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VI

VII.

AGENDA
PLANNING COMMISSION
NOVEMBER 22, 2016 - 7:00 P.M.
TOWN HALL ANNEX - 134 GROTON LONG POINT ROAD
COMMUNITY ROOM 2

ROLL CALL
APPROVAL OF MINUTES

1. October 23, 2016*
PUBLIC COMMUNICATIONS

~ SUBDIVISIONS

1. Mystic Weigh Subdivision -~ Phase 1 and 2, Flanders Road - Release of Bond*
SITE PLANS

1. The Sandbox (SIT16-12), 1500 Gold Star Highway ~ Site plan modification
OLD BUSINESS

NEW BUSINESS

1. Zoning Commission Referral for Public Hearings on December 7, 2016%*

a. SPEC350, Argia Cruises (CAM), 39-41 West Main Street - Return of the
Schooner Argia and her business to Steamboat Wharf*

b. SPEC351, Mystic Emporium, 15 Water Street - Re-establish approval of use
of basement level for restaurant use*

2. Town of Stonington Referral for a Public Hearing on December 6, 2016 -
Application PZ1624RA Stone Acres Farm, LLC Regulation Amendment for the
creation of an Agricultural Heritage District (AHD)*

3. Report of Commission

4. New Applications

VIII. REPORT OF CHAIRMAN

REPORT OF STAFF
1. Update current OPDS projects/activities
ADJOURNMENT
Next regular meeting: December 13, 2016
Enclosed

NOTE: NO NEW BUSINESS WILL BE CONSIDERED AFTER 10:30 P.M.



II.

III.

MINUTES
PLANNING COMMISSION
' OCTOBER 25, 2016 - 7:00 P.M.
TOWN HALL ANNEX - COMMUNITY ROOM 2

Chairman Pritchard called the meeting to order at 7:00 p.m.
ROLL CALL
Regular members present:  Pritchard, Steinford, Kane, Mumnn, «o{f
Alternate members present: Fitzgerald, Tarbox (7:03) o

Absent:
Staff present: Glemboski, Silsby

APPROVAL OF MINUTES

1. September 13, 2016

the Four Winds at Mystié: OfEfoni genda. Background information was
given about when this pro_] _grantgd site plan approval. She spoke about Active

i Jare Ms. Smith pointed out
stipulations previousl Wetlands Agency. She recommended that the
Planning Commission tak ) ideration the most current zoning regulations and
not approve this,request fogg isionfof Start of Construction.

1. l%a% ub lvision, Noank Road - Acceptance of Pubhc Improvements and
eduction ;

Motio ade by Pritchard, seconded by Kane, so voted unanimously
SITE PLANS

1. Four Winds at Mystic, 0 Noank Ledyard Road — Request for Extension for Start of
Construction

Clinton Brown, DiCesare Bentley Engineers, representing the applicant, explained
that Mr. Bonvie and Attorney Londregan were slated to attend tonight’s meeting but
have not arrived. Mr. Brown reviewed the request for a 1-year start of construction
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extension. He stated that the project was approved in 2004 and has not begun due to
economic difficulties. Information was given about the Army Corp of Engmeers
permitting process and the problems that have arisen. He stated that the latest permit
was granted by the Army Corp of Engineers in August 2016. He appreciates Mrs.
Smith’s comments, but added that her concerns were dealt with prior to site plan
approval in 2004. Mr. Brown understands that this property is quite unique. He
apologized for the absence of Mr. Bonvie and Attorney Londregan.

Staff reviewed the discussion held during the last extension
March 2016, noting that at that time, the Planning Commissiopic
month extension to get their plans recorded and start constructio
their plans have not been recorded. The applicant is reg =iy
until November 26, 2017. ;

Inquiries were made about what changes have been made t i) .e; ulations
since this project was first approved in 2004. It was oted“%glat public safe .y and utility
considerations were reviewed at the time of app ova »z@ee ics wetge{.égwen about the

o,

o MIt, gave 1? Qrmatlo about how the new
active senior housing regulatlons dlffe 1! 1arest ntlal lifg care facility regulations.

@tefrantmg an extension, It was

Discussion followed about ]
'-< £, 2020. Tarbox expressed concerns

noted that the actual site plan i '- i

potential of having the maps recorded within six months.

on Was made to consult with the Town Attorney about the extension.
S

ON#, To grant a six-month start of construction extension until May 26, 2017

""v% “for the Active Adult LLC (Four Winds at Mystic) site plan, Noank
*%5@ Ledyard Road

Motion made by Pritchard, seconded by Steinford, so voted unanimously.
VI. OLD BUSINESS - None
VII. NEW BUSINESS
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IX.

1. Referral from the Zoning Board of Appeals for a Public Hearing on November 9,
2016 - ZBA#16-14 - 25 Amherst Court, William and Susan Parsons/Owners
Advanced Improvements, LLC/Applicant
Staff reviewed the project and noted the setbacks.

The Planning Commission had no comment.

2. Adoption of 2017 Meeting Schedule

3. Report of Commission

Steinford inquired about trucks and work bei
Central Hall. Staff will inquire with the building otn?g ig

Steinford inquired about 420 Long Hill Rgad*?

Fitzgerald referred to an article al,g an%%rportevelopment Zone wanting to
extend the manufacturing area withir 2 mile e airpoit. Discussion followed about
Planning Sﬁussmn should be told what

lange. St ill gather information from

the radius and spot zoning. He feels tha, th
part of the town would be affecté
the Economic and Communi
Commission. She noted thatst
program. ;

anager and report back to the
t c“fiange and this is a tax incentive

spee
CONCErns were expresx . about “the unpac to area properties and businesses. Staff
stated that there is a fédera %reh plan for this project. She will address this
concern withgthe Econoi id. Camimunity Development Manager, who has been
Ouethis™ . Hitzgeral@* feels that the Planning Commission should have
been glve%{) ans and 1nforma%§p on this proposal.

s "
o -Gq‘.{;,,} i,

tchagd atterided an FOIA presentation. All are welcome to attend the upcoming
eilkof Govetnments regional planning meeting scheduled for November 7, 2016.
wregafdsigo the federal rail association, he inquired if there is a policy for Planmng
stai%f«eg;harmg information with the Planmng Commission.

REPORT OF STAFF

Staff stated that an advertisement has gone out for the vacant position of Code
Enforcement/Planner 1. In regards to the Water Resource Protection District
regulations, the Zoning Commission has been reviewing them with the consultant. A
referral for the Water Resource Protection District (WRPD) zone text amendments will
be made to the Planning Commission at a meeting in December. The Capital
Improvement Plan will be added to a December meeting. She reminded the

Commission that the only meeting in November will be held on the 22™. She stated that
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an Administrative Site Plan was submitted for renovations to Wendy’s on Long Hill
Road.

An inquiry was made as to what involvement Town Staff has in the selection of
trees that are being planted at the shopping plaza in Groton.

Kane shared that he took a boat tour out of Newport recently, whereby he visited
five windmills that are being built on Block Island. He referred to the planning process
that was needed to get these constructed.

ADJOURNMENT

Motion to adjourn at 8:20 pm was made by Steinford o voted

unanimously.

Margil Steinford, Vice Chairman/Secretary
Planning Commission

Prepared by Robin M, Silsby
Office Assistant II



Silsbx, Robin

From: Glemboski, Diane

Sent: Thursday, November 10, 2016 9:.07 AM

To: Silsby, Robin

Subject: FW: Maintenance Bonds for Mystic Weigh Subdivision
Robin.

Add this to next PC agenda. Mystic Weigh Phase | and 2, Flanders Road — Release of Bond

Thanks. Diane.

From: Sandra Jones [mailto:Slones@bankatunited.com]
Sent: Wednesday, November 09, 2016 9:55 AM

To: Jones, Deborah; Glemboski, Diane; Reiner, Jonathan
Subject: Maintenance Bonds for Mystic Weigh Subdivision

All,

The Town of Groton accepted the road for Phase 1 and Phase 2 of the Mystic Weigh Resubdivision on November 18,
2015. Accordingly, maintenance bonds of $165,000.00 and $20,000.00 respectively were required to stay in place for 12
months. As 12 months has passed, please return both Original Letters of Credit to my attention by November 18, 2016.

If you have any questions, please let me know.

Thank you,

Sandy Jones
Construction Loan Portfolio Officer

bank

United Financial Bancorp, Inc.
(NASDAQ Global Select: UBNK)
1645 Ellington Road

South Windsor, CT 06074

Tel 860-291-3715

Fax 860 291-3690
sjiones@bankatunited.com

**** Notice to Recipient: This e-mail and any files transmitted with it are confidential, and are intended sclely for the use of the
individual or entity to whom this e-mail is addressed. If you are not one of the named recipients or otherwise have reason to believe
that you have received this message in error, please notify the sender and delete this message immediately from your computer. Any
other use, retention, dissemination, forwarding, printing, or copying of this e-mail by unauthorized recipients is strictly prohibited,
This e-mail and any files transmitted with it may contain nonpublic personal information about consumers subject to the restrictions of
the Gramm-Leach-Bliley Act. You may not directly or indirectly reuse or re-disclose such information for any purpose other than to
provide the services for which you are receiving the information. Thank you,

Pe 1-a2-10



MEMORANDUM

TO: Planning Commission

oz
FROM: Deborah G. Jones, Assistant DirectorV(‘ -~
DATE: November 16, 2016

SUBJECT: Referrals for December 7, 2016 Public Hearings:
Special Permit #350, 39-41 West Main Street, Steamboat Wharf (Argia Cruises,
LLC, Applicant) '
Special Permit #351, 15 Water Street (Gary Hobert, Applicant)

Please be advised that the Town of Groton Zoning Commission will be considering the
applications described in the attached Notice of Public Hearings.

This referral is being sent pursuant to Section 8-3a (b) of the Connecticut General Statutes.

DGJ:dlg
Attachment

SFLEC 350
SPEC 35/



TOWN OF GROTON

PLANNING AND DEVELOPMENT SERVICES

DesoRraH G. JONES | 34 GROTON LONG POINT RoaD, GROTON, CONNECTICUT 06340
AsSsISTANT DIRECTOR TELEFPHONE {B60) 446-5872 Fax (BG0O) 448-4094
DJONES@GROTON-CT, GOV WWW. GROTON-CT. GOV

November 4, 2016

VIA EMAIL

Attention: Legal Ads

The Day

P.O. Box 1231

New London, Connecticut 06320

Please publish the following legal ad on November 25, 2016 and December 2, 2016:

TOWN OF GROTON
ZONING COMMISSION
NOTICE OF PUBLIC HEARINGS

Notice is hereby given that the following public hearings will be held on December 7, 2016 at 6:30
p.m. in Community Room 2, Town Hall Annex, 134 Groton Long Point Road, in said Town, to
consider the following:

Special Permit #350, 39-41 West Main Street, Steamboat Wharf, PIN 261918309893

and 261918401742, WDD Zone. Proposal is to establish Argia Cruises at dock space

at the north end of Steamboat Wharf and office space at 39-41 West Main Street.

Review is per Sections 6.3 and 8.3 of the Zoning Regulations (Argia Cruises, LLC,

Applicant) (Steamboat Wharf Co. LLC, Owner)(CAM)

Special Permit #351, 15 Water Street, PIN 261918306108, WDD Zone. Proposal is to
change the approved use of the basement level from retail to a restaurant. Review is
per Sections 6.3 and 8.3 of the Zoning Regulations. (Gary Hobert, Applicant) (Mystic
Museum of Art, Owner)

Application is on file and available for public inspection during normal business hours at the
Planning Department, 134 Groton Long Point Road. Dated this 25" day of November 2016 at

Groton, Connecticut. (On second insertion please put "Dated this 2 day of December 2016 at

Groton, Connecticut".)
Susan Sutherland, Chairperson

Account #30384, P. O. #16000391

If you have any questions, please do not hesitate to contact me at 446-5970.
Sincerely,

Deborah G. Jones

Agssistant Director

Please note; this should run as a one-column ad fully justified without bolding or additional
white space

“SUBMARINE CAPITAL OF THE WORLD" SP/EC 350
SrPEC T8/



| N ECEIVE
TOWN OF GROTON 0CT 2 8 2016

LAND USE APPLICATION

Part One
PLANNING NEBARTMENT
I TOWN OF GROTON, CT

PLEASE CHECK THE APPROPRIATE BOX(ES) AND ATTACH THE REQUIRED APPLICATION(S):

R COASTAL SITE PLAN REVIEW
(CAM)

B

O ADMINISTRATIVE SITE PLAN B SPECIAL PERMIT
a 0 ZONE CHANGE
|

INLAND WETLANDS PERMIT _
INLAND WETLANDS PERMIT OR 0O REGULATION AMENDMENT Iy i
T P
NON-REGULATED ACTIVITY O VARIANCE/APPEAL Q.\ «f!., ) i ( R R
A YA

yoENA

0O SUBDIVISION OR RESUBDIVISION
SITE PLAN

PROJECT NAME: 14m fa Cruses L Lo iy CL[’ £ L;}'

) 7
STREET ADDRESS OF PROPERTY: %Sﬁ—md-—dx}k&ﬁf——l%?-s-krc\—i

IF ADDRESS NOT AVAILABLE, LOCATION:
PARCEL IDENTIFICATION NUMBER: ACREAGE:

PROJECT DESCRIPTION: E?"YLU—I/"I’) O‘F "‘ﬂ\_ﬂ SCLWJOV\EV' TE} V‘ﬂt,o\ dﬁ/\d }’\LV‘
hustness 4o Steambeat whaﬁ[’ MMs-h C .

ZONE:

CORRESPONDENCE WILL BE SENT TO THE PRIMARY APPLICANT AS CHECKED BELOW:
(NAME, ADDRESS, TELEPHONE AND FAX NUMBER)

APPLICANT: aia Cruises Lic |5 Holmes St lesﬁl AT O-Z5S

EMAIL: Qﬂ%ﬁﬂ&mﬁ%@%ﬂgﬂ&f’ﬂﬁow BLO-53-04 e, 860~ 5360000

APPLICANT’S AGENT (if any):

EMAIL; TELEPHONE: FAX:
OWNER/TRUSTEE: _trambooar  Wharl (o . LLL Gigﬁgmbw@%(

EMAIL: hf\ana:ﬁ&z/‘@ Sheamieot I CGEEEN %mx K ~S3L ~A52]

ENGINEER/SURVEYOR/ARCHITECT:

TELEPHONE: FAX:

Note: 1} To be accepted by the Planning Division, this entire application must be completed, signed, and submitted with the required

fee(s) and map(s) prepared in accordance with the applicable regulations.
2) The submittal of this application constitutes the property owner’s permission for the commission or its staff to enter the

property for the purpose of mspection.
3) The applicant hereby agrees to pay all additional fees and/or address such costs deemed necessary by the Office of Planning

and Develepment Services as described in Part Three of this application.

s Jllp Lo il

SI NATURI{ OF APPLICANT DATE SIGNATURE OF RECORD OWNER DATE
OR APPLICANT’S AGENT I HEREBY, CERTIFY THAT I AM THE OWNER OF
THE PROPERTY STATED ABOVE
A?%f?a L. Blumberﬂ l RL\.\ 'J\, C ool

PRINTED NAME OF OWNER

PRINTED NAME OF APPLICANT

SPEC 350

:Prolect #SP E ;



TOWN OF GROTON
LAND USE APPLICATION - SPECIAL PERMIT

PART TWO
{Attach to Part One)

APPLICATION FOR SPECIAL PERMIT UNDER SECTION(S). &- 3 Waterfront Design District
OF THE ZONING REGULATIONS. s

PLEASE PROVIDE A WRITTEN DESCRIPTION ON HOW THE USE/MODIFICATION AFFECTS ALL SPECIAL PERMIT
CRITERIA OF SECTION 8.3-8 OF THE ZONING REGULATIONS, PARTICULARLY WITH RESPECT TO THE
PROPOSAL'S EFFECT ON THE APPROPRIATE AND ORDERLY DEVELOPMENT OF THE DISTRICT AND ADJACENT
PROPERTIES, TRAFFIC CIRCULATION, AND IMPACT ON THE ENVIRONMENT. PROJECTS LOCATED IN
DISTRICTS WITH SPECIAL DESIGN OBJECTIVES, OR SUBJECT TO PARTICULAR DESIGN REQUIREMENTS
SHOULD ADDRESS POLICY CONSISTENCY ALSO. -

P/C&tSa Ste at+rachment

PLEASE PROVIDE ALL INFORMATION AS LISTED ON THE SPECIAL PERMIT CHECKLIST:

P/ case See a;Honu:/

IS PROPERTY WITHIN THE CAM BOUNDARY? ;&Y/es CNo
IF YES, A COASTAL SITE PLAN APPLICATION ‘MAY BE REQUIRED.

ARE THERE REGULATED WETLANDS? [Ives X(fo
A WETLAND APPLICATION HAS BEEN SUBMITTED OR PERMIT OBTAINED? [Ives [ ] No

FOR FILL/EXCAVATION APPLICATIONS:

FILLING CUBIC YARDS EXCAVATION CUBIC YARDS

FOR LODGING, INSTITUTIONAL, MIXED USE, APPLICATIONS:

NUMBER/TYPE OF NEW UNITS: A

[

(PLEASE SPECIFY TYPE: DWELLING UNITS, ROOMS, BEDS, SEATS, PERSONS)

12/14

Syec 387



Special Permit Checklist ) = CE N E R

Argia Cruises U““
12 Steamboat Wharf
Mystic CT 06355

PLANNTNG DEPARTM
TOWN OF GROTON, &7

8.3-2A Project Description:

The dock space at the North end of Steamboat Wharf was previously used by the
motor vessel VALIANT. The schooner ARGIA and her business used this dock for
decades until the property owners of Steamboat Wharf decided to put in their own
vessel, VALIANT, in 2001. in order to put VALIANT at the dock, the Steamboat Wharf
Co. LLC applied for and received Special Permit #245 as VALIANT was offering hotel
staterooms, a change from the previous use of the dock space. With ARGIA’s return to
this dock, we are applying for a special permit in order to use the dock for ARGIA's day

sail business again.

ARGIA is a traditional sailing schooner designed and finished in Mystic CT. She
is a United States Coast Guard inspected passenger vessel with a long history of
carrying passengers out of Mystic. Her company has operated twelve of these vessels
over the years since the 1970s, mostly from Steamboat Wharf. ARGIA is probably the
most well-known of these, operating continuously out of Mystic for 30 years. She carries
49 people on couple hour day sails from May to October.

ARGIA’s new office will be located at 12 Schooner Wharf (Peacock Alley) and
ARGIA will be located at the North end of Steamboat Wharf, alongside the Main Block
building near the Drawbridge. ARGIA is a long-standing tradition in Mystic. She is also a
draw to the village, bringing tourists and locals to the downtown for sailing trips, followed
by shopping and dining in our village businesses. She provides a continuation of water-
dependent use and connection to the village's special maritime history, so important to

the nature of Mystic.
8.3-2B Special Permit Criteria from Section 8.3-8

A. Location: ARGIA is an 81-foot vessel and there is plenty of space at
Steamboat Wharf for her to berth. The vessel will dock at the North end of the
Wharf, so as not to interfere with the Steamboat Wharf Co.’s Steamboat Inn
rooms or the condos much farther to the South. Passengers will load along
the red brick wall of the Gilbert Building (Main Block building), so as not to
inconvenience these Southern neighbors. Passengers will be lined up along
the wall as they prepare to board, inside of a rope-work barrier so that they
will not impede Coastal Public access along the Mystic River side of the dock.

B. Buildings: ARGIA’s business office and storage area will be located within the
Steamboat Wharf complex, at 12 Steamboat Wharf, on what is known as
Peacock Alley. This building is currently a retail store and small office/storage.

SFEC 35°
AW sed par U’\q-



. Neighborhood Compatibility: The history and feel of the village of Mystic is
firmly rooted in our maritime heritage. This charming maritime feel is one of
the major draws for tourists and property owners in Mystic. The schooner
ARGIA is part of, and continues, that maritime heritage, connecting the
residents and visitors to the water.

. Parking and Access:

ARGIA carries 49 people. The parking ratio for this use is one parking stall
per 3 customers, or 16 stalls.

The business space we are renting at 12 Steamboat Wharf is 926 sq. ft., of
which 120 sq. ft. will be used as office space and the balance as storage for
boat equipment. The parking ratio for this is 1 stall per 300 sq. ft. of office
space and 1 stall per 1200 sq. ft. of storage space, or 1.07 stalls for our
business space.

The total number of stalls we need is 17. In the WDD, we only need 50% so
therefore 9 parking stalls are required for this use. These required parking
stalls on site will be included in our lease.

Delivery of the small amount of supplies used on a regular basis by the
company will be through the downtown pay lot and directly to our business
office at 12 Steamboat Wharf.

. Streets: Mystic Streetscape has assured that the sidewalks, lighting, and
crosswalks that may be utilized by our customers are adequate and up to
code.

. Public Safety: Our passengers/customers will be utilizing sidewalks beautifully
constructed during the recent Streetscape Project and the excellently
maintained Steamboat Wharf dock.

. Utilities: The existing electric, wastewater system and plumbing of the
business office are sufficient. The existing electric, wastewater system and
plumbing at the dock are sufficient for the vessel. ARGIA has a farge holding
tank onboard the vessel for storage of waste water. She also has an onboard
waste pump. The tank will be pumped as necessary via a two-inch hose into
the existing pump-out station already approved for the previous vessel,
VALIANT. This station is located immediately adjacent to the Gilbert Building
(Main Block). The pump out exits into an existing town sewerage line. This
arrangement is storm proof, as there is no permanent or semi-permanent
connection to shore. The pump-out station has a waterproof cover which is
secured after every pump-out. ARGIA’s wastewater handling is inspected by
the U.S. Coast Guard. She does not pump waste water into the Mystic River
or any other waterway. Garbage dumpsters are provided by the landiord,
Steamboat Wharf Co.

. Environmental Protection, Conservation, and Long Island Sound: The
proposed use of Steamboat Wharf will not change the use of the Wharf in
relation to the environment, conservation, or Long Island Sound. In fact, we
will be continuing an existing business. Our business also has an
Environmenta! Studies program taught aboard ARGIA and utilized by many

iocal school groups.

SPFEC 359



I. Consistent with Purpose: The use of this property for this business is an
altowed use. This plan has no detrimental side effects to public health, safety,
and welfare. It does not conflict with the purposes of these regulations. It does
further the goals, objectives, and policies of the town’s plan of conservation
and development. '

8.3-2C  For the use of this business, there are no applicable conditions listed in
Section 7.1. '

SPEC 350
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TOWN OF GROTON
LAND USE APPLICATION
PART ONE

SUBDIVISION OR RESUBDIVISION ‘ COASTAL SITE PLAN REVIEW
SITE PLAN SPECIAL PERMIT
ADMINISTRATIVE SITE PLAN ZONE CHANGE

INLAND WETLANDS PERMIT REGULATION AMENDMENT
INLAND WETLANDS PERMIT OR VARIANCE/APPEAL

NON-REGULATED ACTIVITY
APPROVAIL QF LOCATICN

PROJECT DESCRIPTION:_Re - esraldish, agomated o€ use of basemest \eve(
n Hae CUP SR hmlAmq £roun re:hh\ o fesrausadT £pALE

PROJECT NAME:_ YW\ W&t C e ny fﬂgfdom
STREET ADDRESS OF PROPERTY: \‘6 wm—ast LIMUSTIC 0T ORSE

IF ADDRESS NOT AVAILABLE, LOCATION:
PARCEL IDENTIFICATION NUMBER: 2z (X(830W\ 68 ACREAGE: &.139 ZONING: WD
CORRESPONDENCE WILL BE SENT TO PRIMARY APPLICANT AS CHECKED BELOW:
NAMES, ADDRESSES & TELEPHONE NUMBERS
KIAPPLICANT:_GALy HoberT | 59 Sequin dr., Woadl, ¢T 26340

9 Maloer’\'@, qmaxl (O t TELEPHONE: ¥50- 261~ 7197 FAX:
[JAPPLICANT’S AGENT (iF ANY}:

TELEPHONE: FAX:
JIOWNER/TRUSTEE: Mustic pausedan of BpY , @ oater ST, WMy sric , (w355
TELEPHONE: e85 34 *7L0L FAX:
[ENGINEER/SURVEY OR / ARCHITECT: __ #2442k Copqed
U Cotleell ST mysric , CT 00355  TELEPHONE: B0 -2(5-9415 FaX:

Note: 1) TO BE ACCEPTED BY THE PLANNING DIVISION, THIS ENTIRE APPLICATION MUST BE JRED IN
COMPLETED, SIGNED, AND SUBMITTED WITH THE REQUIRED FEE(S} AND MAP(S) PRE P~

ACCORDANCE WITH THE APPLICABLE REGULATIONS. <SI0N
2) THE SUBMITTAL OF THIS APPLICATION CONSTITUTES THE PROPERTY OWNER'S PERNMIS
FOR THE COMMISSION OR ITS STAFF TO ENTER THE PROPERTY FOR THE PURPOSE O F

INSPECTION. 5
3 IHEREBY, AGREE TO PAY ALL ADDITIONAL FEES AND/OR ADDRESS SUCH COSTS DEE MED
NECESSARY BY THE OFFICE OF PLANNING ANB-DEVELOPMENT SERVICES AS DESCRI BB E 2
_ PART THREEOF THIS APPLICATION. ' Z a1l
N /2806 s -7
N ISIGNATURE GF APPLICANT DATE ¢ §IGNATURE OF RECOR[) OWNER e
~JOR APPLICANT'S AGENT [ HEREBY, CERTIFY THAT | AM THE OWNE IR &2
= PROPERTY STZIED \jOVE
- é)m%/ T thebevr ese l‘*—-ﬂ"uw VL'
{ PRINTED NAME OF APPLICANT PRINTED NAME OF RECORD OWNER

FOR QFFICE USE ONLY: SPEe 3 57
ree RECEVED: 43D - ®®  work WPEWROJECT#S& 259/ PLANNEM



TOWN OF GROTCN
LAND USE APPLICATION — SPECIAL PERMIT

PART TWQO
{Attach to Part One)

APPLICATION FOR SPECIAL PERMIT UNDER SECTION(S}
OF THE ZONING REGULATIONS.

PLEASE PROVIDE A WRITTEN DESCRIPTION ON HOW THE USE/MODIFICATION AFFECTS ALL SPECIAL PERMIT
CRITERIA OF SECTION 8.3-8 OF THE ZONING REGULATIONS, PARTICULARLY WITH RESPECT TO THE
PROPOSAL’S EFFECT ON THE APPROPRIATE AND ORDERLY DEVELOPMENT OF THE DISTRICT AND ADJACENT
PROPERTIES, TRAFFIC CIRCULATION, AND IMPACT ON THE ENVIRONMENT, PROJECTS LOCATED IN
DISTRICTS WIiTH SPECIAL DESIGN OBJECTIVES, OR SUBJECT TO PARTICULAR DESIGN REQUIREMENTS

SHOULD ADDRESS POLICY CONSISTENCY ALSO.-

—I‘E\Q_ Yooo ""’\Oé“@\‘:ﬂ;\'\orﬂs in s ?MPBSA\ is Yo eresbalblsh Pﬂ_af(au& syeeipl Permit

# 339 vpproved of retall use space i the barenedtlevel o€ Hhe emperium i

Ve Taur QT Use SPACe L ANEB > MGA‘\G—;: heurs of :94’444—(1'0,-3 Sunc\nﬁ-“\‘—tﬂu.f,sé.e}f{ Ao \ﬁ"‘ell_

Fton | an Fﬂ.}dm{ aAD Sir‘mré.q_‘—( no \aker Huar 2 am , The Liryr Lleor level ll

Continue Yo e use as ceta’\. The loasemont ol loe u vice restavwasc for yesd

found irse with Ne cudside A‘w\(\gj.

PLEASE PROVIDE ALL INFORMATION AS LISTED ON THE SPECIAL PERMIT CHECKLIST:

1S PROPERTY WITHIN THE CAM BOUNDARY? Btes [No
IF YES, A COASTAL SITE PLAN APPLICATION MAY BE REQUIRED.

ARE THERE REGULATED WETLANDS? [ Jves S No |
A WETLAND APPLICATION HAS BEEN SUBMITTED OR PERMIT OBTAINED? [ Jves [5'No

FOR FILL/EXCAVATION APPLICATIONS:

FILLING CUBIC YARDS EXCAVATION CUBIC YARDS
FOR LODGING, INSTITUTIONAL, MIXED USE, APPLICATIONS:

NUMBER/TYPE OF NEW UNITS:

{PLEASE SPECIFY TYPE: DWELLING UNITS, ROOMS, BEDS, SEATS, PERSONS)
12/14
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Nov 1, 2016

Planning and Development
The Town of Groton

134 Groton Long Point Rd.
Groton, CT 06340

Re: Special Permit Design Objectives — Narrative
Emporium Change in Use
15 Water Street
Mystic, CT 06355

The proposed development within the WDD is consistent with the following objectives:
6.3-2
A. Previously Approved Use

The proposed use wilt be the same as the previously approved use as a restaurant
under Notice Of Grant Of Special Permit #339 dated Aprii 4, 2014,

B. Development in keeping with the Town’s Plan of Development.

The proposed use is consistent with the previously approved use. The previously
approved use for restaurant space has run out.

C. Viable commercial use which serves the needs of the residents of the immediate

Mystic area.

The proposed use will provide a year round restaurant in the heart of downtown.
The already existing sidewalks provide easy access to the restaurant and to the
Mystic Museum of Art parking lot.

D. Restaurant Use is year round and servicing year round residents is primary role.
The restaurant will operate year round and the year round residents are and
extremely important part of the business plan to make the restaurant viable and

successful long term. Hours of operation would be Sunday-Thursday no later than
lam and Friday and Saturday no fater than 2am.

srec3S]



High intensity and bulk uses do not encroach into surrounding residential districts.

The use is proposed on Water Street and is in the heart of the WDD and other

commercial uses.

Coordinated patterns of land uses which allows safe access and movement of
pedestrions, bicycles, and vehicles through the WDD.

The main access to the restaurant is from a set of stairs off the sidewalk on Water
Street and has excellent pedestrian access. There is aiso a ramp located adjacent to
the parking on the south side of the building that leads down to the entrance.

. Preserve and enhance the historic and diverse qualities of the Mystic area.
No changes are proposed to the exterior of the structure of the existing building.

. Architectural and site design which promote aesthetic qualities while sustaining and
enhancing the unique qualities of the Mystic area.

There were No changes and will not be any new changes to the exterior of the
existing building.

Circulation pattern and related facilities with the WDD which will give priority to

pedestrian movement and bicycle travel.

The completed Streetscape project on Water Street now provides excellent
pedestrian access to the property; along with the access from 15 Water Street to the

Mystic Museum of Art parking lot.
Mystic River Access.

The subject property does not have direct access to the Mystic River. Access will
improve with the previously approved sidewalk connecting 15 Water Street and the
Mystic Museum of Art parking lot. No exterior construction is proposed that wiil
affect current and public viewing corridors.

SPrc357



Nov 1, 2016

Pianning and Development
The Town of Groton

134 Groton Long Point Rd.
Groton, CT 06340

Re: Special Permit Criteria — 8.3-8 Narrative
Emporium Change in Use
15 Water Street
Mystic, CT 06355

A. Location

The development is located in the heart of downtown Mystic and an ideal
location for a year round restaurant use. '

B. Buildings

The proposed change in use is contained within the existing improvements.
There is no physical expansion or changes proposed to the building as part of this

proposal.
C. Neighborhood Compatibility

The development is in harmony with downtown Mystic. The use is consistent
with current development in the immediate area and throughout the WDD.

D. Parking and Access

The site will rely on street parking, the Mystic Museum of Art validation

program, the seven (7} spaces provided on-site, and pedestrian traffic. Four
additional spaces have been added for the site and have been dedicated to the
residential use on the second and third floors. Deliveries shall be made along the
Randell’s Wharf R.O.W. on the side {or south} of the building.

SPEC 35T



Parking Calculations

There will be 325 square feet of dining space and 45 square feet of bar space.
The required calculations for dining are 325 divided by 100 =3.25x 3 =5.75
The required calcuiations for bar are 45 divided by 30 = 1.5

The total required spaces is 11 divided by 2 = 5.5 spaces needed per the revised
parking plan for the WDD 6.3-4 H (Rev, Eff: 5/16/2016}

Streets

Four parking spaces have been added for the residential use, therefore, freeing
up additional spaces directly adjacent to the restaurant use. The previously
approved sidewalk shall allow improved pedestrian circulation from 15 Water
Street to the Mystic Museum of Art parking lot.

Public Safety

This proposal shail have no negative impact on public safety. The additional
parking and previously approved pedestrian sidewalks shall provide safe means
of circulation to and from Water Street and the Mystic Museum of Art parking
lot. All modifications are up to code and have been reviewed by the appropriate

agencies.

Utilities

There was stormwater, sewer, and water service upgrades that were previously
approved and were coordinated with the Streetscape Phase 2 project.

Environmental Protection, Conservation, and Long island Sound

Proper erosion and sediment control had been employed during construction to
ensure minimal erosion and zero sediment transport off-site. There is no
exterior work as a part of the proposed change in use and, therefore potentiai

impacts are minimal.
Consistent with Purpose

The proposed use will not negatively affect public health, safety, or welfare and will
further the goals, objectives, and policies by drawing people to the downtown

Mystic area.

SPEC3ST
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TOWN OF STONINGTON

Department of Planning

152 Elm Street

Stonington, Connecticut 06378

(860) 535-5095 s Fax (860) 535-1023

October 26, 2016

Ms. Betsy Moukawsher
Town Clerk

Town of Groton

45 Fort Hill Road
Groton, CT 06340-4394

:(*’LWr_D -
OWHK CLERK'S Oreict

706 0CT 31 AMIl: 20

RECORELD VI PAGE

ﬁu;d ¥yl JouRocmhen_ I
TOWRN T r‘d.L i ’"'—’HTON CONN

) P_;__ANNING DEPAR
OWN OF GROTON, CT

Subject: PZ1624RA 5tone Acres Farm, LLC — Regulation Amendment application for the
creation of an Agricultural Heritage District {AHD), a floating zone intended to preserve
Stonington’s cultural landscape, ensure continuation of agricultural industry, and
provide an alternative to less desirable development of agricultural lands. .

Dear Ms. Moukawsher:

] am writing to inform you that the above-referenced application has been scheduled for a Public
Hearing to be held at the Mystic Middle 5chool, 204 Mistuxet Ave., Mystic, Connecticut, on Tuesday,
December 6, 2016. Public Hearings are scheduled to begin at 7:30 p.m.

The enclosed Notice of Public Hearing is being referred to your municipality in accordance with
Section 8-7d(f) of the Connecticut General Statutes. If you have any questions, please feel free to -
contact the Department of Planning at 860.535.5095.

Sincerely,

Gayle—

Gayle Phoenix, CZET
Land Use Application Facilitator

Enclosures: NPH & application

STOVING TON
rRefrFed.ri
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PLANNING AND ZONING COMMISSION 1 jyr: CLERK'S OFFiCE
TOWN OF STONINGTON

NOTICE OF PUBLIC HEARING T PAGE

B H_.‘l"{)rum
1 (k= GROTON, CONN
Pursuant to the General Statutes of the State of Connecticut revision of 1958 and all
amendments thereto, and pursuant to the Zoning Regulations for the Town of Stonington, Connecticut,
the Planning and Zoning Commission hereby gives notice that it will hold a Public Hearing at the Mystic
Middle School, 204 Mistuxet Ave., Mystic, CT, on Tuesday, December 6, 2016 at 7:30 p.m. on the

following application(s}:

PZ1624RA Stone Acres Farm, LLC — Regulation Amendment application for the creation of an
Agricuttural Heritage District (AHD), a floating zone intended to preserve Stonington’s cultural
landscape, ensure continuation of agricultural industry, and provide an alternative to less desirable
development of agricultural lands.

AT SUCH HEARING ANY PARTY MAY APPEAR IN PERSON OR BE REPRESENTED BY AN AGENT OR BY AN
- ATTORNEY.

Any disabled person requiring auxiliary aids or services for effective communication or access at this
hearing should contact the Department of Planning at {860) 535-5095 ten days prior to the hearing
date.

Dated at Stonington, Connecticut, this 16 day of Novembé‘r, 2016.

David Rathbun, Chairman

NOV ~ 2 2016

‘DE@E VERN

PLANNING DEPARTMENT
TOWN OF GROTON, CT

S7ore ACRES
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Chairman David Rathbun EER
Planning & Zoning Commission - 773
Town of Stonington ) L;
152 Elm Street )2 ;;:
: ity
Stonington, CT 06378 & ey
o

T

RE:  Application for Zoning Text A
Stone AcresFarm LLC
Agricultural Heritage District
Our File #6811.166843

Dear Chairman Rathbun:

As you are aware, our law firm represents Stone Acres Farm LLC in connection with an effort to
establish a new master plan district (the “Agricultural Heritage District”) in Stonington, Connecticut. As
a result of our ‘workshop with the Commission earlier this month, and in an effort to incorporate several of
the Commission’s suggestions, we have made minor modifications to our proposed zoning text
amendment. Enclosed with this letter please find fifteen (15) copies of a Zoning Text Amendment
Application, along with the required application fee. We are also providing alternative language for the
proposed amendment that would conform to the new master plan district framework currently under
consideration by the Commission and its staff. Please refer to the attached narrative for additional details
and compliance with Sections 8.8.3.1, 8.8.3.2, and 8.8.3.3 of the Stoningion Zoning Regulations.

We would respectfully request that this Application be placed on the agenda of the Commission’s
next meeting for receipt and the scheduling of the required public hearing as soon as possible. As
designated agent for the applicant, please do not hesitate to contact usif you have any questions.

Very truly yours, [)

William R. Sweeney, Esq K \i\
- Enclosures "~ )

NOV -2 20i6

4R27304.DOC

PLANNING DEPARTMENT
TOWN OF GROTON, CT
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Town of Stonington
Planning and Zoning Commission

ZONING TEXT & MAP AMEND

APPLICATION FORM

Application is for: TEXT AMENDIVIENT [I MAP AMENDMENT
. =
Name of Applicant: Stone Acres Farm LLC P
kS 2 o
= ~1 =
- = % D o2 =
Mailing Address: P.0. Box 96, Stonington, CT 06378 AN 2D oz
FiSmed— ]
' oy - = 2m
Telephone Number: {917) 345-1861 g‘é =z
-1 .:EE mm
‘—2’ — Lo L0}
. . K pon -
Email Address: cpdixt@gmail.com =] é “
. = ) ™o o]
) - m

Any property owner or resident in the Town may apply te amend the Zoning Regulations or Zofilng Map.
All required application materials must be submitted not less than 15 days prior to the scheduled public

hearing.

AMENDMENT TO ZONING ‘REGULATIONS. Proposals must indicate text to be added and/or deleted,
and provide a statement as to why the amendment is being pursued, its consistency to the Pfan of
Conservation and Development and the Comprehensive Plan (ZR 8.8.3), and a statement regardlng
conformance to general purposes of the Zoning Regulations (ZR 1.0.1).

AMENDMENT TO ZONING MAP. Pursuant to ZR 9.4.4.2, proposals must include a Class A-2 Survey

and their addresses, and an Impact Statement in accordance with ZR 8.8.2.

COMPLETE FOR ZONING MAP AMENDMENTS ONLY:

Property Address(es)

" depicting proposed zoning district boundaries, a legal description of the property, list of abutting owners

Assessor's information: Map

Block

Present Zoning District:

Propased Zoning District:

Lot

Previous Petitions: List all previous zoning amendment petitions that have been made with

respect to the above listed property(ies):

Revised 5/4/2012

I vov =z 20

FTANMING DEPARTMENT
TOWN OF GROTON, CT

ZYOME



COMPLETE FOR ZONING REGULATION OR IMAP AMENDMENTS:
Reason for requesting Regulation or Map Amendment: (ATTACH SHEET IF NECESSARY)

To create a new Agricultural Heritage District { see attached text)

The undersigned applicant hereby consents to necessary and proper inspections of the above-
mentioned property by agents of the Commission at reasonable times both before and after a
permit is granted by the Commission.

The undersigned declares all information supplied is accurate to the best of his/her knowledge and
belief. If such information subsequently proves Lo be lalse, deceptive, incomplete, or Inaccurate,
any approvals may be modified, suspended, ar revoked by the Commission ar its agents.

e P A

/ October 12, 2016
Applicant Signature ' Date
= B . :;;?! =i gand
Acknowledgement of financial resp@isinility for required studies, information and/or third party

review

The undersigned acknowledges that per Section 3.9.3 of the Town of Stonington Planning and
Zoning Fee Ordinance the Town will collect payment for direct cusis of materials and services
performed by professionals, other than Town employees, including but not limited to specialized
inspection, third party professional certifications, legal, stenographic and transcription services
associated with an application, or require an applicant to provide certifications, inspections, and/or
professional consultant reports at the applicant’s expense. The payment of additional costs shall
not prohibit the Town of Stonington from requiring performance or forfeiture bonds to ensure the
successful completion of all work as may be prescribed in the respective land use regulations.

A /‘?47-‘——*
_ _ October 12, 2016

Applicant Signature Date




RECEIVED
Stone Acres Farm LLC TOWN CLERK'S OFFICE

Proposed Zoning Text Amendment 2060CT 31 AMIi: 25

7.24 Agricultural Heritage District (see proposed language) RLCORGL VOL. PAGE
[ 2 :4 T b

Purpose of Text Amendment oW i ”ﬂm

Agricultural Heritage Districts are intended to preserve Stonington’s cultural landscape, ensure
the continuation of agricultural industry by creating opportunities for locally produced food,
protect historic agricultural character and scenic resources, maintain long-term viability and
sustainability of farmland by permitting flexible economic use, and provide an alternative to the
undesirable conversion of agricultural lands to residential subdivisions.

Consistency with Plan of Conservation and Development (Section §.8.3.1)

The proposed text amendment is consistent with the Plan of Conservation and Development.
Agricultural Heritage Districts provide an important vehicle to belp preserve Stonington’s
cultural landscapes which are heavily influenced by historic farm operations throughout the non-
village areas of the community. Many working farms struggle with economic viability and
providing additional flexibility in ancillary uses, including low-impact economic activities,
avoids the undesirable and all too prevalent conversion of farmland to residential subdivisions.
Agricultural Heritage Districts also provide for a complementary mix of public and private
‘amenities, the conservation of natural resources like prime agricultural crop lands and adjacent
woodland areas, and are revenue positive in terms of municipal services as opposed to traditional
residential development.

Consistency with Comprehensive Plan (Section 8.8.3.2)

The proposed text amendment is consistent with the Comprehensive Plan for zoning.
Agricultural uses and structures are already either permitted as of right or as accessory uses in all
of Stonington’s residential disiricts. Agricultural Heritage Districts can only be established in
these same areas and the additional ancillary and supportive uses allowed by master plan
approval are limited to low-impact activities that can be fully integrated into existing farm
operations without any adverse impact to surrounding property owners.. Provisions for
architectural design, parking, buffers and other performance standards, coupled with the
legislative discretion of the Commission in evaluating such proposals, provides more than
adequate protections to preserve the integrity of the Comprehensive Plan.

Conformance with General Zoning Purpoeses (Sectien 8.8.3.3)

The proposed text amendment is consistent with the general zoning purposes outlined by local
regulation and state statute. Agricultural Heritage Districts, operating as floating zones governed
by a master plan, regulate uses permitted, bulk/dimension requirements, and the location of
buildings and structures to insure the health and the general welfare of the people of Stonington.
Agricultural Heritage Districts offer full consideration for the protection of the historic
agricultural character of Stonington while conserving the velue of land and buildings and
promoting the most appropriate use of both throughout the community.

1
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TRADITIONAL MASTER PLAN ZONE APPROACH

7.24  AGRICULTURAL HERITAGE DISTRICT
7.24.1 General.

7.24.1.1 The Planning and Zoning Commission may establish site specific
Agricultural Heritage Districts {“AHD”) for those properties encompassing
and abutting farms which have been used continually for agricultural
purposes for at least 25 years, by approving a Master Plan in
conformance with Section 7.24.4,

7.24.1.2 The AHD is a floating zone governed by a Master Plan, prepared in
accordance with Section 8.4.3 of these Regulations. The Master Plan will
be subject to review and approval by the Commission as a zone change,
subject to a public hearing and all other applicable terms and conditions
of these Regulations. It is recognized that the Master Plan may require
certain fluidity in order to accommodate market changes during the
complete development of any project. Notwithstanding the foregoing,
any substantial and material change will be subject to the same
procedural requirements for a zone change as required by the original
zone change application adopting the AHD. Once enacted, the AMD will
supercede all pre-existing zoning, and any development on the zoned
property will be subject to the specific AHD requirements set forth
herein.

7.24.1.3 tn that the approval of an AHD constitutes a change of zone, it calls for
the Commission to act in its legislative capacity, and to exercise legislative
discretion. By filing an application for an AHD, the applicant
acknowledges and accepts the nature of such application, and the level
of discretion which the Commission possesses in such applications.

7.24.2 Statement of Purpose.

Agricultural Heritage Districts are intended to preserve Stonington’s cultural landscape,
ensure the continuation of agricultural industry by creating opportunities for locally
produced food, protect historic agricultural character and scenic _fesources, maintain
long-term viability and sustainability of farmiand by permitting flexible economic use, and
provide an alternative to the undesirable conversion of agricultural lands to residential
subdivisions. Factors to be considered by the Commission in approving an AHD include:

72421 That the location, uses and layout of the proposed AHD are in
conformance with the intent of, and the goals and objectives contained
in, the Plan of Conservation and Development.

7.242.2 Preservation, to the maximum feasible extent, of cultural landscapes,
' including buildings and building elements possessing historic or
architectural significance.

Ar21622.docx - 166843 .
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7.24.2.3

7.242.4

7.24.2.5

Integration of existing, enhanced and new agricultural uses with other
compatible land uses designed to promote the economic viability and
sustainability of the subject property. Since each farm is unique in terms
of its jocation and characteristics, there shall be no mandatory area ratio
of agricultural use versus other use; rather, the type and placement of
each proposed use shall be indicated in the Master Plan.

Harmony between the various uses that are proposed for the property,
compatibility with neighboring land uses, enhancement of both
agricultural iands and the built, natural and human environment,
promotion of pedestrian safety, provision for adequate parking, and
minimized impact of motor vehicles.

Furtherance of the policies of the Coastal Management Act, as applicable.

7.24.3 Establishment of District.

The Commission shall establish an AHD by approving a Master Plan, which while not intended to
be a substitute for detailed documentation associated with a site plan, does provide sufficient
information to determine if the proposal is in conformance with Section 7.24.2 and the Plan of
Conservation and Development. Such adoption shall constitute a zoning map amendment in
accordance with Section 9.4 of these Regulations.

7.24.3.1

7.2432

7.22.33

7.243.4

4r21622.docx - 166843

Numbering of Agricultural Heritage Districts. Each AHD shall be
numbered and depicted sequentially on the official zoning map in
accordance with the date of adoption as AHD-1, AHD-2 and so forth.

District Efigibility. The area proposed for an AHD shall be located in any
existing residential zoning district and shall encompass a minimum of 35
acres of contiguous land in one or more parcels under common
ownership or other arrangement satisfactory to the Commission.
Included within this minimum acreage shall be a farm or a portion of a
farm in continual operation for at ieast 25 years prior to application.
Evidence of continual operation may be provided by historical
documents, photographs, testimony or other means. In recognition of
the historic relationship between agricultural lands and inland wetland
areas, watercourses and water bodies, the proration provisions of
Section 7.5 shall not apply to the calculation of the minimum acreage
requirement.

Additions and Alterations. Any additions or alterations to the Master Plan
must comply with the criteria established in Sections 7.24.2 and 8.4.3,
and any such change shali be made in a manner which will accomplish
the purposes stated in Section 7.24.2 hereof.

District Expiration. Approval of the zone change shall become null and
void unless a site plan for the AHD is approved within 24 months of the
date of zone change approval. The Commission may grant one or more



extensions of this period upon written reguest of the applicant, but in no
event will the extensions exceed 24 additional months.

7.24.4 Master Plan.

7.245

7.2456

The purpose of the Master Plan submission is to determine whether the proposed uses and layout
conform to Section 7.24.2 and to the Plan of Conservation and Development. The Master Plan,
once adopted, shall establish the bulk and dimensional characteristics of the AHD and its uses. All
graphic elements of the Master Plan shall be professionally prepared in accordance with Section
8.4.3 of these regulations.

Site Plan.

After Master Plan approval and establishment of an AHD by the Commission, an application for a

site plan must be submitted for approvél, following provisions contained in Article VIil of these
Regulations. The implementation of a Master Plan approval may be phased by the filing of

multiple site plan applications. A public hearing shali be held for any site plan application filed

under this section.

Specific Design Standards.
The following design standards shall apply to all AHD Districts:

7.246.1 Area and Bulk Requirements. All bulk and dimensional requirements shall
be established by the Master Plan. The preservation of historic buildings
and the integration of agricultural uses with other land uses requires
substantial flexibility, and existing historic structures located within the
AHD shall be deemed to be conforming in terms of any encroachments
on front, side and rear yard setbacks, maximum height and floor area
ratio. Existing historic buildings may be enlarged provided that such
expansion is consistent with the structure’s exterior architecture.

7.24.6.2 Architectural Design. All new construction and replacement buildings,
where existing buildings are deemed inappropriate for re-use, shall be
architecturally compatible with any remaining historic structures located
on the property and the surrounding neighborhood, when and where
feasible. Nothing in this section shall be construed to prohibit the
construction of functional buildings for agriculture operations, such as
sheds and pre-fabricated structures, or the inclusion of other
architectural styles for other ancillary uses, including modern designé.

7.24.6.3 Signage. A sign plan evidencing a unified signage program for the AHD,
including the general position, size, content and appearance of signs
visible from any public right of way shall be included in the Master Plan
application and shall be approved bythe Commission.

7.246.4 Parking. On-site parking areas shall be adequate for the uses proposed.
Specific parking standards shall be established as part of the Master Plan.
Parking standards shall be based on astudy of estimated parking demand

4r21622.docx - 166843 ST Ve
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7.24.6.5

4r21622.docx - 166843

to be considered by the Commission. Parking should be located onsite to
the extent feasible, but not lead to excessive impervious coverage.
Design of parking areas should maximize landscaping and prevent large
expanses of impervious area and afternative parking surfaces are
encouraged where beneficial. Stormwater management shall be
designed to handle anticipated run-off without creating negative impacts
on adjacent properties or natural resources.

Permitted Uses. Permitted uses shall be established by the Master Plan
and implemented by site plan approval. The following list of uses is
permitted in the AHD, but it is not exciusive. The Commission may
approve other uses, provided said uses are not prohibited by Section
7.24.6.6 and it is determined said uses are consistent the purposes of the
AHD.

A Cultivation of land, greenhouses, raising of livestock,
boarding facilities, and grazing.

2 Agricultural equipment storage, fueiing, and repair
facilities.

3 Boutique Inns and bed and breakfast facilities.

4 Craft and artisan manufacturing, production and

processing of food products, including flour,
notwithstanding the prohibition of Section 2.12.2.2.

.5 Wineries, microbreweries, and craft distillery operations.

.6 Event facilities hosting weddings, farm dinners,
corporate gatherings, performances and other special
events and celebrations.

7 Farm markets and roadside stands involving the retail
sale of agricultural products produced on or off the
premises.

.8 Museums, passive recreation, frails, and small-scale

educational activities.

.9 Residential usés, notto exceed five {5) total units within
any AHD.

.10 Restaurants only as an accessory to a principal use.
a1 Retail sales only as an accessory to a principal use.

12 Off-street parking only as accessory to a principal use.



13 Site  access and circulation drives, stormwater
management structures, and small accessory structures
{not to exceed 500 square feet).

7.24.6.6 Prohibited Uses. In addition to the prohibited uses fisted in Section 2.12,
the Commission has determined that the following uses are prohibited in
the AHD,
7.22.8.1 Gasoline filling stations not associated with agricultural

operations.
7.22.8.2 Motor vehicle, trailer coach and boat sales, leasing and
renting.
7.22.8.3 Auto repair maintenance and paint shops.
7.22.84 Car washes.
7.22.85 Water parks; theme parks and amusement parks.
7.22.8.6 Retail sales not accessory to a principal use.
7.24.6.7 Buffers. The purpose of buffer areas is to provide privacy from noise,

headlight glare and visual intrusion to residentia! dwellings in all locations
where uses in the AHD abut a residential district exterior to the AHD. A
buffer area shall be required between any area in the AHD which is used
for other than agricultural or single family residential purposes which is
abutting or directly across a street {other than a limited access highway)
from any [ot used for residential purposesin a residential district exterior
to the AHD. Buffer requirements do not apply to internal property lines
which are part of the AHD and do not border adjacent property. The
Commission may allow the buffering to be located on adjacent property
with the consent of the affected property owner; provided that the right
to maintain such buffering and/or screening is memorialized by a
permanent easement filed for record in the Stonington Land Records.
Such buffer areas shall comply with the following minimum standards:

i Buffers from adjacent residential uses. The minimum width of
the buffer area shall be 25 feet from the property line. In the
event that the buffer area is not currently vegetated or in
agricultural production, the Commission shall have the discretion
to require the Applicant to install screening within the buffer
area.

2 Screening, if required, shall consist, at minimum, of plantings not
less than six {6) feet in height planted at intervals of ten (10) feet
on center and other evergreen and deciduous shade trees and
shrubs as may be appropriate. As an alternative, an earthen

‘berm, stabilized with appropriate groundcover and plantings,

4r21622.docx - 166843 s~ E
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Permitted Uses,

Permitted Uses. Permitted uses shall be established by the Master Plan and
implemented by site plan approval. The following list of uses is permitted in the
Agricultural Heritage subzone, but it is not exclusive. The Commission may
approve other uses, provided said uses are not otherwise prohibited and it is
determined said uses are consistent the purposes of the Agricultural Heritage

subzone.

. !

i

a0
A1
12

A3

Cultivation of land, greenhouses, raising of fvestock, boarding
facilities, and grazing.

Agricultural equipment storage, fueling, and repair facilities.
Boutigue inns and bed and breakfast facilities.

Craft and artisan manufacturing, production and processing of
food products, including flour, notwithstanding the prohibition
of Section 2.12.2.2.

Wineries, microbreweries, and craft distillery operations.

Event facllities hosting weddings, farm dinners, corporaie
gatherings, performances and other special events and
celebrations.

Farm markets and roadside stands involving the retall sale of
agricultural products produced on or off the premises..

Museums, passive recreation, trails, and small-scale educational
activities.

Residential uses, not to exceed five (5} total units withinany AHD.
Restaurants only as an accessory to a principal use.

Retail sales only as an accessery to a principal use.

Off-street parking only as accessory to a principal use.

Site access and circulation drives, stormwater management
structures, and small accessory structures {not to exceed 500
square feet}.



4 Visual and Archetype Diagram.

R Bulk Requirements.

All bulk and dimensional requirements shall be established by the Master Plan. The
preservation of historic buildings and the integration of agricultural uses with other land
uses requires substantial flexibility, and existing historic structures located within the
Agricultural Heritage subzone shall be deemed to be conforming in terms of any
encroachments on front, side and rear yard setbacks, maximum height and floor area
ratio. Existing historic buildings may be enlarged provided that such expansion is
consistent with the structure’s exterior architectdre.

.6 Residential Density.

Residential uses shall not to exceed five {5) total units within any Agricultural Heritage
subzone.

g Other Requirements.

A Architectural Design. All new construction and replacement buildings,
where existing buildings are deemed inappropriate for re-use, shalf be
architecturally compatible with any remaining historic structures located
on the property and the surrounding neighborhood, when and where
feasible. Nothing in this section shall be construed to prohibit the:
construction of functional buildings for agriculture operations, such as
sheds and pre-fabricated structures, or the inclusion of other
architectural styles for other anciflary uses, including modern designs.

2 Signage. A sign plan evidencing a unified signage program for the
Agricultura! Heritage subzone, including the general position, size,
content and appearance of signs visible from any public right of way shall
be included in the Master Plan application and shail be approved by the
Commission,

3 Parking. On-site parking areas shall be adequate for the uses proposed.
Specific parking standards shall be established as part of the Master Plan.
Parking standards shall be based on astudy of estimated parking demand
to be considered by the Commission. Parking should be located onsite to
the extent feasible, but not lead to excessive impervious coverage.
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Design of parking areas should maximize landscaping and prevent large
expanses of impervious area and alternative parking surfaces are
encouraged where beneficial. Stormwater management shall be
designed to handle anticipated run-off without creating negative impacts
on adjacent properties or natural resources.

Buffers. The purpose of buffer areas is to provide privacy from noise,
headlight glare and visual intrusion to residentiat dwellings in all locations
where uses in the Agricultural Heritage subzone abut a residential district
exterior to the Agricultural Heritage subzone. A buffer area shall he
required between any area in the Agricultural Heritage subzone which is
used for other than agricultural or single family residential purposes
which is abutting or directly across a street {other than a limited access
highway} from any lot used for residential purposes in a residential
district exterior to the Agricultural Heritage subzone. Buffer
requirements do not apply to internal property lines which are part of the
Agricultural Heritage subzone and do not border adjacent property. The
Commission may allow the buffering to be located on adjacent property
with the consent of the affected property owner; provided that the right
to maintain such buffering and/or screening is memorialized by a
permanent easement filed for record in the Stonington Land Records.

~ Such buffer areas shall comply with the following minimum standards:

1 Buffers from adjacent residential uses. The minimum width of
the buffer area shall be 25 feet from the property line. In the
eveni that the buffer area is not currently vegetated or in
agricultural production, the Commission shall have the discretion
to require the Applicant to install screening within the buffer
area.

2 Screening, if required, shall consist, at minimum, of plantings not
less than six (5) feet in height planted at intervals of ten (10} feet
on center and other evergreen and deciduous shade trees and
shrubs as may be appropriate. As an alternative, an earthen
berm, stahilized with appropriate groundcover and plantings,
may be permitted by the Commission in order to adequately
buffer adjoining residentially used property.

3 The following accessory uses shall be allowed within buffer areas
provided that they are adequately screened from abutting
residential properties: access roads, walking paths, utilities,
mailboxes and approved signs.

Preservation of Agricultural Lands. The Commission recognizes that
ensuring the economic viability and sustainability of agricultural land
requires substantial fiexibility in the use and restrictions placed upon
such properties. While the Commission encourages the preservation



agricultural lands in perpetuity via fee simple conveyance, deed
restriction, conservation easement of other similar means, the
Commission shall not require the dedication of any agricultural land as a
requirement of or exaction related toany Master Plan approval.
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