
 
Planning and Zoning Commission  

February 18, 2020, 6:30 PM 

Council Chamber | Audrey P. Beck Municipal Building 

4 So. Eagleville Road, Mansfield, CT  

Page 

REVISED AGENDA 
 

1. CALL TO ORDER AND ROLL CALL  
 

2. APPROVAL OF MINUTES  
 

 A. February  3,  2020 

02-03-2020 PZC Minutes - draft 

3 - 4 

 

3. ZONING AGENT REPORT  
 

4. PUBLIC HEARINGS  
 

 A. 6:30 P.M. 

Application of the Taylor Family Trust (owner/applicant) to amend 

the Zoning Map to change the zoning of a portion of property 

located on the north side of Storrs Road, between 9 Timber Drive 

and 1768 Storrs Road (Parcel ID 2.5.22) from Rural Agriculture 

Residence 90 (R-90) and Professional Office 1 (PO-1) to Planned 

Business 3 (PB-3). (PZC File 1365) 

1365 Agenda Item Report 02 18 2020 

P1365 02 05 2020 Email from Brian Nilson-15 Timber Drive 

P1365 Application for Zoning Map Amendment 

P1365 Zoning Map Sheets 

5 - 21 

 

5. OLD BUSINESS  
 

 A. Application of the Taylor Family Trust (owner/applicant) to amend 

the Zoning Map to change the zoning of a portion of property 

located on the north side of Storrs Road, between 9 Timber Drive 

and 1768 Storrs Road (Parcel ID 2.5.22) from Rural Agriculture 

Residence 90 (R-90) and Professional Office 1 (PO-1) to Planned 

Business 3 (PB-3). (PZC File 1365) 

 

 

6. NEW BUSINESS  
 

 A. Pre-Application Review Pursuant to Sec. 7-159b, C.G.S.:  Proposed 

381-unit mixed use development at 1717-1753 Storrs Road, Haven 

Campus Communities LLC. 

 

Pursuant to the policies adopted by the PZC on May 19, 2014, the pre-
application review shall be limited to a total of 30 minutes including 
applicant presentation and Commission questions. The pre-application 
review and any results or information obtained from it may not be 

22 - 31 
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appealed under any provision of the general statutes by any person or 
entity, and shall not be binding on the applicant or any authority, 
commission, department, agency or other official having jurisdiction to 
review the proposed project. 

Pre-Application: 1717-1753 Storrs Road 

Pre-Application Review Procedure-Adopted May 2014 
 

 B. Design Review Panel Appointments 

Four of the five Design Review Panel members have asked to be 
reappointed.  Staff will start the process to recruit candidates for the fifth 
position. 

 

MOVE to reappoint Jeff Brown, John Lenard, Peter Miniutti and Ted 

Wrubel to the Design Review Panel for terms ending November 15, 2021. 

 

 

7. REPORTS FROM OFFICERS AND COMMITTEES  
 

 A. Chairman's Report  
 

 B. Regional Planning Commission  
 

 C. Regulatory Review Committee  
 

 D. Planning and Development Director's Report  
 

 E. Other Committees  
 

 F. Other  
 

8. COMMUNICATIONS AND BILLS  
 

 A. December 10, 2020 Letter to UConn President Katsouleas 

Response to correspondence from S. Jordan, UConn CFO 

32 - 37 

 

9. ADJOURNMENT  

 

Page 2 of 37



Planning and Zoning Commission 
February 3, 2020 

Council Chamber  Audrey P. Beck Municipal Building 
 4 So. Eagleville Road 

Page 1 

MINUTES (NOT YET APPROVED) 

Members Present: P. Aho, B. Chandy, L. Cooley, C. Cotton, D. Plante, K. 
Rawn, V. Ward 

Members Absent: S. Accorsi, R. Hall 

Alternates Present: J. DeVivo, K. Fratoni  

Staff Present: J. Kaufman, Senior Planner/Inland Wetlands Agent;  
J. Woodmansee, Planning Specialist;  
E. Galbraith, Administrative Assistant 

CALL TO ORDER AND ROLL CALL 
Chair Aho called the meeting to order at 6:41 p.m. Members present are Aho, Chandy, Cooley, 
Cotton, Plante, Rawn and Ward. Alternates DeVivo and Fratoni are seated for absent members.  

APPROVAL OF MINUTES 
Ward noted two corrections to the January 21, 2020 meeting Minutes. The first correction is to 
include the dates that legal notices for the public hearings were published in The Chronicle. And 
the second correction is to adjust the verb tense within the public hearing portion for 
consistency. 

Fratoni MOVED, Cooley seconded, to approve the January 21, 2020 meeting Minutes with the 
proposed changes. Motion PASSED unanimously.  

ZONING AGENT REPORT 
Noted. 

OLD BUSINESS 

A. Application of the Taylor Family Trust (owner/applicant) to amend the Zoning 
Map to change the zoning of a portion of property located on the north side 
of Storrs Road, between 9 Timber Drive and 1768 Storrs Road (Parcel ID 
2.5.22) from Rural Agriculture Residence 90 (R-90) and Professional Office 1 
(PO-1) to Planned Business 3 (PB-3). (PZC File 1365) 
Tabled to February 18, 2020 Public Hearing. 

B. Application of the Mansfield Non-Profit Housing Development Corporation 
(owner/applicant) to amend the Zoning Map to change the zoning of property 
located at 113-121 South Eagleville Road (Parcel ID 16.57.5) from Rural 
Agriculture Residence 90 (RAR-90) to South Eagleville Road Housing 
Opportunity Zone (SER-HO) pursuant to Sec. 8-30g, C.G.S. (PZC File 1364-1) 
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Tabled to March 2, 2020 Public Hearing. 

C. Site plan application of the Mansfield Nonprofit Housing Development 
Corporation (owner/applicant) for a 42 unit multifamily residential 
development at 113-121 So. Eagleville Road (Parcel ID 16.57.5) pursuant to 
Sec. 8-30g, C.G.S. (PZC File 1364-2) 
Tabled to March 2, 2020 Public Hearing. 

NEW BUSINESS 

A. Historic Village Review: Proposed Drainage Improvements at the Mansfield 
Historical Society building, 954 Storrs Road (Spring Hill Historic Village) 
Chandy MOVED, Plante seconded, to authorize drainage improvements to the Mansfield 
Historical Society building as described in the materials provided to the Commission at the 
February 3, 2020 meeting based on a finding that the improvements meet the Historic 
Village review criteria established in Article 10, Section J. Motion PASSED unanimously.  

REPORTS FROM OFFICERS AND COMMITTEES 

Regulatory Review Committee 
Staff confirmed the Regulatory Review Committee will meet Friday, February 7, 2020 at 9:00 
a.m. in the Mansfield Town Hall. 

Other Committees 
Ward asked about the status of the Design Review Panel members continuing their current 
terms. Galbraith confirmed that all current members have requested to continue serving on the 
Design Review Panel, with the exception of one member yet to reply. 

COMMUNICATIONS AND BILLS 
Noted. 

ADJOURNMENT 
The meeting was adjourned at 6:47 p.m. 

 

Respectfully Submitted: 

 
Emmy A. Galbraith 
Administrative Assistant 
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Town of Mansfield 
Department of Planning and Development 

 

Audrey P. Beck Building  4 South Eagleville Road, Mansfield, CT 06268  860.429.3330  mansfieldct.gov 

MEMO 

To: Planning and Zoning Commission 

From: Linda Painter, AICP, Director 

Date: February 18, 2020 

Subject: PZC File 1365 
Petition to Amend the Zoning Map (Portion of Parcel ID 2.5.22) 
Taylor Family Trust, Owner/Applicant 

OVERVIEW 
The applicant is proposing to amend the Mansfield Zoning Map to change the designation of 
13.19 acres of a 19-acre parcel of land located between 1768 Storrs Road and 9 Timber Drive 
(Parcel ID 2.5.22) from R-90 and PO-1 to PB-3. No changes are proposed to the rear portion of 
the property, which is zoned RAR-90 and FH (Flood Hazard). The location map identifies 
existing zoning districts and the approximate location of flood hazard area in relation to the 
proposed zone change area (shown with red outline). The full parcel is outlined in blue. 

Location Map 

 

PB-3 

WATER PIPELINE 
OVERLAY DISTRICT 
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Subject Property:  Parcel 2.5.22 (front portion) 

Location:  North side of Storrs Road (Route 195), between 1768 Storrs Road 
and 9 Timber Drive 

Size: 13.19 acres (area to be rezoned) 

Zoning: PO-1 (front 300 feet); R-90  

Roadway Classification: Arterial 

 Adjacent Zoning Adjacent Land Use 
North R-90, FH Single-Family Residential, Undeveloped 
South PB-3 Commercial 
East PO-1, R-90 Single-Family Residential 
West PO-1, R-90, FH Office 

FRAMEWORK FOR REVIEW AND CONSIDERATION 
With any proposed amendment to the Zoning Map, the PZC must weigh anticipated public and 
private benefits versus anticipated public and private costs.  The Commission has the legislative 
discretion to determine what is best for the community as a whole, and the Zoning Map can and 
should be modified to meet changing circumstances, Plan of Conservation and Development 
goals, objectives and recommendations or to address a recognized public need.   
Pursuant to Chapter 124 of the Connecticut General Statutes, the Commission must: 

• Take the POCD into consideration and state its findings on the record with regard to the 
consistency of the proposed map change with the POCD (Sec. 8-2, 8-3(b) and 8-3a) 

• State for the record why the change is being made (Sec. 8-3(c)) 

APPROVAL CRITERIA 
Article 13, Section D of the Zoning Regulations establishes the following criteria for changes 
proposed to the Zoning Map by property-owners or residents. The applicant has submitted 
written responses regarding consistency of the proposed change with the approval criteria as 
part of the Statement of Justification submitted with the application. 

• The proposed changes will promote the public’s health, safety, property values and 
general welfare; 

• The proposal is complete and contains all required application information; 

• The proposal is consistent with the goals, policies and recommendations contained 
within the Mansfield Plan of Conservation and Development; 

• The proposal is consistent with the expression of regulatory intent and purpose 
contained in the provisions of Article 1 of these regulations and Section 8-2 of the 
Connecticut General Statutes, as amended. 

• Any proposal to amend the Zoning Map has comprehensively considered: the size and 
physical characteristics of the subject area; the character and supply of land currently 
zoned in the subject classification; and the effect of the proposal on existing land uses in 
the surrounding area. 
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ANALYSIS 

Completeness of Application 
The applicant has submitted a Statement of Justification, legal description of the proposed PB-3 
area, and a map depicting the proposed zone change area and properties within 500 feet.  As 
the PB-3 District is a Design Development District, the Commission may require (pursuant to 
Article 13, Sections B.7-8) submission of additional information such as traffic studies, 
environmental assessments or other special reports to evaluate potential impacts and determine 
consistency with the Design Development District regulations of Article 10, Sections A.1 through 
A.4.  

Consistency with Plan of Conservation and Development (POCD) 
As shown on the following map, the property is identified on the Future Land Use Map as Mixed 
Use Center Transitional.  Key characteristics are summarized below; please refer to pages 
8.31 through 8.34 of the POCD for full text. 

• Purpose. To direct higher density residential uses, commercial and office uses, and 
small-scale research and light industry uses to a few mixed-use centers. These areas 
are intended to be the areas of greatest density and activity in Mansfield, serving as 
economic and social hubs.  

• Characteristics.  Mixed Use Center designations were applied based on historic land 
use patterns, locations on major arterial roads, access to public transportation, and 
availability of water and sewer service. Each center is expected to have its own 
distinctive mix of uses, density, scale of development, and building character. 

• Mixed Use Center-Transitional Designation. This designation is applied to areas 
where new development should be at a lower scale and intensity to serve as a transition 
to low density rural residential neighborhoods. Uses in these areas may also be limited 
to ensure compatibility with adjacent residential neighborhoods. In the Four Corners 
area, the POCD provided the following description of the Mixed Use Center-Transitional 
Area: “These areas serve as a transition from the higher density commercial and 
residential uses of the Four Corners to adjacent single-family neighborhoods. As such, 
these areas are intended to provide for a lower intensity of small scale office and 
residential uses to provide an appropriate transition. Educational, municipal, and 
religious facilities may also be appropriate depending on the scale of development and 
specific nature of the use. Portions of these properties that were designated for low-
density residential uses in the 2006 POCD will be subject to additional restriction on 
connections to the public water system and limitations on the type and intensity of use to 
comply with CT DEEP conditions of approval for the CWC water diversion permit.” 

• Design Characteristics. The Four Corners area is anticipated to be a focal point for 
research and light industry given proximity to the UConn Tech Park and may also be a 
priority housing location for Tech Park workers. The size of the Mixed Use Center area 
combined with the location of wetland systems will result in clusters of development 
along routes 195 and 44. The preferred scale of development identified through the 
Mansfield Tomorrow visioning process was between one and three stories.  Design 
objectives include creation of human-scaled, walkable environments and tools to 
minimize impacts on nearby low-density areas through use of design standards that 
include appropriate transitions. 
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Mansfield Tomorrow POCD Future Land Use Map 
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Applicable POCD goals, strategies and recommendations include but are not limited to: 

• Goal 6.1, Strategy B: Continue to focus new commercial and light industrial development 
in the Four Corners, Storrs Center, Perkins Corner and Route 195/Route 6 areas to 
preserve rural character in other parts of the Community. 

• Goal 8.1: Mansfield has maintained the low-density, rural character of the majority of 
town while accommodating growth in walkable Mixed-Use Centers, Compact Residential 
and Institutional areas. 
o Strategy A: Use the Future Land Use Map along with the goals identified in this Plan 

to guide land use decisions.  
 Action 1: Consult the Future Land Use Map when considering changes to zoning 

regulations, zoning map amendments or other land use changes. Consider both 
the letter and the spirit of the maps and accompanying descriptions of the future 
land use designations as they reflect the values, goals, and policies of this plan 
as a whole. 

o Strategy B: Protect rural character in the majority of Mansfield. 
 Action 1: Protect rural areas from impacts of water and sewer line extensions. 
 Action 2: Ensure that appropriate transitions are provided between rural 

residential areas, villages and higher density Mixed-Use Centers and Compact 
Residential areas. 

Overview of Planned Business 3 Zone 
The PB-3 district contains approximately 90 acres, of which approximately 18 acres (20%) is 
estimated to be wetlands.   
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Permitted Uses 
Article 7, Section N of the Zoning Regulations allows the following categories of uses in the PB-
3 zone provided special permit approval is obtained and special requirements associated with 
the specific use are met.  Additionally, Section N specifically notes the following: “Due to current 
infrastructure deficiencies, the current listing of permitted uses in the Planned Business zone is 
limited. However, upon approval of commitments to provide public sewer and water services to 
this area, it is the intent of the Planning and Zoning Commission to review and, as appropriate, 
modify zone classifications and zone boundaries; the listing of permitted uses, maximum height 
and coverage requirements and all other associated land use regulations.”

• Retail uses (including accessory 
commercial printing/production) 

• Banks 
• Professional offices/personal 

services 
• Repair services 
• Child care 
• Commercial recreation 
• Game arcades 

• Automobile/motorcycle sales and 
service 

• Brewpub/restaurant 
• Restaurants 
• Hotels/motels 
• Adult-oriented establishments (must 

be at least 500 feet from residential 
zone per ordinance) 

• Multi-family dwellings 
• Mixed-use projects 

Dimensional Standards 
Article 8 of the Zoning Regulations identifies dimensional requirements for each zone.  The 
following is a summary of requirements for the PB-3 zone: 

• Minimum lot area: no minimum established 
• Minimum lot frontage: 100 feet 
• Front Setback.  Minimum of 5 feet; maximum of 20 feet 
• Minimum Side Setback: 15 feet (50 feet adjacent to residentially zoned property) 
• Minimum Rear Setback: 25 feet (50 feet adjacent to residentially zoned property) 
• Maximum Height: 3 stories (4 stories for portions of buildings located 200 feet from 

street); additional stories may also be allowed pursuant to Section B.8 where the lot 
slopes down from the street, mixed-use buildings, and use of structured parking 

• Minimum Floor Area: 500 square feet on ground level 

In addition to the dimensional requirements of Article 8, other provisions of the Regulations 
provide for larger setbacks in certain situations, including: 

• Article 6, Section B.4.q provides standards related to landscaping and buffering, 
including the ability for the Commission to require up to a 75-foot buffer adjacent to less 
intense uses and districts. 

• Article 5, Section B.6 allows the Commission to stipulate additional conditions including 
setbacks greater than the minimum required as part of a Special Permit when necessary 
to protect and promote property values, the environment, better neighborhood 
compatibility and improved site development.   

Special Provisions for the Planned Business 3 Zone 
Article 10, Section A.11 of the Zoning Regulations identifies special provisions related to the 
design of development in the Four Corners area, including provisions related to streetscape, 
curb cuts, location of parking and loading areas, and design of buildings and materials. 
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Characteristics of the Surrounding Area 
• West. Immediately to the west of the subject property is a currently used for office 

(medical marijuana) and small-scale pharmaceutical research and development. That 
abutting property is considered the western edge of the area commonly referred to as 
the Four Corners, which is separated from more rural residential areas by a large cedar 
swamp.  

• North and East. Properties to the north and east are part of the Timber Drive 
neighborhood, which is comprised of single-family homes on one-two acre lots. Given 
the residential character of this area, the proposed scale and intensity of future 
development would need to be carefully reviewed as part of the special permit process 
for compatibility with the adjacent neighborhood to reduce the potential for negative 
impacts.  Use of substantial buffers along the eastern boundary of the subject property 
as well as limiting the height and scale of new buildings could help to minimize potential 
impacts.  

• South: Properties on the south side of Storrs Road (Route 195) are currently developed 
with commercial uses, including a dog training facility and the Holiday Mall. However, a 
February 12, 2020 request for pre-application review describes a proposal to redevelop 
1717-1753 Storrs Road with a 381 unit mixed-use development. 

• Wetlands: As shown on the aerial photograph below, the area to be rezoned is one of 
the few upland areas that has remained undeveloped in the Four Corners area. The map 
submitted by the applicant indicates that there may be a small finger of wetlands 
extending into the northern portion of the area to be rezoned. 
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Special Provisions for Properties Served by the Connecticut Water Company 
As the property would be served by Connecticut Water Company, any development is also 
subject to the provisions of Article 6, Section B.4.u of the Mansfield Zoning Regulations. In 
situations where there is a change in use from the 2006 POCD, the developer will be required to 
demonstrate that: 

(1) The proposed use is consistent with the current POCD; and  

(2) The water demands of the proposed use are equivalent to or less than the water 
demands of uses allowed pursuant to the 2006 POCD or that the proposed uses could 
be supported through an on-site water system.   

As the subject property was designated for office and low-density residential uses in the 2006 
POCD, any development would be required to meet both of the above listed tests for a 
connection to be authorized. 

SUMMARY 
The proposed Zoning Map amendment presents a policy issue for the Commission’s legislative 
discretion.  As noted, the Commission may require special reports and studies pursuant to 
Article 13, Sections B.7-8 if needed to determine consistency with the approval criteria. 

NOTES 
• The analysis contained in this report is based on the application dated December 13, 

2019 and received by the PZC on December 16, 2019, including: 
o Statement of Justification and Legally Defined Boundary of Area to Be Rezoned 

dated December 13, 2019 
o December 6, 2019 Letter from Cheryl A. Trudon, ERA Blanchard & Rosetto, Inc. 
o December 10, 2019 Letter from Richard Marouski, Weichert Realtors 
o 2-sheet map set of area to be rezoned dated November 15, 2019 and prepared 

by Bushnell Associates LLC 

• The proposed amendment was referred to the Town Clerk and Public Notice Registry on 
January 30, 2020. 

• The following correspondence regarding the proposed amendments has been received: 

o February 5, 2020 Email from Brian Nilson, 15 Timber Drive 

• Legal notice of the public hearing was published in The Chronicle on Tuesday, February 
4, 2020 and Wednesday, February 12, 2020. 

• Neighborhood Notification Forms were sent to property owners within 500 feet of the 
subject property in accordance with Article 13, Section C of the Mansfield Zoning 
Regulations. Copies of the notice (mailed February 3, 2020) and mailing list dated 
February 3, 2020 have been provided to the Planning Office.  Copies of certified mail 
receipts must be provided prior to close of the public hearing. 

• The Public Hearing on this application will be opened on Tuesday, February 18, 2020 
and must be closed by Monday, March 23, 2019 unless a written extension is granted by 
the applicant. 

• A decision must be made within 65 days of the close of the public hearing unless a 
written extension is granted by the applicant. 
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1

Linda M. Painter

From: Brian Nilson <nilsonlabs3d@gmail.com>
Sent: Wednesday, February 5, 2020 12:45 PM
To: PlanZoneDept
Subject: Taylor family trust

 
 
I received a letter about rezoning the Taylor family trust area. this as I understand it would have an incredibly 
negative impact on my property. I already have to deal with horrible frathouse like neighbors at 9 timber drive. 
If businesses or worse yet apartments go directly behind my backyard I do not see how living here could be 
bearable. Given the position of the hill on the parcel, I feel my property would be the worst affected by 
development. 
 
 
Brian Nilson 
15 Timber drive 
8604289719 
--  

The linked image cannot 
be d isplayed.  The file may  
have been mov ed, 
renamed, or deleted.  
Verify that the link poin ts  
to the correct file and  
location.
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6.

7.

APPLICATION TO AMEND THE ZONING MAP
(see ArticleXIII of the Zoning Regulations)

PZC File# ;
Date

‘
‘

‘

r

The undersigned applicant hereby petitions the Mans?eld Planning and Zoning Commission to
change the zone classi?cationof the hereinafter-describedproperty

from R—90 and P0—1 to PB—3

Address/location of subject property

Block 5

Storrs Road (portion of property —- see attached)

Lot(s)

l1ip(§'/\/\I R‘

Assessor’s Map 2 22

Acreage of subject property 19 , acreage of adjacent land i

APPLICANT Taylor Family Trust l
(please PRINT) V Signature N‘ TLAM[(7%

Street Address 1’-0- BOX 476 Telephone 850429-3891 033.}
Town Storrs, CT ‘ Zip Code 06268

Interest in property: Owner X Optionee Lessee Other

(If “Other”, please explain)
/‘ ’ \J“\:\;§L, L/‘\ wgf”OWNER OF RECORD: Same as applicant ,

(please PRINT) Signaturef/(Aaye( ?uplyx)
Street Address Telephone l\VU«w\%

e//Town Zip Code

Signature
OR attached purchase contract OR attached letter consenting to this application

AGENTS (if any) who may be directly contacted regarding this application:

Name Dorian R. Famiglietti Telephone 35o—546_1g74
Address Kahan, Kerensky & Capossela, LLP 45 Hartford Zip Code
Involvement(legal,engineering,surveying,etc.) T“1'“Pike» Vem°“’ CT 05055

Attorney for Appljgang;/Owner

Name
Address
Involvement (legal, engineering, surveying,etc.)

Telephone
Zip Code

The following items must be submittedas part of this application:

X application fee

X map of subject property (5 copies) prepared by surveyor as per requirementsof ArticleXIII,
Section B.4. Map shall include areas \vithin500 feet of proposed rezoning, existing and pro-
posed zone boundaries,existing streets, rights-of—way,easements, watercourses, wetlands,
?ood hazard areas, property lines and names and addresses of neighboring property-owners,
including those across any street

(over)
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8. Items to be submittedas part of this application (continued):

X legally—def1nedboundary descriptionof areas to be rezoned

X Statement of Justi?cation addressing approval considerationsof Article XIII, Section C, and
substantiatingthe proposal’s compatibilitywith the Mans?eld Plan of Development; the
reasons for the proposed rezoning (including any circumstancesor changed conditions that
\vould justify the revision), and the effect the zone change would 11aveon the health, safety,
welfa1'eand property values of neighboringproperties and other Mans?eld residents

n/ a reports and other informationsupportingthe proposed rezoning (see Article XIII, Section
B.8). Listor explain.

(end of Applicant section)

>i<>l<>l<*>l<

(for office use only)

date application was received by the PZC fee submitted

date of Public Hearing date of PZC action

action: approved denied effective date

comments:

signed date
Chairman, Mans?eld Plamting & Zoning Commission

Posted 1/2007
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STATEMENT OF JUSTIFICATION
and

LEGALLY DEFINED BOUNDARY OF AREA TO BE REZONED

Applicant: Taylor Family Trust
Property: Storrs Road, Assessor's Parcel 2-5-22 (approx. 19 ac)
Application: Zone Change
Date: December 13, 2019

The Applicant hereby requests the Planning and Zoning Commission to rezone portions of the
Property from the Residence 90 Zone (“R-90”)and Professional Office 1 Zone (“PO-1”) to the
Planned Business 3 Zone (“PB-3”). A description of the specific area proposed to be rezoned to
PB-3 is as follows:

That certain piece or parcel of land shown and designated as "N/F Taylor Family Trust
(Portion of Parcel to be Rezoned 574,693 Sq.Ft. +/- 13.19 Acres +/-)" on a map or
plan entitled “Compilation Plan Plan Prepared For Taylor Family Trust Storrs Road
Mansfield, CT Bushnell Associates LLC Civil Engineering and Land Surveying 563
Woodbridge Street Manchester, CT 06042 860-643-7875 Scale: 1" = 100’ Date:
11/15/2019 File No. 2019-86 Sheet: 1 of 1 Revisions: 12/12/2019" (A copy of which is
attached to the application.

It should be noted that the portion of the Property that is currently zoned Flood Hazard Zone,
and a that portion of the Property currently zoned R-90 that lies outside of the area of the
proposed rezoning, willcontinue to be zoned in accordance with their current zoning
classifications.

The Property is located on the north side of Route 195 in the "Four Corners" section of Town.
The Property contains approximately 19 acres and public water and sewer is currently available
to service the Property. The area proposed for rezoning is approximately 13.19 acres. The
portion of the Property that is not proposed for rezoning consists largely of wetlands and swamp
associated with Cedar Swamp Brook.

In support of this application, the Applicant offers the following:

o The proposed rezoning willeliminate the split zoning of the developable area within the
Property. Currently the portion of the Property fronting along Route 195 is zoned PO-1
and the rear acreage is zoned R-90. Rezoning these 13.19 acres to PB-3 willpermit the
cohesive development of all of the developable acreage within the Property.

- Maintaining the existing Flood Hazard Zone along Cedar Swamp Brook willcontinue to
protect any sensitive natural resources on the Property.
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o The proposed rezoning willnot have an adverse effect on the health or safety of the
residents and is not expected to negatively affect the property values of neighboring
properties. Any future development of this Property willrequire a Special Permit during
which time traffic and general safety measures may be adequately addressed to the
satisfaction of the Commission. Furthermore, rezoning of the Property as proposed will
be consistent with the PB-3 zoning classification, and anticipated development, of land
on the southerly side of Route 195, directly across the street from the Property.

Attached are statements prepared by two (2) local realtors in which they opine that the
rezoning of the Property in accordance with this application should not negatively affect
the values of nearby properties.

o The proposed rezoning is consistent with the Manstie|d’s Plan of Conservation and
Development in that:

(1) Provision of more land available for new multi-familyhousing may help curb the
continued conversion of single-family homes into rental units (p. 1.4) and couldhelp
meet the housing needs associated with UCONN’sNextGenCT initiative (p. 7.17)

(2) The Plan identifies the Four Corners as an area for new development due to its
access to existing and future infrastructure (water, sewer and transit) (pp. 1.12; 4.12;
7.2).

(3) The Plan specifically identifies the Property as a Mixed-Use Center — Transitional,
Smart Growth Development Area (pp. 8.15; 8.16). This designation recommends
new mixed use (office and residential) development at an appropriate scale to
provide a transition between the higher density commercial and residential uses at
the Four Corners and the nearby single-family neighborhoods. (pp. 8.32; 8.33). The
PB-3 Zone provides better opportunities to develop these types of transitional mixed
use than the existing zones.

The Applicant willbe available at the public hearing to present additional information in support
of this application.
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BlanCha Vd& 199W Center Street Manchester.cr 05040

ERA R0559-t-to’ 'Jll.cs-860.646 2482 i’ox860.aa7.7a73

rm... 551115 IN C, www.HomesEast0iTheRiver.com

December 5, 2019

To The Mansfield Planning and Zoning Commisssion,

It has been brought to my attention that the Taylor FamilyTrust has applied to have the zone changed for a
portion (approximately 14 acres +/-) of their property Assessor's Parcel 2—S»22 (19 Acres) in the "FourCorners"
section of Town. The remainder of the land, which is currently Flood Hazard Zone and R90, will continue to be
zoned in accordance with their current zoning classification. The Flood Hazard Zone along Cedar Swamp Brook
will provide protection to any sensitive natural resources on the Property. Public water and sewer is currently

available to service the area proposed for rezoning.

Because the land, directlyacrossthe street on the southerlysideof Route 195, is currentlyzoned PB<3,the
proposal to rezone would provide consistent zoning in the area. Converting the land to a PB-3 zone would
enable a wider range of permissible development on the parcel, such as small-scale retail, office and
apartments. These would be appropriate uses of this land, which is located between residential and commercial
properties.

In my opinion, creating a transitional area for development, that willconnect the higher density commercial and
near— by residential areas of single-family neighborhoods, will not have a negative impact on those neighboring
property values. By creating an opportunity for the -Jevelopment of affordable, multi-family housing, Mansfig-l

can begin the process of stunting the conversion of single family homes, that are turning into rental units for
students, in residentialneighborhoods. Property valueswillbe maintainedor possiblyincrease, rather than
decreasing. In many instances, in neighboring towns, property values have increased when appropriate

development occurs near residential properties. The Commission will retain control over future development via
the Special Permit process. Through the special permit process, the Commission willbe able to decide on a case

by case basis, whether the proposed development is appropriate at the time of the application.

Mansfield has transformed itself In the past 20 years and willcontinue to grow over the next 20 years. The Plan
of Conservation and Growth for Mansfield and UCONN’SNextGenCT initiative address the housing needs of the

community. Thoughtful development will continue to make Mansfield a desirable area with homes that
maintain and increase in value. Transitional communities encourage residents to walk and bike to and from
nearby business and offices, having a positive effect on traffic,

My opinion is based on over 24 years of real estate experience in Windham, Tolland and Hartford Counties.

Sincerely,

07/ jar/X077/V
Cheryl A. Trudon
ERABlanchard & Rossetto, inc.

860-214-1054

G: Em ERA‘0’li:e xlraieviniei as and cameras
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1733 Storrs Road I-/o//dayMa/I Storrs CT 06268
Phone: 860-429-9700 Fax: 860~487«1164
Web Site: GoToFourCorners.com

Four Corners Real Estate, li.C

December 10, 2019

Members of The Mansfield Planning and Zoning Commission:

I have been a licensed Realtor active in the greater Mansfieldarea for the past 15 years and the Broker
Owner of WeichertRealtors, Four Corners Real Estate for the past 12 years.

As far as i can tell the only non-commercialneighborhood in proximityto the subject property is the area
of Timber Dr. As the property is requesting a change to PB-3 Zone, it may ultimately give the residents of
that street a greater variety of goods and services withinwalking distance. it may even raise property
values, as Jobswillbe created along with the zone change and development of the property. in any
event, in my opinion as a Realtor and Broker, I do not believe that property values in the Timber Dr. area
willbe adversely affected by the proposed zone change. in fact, i thinkthe planned change would likely
be a positive one for the neighborhood.

it is my first hand knowledge that one of the most pressing concerns within the Town of Mansfield is that
many neighborhoods are being undermined by investors purchasing single family homes and renting
them to students at a premium. This eternal town and gown problemcreates frictionbetween the
residentswho are owner occupiers of their homes and renters who have no proprietary interest in the
property, Many students are renting from landlords who are either tax or uncaring about the condition of
the property; often themselves not living nearby. Although no residential element is presently
contemplated, ifapartments are ultimately developed on this property, on—sitemanagement of the
development willhelp alleviate some of these problems and the increase in rental inventory may help
curb the continued conversion of more single family homes to rental properties.

Most sincerely;

ichar Marouski
Broker/Owner
Weichert

u x .\ t u (l n 5

Four Corners
Rout F?inl?. l LC

1733 Storrs Road, Storrs CT 06268
office 860-429-9700
office fax 860 487-1164
cell 860—933~2503
Rrnarouski maitccm
LicensedConnecticut Real Estate Broker

Independently owned and operated
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PROJECT SUMMARY 
 

Haven Campus Communities (“HCC”) is proposing to build a 381-unit 
Class-A Mixed-Use Development (the “Project”) to be situated on 
approximately 23.20 acres of land fronting Storrs Road. This location is situated 
in the “Four Corners” region of Storrs, an area designed for higher density 
residential and commercial developments to support the Town of Mansfield. 
The Project site is a short walk from the University of Connecticut’s main 
campus and allows for fast and convenient access to a variety of institutional 
facilities and nearby businesses.   

The Project will offer 381 apartments consisting of studios, one, two and 
three bedrooms, each boasting top quality finishes throughout and will feature 
Haven’s proprietary Smart Apartment Technology. The project is being 
designed to emphasize a sense of community by creating pedestrian friendly 
areas throughout the property that are walkable and showcase the unique 
natural elements of our surroundings. We are also pleased that our site design 
will positively impact the wetlands and the beaver pond via our enhanced 
storm water management system which will improve the protection of the 
wetlands. As it relates to our building design, we are focused on creating 
flexible spaces, allowing for an efficient mix of retail, office, and co-working 
spaces integrated within the project which will permit us to deliver a mix 
consistent with what the market and community is looking for.  

The project will offer an array of modern amenities such as a state-of-the 
art fitness center, cyber-lounge, computer center, Starbucks® coffee bar, Smart 
Market, and outdoor recreation areas. In addition, the project will provide a 
variety of retail offerings for residents and the community to shop, dine, and 
socialize. Furthermore, the project will be professionally managed and 
maintained at a level consistent with standards associated with Class A 
communities. 
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LOCATION MAP 

1717 Storrs Road — Storrs, CT  
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EXISTING SITE CONDITIONS 
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PRELIMINARY SITE PLAN 
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Pre‐Application	Policies	and	Procedures	
Mansfield	Planning	and	Zoning	Commission 	 		Adopted	May19,	2014	

The following policies and procedures for a proposed Applicant’s pre‐application meeting with the 

Mansfield Planning and Zoning Commission is adopted on a pilot basis.  The PZC reserves the right to 

revise and/or eliminate any or all of these policies and procedures at any time.  These policies and 

procedures may also be adopted and/or amended for use by the Mansfield Inland Wetlands Agency.   If 

these policies and procedures are adopted by the IWA, a pre‐application meeting may be held for those 

proposed applications which will be subject to the Mansfield Wetlands and Watercourses Regulations.  

The Commission and Agency reserve the right to conduct a joint pre‐application meeting. 

Purpose	of	Pre‐Application	Review	
o To provide an opportunity for proposed Applicants to present preliminary plans for site 

development, special permit, commercial, multi‐family or mixed‐use projects to the Commission for 

the purpose of receiving Commission comment on potential applications; 

o To attempt to reduce an Applicant’s expense and staff time by anticipating significant changes to 

proposed applications before formal filing; and 

o To allow for more efficient and concise presentations at public hearings. 

Pre‐Application	Procedures	

Eligible	Projects	
Any proposed Applicant of a commercial, mixed use or multi‐family residential project subject to public 

hearing may request a pre‐application review.    This process is intended for projects that have the 

potential to impact the character of the surrounding area due to their size and complexity.  The process 

is not intended to be used for small‐scale infill projects where minimal impacts are anticipated. 

C.G.S. Sec. 7‐159b Preapplication review of use of property.  

Notwithstanding any other provision of the general statutes, prior to the submission of an application for use of 

property under chapters 124, 126, 440 and 541 or any other provision of the general statutes authorizing an 

authority, commission, department or agency of a municipality to issue a permit or approval for use of such 

property, such authority, commission, department or agency or authorized agent thereof may separately, jointly, or 

in any combination, conduct a preapplication review of a proposed project with the applicant at the applicant’s 

request. Such preapplication review and any results or information obtained from it may not be appealed under any 

provision of the general statutes, and shall not be binding on the applicant or any authority, commission, 

department, agency or other official having jurisdiction to review the proposed project. 
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Filing	Request	for	Pre‐Application	Review	
Any request for a pre‐application review shall be filed with the Director of Planning and Development on 

the form provided.  The form will provide that a proposed Applicant sign an acknowledgment that this 

procedure is a non‐binding process from which there is no appeal.  The pre‐application review request 

shall include a written summary of the project and a preliminary site plan.  Additional information may 

be requested by the Director to assist in the determination as to whether the application for a review 

should be accepted.   

The decision to accept a proposal for pre‐application review is solely at the discretion of the Director.  

The Director’s decision shall be final.   

Pre‐Application	Review	
o A pre‐application review will be placed on the Commission’s Agenda under New Business at a date 

and time solely at the convenience of the Commission. 

o Reviews will be strictly limited to 30 minutes. Proposed Applicants shall keep their presentations 

brief to allow sufficient time for Commission discussion.   

o Pre‐Application Reviews will be noted on the meeting Agenda as follows: 

Proposed Project Name, Address/Location, applicant name 

The Commission will conduct a non‐binding pre‐application review of the above listed project. 

o The Commission Chair will introduce the item and note the following for the record:  “Such pre‐

application review and any results or information obtained from it may not be appealed under any 

provision of the general statutes by any person or entity, and shall not be binding on the applicant 

or any authority, commission, department, agency or other official having jurisdiction to review the 

proposed project.” 

o Reviews are part of the public meeting and shall be open to the public for observation only.  No 

public comment will be taken.  The public will have the opportunity to comment during the public 

hearing process after the filing of a formal application. 

o Any materials supplementing the original materials submitted with the application for a pre‐

application review shall be submitted to the Director on or before seven days from the scheduled 

review.  (One full size set and 15 reduced size sets). 

o Commission members may offer comments on the proposed application, but are not required to do 

so.  Any comment of a Commissioner is the opinion of that Commissioner and shall not be 

interpreted as the consensus of the Commission nor shall any comment of any Commissioner bind 

the Commission or that Commissioner’s vote on formal application.   

o Commissioners may offer comments which are contradictory to each other.  Any interpretation of 

Commission comments is the responsibility of the proposed applicant.   

o This is a non‐binding process from which there is no appeal.   
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