of the Oxford Zoning Regulations)

Request to re-zone the subject property if the new “Designed Conservation District” is

adopted.

Z-13-048¢- Special Permit/Site Plan Approval (Article 10, Section 9A)

Proposal to permit a 137 dwelling,
located on Christian Street.

common interest residential community on property
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Secretary Pat Cocchiarella outlined the Public Hearing Procedures.
Secretary Pat Cocchiarella read the Legal Notice that was published in the newspaper.

Secretary Pat Cocchiarella read correspondence (a) and (b) into the record. He then noted
the remaining correspondence (c-p) (Attachment A), and stated that it is on file in the
Planning & Zoning Department during normal business hours.

Attorney Peter Olson stated that the applicant would make his presentation first and when it
is time for public comments he explained that the public would raise their hand and be
recognized by the Chairman. He asked that comments be brief, concise and specific and that
they remember that this commission is focused on the zoning issues related to the
application. He stated that things outside the scope of the application should not be
discussed.

Chairman Bill Johnson called for any conflicts of interest from commission members.
All commission members present stated that they had no conflicts with this application.
Chairman Bill Johnson asked the applicant if he had any conflicts of interest.

The applicant stated that there is no conflict of interest.

Attorney Chris Smith, Land Use Attorney, Shipman & Goodwin, stated that he would be
speaking on behalf of the applicant, Glendale at Oxford, LLC. He introduced Manny Silva,
of Rose & Tiso, the engineer for the project and Stanley Gniazdowski of Realty Concepts,
who prepared the Impact Analysis for the project. He submitted a copy of the letter that was
sent out by certificates of mailing and the proof of mailing to the property owners within
250" of the project location. He also submitted two photos of the signs that were posted on
the property giving notice of the Public Hearing.

Attorney Chris Smith submitted a packet which was prepared for commission members
including exhibits and pertinent information. He handed out the packets to present
commission members and experts. He explained that there are three applications, a zone text
amendment, a zoning map amendment and a special permit/site plan.

Attorney Chris Smith explained the documents that were included in the packet handed out
to commission members.

Attorney Chris Smith explained that there is a partially developed residential community
for the subject property. He referred to a map titled “Overall Site Plan — Glendale” which is
dated 8/25/2003. He commented that this is the development that is currently approved. He
explained that the approval provides for 94 dwellings, all with three bedrooms, with an age
restriction of 55 and older. He stated that his client has built out nine homes, and it is a
common interest community, with an existing association. He commented that Glendale at
Oxford owns all nine homes and rents them out.

R
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Chairman Bill Johnson asked if they were rented or leased.

Attorney Chris Smith explained that they are leased not rented. He commented that their
proposal is to keep those nine dwellings as approved and extended to 2015 and to have the
balance of the homes, 127 two bedroom non age restricted units. He stated that they will also
be providing a second access with the new proposal and all the roads would be private.

Attorney Chris Smith briefly explained the pre-application process.

Attorney Chris Smith stated that the proposed modified residential community will
continue as a common interest community, and will be serviced and maintained by the
community, not by the Town of Oxford. He stated that this proposal has 27 dwelling units
that will qualify at the 80% median income level. He noted that the density bonus would
provide for 2.5 dwellings per acre. He stated that they are proposing a new overlay zone for
the Town, called a Conservation Design District (Attachment B).

Attorney Chris Smith stated that the DCD zone would be an overlay zone of the Residential
District A. He explained in detail the text of the zoning amendment.

Commission members asked some questions of Attorney Chris Smith regarding some
aspects of the proposed DCD zone.

Attorney Chris Smith pointed out that if the application for the site plan is not submitted
within one year of the zone change then the overlay zone becomes null and void.

Secretary Pat Cocchiarella stated that the commission can modify the proposed DCD zone.

Attorney Chris Smith stated that this zone will supplement the R-2 (Res-A) zone that
currently exists in Oxford. He also stated that this is a legislative decision of the
commission,

Anna Rycenga, ZEO commented that there was no lighting plan included, and that needed
to be addressed. She also stated that this application has not been approved by Wetlands to
date. She went on to discuss other information that the commission should receive for
consideration of this application.

First Selectman George Temple joined the meeting.

Attorney Chris Smith referred to Tab (D), pages 6 & 7 which outlined the Affordability
Plan.

Attorney Peter Olson stated that he and Brian Miller had comments on this that would need
to be addressed.
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Attorney Chris Smith turned the presentation to Manny Silva, Civil Engineer for the
applicant.

Anna Rycenga, ZEO stated for the record that the remaining fees that were due were paid
by the applicant.

Manny Silva, Rose Tiso, Civil Engineer for the applicant referred to Tab (E). Tab (E)
depicts the previously approved maps and the proposed new site plan maps. He explained
the differences and similarities between the previous approval and the proposed new
approval. He discussed emergency access and turnarounds, roadways and fire hydrants. He
also explained the storm water management system to the commission.

Harold Cosgrove questioned play areas.

Manny Silva stated that there are 2 designated play areas on the plan.

Tanya Carver questioned the roadways being the same while the population would increase
if this development went from 55+ to non-age restricted.

Attorney Chris Smith stated that the plans are being reviewed by the Fire Marshall.

Manny Silva addressed questions from the commission regarding basements, garages and
storage space.

Attorney Chris Smith noted for the record that the architect for the project was unable to
attend this meeting, but would be present at the next meeting.

Manny Silva stated that there is a substantial landscaping plan for the entire development.

Chairman Bill Johnson asked Anna Rycenga, ZEO the status of their previous application
and approval,

Anna Rycenga, ZEO stated that they are current on all approvals and they have no
violations at this time.

Allan Young, Nafis & Young Engineers, who represent the Town of Oxford updated the
commission on the status of the wetlands application.

Attorney Chris Smith introduced Stanley Gniazdowski of Realty Concepts.
Stanley Gniazdowski of Realty Concepts explained that he did a general consulting report
(Impact Analysis) that was submitted with the application. He summarized the report and

stated that he found no negative fiscal impact on the Town of Oxford.

Chairman Bill Johnson stated that the community is in close proximity to the power lines
and in the flight path of Waterbury-Oxford Airport.
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Harold Cosgrove asked that the flight path be submitted with the site plan for the next
meeting.

Attorney Chris Smith stated that he had hoped to have that information tonight, but he will
have it for the next meeting.

Chairman Bill Johnson announced a 10 minutes recess at 9:44 P.M.
Chairman Bill Johnson reconvened the meeting at 9:58 P.M.

PUBLIC COMMENTS

Fred Rowland, 62 Towner Lane stated that this was previously his land. His concern is the
extra houses that were being proposed and the extra burden they would put on town services.

Richard Wilbur, 31 Wilson Drive and commented on the zoning text amendment, and
stated that the proposed regulation would be more restrictive than an 8-30(g) application, and
it would help preserve open space.

Alan Goldstone arrived at 10:04 P.M.

Nancy Prior, 30 Wilson Drive questioned why the commission would amend the
regulations and map amendment and just turn applicants down for approval.

Attorney Peter Olson stated that it is a legislative decision of the commission, and they have
the ability to approve the map amendment if it is in conformance wnh the Town’s Plan of
Conservation and Development.

Devon Chapin, 47 Long Meadow Road stated that he is concerned about the increase in
houses for the development.

Ann Krane, 411 Mulligan Drive, questioned if the 27 homes would be deed restricted.
Attorney Peter Olson stated that they would be deed restricted.

Ann Krane, 411 Mulligan Drive suggested that basements be included with homes, extra
parking for service personnel, a building for the Association to meet, visitor parking cut outs
and larger garages. She also stated that she is upset that the Planning & Zoning Commission
accommodated the developer to put in a 55+ housing complex. She voiced concern about the

power lines and flight path.

COMMENTS FROM COMMISSION MEMBERS

Harold Cosgrove requested that the applicant verify calculations on open space and
wetlands for the next meeting.
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Secretary Pat Cocchiarella requested that the architect be present at the next meeting.

Attorney Peter Olson asked that Chris Smith review all the reports and revise the proposed
regulation. He asked that it be submitted by July 16, 2013.

MOTION BY Chairman Bill Johnson moved to continue the Public Hearing to Tuesday,
July 23,2013 at 7:00 P.M. Second by Harold Cosgrove. All Ayes.

ADJOURNMENT

MOTION BY Wayne Watt to adjourn the Special Meeting at 10:20 P.M. Second by
Tanya Carver. All Ayes.

Respectfully submitted, "

Navice (Dl

Jessica Pennell
Administrative Secretary
Planning & Zoning Commission




Atchmesd A

Oxford Planning & Zoning Commission

Public Hearing Packet
Z-13-048 (a-c) — Glendale at Oxford
June 20, 2013 — 7:00 PM

Correspondence from Applicant to Commission:

a.)

b.)

c)

d.)

&
N’

£.)

Special Exception,
b2.)  Statement of Use dated 4/12/2013.
b3.)  Proposed New Article 5B - Des;j gned Conservation District
b4.) Housing Affordability Plan — Submission Draft, April 2013,

Letter dated 4/19/2013 from Elizabeth N. Caron regarding notice letters sent to
Regional Planning Agencies.

Letter dated 6/4/2013 from Christopher J. Smith to Town Clerk Margaret West.
Impact Analysis received from Realty Concepts Inc. on 6/1 3/2013.

Letter dated 6/17/2013 from Christopher J. Smith regarding the payment for
consulting services,

Corresgondence from Commission:

g.)

Letter dated 4/29/2013 from Jessica Pennell to the Regional Planning Agencies.

.
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h.) Referral dated 5/ 16/2013 from Jessica Pennel] to various departments,

1) Letter dated 5/28/2013 from Jessica Pennel] 1o applicant regarding notice of
action,

1) Letter to Shipman & Goodwin, LLp from R, Jeffrey Holzman regarding expert
technical review fees.

k) Letter dated 5/28/2013 from the Greater Bridgeport Regional Council regarding
the Zoning Text Amendment,

L) Staff Referrg] Report dated 3/28/2013 from Samuel] Gold, Assistant Director,
Regional Planning Commission, COGCNY regarding the Zoning Text
Amendment,

m.) Letter dated 5/29/2013 from Rick Dunne, Executive Director, Regional Pianning
Cc»mmission, VCOG regarding the Zoning Text Amendment.

(ll'orresnmxdence from Town Engineer;

n.) Letter dated 3/23/2013 from Allan Young, P.E. (o the Planning & Zoning
Commissiop,

0.) Letter dated 6/ 972013 from Allan Young, PE. 1o the Planning & Zoning
Commission regarding the traffic study,

Misceﬁaneous:

p.) Statement from the Assessors Office — | Mpactto Town of Oxforg
q.) Site Eﬁngineez‘ing Report (Not in Packet)

r) Traffic Study (Not in Packet)




PROPOSED NEW

ARTICLE 5B - DESIGNED CONSERVATION DISTRICT

Section 1 - PuEEose

1.1 The Designed Conservation District (DCD)  is intended to
bermit creative development of land in 3 Manner that wil)]
conserve hatural, scenic and historic areas, including
views and vistas Observed frop public Streets, preserve
“Pen space and other natural fesource ang environmentaliy
sensitive areas, and promote efficient development and
housing OPportunities.

Section 2 - General

2.1 Nature of District, The DCD is an overlay district. The

event of g4 conflict between the provisions of this section
and  another section of the Zoning Requlations, the
Provisions of thig regulation shalj apply.

2.2 Location, The DCD may be applieq only to land located
within the Residence District a zoning districe.

2.3 Size of District, The DCp May be applied only to Parcels
of land consisting of ar least 5 acres,

2.4 Ownership.

2.4.1 Dwellings within 4 DCD  may bpe located on
individual lots Pursuant to an approved
subdivision plan, or May be located in one or
more common interest OwWwnership communities.

2.4.2  Where the dwellinqs are located in common
OWnership interest Communities, 411 Private roads
and common Cben space shall be maintained by the
homeownersg® a48sociation.

2.4.3 The homeowners’ adssociation shall be €stablished
prior to issuance of any certificates af
OCcupancy.

(]
s
A

M@mbership in the homeowners’ dssociation shall
be mandatory for each dwelling Unit owner.

2.4.5 It shall pe Stated on the Site plan and recorded
o each deed o declaration of  common interest
ownership Community condominium ip the office of

R
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A



Town Clerk that each dwelling unit owner
POssesses gp undivided interest in a1} Private
roads, Common aressg and open SPace and ig jointly
and Separately fesponsible fqoy their Maintenance
and  for the Payment ¢ all required taxes
thereon,

Section 3 - Paxmitt&d Useag,
—on J - ————=24 Uses.

3.1 The foilowing 4Ses shall pe Permitted jip the pecp overlay
district.

B. Single family detached dwellings (whether held jp
individual subdivided lots op in one Or more common

interest Ownership communltles).

D.&a@@gsory uUses tpo the above, which may includ@, in
addition tq uses customarily incidenta] Lo the Principal
uses, and r@creational facilities for use by the
residents 0f the DCD.

Section 4 -~ Desi Standards
%“a\“‘*

Base Density.

5
N

F
f—

4.1.2 Gefinitians.

2. The terpm “"Gross Area”, for the PUrposes of this
Articie, shall pe the total Combined area of
all Parcels Proposed tq be Placed jp the pcp
Overlay diStfiCt, Stated ip aACres,

D. The term “Net Area”, fop the Purposes ¢ this
Article, shall pe the tortaj Combined area of
all Parcels PILoposed +tq be blaced ip the pcp
Overlay district, exclusive Of the areg
OCCcupied by wetlands and Watercourses and
slopes in £Xcess of 25 %, Stated inp acresg.

4.1.3  The Number ¢ dwellinq Units thar shall he

Permitted on 4 parcel of land shall pe determineq
by multiplying the Net Area by 2.

24933483
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4.1.5 Density Bonus.,

a. In an effort to €Ncourage the develapmemt of
Mmore diverse housing OPportunities in the Town,
a density bonus ig permittead Subject tq the
development including an  affordable housing
“omponent Additiona] dwelling units on 4

a4 Certain Percentage of the tota] dwelling
units op the parce] °f land are Subjected to
binding recorded deeds containing CoOVenants or
Testrictions which fequire that such ﬁweiling
units pe sold or fented at, or bei&w, Prices
which wi]j Preserve the units gag hausinq for
which Persons ang families pay thirty per cenr
°r less of income, where sych income ig less
than or equal to ®lghty per Cent of the median
income, as defineq by cas Section 8-30qg {a)

Percentage of Total dwelling
= . MW"’”“‘
affordable houszﬂg units Permitted
dwell%§g§wpf Fotai er Ret acre
dwelling units 20 _parcel
i, 15% 2.25
11i. 20% 2.50
1ii. 30% 2.75

b. The total Number of dwelling Units thar shall
be Permitted ¢op 4 parcel of land as Provided by
Article 5R, Sectign 4.1.5, shall Not  exceed
2.75 units Per Net Acyre.

24933483 3



Special bermit, 44 Part  of 3p affordable
housing application, as that terp is defineqd by
CGs Section 8-30g fa) (2.

affordable housing density bonus shall Submit

Section 8-30g {(b) and fegulationsg adopted
Pursuant thereto,

Section 5 - Dimsnsianal Standhrds.

5.1 For dwalling units locatedq op individual lots;

5.1.1 Minimum lot area (for dwellings} 6,000 Square
feat

S5.1.2 Minimum lot Width . 50 feet

(]
[
Lad

Minimum front Ssetback: 20 feet
5.1.4 Minimum 3ide Setback:
a, Principal building: 8 feet

EJ,&ccessory buildinq: 5 feet

L
bk
N

Minimunm fear setback:

. Principal] building: 25 feet
iQ.ACCQSSer building: 5 feet
5.1.6 Maximum building height;

a. Feet 35 feet

b, Stories 2 s Stories

{-Jﬁ
ot
=d

Max imum Impervioysg Coverage: 20 Percent of gross
lot area

w2  For dw&lling Units not locateq on individual lots:
5.2.1 Minimum Setback:
a. Principal building: 20 feet

b, ACC@SSer buildinq: 20 feet

RIS i



5.2.2 Minimum building Separation: 1p feet
5.2.3 Maximum building height;

2. Feet 35 faet

D. Stories 2 * Stories

5.2.4 Maximum Impervious Coverage: 20 percent of gross
lot ares

The Provisions of this Section shaljl Supersede 4ny dimensional]
Standards of the underlying zone,

Section 6 - Other Standargg
6.1 Sewer And Water - If the underlying Zoning districet 1s the

R-10 or RR-10 zoning distrlct, all uses in the DCD shall be
served by Municipal sewer and water,

6.2 Private Roads .

£.2.1 a11 Private roads within and Providing accessy
dweliing units in 4 DCD shall be designed and
constructed ip dccordance with the Standards of
the Town of Oxforg for Municipal roads, except
that Cul-de-sae roads of g8qq feet ip length oy
less broviding access tg dwelling units in g4
COmmon  interegt Ownership community may have 4
minimum Paved width of 22 feet.

&
o
]

Private roads shal} be permanently deeded ang
shall bpe shown on the site plan as Private roads
not to he deeded to the Town of Oxford,

6.2.3 Upon completion of construction, the Town of
Oxford shall receive as-builr Plans of the
Private roads and g4 seal of Certification from a
registered Professional engineer licenseq by the
State of Connecticyr dttesting that he/she has
lnspected the private road(s) ang determined that
1t meets all the design construction Standards of
the Town for Municipal roads.,

6.3 oOpen Space.

6.3.1 No less thanp 35% of the 4Iross area of land in 2
DCD shall pe reserved for open space.

24933483 5



6.3.2  No More than half (50%) of the area reserved
meeting the minimum oPen space requirement shall
Consist wetlands, watercourses and Steep slopes
in excess of 25%.

6.3.3  The oPen space may be Conveyed to the Town of
Oxford, an appropriate conservation organization,
or g homeowners’ association (subject te g

oy

. 3.4 Any additiong] area COntaining wetlands ang
watercourses and slopes in excess of 25% shall
also be Subjecteqg to a Conservation €asement, or
may be Conveyed +tq an appropriate Conservation
erganization Or the Town of Oxford.

6.3.5 The methoqg of ownership ang Maintenance of a1}
common  open Shace shall be Specified ip the
application documentg .

6.4 Landsca@ing.

6.4.1 a1 buildings, barking areas, drivew&ys and

6.4.2 A mix of shade trees, evergreen Crees, flgwering
trees ang shrubs shall bpe planted ip all buffer
areas and  aroyng the buildings Lo provide
Suitable Year round SCreening ang a2 pleasant
desthetice environment

6.4.3 To the greatest extent POssible, all Mature trees

shall pe retained onp the site.

Section 7 - Ag@ Restricted Communitz.

7.1 A pep May apply to 5 community including “h@u&ing for older
Persons” asg defined inp 42 USC 3607 (b) (1).

7.2 An applicant fop a DCD thar Proposes tq include houﬁing for
older bPersons shalj submit tq the Commission Prior to the
close of ANy publie hearing, and in addition tq any other
document g required by  these requlationsg, draft public
fo@rimg stat@ments, common interest community
d@claf&ti@nﬁ, restrictive “Ovenants, Policies andl
Procedures that will be impl@mented Lo ensure compliance

2493348v3 ~



Section 8 - Agglication Pracedbras,

wWith the Fair Heusing Act to maintain the community a5
hmusing for older Persons.,

effect of the failure of the community +q4 Maintaip
compliance With the Fair Housing to maintain the Ccommunity

housing for older bersons, including, Among  other

things, the effect op traffic, school enrallments, open
Space, Municipal Services, ang Other congideratians.

249334843

Zone Change - An application to apply the DCD to 4 Parce]
of land Constitutes 4 betition for legislative action to
dmend the Zoning Map and:

A

. Upon receipt

The retition shall bpe Submitteq to the Commission and
shall pe Signed by the owner (s) of all the land within
the Proposed District,

o
public hearing and act op the Petition ip the same manner
45 requireq for an applicatiop to change cone distrier
bomndarieﬁ and asg Specified ip the Connecticut General
Statues,

- Requireq Submittals - All applications to apply the DCH

L0 a parce] of land shall include Concurrent submissimn,

ii. Anp application for Special €XCeption ag Provided
for under Article Lo,

111, A Conceptyugl Site plan Showinq the Proposed
1mcatimn of alj Streets, drivewaya, Strucﬁur@$,
d@t@ntion ard drainaqe Structures and other
mer@vements and, 4if &pplicable, Proposed 1o+
lines,

iv. A Clnceptual Subdivisiop Plan which would conform
Lo the fegulations ©of  the underlyinq Zoning
distriat, SO that the Commission can asCertain
that the base density per Subsection 5.8.G.1 does
ot exceeq the density as  alloweq in  the
underlying districe. The Conceptyg] Subdivision




8.2
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of the DCD to the Parcel o¢ land Will meet the
Purposes Stated of this Regulaﬁion and wilj be
h

vi. a Suitable boundary descripti@n and A-p Survey
map of the Proposed Districte boundaries,
including a delineation of the dareas within the

vii. A t@pographic map with at least two  foot (27)

Detaileq Plans - Within one (1) Year aftey apPproval of a
DCD,  ang Prior ¢4 the issuance of any Zoning and/or
buiiding Permits fq, building or development Within the
DCD, the applicant shall Submit 3p applicatiop for dpproval
°of a Site ﬁevelopment Plan, Consistent With the Cmnceptual
D&vaiwpment Plan, Prepared in ACcordance with the
ﬂp@@ifieations for 3 Site Plan under Article 11, which
shall pe reviewed by the Commission under the Provisions
therecosr A3 a Site Plan,

@mbdivisiwn Plans - If any POrtion ¢ a dQV@iﬁpm@nt
Proposaj equiresg that the Property pe divided, then Within
Oone (1) Year aftay approval of a DCD, ang Prior +to the
1ssuance of any Zoning and/or buildinq Permits fo, buildimg

or d@vwlopment Within the DCD, the applicant shalj] Submit

ﬁimuitan@mus Applicationg =~ An Applicant mavy Simultanﬁwuﬁly
file &pplicati@ns for dbproval of the foliowing: (a) Zone
Change; (b) Detajileqg Plans; and (¢) Subdivisi@n Plans, if
dpplicable; under Article 5B, '

Expiratiwn = In the Svent thar an applicatiop for ;3 Site
D@velagm@mt Plan and/or Subdivision Plan ig not Submittaqg
within One (1) Year of the @ffective date of the DCp, the
approval of such Districs shall pe fescinded, the zoning
Map  shalj automatically be amended gq that the Zoning
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