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   MEETING NOTICE AND AGENDA 
MANSFIELD PLANNING AND ZONING COMMISSION 

Tuesday, February 16, 2016  6:30 PM 
Audrey P. Beck Municipal Building    4 South Eagleville Road  Council Chamber 

 
 

1. Call to Order 
 

2. Roll Call 
 

3. Approval of Minutes 
a. February 1, 2016 – Regular Meeting  

 

4. Zoning Agent’s Report 
 

5. Old Business 
a. Draft Zoning Regulations 

Memo from Director of Planning and Development 
b. Modification Request to a Gravel Permit, 1090 Stafford Road, PZC File #1258 

Tabled until 3/21/16 
c. Other 

 

6. New Business 
a. Zoning Map Amendment Application, 91 & 93 Meadowbrook Lane, PZC File #1338 
b. Special Permit Application, Meadowbrook Gardens, 91 & 93 Meadowbrook Lane, PZC File 

#1284‐3 
c. UConn South Campus Development EIE 

Memo from Director of Planning and Development 
d. UConn Student Recreation Center Scoping 

Memo from Director of Planning and Development 
e. Other 

  

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 

 

8. Communications and Bills 
a. Referral from Coventry Planning and Zoning Commission 
b. Letter to FRA on NEC Future Project 
c. CFPZA Newsletter 
d. CFPZA Annual Conference 
e. Other 

 
9. Adjournment 



 
DRAFT MINUTES 

MANSFIELD PLANNING AND ZONING COMMISSION 
Regular Meeting  

Monday, February 1, 2016 
Council Chamber, Audrey P. Beck Municipal Building 

 

Members present: J. Goodwin, C. Ausburger, R. Hall, G. Lewis, K. Rawn, B. Ryan,  
V. Ward, S. Westa 

Members absent: B. Chandy 
Alternates present: P. Aho, T. Berthelot, K. Holt  
Staff present: Linda Painter, Director of Planning and Development 
 Janell Mullen, Assistant Planner/Zoning Enforcement Officer 

 

Chairman Goodwin called the meeting to order at 7:36 p.m. and appointed alternate Aho to act in Chandy’s 
absence.  
 

Approval of Minutes: 
a. January 19, 2016, Regular Meeting:  Hall MOVED, Ryan seconded, to approve the 1-19-2016 minutes as 

corrected.  MOTION PASSED UNANIMOUSLY.      
 

Zoning Agent’s Report:   
None.  
 
Old Business: 

 

a. Draft Zoning Regulations 
o Alcoholic Liquor Permits.  After discussion, the consensus of the majority of members was to delete the  

separation distance requirement from the regulations and to incorporate the sale of alcoholic liquors as part of 
the general special permit requirements for new businesses, i.e., to inform as part of the application the plan for 
the sale of alcoholic liquors as an applicant would report hours of operation, parking spaces and the like.  The 
Commission eliminates specific requirements as a redundancy to the Liquor Control permit process.     

o Live Music.  After discussion, the consensus of the majority of members was to delete those regulations which 
require a special permit for the use of live music and to treat live music as stated above with regard to the sale 
of alcoholic liquor; again noting the redundancy with noise and nuisance ordinances. 

o Architectural Design and Sustainability Standards.  Commission members requested that staff review and revise 
design standards so as to encourage architectural diversity and revise sustainability standards so as to prioritize 
energy efficiency and water conservation; establish different thresholds/requirements for small projects; and 
consider a system that does not involve points.  

 

b. Modification Request to a Gravel Permit, 1090 Stafford Road, PZC File #1258 
Item tabled until March 21, 2015.  A March field trip has been scheduled for this site.  

 

New Business:  None. 
 

Reports from Officers and Committees: 
Westa reported on the CCROG meeting last week that discussed overlay zones and a Regional bus study, 
including a related survey.  
 

The Director reviewed her written report.      
 

Communications and Bills:   
Noted.  



 

 
 

Adjournment:   
The Chair declared the meeting adjourned at 8:55 p.m.     
 
Respectfully submitted,  
 
 
 
Vera S. Ward, Secretary 
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MANSFIELD DEPARTMENT OF PLANNING AND DEVELOPMENT 

ZONING AGENT MONTHLY REPORT  

JANUARY 2016 
JANELL MULLEN, ZONING AGENT 

ZONING PERMITS ISSUED 

ADDRESS DESCRIPTION 

1498 Storrs Road  Covered patio  

1232 Storrs Road  Replacement of handicap ramp  

563 Storrs Road  Lot line modification  

9 Patriot Square (Freedom Green) Handicap ramp at private residence  

895 Mansfield City Road  Subdivide property, new lot line 

 

CERTIFICATES OF ZONING COMPLIANCE  

ADDRESS DESCRIPTION 

79 Jonathan Lane 12’ X 16’ shed  

242 Spring Hill Road Barn addition 

44 Mountain Road  8’X10’ shed 

Natchaug Hospital  5’ X 20’ Addition  

118 Davis Road 10’ X 12’ shed 

533 Stafford Road Construction of two additional storage buildings  

 

ENFORCEMENT ACTIVITY  

ADDRESS DESCRIPTION OF COMPLAINT/VIOLATION 

1008 Storrs Road Over-occupancy, Notice of Violation issued 1/21/2016. Citation issued 
on 1/22/2016. 

229 Browns Road Over-occupancy, Citation issued on 12/14/2016. Citation paid on 
1/20/2016. Will continue to monitor.   

15 Agronomy Road Repeat violations. Citation issued on 1/29/2016.  Received a letter 
requesting an appeal.  

55 Echo Road Over-occupancy, Citations issued and paid. Janell to confirm continual 
compliance. No complaints this semester.  

1925 Storrs Road Junkyard, weekly site visits and progress meetings with the owner. 
Removing vehicles from the property are the first priority. A site wide 
clean-up will be schedule for the site with the assistance of T&B 
Motors.   

143 Separatist Road Over-Occupancy. Notice of Violation issued on 12/16/2016. Owner’s 
response was not substantive.  Continued monitoring to occur.  

441 N. Eagleville Road Over-Occupancy, Notice of Violation issued on 1/27/2016. If no 
response by February 11th, Citation to follow.   
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42 Mount Hope Road Over-Occupancy, Notice of Violation issued on 1/27/2016. Owner 
inquired about the timeframe for complying and could potentially 
appeal. Deadline for property owner Feb 11th.  

107 Hillyndale Road Over-Occupancy, failed inspections.  Notice of Violation issued on 
2/8/2015.  Owner has until 2/22/2016 to respond.   

205 Hunting Lodge Road  Over-Occupancy, failed inspections.  Notice of Violation issued on 
2/8/2015.  Owner has until 2/22/2016 to respond.   

67 Hillyndale Road Over-Occupancy, failed inspections.  Notice of Violation issued on 
2/8/2015.  Owner has until 2/22/2016 to respond.   

406 S. Eagleville Road Over-Occupancy, failed inspections.  Notice of Violation issued on 
2/8/2015.  Owner has until 2/22/2016 to respond.   

113-121 S. Eagleville Blight near wetlands.  Debris includes building materials.  Clean-up 
coordinated by Rebecca Fields of Mansfield Housing Authority this 
week. 

109 Hunting Lodge Road  Over-Occupancy, failed inspections. Notice of Violation issued on 
2/9/2016.  Owner has until 2/23 to respond.  

 

In January, the Housing Department performed 48 inspections on 29 rental properties resulting 
in 6 properties referred to the Zoning Agent for enforcement.   



 
 

Town of Mansfield
Department of Planning and Development 

Date:  February 11, 2016 

To:  Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: Draft Zoning Regulations-Sale of Alcoholic Liquor, Live Music and Sustainability 
Requirements 

At the February 1, 2016 meeting, the Commission discussed the proposed changes to regulations 
and identified additional changes as described below.   
 
Alcoholic Beverage Sales 

o Treat alcoholic beverage sales as an accessory use, not a principal use.   
o Eliminate the specific list of allowable permits and deferring to Town ordinance.   
o Eliminate separation distances between sale/manufacture of alcoholic beverages and 

certain uses. 
o Clarify when Temporary Special Outing Permits are required as well as the review process.   

 
Live Music 

o Eliminate the Special Permit Requirement 
 
Sustainability Requirements 
The Commission also discussed the proposed minimum sustainability requirements and had several 
questions regarding the proposed point system, thresholds, priorities and requirements.  The 
Sustainability Committee also discussed the proposed standards at their last meeting and identified 
concerns regarding implementation, applicability, whether the standards should be mandatory or 
incentive-based, and need to address project siting.  Given the extensiveness of their comments on 
the draft sustainability requirements, the Committee requested additional time to complete their 
review and submit comments to the Commission. 
 
Based on the comments received from the Commission and the Sustainability Committee, staff 
recommends that the draft sustainability requirements be sent back to the Regulatory Review 
Committee for reworking. 
 
Summary 
Revised drafts of the alcoholic beverages and live music regulations are attached for your review 
based on the suggested changes. 
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DRAFT ALCOHOLIC LIQUOR AND LIVE MUSIC 

REGULATIONS 
MANSFIELD DEPARTMENT OF PLANNING AND DEVELOPMENT  FEBRUARY 10, 2016 

OVERVIEW 

ALCOHOLIC LIQUOR REGULATIONS 

The proposed changes: 

 Change alcoholic liquor permits from a principal to an accessory use for all liquor permits other than 

temporary permits. 

 Eliminate requirement for site plan approval for temporary liquor permits provided certain conditions are 

met. (A list of temporary liquor permits pursuant to state statutes is attached to the end of this 

document.) 

 Eliminate separation distance requirements between sales/manufacture of alcohol and certain uses. 

 Eliminate references to specific state liquor permit types, thereby deferring to permits allowed by Code of 

Ordinances 

 Allow brew pubs and brewpub/restaurants (alcohol manufacturing) by special permit in the PB‐1, PB‐2, 

PB‐3, PB‐4 zones, and by‐right in the SC‐SDD zone provided sewer and water infrastructure is available.* 

 Allow breweries (alcohol manufacturing) by special permit in the PB‐1 and PB‐3 zones provided sewer and 

water infrastructure is available.* 

 Allow farm wineries (manufacture of alcohol) in the RAR‐90, PVRA and PVCA zones.* 

*These uses would not be authorized unless/until the Code of Ordinances was changed to allow for these 

types of alcohol permits. 

LIVE MUSIC REGULATIONS 

The proposed changes: 

 Change live music permits from a principal to an accessory use for indoor live music. 

 Require special permit approval for outdoor live music with the exception of the following: 

o Events on public property; and 

o Events in the Storrs Center Special Design District (SC‐SDD) since live music is already permitted in 

this district with no restriction other than compliance with the noise ordinance 
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AMENDMENTS TO ARTICLE FOUR: RULES AND DEFINITIONS 

AMEND SECTION B – DEFINITIONS 

Add the following definitions (alphabetic order) and renumber subsequent definitions accordingly. 

6. Brewpub/restaurant – A restaurant where beer is manufactured, stored, bottled and sold to be consumed 
on premises. A limited amount of beer may be sold at retail in sealed containers for consumption off 
premises as accessory to the restaurant use. 

7. Brewpub – A facility where beer can be manufactured, stored, bottled, sold at wholesale or at retail in 
sealed bottles or other sealed containers for consumption off premises, or sold to be consumed on 
premises in a room that is ancillary to the production of beer, with or without the sale of food. 

8. Brewery – A facility where beer can be manufactured, stored, bottled and sold at wholesale or at retail in 
sealed containers for consumption off premises or offered for on‐site tasting. 

 

AMENDMENTS TO ARTICLE SEVEN: PERMITTED USES 

AMEND SECTION D – USES PERMITTED IN ALL ZONES EXCEPT IN THE FLOOD HAZARD ZONE 

Amend Section D.7, Accessory Buildings and Uses to add new subsections (g) and (h) as follows: 

 
7. Accessory buildings and uses (see definition in Article IV), provided the following conditions are met:  

* * * * * 

g.  The sale of alcoholic liquor shall be permitted as accessory to the following uses provided the liquor 
permit type is authorized pursuant to Chapter 101 of the Mansfield Code of Ordinances: 
 Retail 
 Restaurant 
 Hotel 
 Place of Assembly‐Banquet Hall 
 Commercial recreation facility 
 Adult‐oriented establishment 
 Brewpub/Restaurant, Brewpub, and Brewery 
 Farm Winery 

 
h.  Live music provided the music originates and is contained within the structure* unless the property is 

owned by a public agency; is located within the SC‐SDD or has received Special Permit approval for 
outdoor events involving live music.   
*Music shall not be conveyed outside the structure by any means, including but not limited to exterior 
loudspeakers, open windows, open doors except entrance doors when opened as needed for 
ingress/egress, or any other means.   

* * * * * 

Amend Section D.15, Temporary Special Events involving the sale and consumption of alcoholic liquor as follows: 

Form

Form
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15.Temporary special events involving the sale and consumption of alcoholic liquor pursuant to Sec. 30‐25, 30‐35, 

30‐37b and 30‐37h, C.G.S., provided site plan approval is obtained in accordance with Article V, Section A and 
the following requirements of Article X, Section I.5 are met: 
a.  Site Plan approval pursuant to Article V, Section A shall be obtained for proposed events in Residential 

Zones unless the property meets one of the following criteria:  

1.  The property is owned or leased by a public agency, charitable organization, or non‐profit 
organization; or 

2.  The property has received prior zoning approval for a public assembly use. 

b.  Proposed plans for parking, traffic control, crowd control, hours or operation and protection of minors 
are submitted with the Temporary Liquor Permit Application and approved by the Mansfield Police 
Department;  

c.  Proposed plans for providing sanitary facilities for the subject event are submitted with the Temporary 
Liquor Permit application and found to be sufficient by the Zoning Agent in consultation with the local 
health district. 

AMEND SECTION G – USES PERMITTED IN THE RAR-90 ZONE 

Amend Section G to add new section G.15 as follows: 

15.  Farm Wineries provided special permit approval is obtained in accordance with Article V, Section B.  

AMEND SECTION K – USES PERMITTED IN THE PVRA (PLEASANT VALLEY 
RESIDENCE/AGRICULTURE) ZONE (LAND SOUTH OF PLEASANT VALLEY ROAD AND WEST OF 
MANSFIELD CITY ROAD) 

Amend Section 3 to add new Section 3.g as follows: 
 

3.  Categories of Permitted Uses in the Pleasant Valley Residence/Agriculture Zone Requiring Special Permit 

Approval as per the Provisions of Article V, Section B and Applicable Provisions of Article X, Section A: 

* * * * * 

g.  Farm Wineries 

* * * * * 

AMEND SECTION L – USES PERMITTED IN THE PLANNED BUSINESS 1 ZONE (ROUTE 195/ROUTE 6 
AREA) 

 
Amend Section L as follows: 
 
2.  Categories of permitted uses in the Planned Business 1 zone requiring special permit approval as per the 

provisions of Article V, Section B: 
 
a.   Category A 

1.  Retail uses that comply with the following criteria: 

 

Form
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 the use results in a maximum of four separate stores, shops or businesses on the subject lot; and  

 the use involves a maximum of two distinct or independent retail operations per store, shop or 
outdoor area  

 any retail store selling alcoholic liquors shall comply with the provisions of Article VII, Section L.2.i. 
and Article X, Section I  

* * * * * 

e.  Category E 
1.  Retail uses that comply with the following criteria: 

 
 The use results in five or more separate stores or shops or businesses on the subject lot; or  

 The use involves more than two distinct or independent retail operations per store, shop or 
outdoor area. (For example: a marketing operation where more than two independent 
merchants utilize a particular area)  

 any retail store selling alcoholic liquors shall comply with the provisions of Article VII, Section L.2.i. 
and Article X, Section I  

* * * * * 

f.  Category F 
Commercial recreation facilities such as theaters, racquetball, tennis and physical fitness centers; and 
bowling alleys. All changes in use within this subsection require special permit approval. Any commercial 
recreation facility selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. and 
Article X, Section I. 
 

g.  Category G 
Game arcades as a primary (more than 3 games) and not accessory use, provided the following conditions 
are met: 
1. there is no sale or consumption of alcoholic beverages on the arcade premises; 

Renumber subsequent provisions accordingly 

* * * * * 

h.  Category H 

Reserved. 

The use of live music associated with any hotel, motel, commercial recreation facility or restaurant, 

provided no outside speakers shall be used in conjunction with the use of such music and provided no 

music associated with the use is objectionable at the site's property lines. Any special permit issued 

pursuant to this subsection shall expire on November 1 of each year and, upon application and Public 

Hearing, may be renewed. As an exception to this requirement for Special Permit approval, limited live 

music uses may be authorized with Zoning Permit approval provided the following standards are met: 

1.  The subject live music shall be limited to singing or the playing of musical instruments that, in the 

opinion of the Zoning Agent, are accessory to an authorized use (such as background music to 

enhance a dining experience) and not a primary use, (such as a separate concert event). 

Form
bulle
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2.  The subject live music shall be unamplified or amplified at volume levels that, in the opinion of the 

Zoning Agent, would have low potential for causing noise issues for neighboring property owners. If 

neighborhood noise problems occur, the subject live music authorization may be altered or revoked. 

3.  No live music use authorized under this Zoning Permit provision shall take place after 10 pm on 

weekdays and 11pm on weekends. 

4.  Zoning Permits issued for live music under this provision shall be valid for an initial period ending on 
November 1 of an even numbered year and may, upon application of the holder of such permit, be 
renewed for additional periods of two (2) years each provided the requirement of this section are 
continually met. Such permit shall not be transferable.  

Any questions regarding the appropriate permit process for authorizing live music uses, shall be resolved by 

the Planning and Zoning Commission. 

i.  Category I 

The sale of alcoholic liquor subject to the provisions of Article X, Section I 

Brewpub/restaurant, Brewpub and Brewery uses provided the site is served by public water and sanitary 

sewer systems. 

* * * * * 

k.  Category K 

1.  Restaurants, provided the following conditions are met: 

a.   all structures and parking areas are a minimum of 100 feet from residential zone boundaries or 
100 feet from the property lines of an existing residence on an adjacent lot. This setback 
requirement may be reduced if the applicant can demonstrate to the satisfaction of the PZC that 
the subject uses will be effectively buffered from adjacent properties by existing or proposed 
vegetation, topographic features, walls, fences or other measures.  

b.  There shall be no drive‐through food service.  

c.  Any restaurant selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. 
and Article X, Section I.  

* * * * * 

m.  Category M 

Hotels, motels, tourist homes. Any associated restaurant selling alcoholic liquors shall comply with the 

provisions of Article VII, Section L.2.i and Article X, Section I. 

* * * * * 

AMEND SECTION M-USES PERMITTED IN THE PLANNED BUSINESS 2 ZONE (ROUTE 195/DOG LANE 
AREA) 

 
Amend Section M.2 as follows: 
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2.  Categories of permitted uses in the Planned Business 2 zone requiring special permit approval as per the 
provisions of Article V, Section B: 
 

* * * * * 

f.  Category F 
Commercial recreation facilities such as theaters, racquetball, tennis and physical fitness centers, and 
bowling alleys. All changes in use within this subsection require special permit approval. Any commercial 
recreation facility selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. and 
Article X, Section I. 

* * * * * 

j.  Category J 

Hotels, motels, tourist homes. Any associated restaurant selling alcoholic liquors shall comply with the 

provisions of Article VII, Section L.2.1 and Article X, Section I. 

* * * * * 

k.  Category K 

Reserved. 

The use of live music associated with any restaurant or commercial recreation facility subject to the 

standards and requirements cited in Article VII, Section L.2.h 

l.  Category L 

The sale of alcoholic liquor subject to the provisions of Article X, Section I 

Brewpub/restaurant and Brewpub uses provided the site is served by public water and sanitary sewer 

systems. 

* * * * * 

AMEND SECTION N – USES PERMITTED IN THE PLANNED BUSINESS 3 ZONE (ROUTE 195/ROUTE 
44 FOUR CORNERS AREA) 

Amend Section N as follows: 
 
3.  Categories of permitted uses in the Planned Business 3 zone requiring special permit approval as per the 

provisions of Article V, Section B: 
 

* * * * * 

f.  Category F 
Commercial recreation facilities such as theaters, racquetball, tennis and physical fitness centers; and 
bowling alleys. All changes in use within this subsection require special permit approval. Any commercial 
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recreation facility selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. and 
Article X, Section I. 

* * * * * 

i.  Category I 

Reserved. 

The use of live music associated with any hotel, motel, restaurant or commercial recreation facility 

subject to the standards and requirements cited in Article VII, Section L.2.h 

j.  Category J 

The sale of alcoholic liquor subject to the provisions of Article X, Section I 

Brewpub/restaurant, Brewpub and Brewery uses provided the site is served by public water and sanitary 

sewer systems. 

k.  Category K 

1.  Restaurants, provided the following conditions are met: 

a.   the site is served by adequate public water and sewer systems; 

b.  all structures and parking areas are a minimum of 100 feet from residential zone boundaries or 
100 feet from the property lines of an existing residence on an adjacent lot. This setback 
requirement may be reduced if the applicant can demonstrate to the satisfaction of the PZC that 
the subject uses will be effectively buffered from adjacent properties by existing or proposed 
vegetation, topographic features, walls, fences or other measures.  

c.  There shall be no drive‐through food service.  

d.  Any restaurant selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. 
and Article X, Section I.  

l.  Category L 

Hotels, motels, tourist homes. Any associated restaurant selling alcoholic liquors shall comply with the 

provisions of Article VII, Section L.2.1 and Article X, Section I. 

* * * * * 

AMEND SECTION O – USES PERMITTED IN THE PLANNED BUSINESS 4 ZONE (NORTH EAGLEVILLE 
RD./KING HILL RD. AREA) 

Amend Section O.2 as follows: 

2.  Categories of Permitted Uses in the Planned Business 4 Zone Requiring Special Permit Approval as per the 
Provisions of Article V, Section B:  

 

* * * * * 

Form

Form
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l.  Category L 

Reserved. 

The use of live music associated with any restaurant or commercial recreation facility subject to the 

standards and requirements cited in Article VII, Section L.2.h; 

m.  Category M 

The sale of alcoholic liquor subject to the provisions of Article X, Section I; 

Brewpub/restaurant and Brewpub uses provided the site is served by public water and sanitary sewer 

systems. 

* * * * * 

AMEND SECTION P – USES PERMITTED IN THE PLANNED BUSINESS 5 ZONE (ROUTE 32/ROUTE 31 
AREA) 

Amend Section P.2 as follows: 

2.  Categories of Permitted Uses in the Planned Business 5 Zone Requiring Special Permit approval as per the 
Provisions of Article V, Section B: 
 

* * * * * 

f.  Category F 
Commercial recreation facilities such as theaters, racquetball, tennis and physical fitness centers; and 
bowling alleys. All changes in use within this subsection require special permit approval. Any commercial 
recreation facility selling alcoholic liquor shall comply with the provisions of Article VII, Section L.2.i. and 
Article X, Section I. 

* * * * * 

h.  Category H 

Reserved. 

The use of live music associated with any commercial recreation facility or restaurant, provided no 

outside speakers shall be used in conjunction with the use of such music and provided no noise 

associated with the use is objectionable at the site's property lines. Any special permit issued pursuant to 

this subsection shall expire on November 1 of each year and, upon application and Public Hearing, may be 

renewed. 

i.  Category I 

The sale of alcoholic liquor subject to the provisions of Article X, Section 

* * * * * 
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m.  Category M 

Reserved. 

The use of live music associated with any restaurant or commercial recreation facility subject to the 

standards and requirements cited in Article VII, Section L.2.h; 

n.  Category N 

Reserved. 

The sale of alcoholic liquor subject to the provisions of Article X, Section I; 

* * * * * 

AMEND SECTION Q – USES PERMITTED IN THE BUSINESS ZONE 

Amend Section Q.3.c as follows: 

c.  Category C 
Game arcades as a primary (more than 3 games) and not accessory use, provided the following conditions 
are met: 
1.  There is no sale or consumption of alcoholic beverages on the arcade premises; 

Renumber subsequent provisions accordingly 

* * * * * 

h.  Category H 
Reserved. 
The use of live music within the building confines of any hotel, motel, and restaurant, provided no outside 
speakers shall be used in conjunction with the use of such music and provided no music associated with 
the use is objectionable at the site's property lines. Any special permit issued pursuant to this subsection, 
shall expire on November 1, of each year and, upon application and Public Hearing, may be renewed. 

* * * * * 

AMEND SECTION R – USES PERMITTED IN THE NEIGHBORHOOD BUSINESS 1 ZONES (ROUTE 
44/MANSFIELD DEPOT AREA; ROUTE 195/32 AREA; ROUTE 195/SPRING HILL RD AREA; ROUTE 
32/EAGLEVILLE AREA) 

Amend Section R.2 as follows: 

2.  Categories of Permitted Uses in the Neighborhood Business 1 Zones requiring special permit approval as per 
the provisions of Article V, Section B:  

* * * * * 

a.   Category A 
1.  Retail stores that comply with the following criteria: 

 
a. There is a maximum of four separate stores, shops or businesses on the subject lot;  
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b. There is a maximum of two distinct or independent retail operations per store, shop or outdoor 
area; 

c. Any retail use selling alcoholic liquors shall comply with the provisions of Article VII, Section Q.2.g 
and Article X, Section I;  

* * * * * 

g.  Category G 

Reserved. 

The sale of alcoholic liquor, subject to the provisions of Article X, Section I 

h.  Category H 

Restaurants, provided the following conditions are met: 

1.   All structures and parking areas are a minimum of 100 feet from residential zone boundaries or 
100 feet from the property lines of an existing residence on an adjacent lot. This setback 
requirement may be reduced if the applicant can demonstrate to the satisfaction of the PZC that 
the subject uses will be effectively buffered from adjacent properties by existing or proposed 
vegetation, topographic features, walls, fences or other measures.  

2.  There shall be no drive‐through food service.  

3.  Any restaurant selling alcoholic liquor shall comply with the provisions of Article VII, Section Q.2.g 
and Article X, Section I. 

i.  Category I 

The use of live music within the building confines of any restaurant, provided no outside speakers shall be 
used in conjunction with the use of such music and provided no noise associated with the use is 
objectionable at the site's property lines. Any special permit issued pursuant to this subsection shall 
expire on November 1 of each year and may be renewed upon application and Public Hearing. 

* * * * * 

AMEND SECTION S – USES PERMITTED IN THE NEIGHBORHOOD BUSINESS 2 ZONE (ROUTE 
195/MANSFIELD CENTER AREA) 

Amend Section S.2 as follows: 

2.  Categories of Permitted Uses in the Neighborhood Business 2 zones requiring special permit approval as per the 
provisions of Article V, Section B:  

* * * * * 

g.  Category G 

Reserved. 

The sale of alcoholic liquor subject to the provisions of Article X, Section I 
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AMEND SECTION U – USES PERMITTED IN THE PVCA (PLEASANT VALLEY 
COMMERCIAL/AGRICULTURE) ZONE (LAND SOUTH OF PLEASANT VALLEY ROAD AND EAST OF 
MANSFIELD AVENUE) 

Amend Section 3 to add new Section 3.m as follows: 
 

3.  Categories of Permitted Uses in the Pleasant Valley Commercial/Agriculture Zone Requiring Special Permit 

Approval as per the Provisions of Article V, Section B and Applicable Provisions of Article X, Section A: 

* * * * * 

m.  Farm Wineries  

* * * * * 

 

AMEND SECTION V – USES PERMITTED IN THE RD/LI (RESEARCH AND DEVELOPMENT/LIMITED 
INDUSTRIAL) ZONE (ROUTE 44/NORTH EAGLEVILLE RD AREA) 

Amend Section V.3 as follows: 

3.  Permitted Uses in the RD/LI Zone requiring Special Permit Approval as per the Provisions of Article V, Section 

B 

* * * * * 

i.   The use of live music within the building confines of any hotel or restaurant provided no outside speakers 
shall be used in conjunction with the use of such music and provided no music associated with the use is 
objectionable at the site's property lines. Any special permit issued pursuant to this subsection shall 
expire on November l, of each year and, upon application and Public Hearing, may be renewed.  

 
j.  The sale of alcoholic liquor associated with a permitted restaurant, hotel, or commercial recreation 

facility subject to the provisions of Article X, Section I;  

* * * * * 

AMENDMENTS TO ARTICLE TEN 

DELETE SECTION I – SALE OF ALCOHOLIC LIQUOR 

Delete Section I in its entirety and replace with “RESERVED” 

AMEND SECTION S.4 – USES PERMITTED IN THE STORRS CENTER SPECIAL DESIGN DISTRICT 

Amend Section S.4.a to add the following use: 

(xxvii)  Brewpub and Brewpub/restaurant as defined in Article IV 

* * * * * 
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AMENDMENTS TO ARTICLE ELEVEN 

AMEND SECTION C-ZONING PERMITS 

Amend Section C.1.a as follows: 

a. The following provisions for Zoning Permits are in addition to any application requirements associated 
with uses and/or construction activities that also require the review and approval of the Planning and 
Zoning Commission. All proposed uses and/or construction activities shall comply with permitted use 
provisions and all other applicable regulatory provisions. Except as noted below in subsection b, Zoning 
Permits shall be required for the following construction activities:  

* * * * * 

6. Limited Live Music Uses pursuant to Article VII, Section L.2.h. Reserved. 

* * * * * 
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TEMPORARY LIQUOR PERMIT TYPES 
PURSUANT TO DEPARTMENT OF LIQUOR CONTROL TEMPORARY LIQUOR PERMIT APPLICATION 
 EXCERPTS FROM STATE STATUTES 

Sec. 30‐25. Special club permit for picnics. (a) A special club permit shall allow the sale of alcoholic liquor by the 
drink at retail to be consumed at the grounds of an outdoor picnic conducted by a club or golf country club. Such 
permits shall be issued only to holders of club or golf country club permits and shall be issued on a daily basis subject 
to the hours of sale in section 30‐91, and shall be the same as provided therein for clubs and golf country clubs. 
The exception that applies to railroad and boat permits in section 30‐48 shall apply to such a special club permit. 
No such club or golf country club shall be granted more than four such special club permits during any one calendar 
year. 

(b) The Department of Consumer Protection shall have full discretion in the issuance of such special club permits 
as to suitability of place and may make any regulations with respect thereto. 

(c) The fee for such a special club permit shall be fifty dollars per day. 

Sec. 30‐35. Temporary permit for outings, picnics or social gatherings. A temporary beer permit shall allow the 
sale of beer and a temporary  liquor permit shall allow the sale of alcoholic  liquor at any outing, picnic or social 
gathering conducted by a bona  fide noncommercial organization, which organization shall be the backer of the 
permittee under such permit. The profits from the sale of such beer or alcoholic  liquor shall be retained by the 
organization conducting such outing, picnic or social gathering and no portion of such profits shall be paid, directly 
or  indirectly,  to any  individual or other corporation. Such permit shall be  issued subject  to  the approval of  the 
Department  of  Consumer  Protection  and  shall  be  effective  only  for  specified  dates  and  times  limited  by  the 
department. The combined  total of outings, picnics or social gatherings,  for which a  temporary beer permit or 
temporary  liquor permit  is  issued pursuant to this section, shall not exceed twelve  in any calendar year and the 
approved dates and times for each such outing, picnic or social gathering shall be displayed on such permit. The fee 
for a temporary beer permit shall be thirty dollars per day and for a temporary liquor permit shall be fifty dollars 
per day. 

Sec. 30‐37b. Charitable organization permit. A charitable organization permit shall allow the retail sale of alcoholic 
liquor by the drink to be consumed on the premises owned or  leased by the organization. Such permit shall be 
issued subject to the hours of sale in section 30‐91 and the combined total of days for which such permit shall be 
issued shall not exceed twelve days in any calendar year. The dates for which such permit is issued shall be displayed 
on such permit. The fee for a charitable organization permit shall be fifty dollars. 

Sec. 30‐37h. Nonprofit corporation permit. A nonprofit corporation permit shall allow the retail sale of wine at 
auction, provided  the auction  is held as part of a  fund‐raising event  to benefit  the  tax‐exempt activities of  the 
nonprofit  corporation. Each permit  shall allow  the  sale of wine at a maximum of  twelve  such auctions  in any 
calendar year, except as provided in section 30‐37d. The fee for a nonprofit corporation permit shall be twenty‐five 
dollars. 
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SOUND LEVELS  
SOURCE: NOISE NAVIGATORTM SOUND LEVEL DATABASE; ELLIOT H. BERGER, RICK NEITZEL1 AND 
CYNTHIA A. KLADDEN; 3M PERSONAL SAFETY DIVISION EARCAL LABORATORY; JUNE 12, 2013;  

                                                      
1 UNIV. OF MICHIGAN, DEPT. OF ENVIRONMENTAL HEALTH SCIENCE, ANN ARBOR, MI 
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NOISE TYPE DECIBELS DISTANCE FROM SOURCE 

AMBIENT NOISE 

WILDERNESS 35  

RURAL 45  

SUBURBAN 60  

URBAN 70  

GENERAL NOISE 

TALKING 75  

LIBRARY 38-40  

MUSICAL INSTRUMENTS 

GUITAR 52 15.2 METERS 

HARMONICA 72 15.2 METERS 

PIANO 85  

RADIOS/STEREOS 

RADIO 80  

RADIO-BLARING 110  

RADIO-IN BACKGROUND 45-50  

STEREO - PLAYING MUSIC  80  

STEREO-HOME 90-105  

STEREO-PERSONAL 95-115  

KARAOKE 

ONE SINGER 98  

TWO SINGERS 103  

RESTAURANTS 

RESTAURANT 83-86  

RESTAURANT BAR, 1/3 FULL 65  

RESTAURANT-AVERAGE 60  

RESTAURANT-CROWDED 80  

RESTAURANT-ELEGANT 
BISTRO 

50  

RESTAURANT-FAMILY STYLE 71  

RESTAURANT-NOISY 70  

RESTAURANT-SMALL ½ FULL 65  

RESTAURANT-SMALL-FULL 68  

 



 

 

RECEIPT OF APPLICATION FOR AMENDMENT TO THE ZONING MAP: 

 

 

 

 _____________________, MOVE and _______________________ seconds, to receive the application  

 

submitted by Uniglobe Investment, LLC (PZC File #1338) 

 

to amend the Zoning Map to change the property located at 91 & 93 Meadowbrook Lane from 

RAR-20 to DMR  

 

on property owned by  the applicant,   

 

as shown on plans dated 1/8/16 and as submitted to the Commission, to refer said application to the staff 

for review and comment and to set a Public Hearing for May 2, 2016. 

 

 

 

 

 

 

 

 

 

 

 



















 

 

RECEIPT OF APPLICATION FOR A SPECIAL PERMIT: 

 

 

 

 _____________________, move  and _______________________ seconds to receive the   

 

Special Permit  Application (File #1284-3 ) 
 

submitted by    Uniglobe Investment, LLC 

 

for a Multi-Family Development with 36 dwelling units 

 

on property located at  91 & 93 Meadowbrook Lane  

 

as shown on plans dated  1/8/16 

 

as shown and described in application submissions, and to refer said application to staff and committees, 

for review and comments and to set a Public Hearing for 5/2/16. 

 

 

 

 

 

 

 

 

 

 

 









































































 

Department of Planning and Development

 

Date: February 11, 2016 

To: Planning and Zoning Commission 

From: Linda M. Painter, AICP, Director 

Subject: UConn South Campus Development Environmental Impact Evaluation (EIE) 
  

Background 

In March 2015, the University of Connecticut conducted a scoping process for proposed projects 
collectively known as the South Campus Development. At that time, the projects included: 

 New 650-bed Honors Residence Hall at the corner of Gilbert Road and Mansfield Drive, including a 
700 seat dining facility.  The proposed building would have approximately 210,000 square feet 
within a five to six story building, including an eight to nine story tower element. This project will 
result in the removal of an 18-space parking lot*. 

 A ±30,000 square foot addition to the Fine Arts Building to add production space including paint, 
scenery, costume and prop shops.  The addition will extend north from the Nafe Katter Theatre and 
west from the Drama-Music Building.  This project will result in the removal of 28-34 spaces* from 
the adjacent parking lot. 

 Removal of two houses on the south side of Gilbert Road that are contributing structures to the 
University of Connecticut National Register District; 

 Closure of Gilbert Road between Mansfield Road and Whitney Road to create a pedestrian walkway. 
 Modifications to Whitney Road including removal of on-street parking. 
 Closure of Coventry Road and Maple Lane to vehicular traffic with the exception of emergency 

vehicles which will utilize a new pedestrian way. 

*Cumulatively, it is anticipated that between 83 and 94 spaces will be removed due to building locations, 
road closures and removal of on-street parking. 

The PZC and Town Council provided comments on the proposed projects related to completion of the 
traffic analysis related to the master plan; completion of the NextGenCT Impact Study; need for specific 
actions to enhance the multi-modal transportation system both on and off-campus; concern with traffic 
impacts of the proposed projects on the local road network based on the proposed buildings and changes to 
the street network; concern with the loss of parking; need for measures to protect Mirror Lake and Roberts 
Brook; mitigation measures for the loss of contributing structures to the National Register District; desire to 
preserve a “special tree’ and the need for impacts of the SCD to be considered cumulatively with impacts of 
other buildings under construction such as the STEM residence hall, Science and Engineering Building and 
Innovation Partnership Building.  (See attached letter for details). 

Revised South Campus Development Project 

Since the original scoping, the scope of the project has been revised to only include the 30,000 square foot 
addition to the Fine Arts Building and removal of 9 cottages as opposed to the removal of 2 identified in the 
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scoping notice.  These are contributing structures to the National Register District.  The EIE Executive 
Summary notes that removal of these structures will enable future development of the Honors Residence 
Hall and South Campus Commons identified in the Master Plan. The summary also notes that construction 
of the residence hall is being “deferred at this time to further evaluate operating budget impacts, student 
enrollment, and the impact of private, off-campus housing developments.” As a result of the suspension of 
this project, the revised scope also eliminates originally contemplated closures of Gilbert Road, Coventry 
Road, and Maple Lane.  The revised plan estimates that 81 spaces will be lost from the Fine Arts Lot as part 
of the proposed construction. 

Public Hearing and Comment Deadline 
A public hearing was held on Tuesday, February 9, 2016; no public comments were offered.  Written 
comments are due by March 4, 2016.   

Draft Comments 

Staff has prepared the following draft comments for the Commission’s review based on the issues identified 
during the scoping process: 

 Traffic Impacts.  Due to the significant reduction in project scope, the potential for off-campus 
traffic impacts has also been reduced.  The traffic analysis prepared as part of the EIE has been 
provided to Engineering staff for review and will be discussed by the Traffic Authority at their 
meeting on February 23rd.  Any comments regarding potential off-campus traffic impacts should be 
included in the official comments to UConn on the EIE. 

 Campus Master Plan Traffic Analysis. According to UConn staff, the traffic study for the 
campus master plan is expected to be finalized in the coming weeks.  Data from that study was used 
to develop the traffic analysis for the subject EIE. Comments should reiterate the desire of the 
Town to review that study to understand the impacts of campus growth on town roads and to 
facilitate identification of appropriate mitigation measures. 

 Parking.  While the EIE identifies several possible mitigation measures, many of them are long-
term with no specific implementation date such as the construction of a new parking garage off 
Bolton Road and encouraging alternative public transit and ride sharing options. While the loss of 81 
spaces amounts to less than 1% of total parking available on-campus, the location of the facility o 
the edge of campus maximizes the potential for drivers seeking alternative parking off-campus to 
remain close to their destination.  Additionally, these spaces support the Fine Arts Building which by 
its nature attracts members of the public, not just students and faculty. While these spaces are 
typically restricted to student and faculty use during daytime hours, those restrictions typically do not 
apply on evenings and weekends. The University needs to work with the Town to identify specific 
measures to reduce the short-term impact of the parking reduction. 

 Stormwater.  According to the EIE, the proposed project will reduce impervious cover and 
improve the quality of stormwater discharges to Mirror Lake.  The EIE also references an ongoing 
Campus Drainage Master Plan update which will identify potential measures to address hydrologic 
issues in the Mirror Lake Drainage Area. The Town would greatly appreciate the ability to review 
and comment on that master plan when a draft is completed. 

 Cultural Resources.  The EIE specifies that mitigation for the removal of the 9 contributing 
structures to the National Register District will be addressed in an MOU with the State Historic 
Preservation Office.  As identified in the comments provided during initial scoping, the Town 
encourages the University to include protection and restoration of the façade and exterior of the 
Major Joseph Storrs House (currently Rosebrooks House) located on Route 195 opposite Moulton 
Road. This is an early 18th century wooden structure located at the gateway to the University. 
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Restoration and preservation of this structure will enhance the planned gateway while preserving an 
important Town asset.  The University should also include maintain the exteriors of the Cordial 
Storrs and Gilbert houses in a historically appropriate manner. The final letter should be copied to 
the SHPO to advise them of these recommendations as they negotiate the MOU. 

Recommendation 
If the Commission concurs with the recommended comments, the following motion would be in order: 
 

___________ MOVES, ________ seconds to authorize the Chair to co-endorse a letter to the University 
of Connecticut with the Mayor regarding the South Campus Development EIE. The recommended 
comments contained in the February 11, 2016 memo of the Director of Planning and Development shall be 
used as the basis for this letter along with any additional comments identified by the Town Council and 
Mansfield Traffic Authority. 

 

If the Commission identifies additional/different comments, the following motion would be in order:  

___________ MOVES, ________ seconds to authorize the Chair to co-endorse a letter to the University 
of Connecticut with the Mayor regarding the South Campus Development EIE. The recommended 
comments contained in the February 11, 2016 memo of the Director of Planning and Development shall be 
used as the basis for this letter with the following modifications: 
      
      
      

The Chair is also authorized to endorse any additional comments identified by the Town Council and 
Mansfield Traffic Authority. 
 



  
 

Environmental Impact Evaluation – South Campus Development ES-1

Executive Summary
The University of Connecticut (University or UConn) proposes to undertake projects in the area of the 
Storrs Campus known as the South Campus. The proposed projects are referred to collectively as the 
South Campus Development (SCD), construction of which is planned to start in 2016. The SCD consists 
of the following elements (Figure ES-1): 

 
Fine Arts Production Facility – Construction of an approximately 30,000 GSF addition to the 
Fine Arts Building to add production space including paint, scene, costume, and prop shops. The 
proposed addition to the existing Fine Arts Building will improve and expand theater and 
production facilities to support programs in the School of Fine Arts, and relocate production 
spaces from various locations around the campus. 

 
Removal of Historic Structures – Removal of nine houses, also referred to as cottages, – seven 
located between Whitney and Gilbert Roads and two on the south side of Gilbert Road.  These 
houses are contributing structures to the University of Connecticut National Register Historic 
District. Removal of the nine structures will enable future development of the Honors Residence 
Hall and Dining Facility and the South Campus Commons identified in the Campus Master Plan. 

 
The University, as the sponsoring agency for this project, has prepared an Environmental Impact 
Evaluation (EIE) pursuant to the Connecticut Environmental Policy Act (CEPA) to further evaluate the 
potential environmental impacts of the proposed South Campus Development. 
 

 
Figure ES-1. Location of South Campus Development Projects

 

Source: H3 Architects, 2014
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At the time of CEPA scoping for the project, the Proposed Action included the construction of an 
Honors Residence Hall and Dining Facility at the corner of Gilbert Road and Mansfield Road, north-
northeast of the existing South Campus Residence Halls. The residence hall design included approximately 
650 beds and an integrated dining facility providing approximately 700 seats and an estimated 4,000 to 
4,500 meals per day. After completing design for the Honors Residence Hall project in September 2015, 
the University concluded that there are uncertainties that must be evaluated prior to proceeding into the 
bid and construction phases on this project.  The project is being deferred at this time to further evaluate 
operating budget impacts, student enrollment, and the impact of private, off-campus housing 
developments. 
 
The University considered reasonable alternatives to the SCD projects, including the No Action 
alternative (i.e., “do nothing”). The alternatives evaluation for each of the SCD project elements is 
summarized below: 
 

No Action Alternative – The No Action alternative would fail to support the basic purpose and 
need for the Fine Arts Production Facility. Fine Arts production facilities would continue to be 
spread across various locations on campus and would not meet the need for improved and 
expanded theater production facilities. Under the No Action alternative, the nine vacant historic 
houses along Gilbert and Whitney Roads would not be required to be removed or demolished but 
would likely continue to deteriorate. In addition, the presence of the structures would eventually 
prohibit redevelopment of the South Campus area as envisioned in the Master Plan. 
 
Fine Arts Production Facility – The Depot Campus, the location adjacent to the existing Nafe 
Katter Theatre and Drama-Music Building, and a portion of Lot 1 were considered as possible 
alternatives for the Fine Arts Production Facility. The Depot Campus was not considered a long-
term feasible solution due to its relatively far distance from the Fine Arts Complex and because it 
does not provide the contiguous, appropriately-sized space that would benefit the Fine Arts 
Program. The location north of the Nafe Katter Theatre and west of the Music-Drama Building 
would allow the Fine Arts Production Facility to be physically connected to the adjacent Fine Arts 
Complex and located central to the theater district on campus. Consequently, this location was 
selected as the preferred alternative. 

 
Removal of Historic Structures – Possible alternatives for the removal of the historic structures 
at #3, #4, #5, #11, #13 Gilbert Road and #421, #423, and #H27 Whitney Road are the 
demolition or relocation of the houses. Because all buildings are contributing structures in the 
University of Connecticut Historic District, mitigation developed in consultation with the State 
Historic Preservation Office (SHPO) would be required for either alternative. Relocation would 
also require significant mechanical, electrical, plumbing (MEP) and accessibility upgrades for 
reuse of the structures (Sasaki et al., 2015). Given the limited potential for reuse by the University, 
the cost associated with reuse, and the loss of National Register designation that would like occur 
with relocation, this was not considered a feasible alternative that would result in less 
environmental effect. 
 

Direct effects resulting from the Proposed Action include the demolition of nine historic structures in the 
UConn National Register Historic District to allow for future development and the loss of an estimated 
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81 parking spaces. The impacts on the historic district will be mitigated through measures that will be 
outlined in a Memorandum of Understanding with the State Historic Preservation Office, which is 
currently being developed jointly by UConn and SHPO. No significant impacts to parking are expected 
since lost parking spaces can be addressed through existing capacity elsewhere on campus. The SCD 
projects will have minimal direct or indirect impacts on traffic operations in and around the UConn 
campus.  
 
The proposed South Campus Development projects will also result in minimal increases in energy and 
utility usage. Adequate capacity exists for the SCD projects’ related utilities and the projects will 
incorporate energy-efficiency provisions consistent with the University’s sustainability initiatives. Given 
the timing of the Connecticut Water Company interconnection, the SCD projects, along with other 
projects currently in or beginning construction, are not anticipated to exacerbate the existing deficiency in 
the University’s water supply system relative to peak day demand. The removal of the cottages will result 
in a minor decrease in water use, and the water usage associated with the Fine Arts Production Facility is 
minor and also represents the consolidation of activities already utilizing the campus water supply. 
Potential construction-related impacts include temporary impacts to vehicle and pedestrian traffic, air 
quality, noise, hazardous materials and solid waste, and stormwater. 
 
The Proposed Action will also result in a slight reduction in stormwater runoff as a result of removal of 
the cottages and construction of the Fine Arts addition, which is to be built over an area that is currently a 
paved cul-de-sac. UConn is updating the Storrs Campus Drainage Master Plan to guide development of 
the UConn campus from a stormwater perspective, including an updated hydrologic analysis of the Mirror 
Lake drainage area, which has experienced an increase in impervious area since the start of UCONN 2000 
as a result of campus projects and off-site development. The updated hydrologic analysis will help guide 
recommendations to address increases in runoff to Mirror Lake associated with past and future campus 
projects, which will be documented in the updated Campus Drainage Master Plan. UConn will also 
coordinate with CTDEEP to develop a long-term strategy to improve the Mirror Lake drainage area.  
 
When considered collectively with other short and long-term planned development on the campus, as 
envisioned by the UConn Campus Master Plan, potential for cumulative effects can be assessed by 
examining those resources where the Proposed Action, when considered with other past, present, and 
reasonably foreseeable actions of the University of Connecticut have the potential for cumulative impact 
to various sectors of the natural and build environment. The cumulative impact analysis focused on 
projects within the August 2013 – 2018 timeframe which are either recently completed, under 
construction, or proposed for construction in the near future. The analysis found that impacts to traffic, as 
measured by level of service at key intersections, are unlikely to occur as a result of the projects within the 
timeframe considered. Longer-term growth of the student population, beyond 2018, will likely result in 
the need for further investigation of the Separatist Road intersection. Parking supply is currently adequate, 
although an increase in campus population in the absence of traffic demand management (TDM) will 
result in conditions where demand exceeds available supply.  
 
Cumulative impacts to energy were assessed in the EIE using electrical, steam, and chilled water demand 
as surrogates. While there is electrical supply available from Eversource, and the actual net electrical 
demand is likely to be less than estimated when the effects of renovation and demolition occurring during 
2013-2018 are taken into account, the projected increase in overall campus electrical demand from new 
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construction illustrates the potential for cumulative impacts to campus energy resources and reliance upon 
energy sources beyond the University-owned CUP. UConn is working to offset energy increases through 
demand mitigation and use of renewable energy, which will also support the goal of a carbon neutral 
campus by 2050. Adequate steam and centralized chilled water utilities are available given the proposed 
expansion in chilled water at the CUP and South Chiller Plant. 
 
Cumulative impacts relative to stormwater and drainage issues are also being addressed through the 
ongoing update of the Storrs Campus Drainage Master Plan and associated hydrologic analysis. Despite 
the anticipated reduction in impervious area and runoff resulting from the proposed SCD projects, 
preliminary findings of the hydrologic analysis indicate that impervious cover in the Mirror Lake drainage 
area has increased by more than eight acres, including off-campus development, since UCONN 2000, 
which has resulted in an increase in flows and volumes of runoff into Mirror Lake. UConn is evaluating 
potential measures to address the hydrologic issues associated with Mirror Lake and the downstream 
Route 195 culverts in the context of the Campus Drainage Master Plan update and other related Mirror 
Lake regulatory requirements (i.e., CTDEEP dam safety compliance) and campus water quality 
improvement initiatives. 
 
The cumulative effects of University actions in the 2013-2018 timeframe on water supply have already 
been assessed through the University’s Water Supply EIE and ROD (Milone & MacBroom, 2012; 2013) 
and revisited in the recent Master Plan. Even with no conservation efforts in place, the Master Plan 
assessment found that the need for additional water supply to address daily demand is not foreseen 
through 2030 and additional supply to address peak demand would only be required after 2025. UConn 
will continue to aggressively implement water conservation efforts on campus to further reduce average 
and peak daily water demand, which could offset the projected shortage in water supply to meet 
anticipated peak daily demands after 2025 under a 30% conservation scenario. These results are consistent 
with the findings of the Water Supply EIE and ROD, when the CWC Connection is incorporated into the 
estimate of available supply.  
 
The University plans to remove nine former faculty houses that are within the University of Connecticut 
National Register Historic District to allow for future development projects. UConn is working with 
SHPO to develop a Memorandum of Understanding (MOU) that will identify mitigation measures to 
offset adverse impacts to historic resources. Mitigation for the cumulative impacts to historic resources 
associated with the removal or relocation of the nine Faculty Row houses will also be addressed through 
the MOU between the University and SHPO (See Appendix C) . 
 
The Proposed Action, as well as other projects undertaken or planned as part of UConn 2000, UConn 21st 
Century, and NextGenCT, all support goals of improved student opportunity and economic growth for 
the State of Connecticut. While the cost of attendance at UConn has risen over the past 2 decades, the 
University is consistent with peer institutions on many assessments of affordability and in general has 
improved the student experience at UConn as demonstrated by increased retention and graduation rates. 
The two prior initiatives have resulted in a net economic benefit to the local community and the State and 
NextGenCT is anticipated to produce similar cumulative economic benefits.  
 
Anticipated impacts and proposed mitigation measures to avoid, minimize, or offset potential adverse 
impacts are summarized in Table ES-1.    
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Table ES-1. Summary of Impacts and Proposed Mitigation

Resource Category Impacts Proposed Mitigation
Traffic, Parking, and 
Circulation 

Minimal new vehicle trips with no 
adverse impact on traffic 
operations in and around the 
UConn campus 
No impact on transit service. 
Loss of an estimated 81 existing 
parking spaces in the South 
Campus area. The loss of parking 
will be offset in the short-term 
through re-distribution of parking 
to other lots on campus.  
Potential spill-over parking 
impacts on adjacent Town 
parking lots and streets 

A proposed South Campus parking garage 
located off of Bolton Road, as identified in the 
Campus Master Plan, would provide long-term 
mitigation for the loss of parking associated 
with the SCD. 
Other roadway changes identified in the Master 
Plan to improve campus traffic circulation 
include connection of Bolton Road and South 
Eagleville Road and the extension of Whitney 
Road to Hillside Road. 
Parking enforcement on campus to mitigate 
potential spill-over parking impacts. 
The use of Transportation Demand 
Management (TDM) approaches is anticipated 
to reduce long-term parking demand by 
encouraging alternative public transit and 
carpooling/ridesharing options. 
Combination of reassignment of parking 
permit spaces, availability of spaces in campus 
parking garages, increasing use of other 
transportation modes, and  implementation of 
TDM measures mentioned above. 

Air Quality No new stationary sources of 
emissions.  
Elimination of existing stationary 
sources associates with the 9 
cottages. 

None  

Noise Consistent with residential 
setting. 

None 

Water Resources  Improved quality of stormwater 
discharges to Mirror Lake. 
Reduction in impervious area and 
stormwater runoff to Mirror 
Lake. 
No direct flooding impacts; 
project area is located outside of 
mapped flood hazard areas. 

Stormwater management system designs will be 
consistent with the CTDEEP Connecticut 
Stormwater Quality Manual (as amended), the 
CTDEEP Construction Stormwater General 
Permit, and CTDEEP Flood Management 
Certification requirements. 
UConn is evaluating potential measures to 
address the hydrologic issues in the Mirror 
Lake drainage area in the context of the 
Campus Drainage Master Plan update and 
other related Mirror Lake regulatory 
requirements (i.e., CTDEEP dam safety 
compliance) and campus water quality 
improvement initiatives.  

Fine Arts Production Facility 
No detention or infiltration is proposed since 
the project would result in a net reduction in 
impervious cover and the site soils are not 
conducive to infiltration. 
The drainage system will include deep sump 
catch basins and a hydrodynamic separator or 
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Table ES-1. Summary of Impacts and Proposed Mitigation

Resource Category Impacts Proposed Mitigation
similar underground water quality structure to 
treat runoff from the parking lot adjacent to the 
Fine Arts Production Facility.  
Non-structural source controls and pollution 
prevention measures (parking lot sweeping, 
catch basin cleaning, drainage system and 
stormwater treatment system operation and 
maintenance, etc.) will be implemented. 

Wetlands, 
Watercourses, and 
Natural Communities 

No threatened/endangered 
species. 
No wetlands. 

None 

Cultural Resources Removal of nine contributing 
structures, originally built for 
faculty housing, in the UConn 
National Register Historic 
District. 
Asbestos containing materials 
(ACM) and other hazardous 
building materials in the historic 
residential structures proposed 
for demolition, including PCB-
containing light ballasts and other 
regulated waste materials. 
Lead-impacted soils around the 
historic residential structures. 

Developing Memorandum of Understanding 
with the State Historic Preservation Office to 
mitigate removal of the nine Faculty Row 
houses that are slated for removal or relocation 
to allow for the development/redevelopment 
of the South Campus as envisioned by the 
Campus Master Plan. 
Refer to mitigation measures for Solid Waste 
and Hazardous Substances relative to the 
management and disposal of hazardous 
building materials associated with the historic 
structures, including lead-impacted soils. 

Visual and Aesthetic 
Character 

New construction will be 
consistent with current visual 
setting. 
Existing cottages are no longer 
consistent with the scale of 
buildings in the South Campus 
area. 

None 

Geology, Topography, 
and Soils 

No unique features or farmland 
soils. 
Lead-impacted soils around the 
historic residential structures. 

If needed, development of a soil management 
plan to address potential fill material or other 
impacted soils encountered during 
construction. 
Soil remediation may be necessary for lead-
impacted soils around the historic residential 
structures prior to demolition. 

Utilities and Services 
 

Adequate capacity exists or will 
be provided by the South Campus 
Development projects relative to 
electrical service, emergency 
power, telecommunications, 
steam, sanitary sewers and 
wastewater treatment, and natural 
gas.  
The University will meet its 
overall peak water demands, 
including for the South Campus 

Demand mitigation or increased internal 
electrical supply will be needed to reduce 
dependencies on electricity from Eversource. 
The building construction will incorporate best 
practices of sustainability with a minimum goal 
of Leadership in Energy & Environmental 
Design (LEED) Silver. The project design will 
also address the guidelines and requirements of 
the Connecticut High Performance Building 
Standards, as well as strategies and 
recommendations promoted by the UConn 
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Table ES-1. Summary of Impacts and Proposed Mitigation

Resource Category Impacts Proposed Mitigation
Development projects, by 
augmenting its supply with the 
additional supply to be provided 
pursuant to an executed 
agreement to interconnect with 
the Connecticut Water Company 
(CWC). The CWC 
interconnection is planned to 
come online no later than by the 
end of 2016. The Proposed 
Action, along with other projects 
currently in or beginning 
construction, could marginally 
exacerbate the existing deficiency 
in the system relative to peak day 
demand until the CWC 
interconnection is available. 
Construction of the Fine Arts 
Production Facility and removal 
of the nine cottages will reduce 
existing impervious area. 
Reduction in impervious area and 
stormwater runoff to Mirror 
Lake. 

Climate Action Plan and other ongoing energy 
efficiency and sustainability initiatives at the 
Storrs campus. 
Should the South Campus Development 
projects be completed prior to completion of 
the CWC interconnection, mitigation would 
consist of continuing to promote water 
conservation throughout the system.  
Stormwater management system designs will be 
consistent with the CTDEEP Connecticut 
Stormwater Quality Manual (as amended), the 
CTDEEP Construction Stormwater General 
Permit, and CTDEEP Flood Management 
Certification requirements (refer to the Water 
Resources section above for specific 
stormwater management design elements).  
UConn is evaluating potential measures to 
address the hydrologic issues in the Mirror 
Lake drainage area in the context of the 
Campus Drainage Master Plan update and 
other related Mirror Lake regulatory 
requirements (i.e., CTDEEP dam safety 
compliance) and campus water quality 
improvement initiatives. 

 
Public Health and 
Safety 

Sufficient Public Health & Safety 
services are in place for students, 
faculty, staff, and visitors. 

None 

Solid Waste and 
Hazardous Substances 

Solid waste generated by the 
proposed facility is consistent 
with existing waste streams on 
campus. 
Asbestos containing materials 
(ACM) and other hazardous 
building materials in the historic 
residential structures proposed 
for demolition, including PCB-
containing light ballasts and other 
regulated waste materials. 
Lead-impacted soils around the 
historic residential structures. 

Prior to demolition, a Connecticut-licensed 
asbestos abatement contractor should be 
retained to remove ACM that may be impacted 
by demolition activities. 
Prior to demolition, a qualified contractor 
should be retained to properly remove and 
dispose of the identified hazardous building 
materials and universal wastes that may be 
impacted by demolition activities.   
A qualified contractor should be utilized to 
ensure that lead based paint is properly 
managed and disposed of when the buildings 
are demolished.   
Prior to the disposal of materials generated 
during building demolition, lead coated 
materials should be subject to TCLP analysis to 
evaluate whether the waste streams must be 
disposed as a lead hazardous material or as 
general construction debris.  
Soil remediation may be necessary for lead-
impacted soils around the historic residential 
structures prior to demolition. 
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Table ES-1. Summary of Impacts and Proposed Mitigation

Resource Category Impacts Proposed Mitigation
Socioeconomics Anticipated socioeconomic 

benefit at the campus, local, and 
state levels. 

None 

Land Use Planning Consistent with campus, local, 
regional, and state plans. 

None 

Construction Period
Traffic, Parking, and 
Circulation 

Minor, temporary disruptions to 
traffic in the immediate area of 
construction. 

Use of construction-phase traffic management 
measures to maintain efficient traffic operations 
during the construction period including 
construction phasing to minimize disruptions 
to traffic, signage, and detours. 
UConn has established contractor parking 
restrictions which require constructor parking 
to be at the Depot Campus of Bergin Property 
(both on Route 44) during the academic year 
and at perimeter, on-campus lots, outside of the 
academic year, with the exception of 3 parking 
spaces allowed on campus at construction field 
offices.   
UConn has restricted construction vehicle 
access from the following local roads: 
Hillyndale Road, Eastwood Road, Westwood 
Road, Hillside Circle, Hunting Lodge Road, 
Separatist Road, and North Eagleville Road. 

Air Quality Construction activities may result 
in short-term impacts to ambient 
air quality due to direct emissions 
from construction equipment and 
fugitive dust emissions. 

Contractors will be required to comply with air 
pollution control requirements in UConn 
Environmental, Health, and Safety Policies, 
Regulations, and Rules for Construction, Service, and 
Maintenance Contractors, including reference to 
such requirements in contract documents. 
Ensure proper operation and maintenance of 
construction equipment. 
Limit idling of construction vehicles and 
equipment to three minutes. 
Implement traffic management measures during 
construction. 
Implement appropriate controls to prevent the 
generation and mobilization of dust. 

Noise 
 
 
 
 
 
 
 
 
 

Heavy construction equipment 
associated with site development 
may result in temporary increases 
in noise levels in the immediate 
area of construction. 

Contractors will be required to comply with 
noise control requirements in UConn 
Environmental, Health, and Safety Policies, 
Regulations, and Rules for Construction, Service, and 
Maintenance Contractors, including reference to 
such requirements in contract documents. 
Ensure proper operation and maintenance of 
construction equipment. 
Construction contractors should make every 
reasonable effort to limit construction noise 
impacts. 
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Table ES-1. Summary of Impacts and Proposed Mitigation

Resource Category Impacts Proposed Mitigation
Stormwater and Water 
Quality 

Exposure of soil increases 
potential for erosion and 
sedimentation. 

Use of appropriate erosion and sediment 
controls during construction, consistent with 
the 2002 Connecticut Guidelines for Soil Erosion and 
Sediment Control (as amended) and the August 
21, 2013 General Permit for Stormwater and 
Dewatering Wastewaters from Construction Activities. 

Hazardous Materials 
and Solid Waste 

Temporary on-site storage and 
use of fuels and other materials 
associated with construction 
vehicles and equipment. 
Generation of solid waste 
including construction and 
demolition debris. 
Asbestos containing materials 
(ACM) and other hazardous 
building materials in the historic 
residential structures proposed 
for demolition, including PCB-
containing light ballasts and other 
regulated waste materials. 
Lead-impacted soils around the 
historic residential structures. 

Contractors will be required to comply with 
requirements for construction-related 
hazardous materials and solid waste in UConn 
Environmental, Health, and Safety Policies, 
Regulations, and Rules for Construction, Service, and 
Maintenance Contractors, including reference to 
such requirements in contract documents. 
If needed, development of a soil management 
plan to address potential fill material or other 
impacted soils encountered during 
construction. 
Hazardous or regulated materials or subsurface 
contamination encountered during construction 
will be characterized, managed, and disposed of 
in accordance with the soil management plan 
and applicable state and federal regulations. 
Construction-related solid waste will be handled 
and disposed of in a manner that meets current 
regulations and University standards. 
Construction and demolition debris will be 
managed in accordance with applicable state 
and federal regulations and the University’s 
contractor policies. 
The feasibility of material reuse/recycling will 
be assessed during construction. 
Refer to mitigation measures for Solid Waste 
and Hazardous Substances relative to the 
management and disposal of hazardous 
building materials associated with the historic 
structures, including lead-impacted soils. 

 
  









 

Department of Planning and Development

 

Date: February 11, 2016 

To: Planning and Zoning Commission 

From: Linda M. Painter, AICP, Director 

Subject: UConn Student Recreation Center Scoping 
  

The University of Connecticut is proposing to construct a new 200,000 square foot student recreation 
center on the site of the Connecticut Commons residence halls on Hillside and Whitney Roads.  This action 
would result in the loss of 435 beds; however, the new STEM residence hall will be completed by the fall of 
2016.  This residence hall will have 725 beds, resulting in a net increase of 290 beds even with the 
elimination of Connecticut Commons. UConn has identified a goal of having the student recreation center 
achieve a LEED Gold certification. 

A site location map and conceptual site layout plan are attached to this memo for your information. 

Scoping Meeting and Comment Deadline 
The public scoping meeting for this project is scheduled for February 18, 2016.  The scoping process 
provides the Town with the opportunity to identify specific issues that we would like UConn to consider as 
they determine whether an Environmental Impact Evaluation (EIE). Written comments must be submitted 
by March 3, 2016.   

Potential Impacts 

As the scoping presentation is not scheduled until after the Commission’s meeting, there is limited 
information for staff to review.  However, given the location of the proposed project, the fact that it is 
designed to serve the student population and that it entails redevelopment of an existing site, the project is 
not expected to have significant traffic impacts off-campus.   

It should also be noted that the UConn Master Plan identified two potential sites for the student recreation 
center on Hillside Road, which is intended to be transformed into a “Vibrant Student Hub”: Y lot (located 
to the rear of the South Campus Residence Halls) and the site of the current fieldhouse adjacent to Gampel 
Pavilion.  The Connecticut Commons site was identified for redevelopment with approximately 210,000 
square feet of housing (estimated at 700 beds).  While the site selected is consistent with the goal of creating 
a vibrant student hub on Hillside Road, it will result in the loss of on-campus housing.  

There will be a net increase in on-campus beds when the new STEM residence hall is completed; however, 
there will only be an increase of 290 beds instead of the 725 originally anticipated due to the demolition of 
435 beds at Connecticut Commons.  The loss of 435 beds at Connecticut Commons is also magnified by 
the decision to remove a proposed 650 bed Honors Residence Hall from the South Campus Development 
EIE.   

Given recent growth at the university, continued expansion of on-campus housing was a priority addressed 
in the Mansfield Tomorrow POCD.  Specifically, Goal 7.3, Strategy C, Action 2 states: “Continue to 
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encourage UConn to house an average of 70% of undergraduates in on-campus housing over each five-year 
period.”  The UConn Master Plan included the following language as part of the executive summary:  “The 
need for quality, affordable campus housing to accommodate current and future enrollment drives the need 
for housing expansion and modernization. At present, the new STEM Residence Hall in the hilltop 
residential quad is under construction and the new Honors Residence Hal by Mirror Lake is in the design 
phase.  Additional sites for residence halls have been identified in the Master Plan. The size and timing of 
these projects will be carefully coordinated with enrollment growth and a larger strategy for rehabilitation 
and modernization of existing residence halls.” 

The following table identifies enrollment growth over the past five years: 

Academic 
Year 

Undergrad 
FT 

Undergrad
PT 

Total 
Undergrad 

Total 
Grad 

Total 
Enrollment 

Students 
Living On 
Campus 

Fall 2010 16,614 717 17,331 4,172 21,503 12,546

Spring 2011 16,028 801 16,829 3,907 20,736 12,121

Fall 2011 17,057 751 17,808 4,202 22,010 12,341

Spring 2012 16,452 832 17,284 3,913 21,197 12,220

Fall 2012 16,727 790 17,517 4,168 21,685 12,469

Spring 2013 16,065 927 16,992 3,941 20,933 11,625

Fall 2013 17,219 807 18,026 4,122 22,148 12,668

Spring 2014 16,698 877 17,575 3,969 21,544 12,199

Fall 2014 17,900 492 18,392 4,191 22,583 12,711

Spring 2015 16,947 803 17,750 4,139 21,889 12,089

Fall 2015 18,129 691 18,820 4,390 23,210 12,723

 

In summary, while full-time undergraduate enrollment has increased by 1,515 students (9%) over the last 
five years, the number of students living on campus has only increased by 177 students (1%).  It should be 
noted that the number of undergraduate students housed on campus has increased by 436 students (3.5%) 
due to a shift away from on-campus graduate student housing.  This shift has helped UConn to maintain its 
average of housing 70% of undergraduates on campus based on full-time undergraduate enrollment.  

Draft Comments 

If the Commission wishes to comment as part of the scoping process, comments could include: 
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 Support for LEED Gold certification and implementation of strategies recommended in the 
Sustainability Framework Plan adopted as part of the larger campus master plan. 

 Concern regarding timing of additional housing construction should enrollment continue to grow as 
projected by the NextGenCT initiative.  Comment should include references from both the UConn 
Master Plan and Mansfield Tomorrow and identify concerns regarding off-campus impacts. 

 Support for use of Low-Impact Development and Green Infrastructure practices to improve 
stormwater quality and reduce impacts to the Willimantic and Fenton River watersheds. 

Recommendation 
If the Commission would like to comment on the scoping for the Student Recreation Center, the following 
motion would be in order: 
 

___________ MOVES, ________ seconds to authorize the Chair to co-endorse a letter to the University 
of Connecticut with the Mayor regarding the Student Recreation Center scoping process. The 
recommended comments contained in the February 11, 2016 memo of the Director of Planning and 
Development shall be used as the basis for this letter along with any additional comments identified by the 
Town Council. 

 

If the Commission identifies additional/different comments, the following motion would be in order:  

___________ MOVES, ________ seconds to authorize the Chair to co-endorse a letter to the University 
of Connecticut with the Mayor regarding the Student Recreation Center scoping process. The 
recommended comments contained in the February 11, 2016 memo of the Director of Planning and 
Development shall be used as the basis for this letter with the following modifications: 
      
      
      

The Chair is also authorized to endorse any additional comments identified by the Town Council. 
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Town of Mansfield
Department of Planning and Development 

Date:  February 11, 2016 

To:  Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Subject: Director’s Report 

If there are any other items or questions, I will address them at the February 16th meeting. 
 
Housing 
 
 Ad Hoc Committee on Rental Housing Regulation and Enforcement.  The Ad Hoc committee held 

their first meeting on February 10th at 5:30 p.m. in the Senior Center dining room.  The 
next meeting is scheduled for March 9, 2016 at 5:30 p.m. in the Town Council Chambers.  
Commission members are welcome to attend and participate in discussion. 

 
Infrastructure and Transportation 
 

 Four Corners Sanitary Sewer Project.  The EIE is available on-line for review at 
http://www.ct.gov/deep/cwp/view.asp?a=2719&q=382742&depNav_GID=1654. A 
public hearing has been scheduled for March 8th at 7:00 p.m. in the Town Council 
Chambers.  The public comment period closes on March 18, 2016.  If the Commission 
would like to submit formal comments on the EIE, it can be placed on the March 7th agenda 
for discussion. 
 

 Bicycle and Pedestrian Master Plan.  Bike Mansfield hosted a kick-off meeting on February 4th 
for the creation of a bicycle and pedestrian master plan. The meeting was attended by 
representatives of various advisory committees as well as interested residents. 
 

 Ravine Road.  The gravel portion of Ravine Road has been closed since last March due to 
safety concerns.  The Town Council is currently considering whether to repair the road and 
reopen it to traffic or discontinue the gravel portion of the roadway.  At this time, no PZC 
action is needed. 
 

Public Facilities 
 The Region 19 Board of Education retained a consultant to develop options for improving 

the agricultural science and theater facilities at E.O. Smith High School.  Three alternatives 
were identified, including one which would involve construction of a new, 3-story high 
school on the site of the parking lot along Storrs Road, demolition of the existing building 
and construction of a new surface parking lot to the rear of the new school.  After 
consideration of these alternatives, the BOE directed the superintendent to contact UConn 
to see if the university would be interested in acquiring the school’s current property and 
whether they had any property that could be used for construction of a new school. 
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