Economic Development Commission
March 18, 2021, 6:00 PM
Virtual Meeting
Mansfield, CT
Page

REVISED AGENDA
The packet for this meeting is available at https://mansfield.civicweb.net/documents/26265

CHANGES TO MEETING PROCEDURES DUE TO COVID-19
In accordance with Governor Lamont's Executive Order 7B and social distancing requirements
recommended by the CDC to slow community spread of COVID-19, this meeting is physically
closed to the public. The public may listen to the meeting live by calling [1-571-317-3122] and
using access code [114-606-693]. Additionally, an archive recording of the meeting will be
made available at https://mansfieldct.gov/video for 12 months.
Public Comment will be accepted by email at MDP@mansfieldct.org or by USPS mail and must
be received prior to the meeting.

1.

CALL TO ORDER AND ROLL CALL

2.

OPPORTUNITY FOR PUBLIC COMMENT

3.

APPROVAL OF MINUTES
A.

4.

02-18-2021 DRAFT MINUTES

3-6

DISCUSSION ITEMS AT MEETING
The following will be the focus of discussion for this meeting
A.

Presentation- J.E Shepard Property

B.

Discussion of Referral from PZC re: Temporary Extension of
Outdoor Dinning Provisions

7-8

P907-50 Zoning Regulation Amendment- March 2021

C.

Recommendation of member to the Water System Advisory
Committee to Town Committee on Committees

9 - 12

MOA - Town-CTWater

D.

Approval of By- Laws

13 - 16

By-Laws

5.

OTHER BUSINESS
A.

Member Updates

B.

Staff Updates

C.

Business Updates (Openings/Closings)
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D.

Housing Updates

E.

EDC Calendar

17 - 18

EDC Agenda Item Calendar.docx 2021

6.

COMMUNICATIONS
A.

EDC Position Letter on Housing Initiatives

19 - 20

Position Letter to PZC

B.

EDC Letter on Agbotic Smart Farm Proposal

21 - 22

Agbotic Smart Farms

C.

Publicsquare Articles (PSQ) : 02-09-2021

23 - 31

Mixed used developments
Suburban malls at the Crossroads

D.

Newsletter- Mansfield Public Schools

32 - 33

Newsletter- Passion Project

E.

The Chronicle : 03-10-2021

34

Sam's Food Stores

7.

8.

FUTURE MEETINGS
A.

Upcoming Meeting Schedule
• Next regular monthly meeting is scheduled for April 15, 2021
at 6:00 pm

B.

Future Meeting Topic
• Election of Chair, Vice Chair and Secretary
• Haven Campus Communities Proposal- tentatively in April
2021

ADJOURNMENT
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Members Present: Chair S. Ferrigno, C. Chukwuogor, L. Watson, M. Hirschorn, W. Okeson,
Ex-Officio Members Present: A. Moran
Ex-Officio Members Absent: B. Shaiken
Members Absent: D. Fecho
Staff Present: C. van Zelm, Executive Director- Mansfield Downtown Partnership, L. PainterDirector of Planning and Zoning Department, and M. Ollennu- Administrative Assistant,
Mansfield Downtown Partnership
Guests: R. Aylesworth (Town Manager) and John Prete, Agbotic Smart Farm

Chair Ferrigno called the meeting to order at 6:06 p.m.

None.

Motion to approve the November 17, 2020 and January 21, 2021 minutes respectively.
Hirschorn MOVED, Watson seconded, motion PASSED unanimously.

John Prete, a Connecticut lifelong resident, took members through a presentation on
technological advancements in agriculture to enhance global food security sustainability.
Agbotic, which is largely focused on organic farming, is applying for a special permit to create
six greenhouses in Mansfield off of Browns Road. The greenhouses will be powered by robotics
and artificial intelligence to produce vegetables. Prete said the greenhouses are expected to
create 12 jobs. Agbotic has a facility in Sacketts Harbor, NY.
Prior to the pandemic, Agbotic was distributing almost 80% of their products directly to
restaurants, but are now mainly distributing to grocery stores and educational institutions. In
explaining the benefits of the proposal to members of the Economic Development Commission
(EDC), Prete emphasized the unique educational value of the greenhouses to UConn, E.O
Smith High School amongst others, opportunities for internship by locals, job creation and an
increased tax base for Mansfield.
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After the presentation, members asked questions about the impacts of the business on other
farms and agricultural entities, particularly CSAs (Community Supported Agriculture); what
percentage of distribution will be earmarked for local grocers; what arrangements have been
made so far with local grocers and shops; the toll on the roads by large trucks; why Mansfield
was chosen for this project; and whether the preexisting aesthetics of the land off Brown’s Road
will be marred by these structures.
In answering the above questions, Mr. Prete talked about the company’s objective to include
more local stores for the distribution of its products, his limited knowledge on CSA’s and his plan
to meet with them in the near future. On the toll of Mansfield’s narrow roads by large trucks and
ways to maintain the already existing aesthetics, he talked about reducing the axle load and
using smaller box trucks to transport goods. He also stressed that the greenhouses will be
located at the furthest part of the property and will not be visible from the road. On choosing
Mansfield for this Smart Farm project, Mr. Prete praised the Town’s overall attractiveness in
having everything needed for the success of the project; significant size of space needed, a
potential university to partner with, and the welcoming nature of residents. To conclude, he
talked about continuing the existing partnership with the Stearns family and leaving the bulk of
the land as is with no plans for any new developments in the foreseeable future.
In conclusion, Ferrigno asked Mr. Prete if he needs any support from the EDC. Mr. Prete
thanked members of the EDC and commented on the help Painter and the staff at the Planning
and Zoning Department have given to him so far. Aylesworth also thanked Mr. Prete for the
presentation and wished him well. Mr. Prete left the meeting.
Chair Ferrigno suggested the drafting of a motion to the Planning and Zoning Commission on
the EDC’s position on the Smart Farm proposal and solicited comments and suggestions from
members. Hirschorn suggested outreach to the CSAs in order to gauge their stance on the
project and to include the thoughts of the Agriculture Committee. Chukwuogor opined that it is
important to support investors who are proposing projects that meet the Town’s economic
development goals.
Chukwuogor MOVED, Hirschorn seconded to have Ferrigno draft a letter to the Planning and
Zoning Commission (PZC) in support of the Smart Farm proposal. Motion PASSED
unanimously.
Van Zelm updated members on the EDC’s upcoming presentation to the Town Council. She
touched briefly on some of the EDC’s activities such as the Covid 19 support to businesses,
ongoing work on the Opportunity Zone in partnership with AdvanceCT, and the continued efforts
to meet with prospective developers and businesses throughout the year. She shared
developments on the gateway signage project and signage for the entire Town, the Economic
Vitality Action Plan, community events calendar, supporting other groups such as the Taste of
Mansfield, and the proposed budget to support economic development in Mansfield. The were
no suggested changes to the presentation.
Ferrigno asked for a motion to approve the presentation of a position letter from the EDC to the
Planning and Zoning Commission on multi-family housing. Watson MOVED, Hirschorn
seconded to approve the letter. Motion PASSED unanimously.
Watson commented on edits proposed at the February meeting. He suggested including text
that would allow for maintaining remote meetings into the future backed by State orders, and as
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needed. Moran said a Town ordinance includes language that provide for removal of Committee
or Commission members if they miss three consecutive meetings. Aylesworth suggested that
the existing language be maintained as needed reviews can be done in future for subsequent
By-Laws. Van Zelm will send a copy of the relevant ordinance to the EDC. Members agreed to
vote on the draft at the next meeting.

Ferrigno updated members on his outreach to possible new members. He asked members to
reach out to other people who will be valuable additions to the EDC.
Van Zelm noted that proposed wellness facility, discussed in the last meeting, is not moving
forward at this time.
None noted
Painter briefed members on the Planning and Zoning Department’s special permit application
for the J. E Shepard Property. She pointed out that the application has been referred to various
committees, commissions, and staff including the EDC with a public hearing schedule for April
19, 2021 at 6:30 p.m. Two other potential applications will also be forwarded to the EDC for
comments.
There was no discussion on the calendar.

All noted

Next regular meeting is scheduled for March 18, 2021 at 6:00 p.m.
Ferrigno informed members that the March 18, 2021 meeting will tentatively include a
presentation on the J.E Shepard property.

Ferrigno adjourned the meeting at 7:30 p.m.

Respectfully submitted by:
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Mary Ahima Ollennu
Administrative Assistant
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Town of Mansfield
Planning and Zoning Commission

APPLICATION REFERRAL
March 16, 2021
To:

Departmental/Agency Review

☒ Public Works (Asst. Town
Engineer)
☒ Fire (Fire Marshal)
☒ Eastern Highlands Health District
☐
☒
☐
☒
☒

From:

WRTD
Town Attorney
Inland Wetlands Agent
Town Clerk
Building Official

Commission/Committee Review
☒

Town Council

☐
☒

Conservation Commission
Economic Development
Commission
Agriculture Committee
Parks and Natural Resources
PZC Design Review Panel
Recreation Advisory Committee
Sustainability Committee
Traffic Authority
Transportation Advisory Committee

☐
☐
☐
☐
☐
☐
☐

Linda Painter, Director of Planning and Development

The Planning and Zoning Commission has initiated a Zoning Text Amendment and will
consider the amendment at a Public Hearing on Monday, April 5, 2021. Please review the
application and reply with any comments to planzonedept@mansfieldct.org. Comments
received by 12:00 noon on Thursday, March 18, 2021 will be included in the agenda packet.
Comments received after this date and time will be provided to the Commission upon receipt
provided the comments are received prior to the close of the public hearing. For more
information, please contact the Planning Office at 429-3330.

Application Information
PZC File Number:

P907-50

Applicant(s):

PZC Initiated Amendment to Zoning Regulations

Proposed Use/Change:

Temporary Extension of Outdoor Dining Provisions

Location:

Town-wide

Zoning District:

Any district in which an eating and drinking establishment is
located

Digital copies of application materials are attached for your use; hard copies are available in the
Planning Office if needed.

Audrey P. Beck Building  4 South Eagleville Road, Mansfield, CT 06268  860.429.3330  mansfieldct.gov
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PZC Regulatory Review Committee
Proposed Amendments to Zoning Regulations
Draft ▪ March 11, 2020

TEMPORARY EXTENSION OF OUTDOOR DINING PROVISIONS
The following amendments are proposed to authorize the extension of outdoor dining permits
associated with eating and drinking establishments that were approved in the Spring of 2020
pursuant to the provisions for outdoor dining established in Executive Order MM, which is due to
expire on April 19, 2021. While the state has authorized restaurants to operate at 100%
capacity; social distancing requirements remain in effect, effectively reducing occupancy within
restaurants to less than 100% of capacity. With nice weather coming, the need for outdoor
dining will continue to exist for restaurants until such time as all capacity restrictions are lifted.

Proposed Changes to Article 7, Section D.7 (Accessory Buildings and uses)
Add new subsection (i) as follows:
i.

Temporary Outdoor Dining Activities shall be permitted as accessory to all eating and
drinking establishments subject to the approval of a special application for temporary
outdoor dining or retail activities consistent with the process set forth in Governor Ned
Lamont’s Executive Order No. 7MM as extended by His Executive Orders 9K and 10A.
Approvals issued pursuant to this section shall be valid through December 31, 2021 and
shall not be interpreted to create any nonconforming rights. This section shall expire on
December 31, 2021.

Audrey P. Beck Building  4 South Eagleville Road, Mansfield, CT 06268  860.429.3330  mansfieldct.gov
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?rrrrdiritiiglgg
Water System Advisory Committee
Memorandum of Agreement

in accordance with the terms of the Water Supply De?nitive Agreement (“Agreement”)
dated January 21, 2014, between The Connecticut Water Company (“CWC”)and the
Town of Mansfield, the parties have agreed to establish a Water System Advisory
Committee (“AdvisoryCommittee”) to provide local input and ensure communication
and collaboration relating to the water system, system improvements, local planning,
economic development, water and land conservation, and environmental stewardship.
The water system shall include the Capital Improvements as defined in the Agreement
to extend waterfront Tolland to the University and Mansfield, including the Four Corners
area, and the Existing infrastructure that has been used by the University to provide
water service to customers in the Town of Mansfield prior to the Company providing
service for the Town The system improvements shall include equipment, modi?cations
and all work by the CWC in connection with the CWC system to meet all CWC
obligations under the Agreement.
it is agreed that the Advisory Committee shall be established and operated in
accordance with the following guidelines:

A. Committee Membership and Terms
1) The CWC willconvene a Water System Advisory Committee, and shall invite
representatives of the Town, UConn, adjacent municipalities, regional planning
agencies, and other stakeholders as follows:
a.

Mans?eldfour representatives,
-

0

a
0

all of whom shall be Mansfield residents:

One shall be from the Conservation Commission;
One from Economic Development Commission;
One member from the Planning &Zoning Commission or a representative
of a Mansfield board or commission as selected by the Council; and

One Mansfield resident as appointed by the Town Council;

b. The towns of Coventry, Tolland, Willington, and Windham
representative each;
c. The University of Connecticut

—

-

one

one representative;

d. The Executive Director of the Capitol Region Council of Governments or
designee;
his/her staff
e. The Director of the Eastern Highlands Health District or his/her staff designee;
and
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f. One representative from each of the following environmental organizations:
- Willimantic River Alliance
o

Joshua's Trust

2) The selection of the members willbe decided by each community or

organization; a diverse representation of municipal, residential, business and
industrial customers and various stakeholder interests is encouraged.
3) Each representative of the Advisory Committee shall serve a term of two (2)
years. There is no limiton the number of terms which a representative may
serve. A member's term on the Advisory Committee may be terminated if the

individual‘s repeated lack of attendance impedes the ability of the Committtee to
perform their duties.
4) Whenever a member resigns or is removed from the Advisory Committee the
municipalityor organization which that member represented shall select a
replacement in a manner that the municipality or organization deems proper.
B. Role of the Advisory Committee
1) The Advisory Committee shall:
a. Advise the CWC in connection with the supply of Potable Water and the
operation, expansion and integration of the CWC System;

b. Provide informationregarding plans and regulations of local land use
commissions, consistency of proposals with the Plan of Conservation and
Development, and future water supply needs that should be considered in the
CWC Water Supply Plan;
c. Make recommendations of best management practices, including but not
limited to water conservation programs, and shall work cooperatively with the
CWC in the implementation thereof; and

d. Serve in an advisory role and shall not approve or deny specific projects or
otherwise limitthe CWC’s ability to perform their obligations under the
Agreement with the Town or the University or to comply with other statutes or
regulations.
2) The Advisory Committee shall be aclvisory—only in nature. The Advisory
Committee shall conduct its work in a manner which is prudently expeditious and
which neither unreasonably delays nor withholds review.
3) The Advisory Committee shall receive, review and report to the Mansfield
Director of Planning on the following requests for water service in Mansfield:
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a. Connections to the CWC System in Mansfield, whether a new use or change
to existing use, that require a change in zoning or approval by a local land
use commission; and
b. Any extension of the CWC System in Mans?eld after the Completion Date
4) The Mansfield Director of Planning shall advise the CWC and the Advisory
Committee chair of a request for water service that requires review by the
AdvisoryCommittee with information on when such application will be heard
before the applicable local land use commission and the statutory deadlines for
action by the commission. The Advisory Committee shall meet and provide any

recommendations regarding such requests in a way that neither unreasonably
delays nor withholds review.
No local land use commission will be required to delay action on an application
that would conflict with statutory deadlines for action because the Advisory
Committee has not provided their recommendation. Ifthe Advisory Committee
has not commented with suf?cient time for the commission to act in accordance
with their statutory deadlines, then the Advisory Committee shall be deemed to
have waived the opportunity to comment on that application.
5) The CWC shall advise the Advisory Committee in advance of ?ling of any
application for a general rate increase with PURA that would impact the
customers in Mansfield or other Advisory Committee member towns.

. Meetings
1) For two years beginning no later than July 1, 2014, as the Capital improvements,
as defined in the Agreement are designed and constructed, the Advisory
Committee will meet at least quarterly. Thereafter, the Committee shall meet as
needed to provide for the timely review of applications under consideration by
Mansfield land use commissions but no less frequently than semi-annually. By
majority vote, the Advisory Committee may schedule additional meetings.

2) The time and location of the meetings shall be determined by the Advisory
Committee, with notice of all meetings of the Advisory Committee provided on
the CWC’s website with copies provided to the Mansfield Town Clerk.
3) Meetings shall be open to the public and there shall be an opportunity for public
comment provided at each meeting.
4) All meeting materials shall be publicly available except materials deemed to be
security sensitive pursuant to Connecticut General Statutes Section 1-200(6)(c).
The CWC reserves the right to restrict public access to any discussions or
materials that would otherwise be protected as security sensitive.

5) The Advisory Committee shall adopt and may amend such rules of procedure for
the conduct of its affairs as it deems appropriate to fulfillits duties. The Advisory
Committee shall elect a chair and vice chair, with the chair being one of the
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representatives designated by Mansfield. Theprocedure for establishing a
quorum and conduct of meetings shall be consistent with Roberts Rules of Order.
6) A majority of the members of the Advisory Committee constitutes a quorum for
taking any action. The vote of the majority of the members present at a meeting
at which a quorum is present constitutes an act of the Advisory Committee.

7) An affirmative act of the Advisory Committee shall be recorded and shall be
required in order to approve any matter that is before it. The absence of a
quorum or a failure of the Advisory Committee to vote for a recommendation
on a matter shall not preclude or delay action by the CWC, or any local
board or commission.
INWITNESS of the foregoing, the Parties have executed this Memorandum of
Agreement by their duly authorized officers as of the date first set forth above.
TOWN OF

ANSFIEL ,C

4/-’
/

By:

Name:
Title:

Matthew .Hart
Town Manager

‘Name:
Title:

NNECTICUT

A

'

rnburg

e

President & CEO
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March 10, 2021 FINAL DRAFT

BYLAWS
Of
MANSFIELD ECONOMIC DEVELOPMENT COMMISSION
Effective ________2021

ARTICLE I
Purpose and Authorization
The objectives and purposes of the Economic Development Commission
(“Commission”) of Mansfield, Connecticut are those set forth in Chapter 17: Economic
Development Commission of the Town of Mansfield Code of Ordinances. The
Commission may accept other responsibilities as assigned to the Commission by the
Mansfield Town Council.
ARTICLE II
Name
The Commission shall be known as the Economic and Development Commission of
Mansfield, Connecticut.
ARTICLE III
Office
All Commission official records shall be kept in the Town Clerk’s office in the Mansfield
Town Hall, Audrey P. Beck Municipal Building.
ARTICLE IV
Order of Business
Section 1. Unless otherwise determined by the Chair, or unless scheduled in advance,
the order of business at regular meetings shall be as follows:
a)
b)
c)
d)
e)
f)
g)
h)

Call to Order and Roll Call
Opportunity for Public Comment
Approval of Minutes
Discussion Items at Meeting
Other Business
Communications
Future Meetings
Adjournment
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ARTICLE V
Membership
Section 1. The terms of office shall be specified in the Mansfield Code of Ordinances.
Section 2. All members shall either live in the town of Mansfield or own or operate a
business in the town of Mansfield.
Section 3. All members, with the exception of the ex-officio members, will be appointed
by the Mansfield Town Manager.
Section 4. There shall be two Town Council ex-officio members. Ex-officio members
cannot vote.
Section 5. No member of the Commission shall appear for or represent any person, firm
or corporation or other entity in any matter pending before the Commission. No
member of the Commission shall participate in a decision of the Commission upon any
matter in which he/she is directly or indirectly interested in a personal or financial sense.
In the event of such disqualification, such fact shall be entered on the records of the
Commission and the disqualified member shall leave the table and not participate
further. When disqualification is questionable, the Chair shall make the final decision.
Whenever the issue of disqualification occurs, the subject Commission member shall
immediately notify the Chair that he/she is considering disqualification.
Section 6. Any Commission member absent for three (3) consecutive meetings without
justifiable reason as determined by majority vote of the Commission shall be considered
to have resigned, and the Chair shall so notify the appointing authority through the office
of the Town Clerk.
Section 7. All members shall conduct themselves in accordance with the “Code of
Ethics” Ordinance as adopted by the Mansfield Town Council effective June 23, 2012,
as may be amended from time to time.
ARTICLE VI
Officers and their Duties
Section 1. The officers of the Commission shall consist of a Chair, Vice Chair, and a
Secretary.
Section 2. The Commission may elect or appoint a Chair, a Vice Chair and a Secretary,
who shall have the duties, powers, and functions as hereinafter provided. All officers
2
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shall be elected or appointed to hold office, at the pleasure of the Commission in
October of every year. All officers must be Commission members.
Section 3. Any officer elected or appointed by the Commission may be removed by the
Commission with or without cause. In the event of death, resignation or removal of any
officer, the Commission, in its discretion, may elect or appoint a successor to fill the
unexpired term of his or her predecessor.
Section 4. The Chair shall preside at all meetings of the Commission; and shall have,
and be responsible for, the management of the business of the Commission, subject to
the orders and resolutions of the Commission, and shall implement or cause to be
implemented all of the orders and resolutions of the Commission. The Chair shall have
the authority to appoint committees, and call special meetings.
Section 5. During the absence or disability of the Chair, the Vice Chair shall exercise the
powers and functions of the Chair. In addition, the Vice Chair shall perform such other
and further duties as shall be designated by the Commission or the Chair.
Section 6. The Secretary shall keep the minutes and records of the Commission, act for
the Chair and Vice Chair in their absence, and, with the assistance of such staff as is
available, provide for notice of all meetings of Commission members, and attend to all
correspondence of the Commission.

ARTICLE VII
Subcommittees
Section 1. The Commission shall have the authority to create subcommittees for
purposes and terms as approved by the Commission.

ARTICLE VIII
Meetings
Section 1. Regular meetings shall be held on the third Thursday of each month at 6:00
pm, at an appropriate place designated by the Commission in the town of Mansfield or
in such other manner as may be permitted by applicable ordinance, regulation or law,
including, without limitation, by entirely remote access as determined by the Chair. In
the event of conflict with holidays, or other events, a majority at any meeting may
change the date of the meeting. The Secretary or staff shall notify the members of
special meetings no less than 24 hours of such meeting. In accordance with the
requirements of the Freedom of Information Act, a schedule of regular meetings for the
calendar year shall be adopted by the Commission and filed with the Town Clerk prior to
January 31.
3
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Section 2. The Commission shall meet at least six times per year.
Section 3. A majority (5) of the total membership of the Commission shall constitute a
quorum. To take action on any matter, a majority of the members present and voting
shall be required.
Section 4. All Commission meetings shall be open to the public unless a majority of the
Commission members present and voting decide to enter into an executive session, as
provided for in Chapter 3 of the State Statutes.

ARTICLE IX
Execution of Instruments
All instruments and documents shall be signed or countersigned, executed, verified or
acknowledged by such officer or officers or other person or persons as the Commission
may time to time designate.
ARTICLE X
Amendments
These Bylaws may be amended by a two-thirds vote of the entire voting membership of
the Commission only after the proposed change has been read and discussed at a
previous meeting, except that the Bylaws may be changed at any meeting by the
affirmative vote of seven members of the Commission.

T:\_Common Work\Economic-Development\ECONOMIC DEVELOPMENT COMMISSION\Subcommittees\Commission
Governance & Bylaws\Bylaws\2021\EDC Bylaws FINALMarch_2021.doc

4
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EDC Agenda Item Calendar
Updated March, 2021

April 15, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach,
Gov & Bylaws, UConn Collab and Opp
Zone) quarterly reports are due.
 EDC SUB-COMMITTEES (P&Z Reg Rev)
quarterly reports need to be prepared.
 Tentative-Haven Campus Communities
Presentation.

May 20, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (P&Z Reg Rev)
quarterly reports are due.

September 23, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach, Gov
& Bylaws, UConn Collab, and Opp. Zone)
quarterly reports need to be prepared.

June 17, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach,
Gov & Bylaws, UConn Collab, and Opp
Zone) quarterly report needs to be
prepared.

July 15, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach,
Gov & Bylaws, UConn Collab and Opp
Zone) quarterly reports are due.
 EDC SUB-COMMITTEE (P&Z Reg Rev)
quarterly report needs to be prepared.

August 19, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (P&Z Reg Rev)
quarterly report is due.
 Prepare for Small Business Saturday

October 21, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach,
Gov & Bylaws, UConn Collab, and Opp
Zone) quarterly reports are due.
 EDC SUB-COMMITTEES (P&Z Reg Rev)
quarterly report needs to be prepared.
November 18, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach,
Gov & Bylaws, UConn Collab, and Opp
Zone) quarterly reports are due.
 EDC SUB-COMMITTEES (P&Z Reg Rev)
quarterly report is due.

December 16, 2021
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EDC Agenda Item Calendar
Updated March, 2021
6:00 PM Conference Room B
 EDC SUB-COMMITTEES (Bus Outreach, Gov
& Bylaws, UConn Collab, and Opp. Zone)
quarterly reports need to be prepared.
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Suburban malls at the crossroads

3/8/2021

I CNU

PSQ (/publicsquare)

RETROFIT (/PUBLICSQUARE/CATEGORY/RETROFIT)

Suburban malls at the crossroads
The reimagining of once—cher|shed
malls has become a necessity
marketplace, but also to identify forward—thinking redevelopment
MIKE ROLLISON (/node/7888)

for owners—not
only to stay relevant and compete in the
strategies that bring additional viable usesand density.

FEB. 9, 2021

(http://www.facebook.com/sharer/sharenphp?
u=https%3A//www.cnu.org/node/8l1c6&title=Suburban%20maIls%2Oat%2Othe%2Ocrossroads)

@
(http://l;witter.com/intent/tweet?status=Suburban%20malls%20at%20the%20<:rossroads%2Bhttps%3A//www.cnu.org/node/8146)

G
(http://www.Iinkedin.com/shareArticle‘!
minI~'l&url=https%3A//www.cnu.org/node/81/.6&title=Su

burban%20malls%20at%20the%20crossroads&source=h’ttps%3A?www.cnu.org

8

lmailtoz?

subject=Check%20out%20Suburban%20malls%20at%20the%20crossroads&body=https%3A//www.cnu.orgpublicsquare/2021/02/09/su
malls-crossroads)

landscapehas changed dramatica1ly—and potentially forever. With numerous store
closings, bankruptcies, and changes in shopping habits, the malls we once flocked to in order to satisfy our shopping
needs have, in many instances, become vacant relics. compounded now by the COVID—19
Pandemic, the challenges of
malls have become exponential in their severity. These assets within our communities that were once thriving
destinations for commerce and social gathering are now in many cases desolate and dark.
Over the last several years the retail

httpszl/www.onu.org/publicsquare/2021I02/09/suburban-malls-crossroads
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Suburban malls at the crossroads

] CNU

Yet another factor contributing to this mounting problem has been the growing consumer preference for open— air, retail

lifestyle centers and other commodity retail formats. Shoppers are now seeking convenience and prefer outdoor 24/7
placemaking experiences that are no longer being satisfied by the formulaic nature of anchored shopping malls.

(https://www.cnu.org/cnu29/register)
It is becoming clear that our once cherished malls are in need of a re—think. The reimagining of these assets has become a

necessity for owners——not only to stay relevant and compete in the marketplace, but also to identify necessary forward~
thinking redevelopment strategies that bring additional viable uses and density. It has become less about trying to
compete and more about changing the offering.
How did we get here?
It is widely understood that the United States is over—retailed. As of 2018, the US had 23.5 square feet of retail per person.
To put this in perspective, countries like the UK,France, Spain, Italy and

Chinawere

all below 5 square feet per person.
Simply stated—we overbuilt retail. “The challenge in the industry is that there's just too much supply,” says Ion Meshel,
Senior Vice President of Development at Centennial, a national mall owner. “Cheap money over the last ten years has not

only encouraged the supply to grow, but also for landlords to chase tenants on assets that probably should have been
written off a long time ago. This cheap money has also exacerbated the opportunity for infighting amongst projects that
should have consolidated.”

._

Instead of slowing down when the market began to see warning signs, the industry kept building more competitive retail
formats. “Until the supply issue gets resolved, it's going to continue to be confusing in terms of what projects are going to
make sense or not make sense over time,” added Mr. Meshel. This offers little solace for mall owners holding on to
underperforming malls across the country.

:
1

l

Aerial rendering of an infill destination at a mall. By Torti Gallas

+

Partners
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Winners and losers
As mall owners survey their portfolios and the challenges therein, they must consider many factors in deciding what to do
with these assets—from re—positioning to downsizing to demolition and replacement. “We think the supply needs to be

edited,” adds Terry Montesi, CEO at Trademark Property. “Most conventional malls in this country have too much indoor
shop space today. We think there will be winners and losers. In a major market with 100 shopping centers that are over
100,000 square feet, maybe half of those are sustainable winners.” With this in mind, how is it decided who wins and who

loses?
“There is no one size fits all answer," adds Ion Meshel. “Every asset has its own story‘ There is also the market story—so
there is no obvious answer. Each asset must be examined carefully, independent of what you did that worked 100 miles
away—that‘s, I think, the number one challenge.” Careful consideration must be given to specific market forces and
consumer needs to determine the best viable path forward for each mall location.
I

“The mall industry is set up on replicating the same thing over and over again,” Mr. Meshel continues. “Redeveloping
is 180 degrees from the replication approach. It requires considering everything independentlywith its
and repositioning
of issues—evaluating what's happening on the campus and
own specific team of people dealing with its own specific host

'

what's happening in the market.”

What areThe Challenges?
Recognizing that retail demand may still exist in a market—but just less of it, downsizing strategies can be devised to
“right—size” the retail offering. The obvious starting point for most malls begins with its anchors. Department stores,
long the sales behemoths and engines of the mall, are slowly dying off, yet often present the biggest challenges in terms
of ownership and demands‘ Historically a roadblock to redevelopment, mall anchors, due to their ownership stake in their
building and parking field, have not been accommodating to mall redevelopment efforts. “The biggest impediment in
mall redevelopment are the anchors,” offers Michael Mindlin, Managing Principal of Mindlin Consulting, a national real
estate consulting practice. “I am constantly shocked when we get into conversations with the mall anchors; they know
that if the mall dies, they die, yet they are unwilling in the beginning to really have an honest discussion about how to
save their store, save the mall and capture the regional market.”

that are vacant due to bankruptcy or
store closings. These vacant boxes present obvious opportunities for reinvention. Given their large scale, usually 2~3
square feet, they present challenges for infill or “refill.” However, if demolished, the
stories and 100,000-300,000
acreage available for redevelopment not only includes the building footprint, but also includes its enormous parking field.
Often, the anchor with its surrounding parking lot offers enough land for the insertion of a neighborhood street grid with
developable mixed~use parcels—allowing owners the opportunity to “put land into play."

Across the US there are no shortages of malls with “dark” department stores—stores

“The biggest challenge is Lmr1_to rethink the mall,” suggests Mr. Meshel. “When we are creating new long term physical
obligations, either a new lease with a retailer that involves an investment or a new apartment projectthat is on the
periphery of the site, we must consider the long~term implication for the rest of the campus.” This challenge of what to
do, when to do it, and where to do it, must be strategically decided at the outset with a final masterplan in mind—akin to

planning chess moves with an end game in mind.

“Up until 2~3 years ago, everyone assumed that if an investment was made, the rest of the campus would keep moving, so
long as new capital and new concepts were injected," added Mr. Meshel. “That strategy proved not to be a cure for a
number of different assets and has required much deeper thinking in terms of when you do make an investment, and
what happens when the remaining campus eventually goes away. The discussion must involve the masterplan after the
initial investment and what's going to happen next.”
hitps://www.cnu .org/publicsquare/2021/02/09/suburban-malls—crossroads
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This level of calculus takes more time and thought, but in the end, it brings value creation and accommodates future
flexibility as it relates to potential market forces. For mall revitalization, both short—term fixes and long—term solutions
are necessary. Planning initial redevelopment at a mall site is only meaningful if it is part of a holistic and cohesive

evolution. Appropriate mixing of land uses, density and location of “additive” solutions must be contemplated as they
relate to mall downsizing and its related parking demand. For this reason, phasing is critical. The upside to combining
uses often results in a shared parking benefit given peak demands for the collective uses.
De —tangling the hairball

So, with so many failing malls having so many different stories of how they got there, what are potential solutions for
those assets that still have a viable heartbeat? “You need to right~size the retail and reclaim the asphalt,” adds Mr.
Mindlin. “We can't afford asphalt in these prime markets anymore. It's just too crazy. You need to add the right mix of
non~retai1 uses and then, we believe, shake it up vigorously. The approach to revitalizing and transforming the shopping

experience should involve integrating these non—retail uses directly into the shopping experience.”
All options must be brought to the table in regard to potential non—retail uses. What does the market need? Finding the
right mix, or tenant “recipe” is critical. “By integrating an office use, multifamily, entertainment or hotel uses, the
remaining retailers can become more vital,” suggests Mr. Montesi. “These new uses do not support it exclusively, but it
it more vital and providesan anchor to the retail. If done well, it creates aytruly1nulti~faceted experience.”
makes

However, malls are inherently indoor places. As these properties transform over time and become new mixed—use
districts, the need for outdoor places becomes critical to their success. Mr. Montesi adds, “I do think placemaking
becomes important in these models. It must be in the form of increased outdoor public realm and outdoor seating for
restaurants
and programmable public spaces. These public spaces support multifamily frontage or office and hotel
frontage.” The necessity to consider placemaking and experiential environments is a “value add” proposition. “If done
well, there is a synergy of uses and it could be a 1 + 1 equals 3 scenario,” concludes Mr. Montesi.

Jurisdictionalparticipation
What used

to be perhaps the largest hurdle in the last decade has become a breath of fresh air. As municipalities are

witnessing their malls decline, so are they seeing a decline in their sales tax and property tax generators. Where
jurisdictions used to view malls as places from which to extract taxes to support community services, they are now
starting to understand them as ecosystems needing careful nurturing and investment. Jurisdictionalsupport for these
redevelopments and re~positionings has grown widely. “The jurisdictions need to be very proactive about working with
developers in terms of considering flexible ordinances, use changes and incentives,” emphasizes Mr. Meshel. “In this
challenging environment the jurisdictions who are working to assist developers are going to end up with the best and
most well thought out product.” Mr. Montesi adds, “Smart municipalities will get ahead of this and give tax abatement,
tax reduction and other assistance to save the asset—instead of losing 80 percent of their community's mall they may
only lose 30 percent. Even if the mallhad a TIF (tax—increment financing district) 10-20 years ago, it will likely need
another one."

‘

To this end, Public/Private
Partnerships have become more prevalent in recent years. The notion of “ we all have vested

interests in the futuresuccess ofthese assets within our communities” has become a unifying theme amongst both developers
and jurisdictions. Allowing for alternate uses, increased density and relaxed height and signage restrictions are potential
outcomes from this collaboration in many localities. “We are finding that City governments in the last five years or so are
finally getting it, ” agrees Mr. Mindlin. “They are beginning to understand that their biggest tax base in their community
is about to die. Whereas ten years ago they may have been anti~development and didn't want to work collaboratively with
a large developer, we are now finding most of the cities today are very savvy and their city managers and staff are well
educated in this arena. They are very aware of the collaborative need and they are fabulous partners to work with.”
httpszl/www.cnu.org/publicsquare/2021/02/09/suburban—malls—crossroads
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Conclusion
Our practice has seen a notable uptick in mall repurposing commissions

over the last several years. Through this we have

discovered that every asset is different and requires its own holistic and strategic approach —both short~ term and longterm. The revitalization of malls has challenges, but they are not insurmountable. These challenges offer great
opportunities to craft reinvigorated neighborhoods for our next generation. Our communities can be made better by
recognizing changing patterns in our society and being proactive through adapting to societies’ shifting needs. Evolution
is necessary.

Mike Rollison is a Partner at Torlti Callas + Partners,
Studio across multiple offices.
Placemaking

where he leads the Retail and
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How mixed—use development can raise the tax base
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Carmel, Indiana, a rapidly growing suburban city of more than 100,000 people, demonstrates the value of
mixed—use development in raising tax revenues. In a presentation to Carmel City Council in early February,
Redevelopment Director Henry Mestetsky made a strong case (https://www.facebook.com/watch/?
https://www.cnu.org/publicsquare/2021/02/11lhow-mixed-use-development-can—raise-lax-base
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for focusing on downtown core redevelopment projects that generate high value per acre.

With long—term vision, land assembly, and the goal of a high—quality public realm, Carmel is achieving land
assessment values that are 20 times or more greater than conventional development, Mestetsky reports.
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Carmel was a tiny village within a municipality of 1,000 people in 1950, and has since grown into a major suburb
of Indianapolis. The city is building, from scratch, a downtown that is designed to attract major businesses and
talent. The historic village and Main Street have been revitalized into an “Arts and Design District” and City
Center, a half mile to the south, was built by the city as a performing arts complex. Between the two, the city is
promoting mixed—use development—including new corporate headquarters that are relocating to the city.

i

“Why are we building mixed~use? That’show weattract the talent, that’s how we attract the companies here,"
says Mestetsky. Also, that’s how the city builds tax base for the future.

“When left to the market to allow developers to build what they build,” the result is strip centers, he
says. “Even nice retail, like the Target on the west side, generates a half million in assessed value per acre.”
Stand—alone office buildings generate $1 million to 1.5 million in assessed value per acre, he explains.
“Then you look at redevelopment projects that the mayor and council have done together,” he says. “Instead of
a million or a half million per acre, we are netting $23 million in assessed value per acre, $20 million in assessed
value per acre. Twenty times the assessed value from redevelopment projects. That locks us into a positive tax
generating position for the next hundred years. This is smart planning.”

https://www.cnu.org/publicsquare/2021/02/11/how-mixed-use-developmeni-can-raise-lax-base
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An aerial photo of some of Carmel‘s recent downtown development. Source: City of Carmel.

He compares Carrnel’s strategy to public private development projects in nearby municipalities of Grand Park

and Deer Creek, which netted $100,000 to $1million in assessed value using a single—use development model.
The high—value—per—acrestrategy requires not only walkable urbanism, but also public—privatepartnership. All
of the recent high~value redevelopments in Carmel needed long—term vision and land assembly that only the
city could make happen, he says, due to the following reasons:
~

The conventional business/lending model is based on greenfield development. Developers will default to
the greenfield model if there are any environmental, infrastructure, lending, or entitlement issues with
redevelopment. The city needs to ensure an equal playing field.

- Without the city participating in land assembly, the free market will not redevelop sites (or they will
develop single—storybuildings with large parking lots).
- Each targeted parcel is part of a comprehensive city planning and redevelopment strategy that is absent

when individual private developers are leading the way.
o

The city can guide master planning (coordinating the public realm with private development). The city can
think about fulfilling a vision for 20 years, while few developers have such a long—term outlook.

hitps:l/www.cnu.0rg/publicsquare/2021/O2/11/how-mixed~use-development-can—raise-tax~base
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“Our focus is on the built environment,” Mestetsky says. “And that’s what generates $20 million in assessed
value. That’s what proper planning gets us.”
Mestetsky’s presentation was made in the context of a S23~plus million bond issue request for land acquisition
and other projects designed to improve the built environment in the city’s core. The source of the funding is
tax~increment financing from previous mixed—useprojects.
See the entire presentation,

posted February 5, here (https://www.facebook.con1/watch/?v:450871322770587).

Robert Steuteville is editor of Public Square: A CNU Journal and senior
communications adviser for the Congress for the New Urbanism.
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Elementary School Plans
New Mans?eld
Progress; Groundbreaking in the Spring

Wild Spaces: Outdoor LearningPilot
Launched at Mans?eld Middle School
Why are the wild places in my community important
and how can l take care of wild spaces in Mansfield,
Connecticut? This is the driving question for
Mansfield Middle
School grade 5 student teams who
are pilotinga research program about their world.
Over three weeks, students spent twoto three hours
aspects of
each day outdoors focusing on different
the project. Teachers Brenda Moulton, Melissa‘
Batulevitz, and Martha
Davis collaborated with
Andrea Petrullofrom
the State Department of
Energy and Environmental Protection to
motivate students to
study the outdoors like
‘

“

'

scientists.’
For example, one group
worked with local
specialists to learn how
invasive species such
as Asiatic
Bittersweet
impact native fauna and
flora in Mansfield. Another group of researchers
studied birds and habitats to align with the Connecticut Audubon Society’s annual Christmas Bird Count.
The third group used resource material to identify
trees in the forest area of the Nipmuck Trail; and
studied how forests change.

l

Mansfield Elemenphase for the new
lThe planningproject
is coming a close, and the

I

I

Producing and sharing information beyond the
school is a critical part of these projects.After a pilot
experience with a subgroup of grade 5 students, the
largerteam hopes to engage in a full grade level
experience that expands this work this spring.

to
tary School
project will progress into Phase l construction later
this spring.

After months of intensive refinements between architectural firm TSKP Studio, the Town ofMansfield’s
School Building Committee and the Board of Education, the project has reached its final stage of review.
All plans have now been submitted to Connecticut's
Grants & Review
Office of School Construction
which oversees proposed architectural plans before
the project goes out for bids on construction.
(See NEW SCHOOL on pg. 2)
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Students across Mansfield Public Schocis find creative ways to bring joy to others through
classroom and service projects.

Baking Bread for the

Soup Kitchen
Covenant

Record

FundsRaisedfor W

Day for the Kids

Allfour Mansfield schools participated in raisingfunds for childrenwith cancer through Connecticut
Children’s Medical Center Foundation’s PJ Day for
the Kids. Students and staff pay for the privilege to
a result of
wear pajamas to school for a day, and
to
contributing
$3,457
their efforts, the schools are
the cause, exceedinglast year's total by $1,204!
Coordinated by Southeast School Teacher Erika
l_aBella,the fun event is enthusiastically supported
by staff who work hard to generate excitement for
this effort in their classrooms.

as

The Covenant Soup Kitchen in Willimanticreceived
bread thanks
45 loavesof hand-crafted whole wheat
to Mansfield
Middle School seventh graders. Under .
theguidance of Life'8;Consumer Science Teacher
Nora Dickinson, students learned about whole wheat‘
nutrition
and yeast this fall. The project culminated in
producingtasty giftsto enjoy with others! (Each
a loaf home.)
studenta_|s_g_took
V

Southeast

CARES Team Creates Food Pantry
The

School
Southeast

a group of-—
staff members lookingout

-CARESvteam,»
_

for families’ needs, recruited five grade four student
teammates interested in
making a difference in their
community. The students
decided theirfirst priority
was to launch a food drive
to support families who
might need a little help with
groceries. They created
posters, produced a video to share, and wrote daily
announcements (complete with food jokes) to
engage their schoolcommunity. The effort yielded
boxes full of non-perishable food donations, and
of a food pantry
expanded to theestablishment
service to‘ Southan
added
which has now become
families.
east School
‘

_

Passion Projects Focus

onCaring

for

Othef
s?

What is your passion? Grade 4 remote learning students have collaborated on a single idea of following
for others. One group chose to
their passion to
collect donationsof items for the Mansfield Animal
Shelter and Our Companions AnimalSanctuary in
Ashford. Another project included inspiring peers to
create 229 holiday cards to bring cheer to local
nursing and healthcare centers.

care

_

Thesestudents

also decided to raise funds through
b'usi-"
a GoFundMe page to'buy gift cards fro'm"l’o'cal
at
workers
gifted
to
frontline
nesses which willbe
Windham Hospital. The students interviewed
Cynthiavan'Zelm,Executive Director of the Mansfield Downtown Partnership, to learn how they could
best support businesses,and have raised more than
$3,000 toward their project. Thank you to teacher
Madison Corlett who has worked to provide this
student-centered learning experience
When passion
turns to action,
our community
the
benefits from
big hearts of
these young
citizens.
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