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Planning & Zoning Commission

Special Meeting/Public Hearing Minutes
June 20. 2013

7:00 PM

Chairman Bill Johnson called the Special Meeting of June 20, 2013 to order at
7:04 PM.

PLE1)CE OF ALLEGIANCE

ROLL CALLL

Present: Alternate Joe Rasherry. Harold Cosgrove, Wayne Watt, Vice Chairman
Bonnie Bartosiak, Chairman Bill Johnson. Secretary Pat Cocchiarel Ia and
Tanya Carver.

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

Also Present: Jeff Holzman, Interim ZEO, Anna Rycenga, ZEO, Attorney Peter Olson,
To n Plannti Boan Millcr Engmeei ll tn Young and Jcssica Penncll
Administrative Secretary.

Chairman Bill Johnson seated Alternate Joe Rasherrv in Commissioner Alan (ioldstone’s
1s.ence..

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

1-13-038 — IRES-Al (Applicant & Owner): Glendale at Oxford, LLC do Mark IVConstruction Co. Inc. — Christian Street — Map: 19 Block: 26 Lot: I a/k/a Lot IA

Z-13-048a- Zoning Text Amendment (Article 18 of the Oxford Zoning Regulations)Proposal to create a new ione designated as “Designed Conservation District”.

Z-13-048h- Zoning Map Amendment (Article 18 of the Oxford Zoning Regulations)Request to re-ic’ne the subject property if the ne “Designed Conservation District” is
adopted.

Z-13-04$c- Special Permit/Site Plan Approval (Article 10. Section 9At
Proposal to permit a 137 dwelling, common interest residential community on property
located on Christian Street.

— I —
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Secretary Pat Cocchiarella outlined the Public Hearing Procedures.

Secretary Pat Cocehiarella read the Legal Notice that was published in the newspaper.

Secretary Pat Cocchiarella read correspondence (a) and (h) into the reCOr(l. lie then flOle(l
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 ii
is lime for public comments he explained that the public would raise their hand and be
recognized by the Chairman. I-Ic 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 he
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,
‘ ho prepared the Impact Analysis for the project. He submitted a copy of the letter that was
sCflt out b\ cerliticatcs of mailing and the proof of mailing to the property owners within
25(1 of the project location. He also submitted two photos of the signs that were posted on
the property giving notice of the Public Hearing.

Attorne 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.

Attorne Chris Smith explained that there is a partially developed residential community
for the uhject property. He referred to a map titled “Overall Site Plan — Glendale” which is
(fated 8/25/2003. He commented that this is the development that is curremly 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 tn existing association. He commented that Glendale at
Ox ford on ns all nine homes and rents them out.
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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 20 15 and to have the
ba’ance ol the homes, 127 two bedroom non age restricted units. He stated that the will also
be providing a second access with the new proposal and all the roads would he 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 comnntnitv. and will he serviced and maintained by the
community, not by the Town of Oxford. 1-Ic stated that this proposal has 27 dwelling units
that will qualify at the 80i median income level. He noted that the density bonus would
provide for 25 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
l)istrict A. lie explained in detail the text of the zoning amendment.

Commission members asked some questions of Attorney Chris Smith regarding some
aspects ol 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 comnission can modify the proposed l)CD zone.

Attorney Chris Smith staled 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 Rvvenga, 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
(late. She went On to discuss other information that the commission should receive br
consideration of this application.

First Selectman George Teniple joined the meeting.

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

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

Anna Rycenga. ZE() stated br the record that the remaining fees that were due were paid
by the applicant.

Mannv 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. I-Ic 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.

Ianny 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.

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.

Mannv 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. ZE() stated that they are current on all approvals and they have no
violations at this time,

Allan \oung, Nails & \oung 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 he submitted with the site plan for the iiexi
mcdi g.

Attorney Chris Smith stated that he had hoped to have that inlormation tonight. hut he vi1l
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 Rowiaiid 62 lowner Lane %tated that this was previously his land. I li concern is the
extra nouses that were being proposed and the extra burden they would put on to n scr ices.

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

Alan (;oklstoiie arrived at 10:04 P.M.

Nanc3 Prior, 30 Wilson Drive questioned why the commission would amend the
megulations and map amendment and just t rn applicants down for approx a!,

Attorne Peter Olson stated that it is a legislative decision of the commission, and they have
the ahil it to approve the map amendment if it is in conformance ith the To n’s Plan of
(‘un’erval inn and I)evelopment.

Devon Chapin, 47 Long Meadow Road stated that he is concerned about the increase in
ho ises for the de’elopment.

Ann Krane, 411 Mulligan Drive, questioned if the 27 homes would be deed restricted,

Attorne Peter Olson stated that they would he deed restricted.

Ann Krane, 411 Mulligan Drive suggested that basements he included with homes, extra
parking [or service personnel, a building for the Association to meet, visitor parkin cut outs
and l rger garages. She also stated that she is upset that the Planning & Zoning Commniss ion
accommodated the (lex eloper to put in a 55+ housing complex. She voiced concern about the
po e lines and flight path.

(‘OMMEN’[S FROM COMMISSION MEMBERS

harold Cosgrove requested that the applicant verify calculations on open space and
w etla 1(Is ftr the next nleeting.
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Secretar Pat Cocchiarella requested that the architect he present at the next meet ing.

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

MOTION BY Chairman Bill Johnson moed to continue the Public Hearing to Tuesda..
Jul\ 23. 2013 at 7:00 P.M. Second by Harold Cosgrove. All Ayes.

ADJ OURNNIENT

MOTION BY Wa5ne Watt to adjourn the Special Meeting at 10:20 P.M. Second by
Tanya Carer. All Aes.

Rçspectfullv suhnitted,
- fl

Jes’cj Peimell
Adiuinistrati e Secretar
Planning & Zoning Commission

r\)
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Public Hearing Packet
Z- 13-048 (a-c) — Glendale at Oxford

June 20, 2013— 7:00 PM

Correspondence from Applicant to Commission:

L) I eiter dated 4/I 5/2() 13 from Christopher J. Smith of Shipman & Goodwin, [ER
h. Letter dated 4/1 9/2(> I 3 from Christopher J. Smith of Shipman & Goodwm LI P.

hi.) Application for the following: Zone Change, Zoning Text Amendment &Special Exception.
h2.) Statement of’ Lse dated 4/12/2013.b3.) Proposed New Article 58 — Designed Conservation Districtb4,j Housing Affordability Plan -— Submission Draft, April 2013.

e.) I etter dated 3/1 9/2t) I 3 from Eliiaheth N. Caron regarding notice letters sent toRegional Planning Agencies.

d.) Letter dated 6/4/2013 from Christopher J. Smith to Town Clerk Margaret West.
Impact \nalysis received from Realty Concepts Inc. on hI! 3/2013.
Letter dated 6/17/2(113 from Christopher J. Smith regarding the pa ment frrLonsulting sCt’v ices.

Correspondence from Commission:

g. I ctter dated 4/29/2(113 from Jessica Pennell to the Regional Planning Agencies.

O\ford Planning & Zoning (‘ommisslon



h) Retrra1 dated 5/16/2013 from Jessica Pennell to various departments.Letter dated 5/28/20 13 from Jessica Pennell to applicant regarding notice of
action.

j.) Letter to Shipman & Goodwin, LLP from R. Jeffrey F{olzman regarding expert
technical review fees.

Correspondence received from Regional Planning Agencies:k) Letter dated 5/28/2013 from the Greater Bridgeport Regional Council regarding
the Zoning rext Amendment.

l. Staff Referral Report dated 5/28/2013 from Samuel Gold, Assistant Director,
Regional Planning Commission, COGCNV regarding the Zoning Text
\ mend ment.

m.) Letter dated 5/29/2013 from Rick Dunne, Executive Director, Regional Planning
Comniiss ion, VCOG regarding the Zoning Text Amendment.Correspondence from To n Engineer:

a ) letter dated 5/23/2013 from Allan Young, RE. to the Planning & Zoning
(‘ominission,

a. Letter dated 6/1 9/2() 13 from Allan Young, RE. to the Planning & Zoning
(‘omnnsion regardtng the traffic study.

Miscellaneous:

p. Statement from the Assessor’s Office Impact to Town of Ox fordSite Lngtneering Report Not in Packet)
r, 1 raft ic Study (Not in Packet)
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ARTICLE 5B DE3IGD CONSERVATION DISTRICT
on1-

1i Ih eSigned Conservation District DCD) is intended to
pern Dreative eveIopment of land in a marrn that will
ns natural Scenic and historic areas, inclu1imi vist observed from public streets, preserve

pen ipmce mnd other natural resource mnd environmentallyenmitjve
mreas, and promote efficient evelopm md

iSmn
)Pportunities

SectIon 2
- General

21 ti f District The DCD is an overlay iistrict lh
irments mnd provisions of the DCD shall supplement the

1iixments rnd provisions of the underlying zone, In the
t f m conflit between the provisions of this Dtion

ml inmther section of the Zoning
the

r vim)fl5 sff this regulation shall apply.
22 r ‘itj, The DDD may be mpplied only to lani I ‘itej

in tie Resiiene District A zoning district
23 me t istrl-t, The DCD may be appliei only to r

I I ml nsistind of mt lmast 5 scres,
24

Dwellings within DCD mmy be 1En iivi hi il I ta pursu mnt to mn p v i
mob iivl5ion plmn, or may be lo 3te i in nemme mmzmn interet )wnership Dommunities
Wh the IWeilings mre loctej in nor mmwnership interest )mnmunitiem, mll inviteo orir pen pmo hmll be miirt3irm I F y t h
0 m

itt

IDe S me wnens’ ism Si5ti n shall be sr ii It, l ‘1
ni r Fm msJano any cart ili mtcm pari y.

1.1 imirsFmip n the homeowners,
SSSOiimticn shall

F mamiiitory far each iwelling snit awner,
Cr hslj h stated n the s1e plan ml rem tilo e h I i ‘lm Sti n r nr n tntem hi n ro in ty r, I imin m th I



Town

Sectj
-

Sectj0
-

Clerk that each dwelling mit owner
Possesses an undivided

interest in jj Private
roads, common areas and Open Space and is iOintly
md separately

responsible for their rnalntenmnce
and for the Payment of all required tmxe
thereon.

ted Uses
3,i !he tOllowing Ses shaLl be permitted in the DCC

list it:

A. (Js is permitted in the underlying zoning district, 3’ngle family detached dwellings
(whether held in

‘nhlvLju3l
subdjvidCd lots or in one r more

nt rest ownership communities)

MuitLfmi1y
wel1ings containing no more than two init3

3cr structure whether held in individual suhliv3 ists

r in inc or more ommon interest ownership commurjj5)A 3mry uses t the ibove, Which may i lue, in
in to se customarily

incidental to *he pi Lncip
mi rcreatjonl

facilities for me by the
uf the DCD,

tandards

lefiniti mm.

. term 2ros5 Area”, for the puips55 t thshill be the ttl mnbin
f

lL PLels piDp)SCd t) be pIm th i
vrj iy Ii itii t, 3t tsl in

n ‘be Area” f r the ui ms t h
Aiti l

, hil1 be the tit il ibm, I
ill pam ‘etj Pr Psed ro be plm in tL m
VCXliy

iistrmt
‘xilusive if the

m ipi by wetlaiis au wmtin xcess if 25 %, statei in
fhe number if iwelling units thit hijin par ml of lmnd shall Li rr

y
th Nt Arej by 2,



A fractional dwelling unit total shall be rounded
down to the nearest whole number if below 0.5 and
rounded up to the nearest whole number if the
fraction is greater than or equal to 0.5.4.1.4 The base density may not exceed the maximum

number of dwelling units that would be permitted
on the parcel by the underlying zoning district.4,1.5 Density Bonus.

a. in an effort to encourage the development of
more diverse housing opportunities in the rrown
a density bonus is permitted subject to the
development including an affordable housing
component, Additional dwelling units on a
parcel of land shall be cermitted Drovided that
a certain percentage of the total dwelling
units on the parcel of land are subjected to
binding recorded deeds containing covenants or
restrictions which require that such dwelling
units be sold or rented at, or below, prices
which will preserve the units as housing for
which cersons and families cay thirty nor cent
o.r less of income, where such rncome is iess
•than or equal to eighty per cent of the median
income, as de.fined by CGS •Sect ion S-SOc. (a)
(7)

. The required ceroentagE. of the total
dwelling units designated as affordable housing
dwellings, and the applicable density bonus Oor
this Section 4.1.5, are as follows;

Pentaeof
Totsi dwell iraffordable housi
units cermitted

dweli.inaof total net net. soredwell.ing units
on jrce.1:

b. The total number of dwelling units th.at shall
.be permitted on a parcel of land as provided by
Article SB, Section 4.1.5, shall: not exceed
2.75 units per tit Acre.



Additionsi dwelling units may be Permitted by
special permit, as part of an affo
housing application as that term is defj0 by
CGS Sectio0 830g (a) (2)

t A development propos1
Chat Utilizes an

ffordabl housing density bonus shall submitaffordability plan that compj with G3
3ectio0 $30g (b) and regut1005

sdopt
pursuant thereto

1on5
nsiona1gtandar

51 iwniling Units located on individual lots:
Minimum lot area (for dwellings)

6,000 square
inn t

Mir irnum lot wi ith: 50 feet
.1, 3 Minimum frcnt setback: 20 feet

Side Setback:

. Lr fl1pal building. 8 feet
n. A °Ss)ry buliiing: feet

rear

L tLin:tpal
building: 25 feet

• A SSry h ul iing: 5 feet

Mxtm tuiljjn height:

5 font

• I Ls 2 3tsrj

n
ver;e: 20t

not L
individual ±ots:

Mn mm

P1 r. 151 buil ILnO: 20 feet
• ry 1 l1i j: feet



5.2.2 iinj. bUildg
separatjo0. 10 feet

5.2.3 laxim bUiidg height:

a. Peer 35 feet

b. Stories 2
- SLories

Maximum irnceryi0,,
Coverage: 20 perce0 oflot area

The POOV50flS of this sectio0 shah Sucersee any drmensjonai
of the ur.aerlyipg ZoOe

Sewer And 5ter
— If the °nderiying

Zoning distriot IS the
or RR-1 Zoning district all uses ±0 the Dp shlj he

serYed by municipal
sewer and Water

6,2 Private

6. 3 :?ii

All private roads Within and Providingdwelling units in DC sh.l be desi,JOCC and
oonstructed in accordance with the

Standards of
the Town o.f Oxford for munjci5 .roaa5 except
chat CUl_d_sa roads of 8O feet in length or
Les5 Providing access to dwellI2 units in a
comon

Interest
ownership

comunity may hye a
mjn Paved width Df 22 teet

Private roads shall be Perranent.,
deeded and

Sba! 1 be shown on the Site Plan as On a te
not to he deeded to the To0 of OXf0r
Upon completion of corstr0tion, th Town of
oxiord shal7 receive

°sbuilt olan of
orjv.a.te

and
. s 1 of •Oe1

from aP.rohessioni
I

/
Ste to of 000.OCo

a tte5t that he/She ha3te private road(s) and determnL. tb:S
meets all the :dCSirfl

OO0strucj
stanc3ards of

th0 Smwn for municipal roads

No Ies than 35% of the grcs5 are of lard a
DCp Sh.ai be resered fm °pen•. Space.

6.j



6. 3.2 No more than half (50%) of the area reserved
meeting the minj Open space

shall
coi wetlands

watercourses and Steep 5lope
in 5XC5 of 25%

6.3 The open space may be conveyed to the Town of
Oxford, an appropriate

conservation organiDr a homeowners,
assoaon (subje0 toonservation easement) *

6.3 Any Sdditlonal area containing wetlands ni
water000rses and Slopes in excess of 25% shill
also be subjec to a conservation easement, or
may be conveyed to an appropriate

onservati)n
orjanizati00 or the Town of Oxford
The method of ownership and malntenane f ill
oornmon ipen space shall be 5PCifiJ in the
PPlication documents

6.4 Linisping

All builjings
Parking areis, lrivewiys nd

Wilkways shill he Substantialiy
sreened frLm ill

trets anj adjoining propert15 by i in 3icceptible to the Commis31 n,
A mix shije trees, evergre ti3,3nj shrubs ha1l be planted in ill buffer
rea5 sni around the buil-jings t r Wi Jeyear round screening an

Plintnv1roflTflent

I th greatest Oxtent POssible ill mature tW
h1l be retained on the Site.

rictedCo
y

pLy mmu ity n lu in3 Js
1

r ‘

4 uSO 3b07 b) 17,2 In 1PL i f r O thit prposes to in;lj h)usinj t r

LI r mn shall submit ti the omm1ss1in r
I my publ1 hearing md in addition to my thW

imen C1red by these regu1at103
Irift pubLi

Stitments,
ommon interest

IDmunit
i it i no, restL tive Dovenints

in 1
I re thit dill b impI noent0 t en m 1 L in



witj the Fair Housing Act to maintain the community as

housing for o.lder persons
73 The °PPlicant shall also provide sufficient

in.formation to

the Comnissi00 to all the Coj00
to determine the

effect of the failure Of the comflui to majn
Compliance with the Fair Housing to maia the commuj

as housing for older persons
inducing

among other

things the effect on traffi0
school enrollments Open

space, municipal serv.ices, and Other consideratio

atioaprocd
84 Zone Change

- An application to apply the DCC to a parcel

of land constitutes a petition for leg.is1at
action to

amend the
• oning ap and:

A. The PCtition shall be submitted to the Commission and

shall .be Sigr.e by the owner(s) of all the lan..d Within

the proposed
.. District

B, Upon receipt of the petition the Commission shall hold a

pubfl0 hearing and act on the PCtition i.n the same manner

as .reguired .for an application to change zone d.istrict
boundaries and as Specified in the Connecticut General.

S t at u es

C. Required Submittals All applications to app.ly th.e DCC

to a parcel of land shall include concurrent
submission

rev.,ie.w, and action by the Commission of:
A Petitio.n to amend the zoning map,ii An aPplication for Special exception

prov
for under Article 10,

A onceptc.ai Site p.lan showir the propo.sed
.1. ocat ion of all streets, criveways.

St500ture.s,
detent ion and d.c a i n age.. st r u c t u re s and 0th. e r
in.

provement a.nd, if applicable
proposed. lot

1.j e s,

v. A concep.t051 SUbdivi5.0
pinn which would c.onfccrm

to the regulat05
of the underlying zoning

di s t r i c t, so t ha t the Comm iss ion can as ce .r t a in
that the base density per Subsection

5S.G,i does
Ot exceed the density as allowCd .in the
under]y.10

district The Conceptual



plan shall be both feasible and prudent. This
provision shall not apply to an application that
is found by the Commison to qualify for the
density bonus provided by Article 5B, Section
4.1.5 of these Regulatig

v. A written report explaining how the application
of the DCD to the parcel of land will meet the
purposes stated of this Regulatj0

and will be
consistent with the Town Plan of Development.vi. A suitable boundary description and A—2 survey

map of the proposed District boundaries,
including a delineation of the areas within the
proposed District which are to be reserved for
open space as defined and required herein.vii. A tOpographi0

map with at least two foot (2’)
contours.

8.2 Detailed Plans
- Within one Cl) year after approval of a

DCD, and prior to the issuance of any zoning and/or

building permits for building or developme within the

DCD, the applicant shall submit an application for approval

of a Site Developrn Plan, consistent with the Conceptual

Development Plan, prepared in accordance with the

specifications for a Site Plan under Article 11, which

shall be reviewed by the Commission under the provisions

thereof as a Site Plan.
8.3 Subdivision Plans

— If any portion of a development

proposal requires that the Property be divided, then within

one (1) year after approval of a DCD, and prior to the

issuance of any zoning and/or building permits for building

or development within the DCD, the applicant shall submit

an application for subdivision8.4 Simultaneous Appljcaj05
- An applicant may simultaneously

file applications for appro7al of the following: (a) Zone

Change; (b) Detailed Plans; and Cc) Subdivision Plans, if

applicable; under Article 58.8.5 Expiration
- In the event that an application for a Site

Development Plan and/or Subdivision Plan is not submitted

within one (1) year of the effective date of the DCD, the

approval of such District shall be rescinded, the Zoning

map shall automatically be amended so that the Zoning

Ii

24)348v3

I
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of the parcels of land shah revert to the

ilstrlct in Which they were ori9anahjy
located.

4,. H 3


