Economic Development Commission
July 15, 2021, 6:00 PM
Virtual Meeting
Mansfield, CT
Page

AGENDA
The packet for this meeting is available at mansfield.civicweb.net/document/26265

CHANGES TO MEETING PROCEDURES DUE TO COVID-19
In accordance with SB 1202 §163 and social distancing guidelines recommended by the CDC to
slow community spread of COVID-19, this meeting will be held virtually. The public may listen
to the meeting live by calling [+1 (646) 749-3122] and using access code [313-359-373]. If you
would like to view the meeting via the internet, please email MDP@mansfieldct.org by 3:00
p.m. on the day of the meeting to request a link. Additionally, an archive recording of the
meeting will be made available athttps://mansfieldct.gov/video for 12 months.
Public Comment will be accepted by email at MDP@mansfieldct.org or by USPS mail care of
the Mansfield Downtown Partnership, P.O. Box 513, Storrs-Mansfield, CT 06268 and must be
received by 3:00 p.m. on the day of the meeting to be included in an updated meeting packet.
Public comment received after this time will be shared at the next meeting.

1.

CALL TO ORDER AND ROLL CALL

2.

OPPORTUNITY FOR PUBLIC COMMENT

3.

APPROVAL OF MINUTES
A.

4.

04-08-2021 Draft Minutes
05-20-2021 Draft Minutes

3-9

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

Review of Development Criteria

10

CriteriaEndorseProjectsSept2018

B.

Follow-up on Haven Campus Community Proposal

11 - 34

Haven Presentation

C.

5.

Transitioning to In-Person Meetings

OTHER BUSINESS
A.

Member Updates

B.

Staff Updates

C.

Business Updates (Openings/Closings)
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D.

Housing Updates

E.

EDC Calendar

35 - 36

EDC Agenda Item Calendar July 2021

6.

COMMUNICATIONS
A.

Letter to Planning and Zoning Commission - Capstone / J.E Shepard
Company for Multi Family Housing

37 - 38

05-21-2021LtrPZCCapstone

B.

Chronicle Articles - May/June/July 2021

39 - 46

Chronicle Article May 8-9, 2021
Chronicle Article June 2, 2021
Chronicle Article June 12 & June 15, 2021
Chronicle Article July 12,2021 A
Chronicle Article July 12,2021 B

7.

8.

FUTURE MEETINGS
A.

Upcoming Meeting Schedule
• The next regular meeting is schedule for August 19, 2021 at
6:00 pm

B.

Future Meeting Topics
• Champagne Toystore, LLC proposal to establish provisions for
drive-thru facilities and authorize drive-thru facilities
associated with restaurants in the PB-1 Zone via special
permit.

ADJOURNMENT
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Economic Development Commission
Thursday, April 15, 2021 6:00 PM
Virtual Meeting
Mansfield, CT

DRAFT MINUTES
Members Present: Chair S. Ferrigno, C. Chukwuogor, L. Watson, W. Okeson, D. Fecho
Ex-Officio Members Present: A. Moran
Ex-Officio Members Absent: B. Shaiken
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

1. CALL TO ORDER AND ROLL CALL
Chair Ferrigno called the meeting to order at 6:06 p.m.


A. Moran exited the meeting at 6:15 pm



W. Okeson joined the meeting at 6:15pm



L. Watson joined the meeting at 6:18 pm

2. OPPORTUNITY FOR PUBLIC COMMENT
None.

3. APPROVAL OF MINUTES
Chukwuogor MOVED, Okeson SECONDED, to approve the March 18, 2021 regular meeting
Minutes. Motion PASSED unanimously.

4. DISCUSSION ITEMS AT MEETING
A. Approval of By-Laws
Chair Ferrigno asked for a motion to approve the By-Laws as amended. Okeson MOVED,
Chukwuogor SECONDED. Motion PASSED unanimously.

B. Update from Subcommittee on Opportunity Zone Support
Van Zelm updated members on the Opportunity Zone Support Subcommittee and reflected on
the progress of work on marketing the Opportunity Zone. The Partnership with funding from the
Town has placed two ads in Site Selection magazine which has generated some reviews. Also
discussed was the EDC subcommittees in general moving forward and the idea of fully
populating the EDC to tackle relevancy concerns raised with the subcommittees. Van Zelm
encouraged members to ask developers who come to the EDC if they are taking advantage of
tax benefits.

C. Update on Agbotic letter to the Planning and Zoning Commission (PZC)

Page 3 of 46

Chair Ferrigno, Mayor Moran and Chukwuogor commented on some opposition by neighbors on
the proposed Agbotic Farm’s proximity to their residences, water usage impact on existing
wells, impact on roads by trucks, noise and light pollution, the amount of concrete and whether
the Farm will be growing and harvesting hemp. Chair Ferrigno noted that John Prete with
Agbotic has not met with several of the neighbors. Painter noted that the special application
permit has been uploaded on the Town’s website and includes specific details on the scope of
the business and a video link that all can access. In response to a question from Chukwuogor
on limited opposition provided to the EDC at its last meeting, Moran noted that sometimes these
information is not known until public comments come in on any specific project.
Okeson asked if the land has been permitted to undertake agricultural projects. Painter said the
proposed project meets the allowable use as dictated by the CT Department of Agriculture.
Chair Ferrigno asked for a motion to send a letter of clarification to the PZC regarding
addressing some of the concerns of neighbors including buffering methods from the adjacent
neighborhoods. Chukwuogor MOVED, Fecho SECONDED. Motion PASSSED unanimously.

5. OTHER BUSINESS
A. Member Updates- New EDC Members
Ferrigno updated members on his outreach to possible new members. He encouraged
members to reach out to other people who will be valuable additions to the EDC and welcomes
suggestions.
B. Memo from Mansfield Downtown Partnership Executive Director Cynthia van Zelm
re: Site Selection magazine
Van Zelm briefed members on the ad placed in Site Selection magazine to boost development
prospects in Mansfield. So far the ad has met its goal of generating interest in the Opportunity
Zone and Mansfield in general. Van Zelm commended Kathleen Paterson, Senior
Communications Manager for the Partnership, and Linda Painter for making this project a
success.

C. Update on distribution of Mansfield Explore Our Town Guide
Update was also given on the distribution of the Town of Mansfield’s marketing brochure
“Explore our Town” guide. So far, copies have been distributed to realtors and human resource
offices in Mansfield, the Mansfield school system, the Town Clerk’s office and the Provost’s
office at UConn for new faculty. Some copies have been given to realtors in Windham,
Windham Hospital Human Resource Dept, and the Eastern Connecticut State University.
Realtors in Coventry, Tolland, Vernon, and some colleges and universities in Hartford and its
environs will also be given some copies. Members commended Van Zelm and staff of the
Partnership for working on this initiative. Chair Ferrigno commented on the positive responses
from prospective home buyers he is working with in his office.
PZC public hearings on the J.E Shepard Company and Capstone Collegiate
Communities proposal (April 19 at 7pm); Agbotic Smart Farm proposal (tentatively
scheduled for May 3rd at 7:00 pm
Painter commented on the upcoming public hearings scheduled and noted that members will be
duly informed if the applicants are ready or not to proceed on the respective hearings. Van Zelm
encouraged members to listen in to the hearings.
Water System Advisory Committee Update
Watson and Painter briefed members on the recent meeting of the Water System Advisory
Committee to recommend the J.E Shepard/ Capstone development. A recommendation was
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approved but it was not unanimous. Chair Ferrigno thanked Watson for representing the EDC
on the Committee.

C. BUSINESS UPDATES (Closings/Openings)
Van Zelm updated on the re-opening of the Mansfield Movieplex, the relocation of Frog Bridge
Gymnastics to the Eastbrook Mall, the opening of Mill Court Ceramics, and a small restaurant
yet to open at the University Plaza.

D. Housing Updates
Painter commented on two pre-application meetings for CMC Storrs for changes to its town
house designs and redevelopment of Champagne Motors property to include commercial
spaces with drive thru restaurants.

E. EDC CALENDER
There was no discussion on the calendar.

6. COMMUNICATIONS
A. The J.E Shepard/Capstone Collegiate Communities Proposal- Email follow up
Chair Ferrigno will follow up with a letter to the PZC regarding the J.E Shepard / Capstone
proposal as discussed at the April EDC meeting.

B. Articles
Noted

C. Letter of recognition to Mansfield Drive-In
Noted

7. FUTURE MEETINGS
A. Upcoming Meeting Schedule
Next regular meeting is scheduled for May 20, 2021 at 6:00 p.m.

B. Future Meeting Topics
• Haven Campus Communities Proposal – tentatively in May
• Election of Chair, Vice Chair and Secretary

ADJOURNMENT
Chair Ferrigno motion to have the EDC’s April 15, 2021 regular monthly meeting adjourned.
Chukwuogor MOVED, Watson SECONDED, motion PASSED unanimously. Meeting adjourned
at 7:47 pm

Respectfully submitted by:
Mary Ahima Ollennu
Administrative Assistant
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Members Present: Chair S. Ferrigno, B. Okeson, L. Watson
Members Absent: C. Chukwuogor, D. Fecho
Ex-Officio Member Present: A. Moran
Ex-Officio Member Absent: B. Shaiken
Staff Present: C. van Zelm, Executive Director - Mansfield Downtown Partnership, L. Painter,
Director of Planning and Development, and M. Ollennu, Administrative Assistant - Mansfield
Downtown Partnership
Guests: R. Aylesworth (Town Manager)
Haven Campus Communities Team- John Knuff & Sara Sharp (land use lawyers), Brian
Boyles, Jeff Bord - Bohler (professional engineers) Leslie Fanger, Bohler (landscape architect),
Marlon Roxas & T.J Reed, Dwell Studio (architects), Dean Davies (architect), Chase Powell,
Jay Williams and Sherry Sadai

Chair Ferrigno called the meeting to order at 6:04 p.m.

None.

There was no quorum to approve the April 15, 2021 Minutes.

John Knuff, attorney at Hurwitz, Sagarin, Slossberg & Knuff, presented for the Haven Campus
Communities (HCC) team. He introduced the team working on the mixed-use residential
development initiative in Mansfield. He gave a brief overview of HCC’s mission to work within
existing development footprints in all their projects throughout the State.
Mr. Knuff pointed out that the proposed project will be a gateway into Mansfield and will strive to
maintain the Town’s multifamily mixed-use development regulations reflected in the Town’s
POCD. According to Mr. Knuff the development will have a total of 398 units of 1, 2, 3 bedroom
studio apartments, 80 of which will have more family friendly features with buildings pulled in
close to the street. Also provided for will be 17 units of on-site affordable housing and $1.65
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million fee-in-lieu contribution to the town. A 1500 square feet of space will be earmarked for
commercial purposes. The project will be use approximately 23 acres spanning across four (4)
parcels with Frontage at 1717, 1733, 1753 Storrs Road, and Parcel ID 8.15.9-1 (adjacent vacant
parcel).
T.J Reed and Marlon Roxas, architects from Dwell Studio, took members through the main
amenities and design elements that will add to the community and commented on the great deal
of research that went into the structural designing of the project. Highlights include the use of
existing housing models in Mansfield with an urban twist for uniformity with features like gables,
dormers and balconies. For interior and exterior designs, varied textures, finishes, cultured
stones, colorful bricks, different metal roofing panels and hidden roofs for mechanical
considerations. The idea is to create an intimate community village centered feel with a
courtyard feature for congregation amongst residence and townsfolks.
Sara Sharp, land use attorney for HCC also briefed members on some aspects of the
development’s concentration on maintaining a pedestrian feel in the interior and exterior of the
project with downtown light fixtures. She emphasized a strong focus on landscape development
with conservation areas, a dog park on the east of the property with high tech synthetic turf
specifically designed for canine usage, a waste station, sitting benches and double exits and
entrances.
The property will be flanked on the south by a walking trail that will transition into a conservation
area with a small pond to soften the look and a creation of a rain garden with aesthetically
pleasing native flowers and shrubs. Fencing will be added for security of residences and the
Mansfield community at large. Residents will also enjoy the use of a private pool, fire pits for
year round usage, a circular space to encourage gatherings and interactions, a well-lit garbing
wall, paver walk with fire pits, a pergola with swings in a calming space, an outdoor kitchen and
a grill station amongst others.
In conclusion, Mr. Knuff touched on the benefits to the Town in the form of taxes, other fees and
job creation. This includes an estimated $1.8 million in yearly local property taxes, $1.6 million in
development impact fees, utility connection fees, permitting fees and $750,000 in local
engineering and consulting fees. With regards to job creation, 375 direct construction jobs and
additional 180 indirect jobs will be created and induced over the course of construction. Sixteen
to eighteen direct management jobs plus twenty five induced jobs and over fifty commercial jobs
dependent on commercial type.
Mr. Knuff thanked members for the opportunity and welcomed questions, suggestions and
objections from members.
Mayor Moran asked about the maintenance plan of all the amenities detailed in the proposal,
Chair Ferrigno asked about the plans for the provision of bus/ van shuttle services to and from
UConn, parking slots for commercial spaces and whether there’s been an approach to
businesses in the Holiday Mall. Watson asked about their plan for water usage and suggested
that if HCC has not already, there should be adequate preparation before their meeting with the
Water Advisory Committee.
In answering the above, Mr. Knuff told members that they have a professional management
team that will maintain amenities detailed in the proposal, that the HCC is considering bringing
on board some form of public transit /shuttle and that the project is specifically design to handle
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varied motor usages. On the businesses in the Holiday Mall, Mr. Knuff said he does not know
what the plans are yet, and that he anticipates that the HCC will be interested in finding out form
businesses in the Holiday Mall whether they might be interested in transitioning to their
commercial spaces.
On water usage, Engineer Jeff Bord of Bohler shared that they have received a letter of service
from Connecticut Water stating that they can handle their requested demand with no issues with
an approximate figure of 700 gallons of water per minute for the total project.
Mr. Knuff, said if the EDC favors the project, a letter of support to the Planning and Zoning
Commission would be much appreciated. The HCC team exited the meeting at 6:55 pm.
Chair Ferrigno commenced discussion on the suggested submission of a follow up letter to the
Planning and Zoning Commission and asked members who have followed or watched the last
public hearing on the proposed Smart Farm on their thoughts on the proceedings, and whether
the EDC should send a letter specifying that required actions needed to be taken by the
applicant to address concerns of local residents. For clarification, members asked Painter about
their plan water usage, light and sound pollution and the issue of odor in the applicant’s planned
growing of commercial hemp.
Painter informed members that the Planning and Zoning Commission does not approve water
usage or the building of wells. That jurisdiction, according to Painter is under the Eastern
Highlands Health District. She also shared that, Agbotic Smart Farms is expected to provide
information on water usage at their New York property and what traffic the project would
generate on Brown’s road.
Painter noted that the applicant has provided information on lighting standards. On possible
odors from commercial hemp production, Painter shared that the PZC has reached out to
UConn for their knowledge about odor emanating from large scale hemp cultivation and that
Agbotic Farms needs to update their special permit application to reflect this use since it was
not noted in their initial application.
Watson suggested that the EDC should look at its criteria for endorsement of projects in order to
confirm whether any edits are required or not. Members agreed to table this discussion for the
next meeting.
Mayor Moran, asked that the minutes show that the EDC is waiting to see the answers to some
of the questions raised and will not have time to schedule a meeting prior to June 7th for any
further comments at this time. Members did not object to this suggestion.

No comments
Van Zelm, updated members on the Partnership’s negotiation of a contract for strategic
planning process related to Downtown Storrs with StreetSense. She also updated on exciting
spring and summer events scheduled such as the John. E Jackman Bike Tour, Celebrate
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Mansfield Festival, musical concerts and movie nights at the Square. She informed members
that residents will be notified via the latest edition of the Town’s newsletter.
Chair Ferrigno and van Zelm commented on the encouraging news of businesses opening in
the East Brook Mall. Painter also shared on the submission of a special permit for the HCC
project with a public hearing scheduled for July 6, 2021.
Painter updated on incoming and pending applications and public hearings such as the J.E
Shepard/ Capstone proposal scheduled for July 6, 2021 and an application for CMC Storrs
scheduled for June 21, 2021 for a change to allow town house styled design for a four story with
a rooftop deck amongst others. She also informed members of a creation of a digital story map
of information on proposed projects and upcoming hearings which will also highlight new
business.
Town Manager Aylesworth encouraged members to access the tool and thanked Painter for a
good job done. Van Zelm will provide members with the link to the webpage.
Watson suggested that the Town as a matter of urgency find a Mansfield resident to fill the
space on the Water Advisory Committee.
Van Zelm commented on the continuation of virtual meetings since the State’s provision for
virtual meetings will be coming to an end in June 2021. Members agreed to discuss the
transition to in person meetings at the next meeting.
There was no discussion on the calendar.

All noted.

Next regular meeting is scheduled for June 17, 2021 at 6:00 p.m.
Ferrigno will meet with staff to discuss future topics.

The Meeting was adjourned at 7:35 pm

Respectfully submitted by:
Mary Ahima Ollennu
Administrative Assistant
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Mansfield Economic Development Commission Criteria for Endorsement of
Projects
September 18, 2018








Effect on Grand List
Consistent with rural nature of the community
Creation of jobs
Consistent with type of businesses preferred by other businesses and residents in town
Opportunities to enhance Tech Park and Technology Incubator Program (TIP)
Consistent with Mansfield Tomorrow goals

T:\_Common Work\Economic-Development\ECONOMIC DEVELOPMENT COMMISSION\Development
Criteria\DraftCriteriaEndorseProjectsSept2018.docx
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MANSFIELD ECONOMIC DEVELOPMENT COMMISSION
MAY 20, 2021
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Project Overview
Subject Property:

Approximately 23 acres spanning across four (4) parcels with
frontage on Storrs Road at 1717, 1733, 1753 Storrs Road, and
Parcel ID 8.15.9-1 (adjacent vacant parcel)

Zoning District:

Primarily Planned Business 3 Zone (PB-3), with a portion designated
Flood Hazard Zone (FH).

Proposed Use:

Mixed-use project permitted subject to special permit approval
in the PB-3 zone.
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• The Property is part of the Four Corners area
and has been designated as a “priority mixeduse development area” since at least 2006.
• Mansfield’s 2006 POCD described the Planned
Business/Mixed Use designation as an area
where higher density commercial uses and
mixed commercial/residential uses is
encouraged.
• The Town has been actively working to address
water and sewer needs in order to facilitate
mixed-use development in the Four Corners
area since the early 2000s.
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• The 2015 POCD notes that extension of
public water service into the Four Corners
area would be completed by 2017 and
that the design for sewer service in the
area was underway.
• Consistent with the expected water and
sewer improvements to the area, the
2015 Future Land Use map designates
the Four Corners area as a “Mixed-Use
Center.”
• Per the 2015 POCD, Mixed-Use Centers
are areas specifically designated for
higher density residential uses and
mixed-use projects:
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“As the highest and most intensive
mixed-use areas in Mansfield, MixedUse Centers are capable of absorbing
a significant number of new housing
units within a compact, walkable
environment…”

• The Town recently completed infrastructure upgrades in the
Four Corners area that are necessary to support
redevelopment and revitalization plans first envisioned
more than a decade ago:
• 2017 – Public Water extension complete
• 2020 – Sewer system construction complete
• The Town also recently updated its Zoning Regulations to
allow for a mixture of multi-family housing and commercial
uses in the Four Corners area:
• 2019 – multi-family and mixed-use projects added as
special permit uses in the PB-3 zone (Art. 7, Section N)
• October 2020 – new requirements for multi-family
housing projects added, including rigorous standards
related to project design and residential density (Art.
10, Section B)
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Proposed design embodies the design
principles outlined for mixed-use projects
in the 2015 POCD, including:
• Buildings located close to the street
edge;
• Vertical elements used to create a
sense of enclosure in outdoor spaces;

• Human-scaled lighting and other
amenities provided to encourage
walkability and community spaces;
• Parking located to the side and rear of
buildings, rather than the front;

• Use of focal points such as a central
promenades and green spaces; and
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• Use of natural site features in the
design.

National developer of multifamily, student housing, and mixed-use
developments
Focused on creating uniquely designed communities in highly
desirable locations, with commitment to an unmatched living
experience for our residents

Committed to innovation & experience: Smart Apartment
technology as one example
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Development Team
Bohler – Civil Engineer

Dwell Design Studio – Architect
McMahon Associates – Traffic Engineer
Davison Environmental – Wetlands and Environmental

Hurwitz Sagarin Slossberg & Knuff – Land Use Counsel
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Development Details
Haven at Four Corners:
• Multi-family residential and retail development comprised of 7 buildings
and structured parking

• Mix of studio, 1-, 2-, and 3-bedroom units for a total of 398 units
• Commercial and retail space on the ground floor of Buildings 3000,
5000 & 6000 – approximately 15,015 SF overall
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Architectural Elevations/Renderings
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Architectural Elevations/Renderings
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Architectural Elevations/Renderings
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Community Amenities
The Boulevard – retail corridor with shops, cafes, and other businesses at the ground level,
featuring wide decorative paver walkways, rain garden, ornamental streets, and decorative
lighting.
Park On Storrs – parklet area intended to enliven the streetscape and encourage recreation,
featuring a multi-use lawn for activities such as croquet, corn-hole, and similar yard games.
Linear Park – landscaped area between buildings that provides community gathering spaces,
featuring fire pit patios, bench swing patios, and gardens separating the public and private
spaces.
Dog Park – new dog park, featuring K9 synthetic turf and water service.
Conservation Area – in addition to the conservation easement area itself, the Project will feature
an observation area overlooking the existing pond and natural surroundings.
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Commercial Opportunities
15,015 SF of commercial and retail space

Located in the three buildings adjacent to Storrs Road
Final tenancy undetermined, but anticipate neighborhood goods and
services such as hair salon, bank, coffee shop, etc.
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Affordable Housing Contribution
17 units of on-site affordable housing
$1.65 million fee-in-lieu contribution
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Consistent with POCD
Goal 8.1, Strategy C. Direct medium to high density residential development to appropriate
areas.
Action 2. Focus efforts to expand off-campus undergraduate student housing in MixedUse Centers and locations in Compact Residential areas that are close to UConn’s core campus to
reduce impacts on nearby established neighborhoods.
Goal 7.1, Strategy A, Action 1. Create a Mansfield Affordable Housing Trust to receive funds
such as grants or payments made in lieu of producing affordable housing units (see Goal 7.4,
Strategy A, Action 1) and apply those funds to the creation or rehabilitation of affordable
housing.
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Tax Benefits
Current property taxes: $55,000

Estimated Property FMV Upon Completion: $60,200,000
Local Property Taxes: $1,855,000

Additional Personal Property taxes for furniture, fixtures and
equipment, as well as the like for commercial space tenants and any
vehicles registered in Mansfield
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Additional Fees
Estimating over $1.6M in development impact fees, utility
connection fees, permitting fees, etc.
Estimating over $750,000 in local engineering and consulting fees.
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Economic Benefits
Estimated Construction Jobs:

An estimated 375 direct construction jobs will be
generated/sustained with an additional estimated 180 induced and
indirect construction jobs over the course of construction.
Estimated Permanent Jobs:
- residential: 16-18 direct management jobs, with another 25+
induced jobs
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- commercial: 50+ (depending on commercial type)

AUGUST- DECEMBER

2021

EDC Agenda Item Calendar

Month

Activities

August 19, 2021

6:00 PM Conference Room B

September 18, 2021

6:00 PM Conference Room B

 EDC SUB-COMMITTEES (P&Z Reg Rev) quarterly report is due.
 Prepare for Small Business Saturday

 EDC SUB-COMMITTEES (Bus Outreach, Gov & Bylaws, UConn Collab, and Opp. Zone)
quarterly reports need to be prepared.

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

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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In summary, the Capstone Collegiate Communities, LLC and JE. Shepard proposal meets
several of the development proposal criteria the EDC adopted as its guiding principles in 2018
including the effect on Mansfield’s grand list, creation ofjobs (20 full-time and part—timejobs,
and 150 to 200 construction jobs), and consistency with the Plan of Conservation and
Development/Mansfield Tomorrow Plan.

The EDC focused on a few key issues including the amount of traffic the housing project would
generate, the amount of affordable housing to be included, and access to the public amenities
that will be provided. The affordable or workforce housing component was important to EDC
members as this continues to be a need in Mansfield.

On March 18, 2021, the Mansfield Economic Development Commission (EDC) met with
representatives of Capstone Collegiate Communities, LLC and J.E. Shepard Company about its
multi-family proposal in Mansfield. Representatives of Capstone and J.E. Shepard presented a
comprehensive overview of its proposal. The EDC watched the presentation closely, followed
by a question and answer session with the Capstone and J.E. Shepard teams. The EDC
authorized a letter of support to be sent to the Planning and Zoning Commission.

Dear Chair Aho:

Re: Capstone Collegiate Communities, LLC and J.E. Shepard Company Proposal for MultiFamily Housing

Mr. Paul Aho, Chair
Mansfield Planning and Zoning Commission (PZC)
4 South Eagleville Road
Audrey P. Beck Building
Mansfield, CT 06268

May 21, 2021

CONNECTICUT

Town of Mansfield
Economic Development Commission
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cc: Mansfield Town Council

Steven Ferrigno, Chair
Mansfield Economic Development Commission

Sincerely,

Each year the EDC has brought a slide or two as part of our annual presentation to the Town
Council showing the ever-growing gap between what the PILOT & PEQUOT funding should be
based on the calculation and what it is currently based on the State of CT budget constraints. in
addition, the PILOT funding has actually been decreasing year—over—year all of which serves to
increase the portion of the tax burden placed on Single Family Residential Homeowners who
comprise the vast majority of our tax base. By increasing the housing supply with carefully
screened, appropriate multi—fami|yhousing projects we can help to diversify our tax base and
make Mansfield a more affordable place to live.
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to the pandemic, the reversal of many
restrictions this
coronavirus
month may prove to be a welcornedrelief.
Windham Director of
Economic Development Jim
Bellano said changes to coronavirus regulations went into
effect May 1 and more will
happen May 19.
Bellano said the May 1
changes mostly affected
restaurants with outdoor seating, while the May 19 changes will mostly affect indoor
restaurants and businesses.
On May 1, outdoorbarsthat
do not serve food reopened
and outdoor standing bar service was allowed.
In addition,tablesno longer
are limited to an eight—person
capacity.
On May 19, all remaining
restrictions,will be lifted,
except masks will continue
to be required in all indoor
public settings where social
distancingis not possible.
These
include indoor
restaurantoccupancyrestrictions and other indoorbusi- Marilyntionzatez, manager of Moe'sin Dow wnStorrs, above, thinks
restri ‘on éhanges on May1'9wi omeat a good time for the
nesses like barbers and nail the.COVlD
semester.
restaurant, tottomngthe end at the University ofconneeticurs
salons.
The Fish Market on MainStreet in Wiltimantic,I:elow,hopes to attract additional outdoor diners this summer. ClaireGalvinIStart

due
businesses

Attera tough yearfor local
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wnmzn
CHRONICLESTAFF

V

3

/

normalcy:
forsome
Localeaterie?seageri

Restaurants gear up
ntri¢tiOnsggea?se
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Blondie’s, at 1681MainSt, was
one
its
that
to
business
tried ditfcreritiate
offerings duringthe coronavirus.They
now offer dinnerin addition to breakfast and lunch.
Others are hroldng forwardto having
more customers again.
At The Fish Market at 1307W. Main
St.,
1 Williruantic, outdoor patio tables
last summer.
were used occasionally
“Pm excitedto fill the tables again,"
said ownerSebby;-Randazzo.
Randazzo saidhe alsohopes takeout
orders will continue. He sawabout a 50
percent increase in takeout orders last
year, he said.
‘Mans?eld Downtown Partnership
Executive Director Cynthia van Zelm
said the organization has been working
to infomr local businesses about the
COVID-19 changes.
“We’revery encouraged by the opening-up by the govemor,” van Zclm
said. “I think that‘s a positive step for
businesses.”
Local businesses around the University of Connecticut area are hopeful
the loosenedrestrictions come at a good

more counts .eating ago,‘

comanuganemnagei
to get thus, hack in here,” Blondie‘s

'

time, as the semester wrapped up with
?nal exams thisweek.
“I think it's a good thing,” saidMoe's
manager MarilynGonzalez. “Especially
since the students are leaving, people
are going to feel more comfortable
‘
coming out and dining in.”
Gonzalez said the restaurant at 1 Dog
Lane will continue offering the outdoor
patio tables throughout the spring and
summer.
Daddy’s Noodles manager Sonny
Lam said he was looking forward to
having an increased occupancy in the

Sohny Lalil,manage? at D
more customers
ca
restrictionsMay 19.
er seating. ClaireGalvin]Staff

—

restaurant, which is oneof Downtown
Storrs‘ newer restaurants that opened
last August.
“During the semester, if customers
ordered food and there were too many
people dining in, I would have to ask
them to wait or carry out the food,”
Lam said.
Lam said he and the owner still need
to decidehow operations would change
for the eatery at 1 Dog Lane after May
19.
Follow Claire Galvinon Twitter @
CGalVinTC.

AP

“The one thing per the leg- feel the town should be “in
islationthat we are not autho- the business” of placing morrized to regulate is essential- atorituns on businesses.
ly medical marijuana cultiva“Why even bring this to
tion and the establishments us? Let PZC make its decidealing with medical mari- sion," he said. “They are
tee.
juana. But in terms of other supposed to be independent
Painter said initially, the cannabis marijuana,
yes it anyway.”
bill was proposed to go into deals with cultivation
and
Mans?eld Deputy Mayor
effect July 1, but now the micro-cultivation,”
Painter Ben Shaiken said he felt the
effective dateis Jan 1, 2022. said during the PZC meeting.
moratorium was a good idea
The proposed law de?nes
During the town council "but urged the PZC to do
“cannabis establishment" meeting, she said potential its
best to have regulations
as the following: cultivator, legislation has been disin place by Jan. 1, 2022, if
retailer, hybrid retailer, food cussed for years.
possible, rather than having
and beverage manufacturer,
“This year, it seems closer, the moratorium last for nine

'

860-429-3330or visit

mans-

comments by emailing planzonedept@man.v?eldct.
org.
For more information,
call the planning o?ice at

reviewed if received after
that deadline, but prior to the
closure of the public hearing. Individuals can submit

also noted the importance of
the PZC regulating where
different types of businesses
are located.
“Our regulations are fairly prescriptive about where
those types of uses are appropriate,” Shaiken said.
Painter said the proposed
law does not apply to hemp.
“[t’s
cannabis, but not
cannabis sativa,” Mans?eld
PZC Chaimian Paul Aho said
during the PZC meeting.
Painter said there was a
pilot program and the state’s
regulation of hemp is in line
with federal legislation.
The federal Agriculture
Improvement Act of 2018
legalized hemp production
and distribution.“Hemp is
already a licensed product in
the state,” Painter said.
Comments received by
noon on Thursday, June 3,
will be included in the packet
for the June 7 public hearing. Comments will also be

Mansfieldeyesp at moratorium

Continued from Page 1
tions on them.
By a vote of 9-0 during
their May 3 meeting, PZC
members scheduled the public hearing for June 7.
If established, the moratorium would go into elfect
June 30 and remain in effect
until March 31, 2022.
It would apply to future
applications within that time
period.
“Obviously, if the legislation does not pass then this is
moot," Mans?eld Director of
Planning and Development

'

Linda Painter said.
The proposal was discussed with Mans?eld Town
Attorney Kevin Deneen.
In addition to the town
council,the PZC also plans
to seek input from the economic development commission, agriculture committee
and the town and university
relations advisory commit-
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to send a letter of support to

‘

‘

‘

begin at 7:15
p.m.
Information
about how people can par—
ticipate will be posted on
the agenda on the town website at ww.w.mans?eldct.gov/
AgendaCenter at least 24
hours before the meeting.
Council members authorized Mayor Antonia Moran

.
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currently being
considered by the General
Assembly,
If approved,it would legalize adult-use of cannabis and
authorize municipalities to
prohibit cannabis establishments or establish restric-

'

the PZC
time
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Sufficient
.
a eto weig 111
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the PZC by a 6-2 vote during
MANSFIELD
Town their May 10 town council
council
members have meeting.
Council members David
expressed support for a proposed nine—monthmoratori- Freudmann and Charles
um on ?iture applications for Aushurger were opposed.
cannabisestablishments.
The town council also
And at a Mans?eld Plan- requested that the PZC conning and Zonsult with the
g_.____. council
ing
Comwhen
mission pub- The moratorium developing reg-

MICHELLEWARREN

pot businesses

Mansfield eyes
for
moratorium
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build six 300—foot greenhouses on
Browns Road.
The residentsin ‘the surrounding area
spoke as to why an industrial corporation should not be placed in a rural
neighborhood.Among the issues raised
were water usage, traf?c, noise, odor,
increase in crime and decrease in property values.
I believe the residents who spoke are
not entirely against Agbotic but they
are against placing an industry in any
residential neighborhood. There were
experts who spoke to the water issue,
the sustainability issue and the ?nancial
impact on the town. Residents spoke to

tliespecla
landlat
mg‘

i

It is our hope that the PZC is true
to its statement in section SK of the
planning and zoning criteria, which
states “basic design of proposed uses,
buildings or development should be in
general harmony with the character of

seek tax abatement.”

houses and robots aretax exempt. In
fact, the town manager wrote to the
town selectrnan “They are looking at
other towns in Connecticut and would

resident of Mans?eld, the bene?t of a
tax shelter at the expense of Mansfield
taxpayers. Agbotic was denied in
Granby because it claimed its green-

Storrs

‘

Mans?eld.
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Editor:
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111067.
Mans?eld Planning and Zoning
Commission held a contniuation of a meeting and hearing
At issue was the gathering
of info;-ma?on
3_.
peinut request by the Agbotic Corp. to installsix ;
at
Browns Road.
0091038
gfeenhouses
two meetings, totaling
nine hours in length, were pi-j.
ma“ 3/ _made
up of neighborhood concems and opposition tol
the projectat that location.
j
traf?c. noise, smell,night lightand property I
are
concerns. Agbotic
had professional answers for
an
t would be wise for the Town of Mans?eld to ,
5 SWWP
WMC
for a couple
°°mPaI1y
of years and see how 3
me
f0
greenhouses in i
file)’
P
1311
g‘°‘?V53?
the
vision
to fruition_,
then Mans?eld,
and e niversityof Connecticut,
which is also interested
and has many
locations away ?om neighborhoods, E
then proceed. Right now, its ?nancial stability is ques- l
tionable.Tax exemption, easement and abatement’concerns
to be ?nalized. The bene?t to Mans?eld is questionable. }
t really comes down to one issue for Agbotic
money.
price
land is cheap
of l
penmt is granted’
Agb°t‘° 3°” dirt" l
cheap
of theneighbors
of
expense
Plamin and Zmlmg COITIITHSSIOH,protectyour neighbors.
Lays
hu‘TYand be Sorry. Let’s wait and be sure.
Scott Rhoades
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Collegiate Communities LLC of Parcel B,” UConn spokesperson
Birmingham,Ala., and J.E. Shepard Stephanie Reitz said.
Co. of South Windsor to create The
Reitz continued, explaining state
Villas, which would have been a guidelines limit total development
358—unit, multi-family residential within 750 feet of a vernal pool.
complex at Four Corners at 1621
“And that radius overlaps both
Storrs Road and Middle Turnpike.
parcels. Meaning that the Capstone
“UConn was deeply concerned development would have severeabout the potential impact of the ly limited UConn’s ability to later
proposed large and dense develop- develop its adjacent parcel,” she said.
ment on an environmentallysensitive
One parcel is approximately 9.4
vemal pool on its adjacent proper- acres of land on Route 44 and immety, and the restriction and reduction diately to the north of UConn Tech
in potential development that would Park Parcel B, which UConn would
have resulted on UConn’s Tech Park be buying from DDS AssociatesLLC

.54

large and dense development on an environmentally sen
on its adjacent property, and the restriction and reductio
siti
ve
development that would have resulted on UConnn’s Tech

was

Deal would nix plans for alfordablehous
J
ing
UConn
deeply concerned about the potential impact

ners

Monday, July12, 2021

Unn to buy Four Cor
MANSFIELD
Plans for a 358unit, multi-family, affordable housing
project at Mans?eld Four Corners
may be nixed for good.
That’s because the University of
Connecticut got the approval to purfor a total of $4.2 million
chase
the land parcels proposed for the
developmentsite.
“They put it on a consent agenda for the board of trustees, which
meant there was no real discussion,”
Mans?eld Mayor Antonia Moran
said.
The town was noti?ed after the
fact during the June 30 UConn Board
of Trustees meeting. Approval was
granted for the university administration to enter into agreements necessary to begin the acquisition of the
two land parcels.
Those parcels were intended by the
town to be developed by Capstone

Page 45 of 46

Page 46 of 46
Reitz said UConn and
Capstone settled the appeal
“amicably.”
“The settlement resulted in
the university receiving the
right to purchase the 19.4-

application would be withdrawn and the appeal would
be withdrawn as well,”
Painter said.

we would expect that the

“Assuming that happens,

Painter said.

“It will be funded by
the state bonds previously
approved by the legislature
for the Tech Park and related
expenditures, not university annual operating funds,”
Reitz said.
Nearly a year ago, UConn
?led a lawsuit against the
town to appeal the July 6,
2020, approval of The Villas
residential complex by the
Mans?eld Inland Wetlands
Commission.
That appeal is technically still pending, according
to Mans?eld Director of
Planning and Development
Linda Painter.
But the university would
no longer need the appeal
if it purchasesand becomes
the owners of those parcels,

Continued from Page 1

and removes the restriction
on the development area of
UConn’s Tech Park Parcel
B,” she said.
But the Town of Mans?eld
sees this as a huge loss,
according to Moran.
Several residents who
spoke out during the Mans?eld Planning and Zoning
Commission meeting Tuesday night were disheartened
and upset over the matter.
Some claimed the university was not at all transparent
about its actions.
“We believe this interference is an inappropriate
interference with town prerogatives and the town’s
pursuit of low- and moderate-incomehousing and with
economic development. We
believe that it runs directly
counter to the state’s interests
both in economic development and affordable housing,” Moran said.
There is one last PZC public hearing on the matter,
which is set for July 19 in the
municipal building for 7 p.m.
F allow Lisa Massicotte on
Twitter - @LMassicotteTC.

—

which comprisacre area
es three combined parcels

UConn to buy land
near FourCorners

