TOWN OF EAST WINDSOR
PLANNING AND ZONING COMMISSION

REGULAR Meeting #1796
February 9, 2021

Meeting held via ZOOM Teleconference
Meeting ID: 332 683 3563
Town Hall closed to the Public by
Executive Order of First Selectman Bowsza
due to Coronavirus pandemic

MEETING MINUTES
**k*k¥*Minutes are not official until approved at a subsequent meeting*****

Chairman Ouellette called Regular Meeting #1796 of the East Windsor Planning and

. Zoning Commission dated February 9, 2021 to Order at 6:32 p.m. The Meeting is being
held via teleconference due to closure of the Town Hall to the public as the result of the
coronavirus epidemic,

PRESENT: Regular Members: Joe Ouellette (Chairman}, Anne Gobin, Michael
Kowalski, and Jim Thurz
Alternate Members: Frank Gowdy.

ABSENT:  All Commission Members are present this evening. There are currently
two vacancies for Alternate Members, and one vacancy for a Regular
Member.

Also present was Clark Chapin, Town Planner/Director of Planning and Development,
and Interim Town Planner Michael D’ Amato.

GUESTS/SPEAKERS: First Selectman Bowsza hosted the meeting. Also present
were: Alan Baker, Board of Selectman Liaison to the Planning and Zoning
Commission; Deputy First Selectman DeSousa, Marek Kement,
representing SJK Properties, LLC; Tracy Becker, of Sign Pro, Inc., and
Crossroads ZOOM; Tim Coon, of J. R. Russo & Associates, LLC, and
Eric Spungin. :

Public (as identified in the Meeting participation list): Anne, Antoinette
Daigle, Country Living, Debbie Miggins, Roberta Hambach, Momoftwo,
Paul Yanoski, Skip K, and others.

ESTABLISHMENT OF QUORUM:
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A quorum was established as four Regular Members were present at the Call to Order.
Chairman Ouellette requested Alternate Member Gowdy to join the Board regarding

discussion and action on all Items of Business this evening as well.

LEGAL NOTICE: None.

ADDED AGENDA ITEMS: None,

PUBLIC PARTICIPATION:

Chairman Ouellette queried the audience for comments regarding items/issues not posted
on the Agenda

Marie DeSousa, 10 Rice Road: Mrs. DeSousa questioned if someone withdrew their
text amendment why is it still on the agenda? Mrs. DeSousa noted there is no proposal
for the public to review; how many times can people revise their applications?

Chairman Ouellette noted the applicant plans to propose a less restrictive text amendment
than originally submitted. He suggested the applicant’s intent will become clear when
the Commission addresses that item on the agenda.

APPROVAL OF MINUTES/January 26. 2021 Regular Meeting:

Chairman Ouellette queried the Commission for comments or revisions to the Regular
Meeting Minutes for January 26, 2021.

Commissioner Gobin suggested they were a good representation of the discussion that
occurred; she had no edits to propose. Commissioner Gowdy indicated he was ok with
the Minutes as presented. Commissioners Kowalski and Thurz had no comments.

MOTION: To APPROVE the Minutes of Regular Meeting #1795 dated January
26,2021 as presented.

Gobin moved/Thurz seconded/DISCUSSION:  None.
VOTE by rollcall: In Favor: Thurz/Kowalski/Gobin/Gowdy/Quellette
(No one opposed/No Abstentions)

RECEIPT OF APPLICATIONS:

Chairman Ouellette noted receipt of the following new applications:
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A. PZ-2021-03, Chez Hospitality, Special Use Permit Application for Salee of
Alcohol at 122 Prospect Hill Road. (Map 112, Block 17, Lot 001A-01. Zone B-
2.

B. PZ-2021-04, Noble Energy Real Estate, Text Amendment Application, Section
502 Permitted uses in Business & Industrial Districts and Section 503 Permitted
Accessory Uses.

Chairman Ouellette noted both new applications will be heard in March.

PERFORMANCE BONDS — ACTIONS; PERMIT EXTENSIONS: ROAD
ACCEPTANCE

No requests presented under this Item of Business this evening.

CONTINUED PUBLIC HEARINGS: A. PZ-2020-20, SJK Properties, LL,C Text
Amendment Application to East Windsor Zoning Regulations Section 802 Multi Family
Development District (MFDD).

AND :
B. PZ-2020-21, SJK Properties, LLC Zone Change Application, zone change from R-3
to MFDD.

Map 100, Block 77, Lots: 006-01, 006-02, 006-03, 006-04, 006-05, 006-06, 006-
07, Map 100, Block 77, Lots: 006-01, 006-02, 006-03, 006-04, 006-05, 006-06,
006-07, 006-08, 006-09, 006-10, 006-36, 006-37, 006-38, 006-39, 006-40, 006~
41, 006-42, 006-43, 006-44, 006-45, 006-46, 006-47, 009-02B, 009, 009-11,
009-12, 009-13

Map 110, Block 77, Lots, 009-14, 009-15, 009-16, 009-17, 009-18, 009-19, 009-
20, 009-21, 009-22, 009-23, 009-24, 009-25, 006-26, 006-27, 006-28,006-29,
006-30, 006-31, 006-32, 006-33, 006-34, 006-35, 006-34A

Map 090, Block 77, Lots: 006-48, 006, 006A, 006B:

Appearing to discuss these applications was Marek Kement, representing the Kement
family, and SJK Properties, LLC.

Mr. Kement reported they are now out of court regarding Quarry Meadows, and can now
move forward with development of the subdivision. .Mr. Kement noted this development
was originally approved as a 48-lot subdivision. As required by the regulations the
development must have a second thoroughfare onto Sullivan Farm Road. If the family
moves forward with this proposal it will have the following impacts:
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e Access can be a potential cut-through to Depot Street
o The development will include access to land in Ellington
e Possible access to Hemlock Drive

Mr. Kement noted the conceptual proposal for Quarry Meadows was for a single-family
home development governed under a homeowners association. He indicated they are no
longer looking for the higher density so the maximum units for their revised proposal
would be 88 units. The revised proposal would eliminate the village cluster of the units.
Mr. Kement indicated they need to use the existing access off of Depot Strect because of
the infrastructure for the approved sewer line, which is the only property approved for
public sewer in this part of town. Mr. Kement reviewed the size of the parcel, and
required set back limitations.

Mr. Kement suggested perhaps the proposal for 150 units was too aggressive. He
assured the public they have been listening to the concerns and comments of the
residents. Mr. Kement indicated they feel they need to step back, and are withdrawing
both applications.

Chairman Ouellette clarified that there are no longer applications before the Commission,
“and therefore no need for additional discussion or action by the Commission.

NEW PUBLIC HEARINGS: None.

OLD BUSINESS/ A. PZ-2021-01, 111 South Main Street (Map 052, Block 20, Lot
061) Zone Change Application, United Ag & Turf Northeast for a zone change from R-3
to TZ5:

Appearing to discuss this application was Tim Coon, of J. R. Russo & Associates. Mr.
Coon indicated he understands the Public Hearing on this application has been closed; the
Commission has yet to make a decision. Chairman Ouellette concurred.

Chairman Ouellette asked if Interim Town Planner D’ Amato had prepared a Staff memo;
Interim Town Planner D’ Amato indicated he had nothing to add.

Chairman Ouellette asked if the Commissioners if they were prepared to consider action
on this application? Commissioner Gobin and Commissioner Gowdy were all set with
the information provided; Commissioner Thurz and Commissioner Kowalski indicated
they were ready to consider a motion; everything had been covered at the previous
meeting.

MOTION TO APPROVE:
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PZ-2021-01: Zone Change Application, 111 South Main Street (Map 052, Block
20, Lot 061) requesting a zone change from R-3 to TZ-5. Applicant: United Ag
& 'Turf Notrtheast, Owner: Lawrence Farm, LLC

This approval is granted subject to the conformance with referenced plans (as
may be modified by the Commission and this approval) and the following
conditions/modifications.

Referenced Plans: .

1. Zone Change Map, Map 052, Block 20, Lot 061: Prepared by J.R. Russo
& Associates for United Ag & Turf Northeast. sheet 1 of 1. Dated December
9, 2020.

Findings: .
1. The proposed zone change is not in conflict with the Plan of Conservation
and Development.

Conditions:

1. This approval does not constitute approval of a site development plan or
permit for any construction on the property. No fiture use or occupancy is
expressed or implied by the granting of this application.

2. A copy of this approval shall be incorporated into the plan and a PDF
copy shall be provided to the Planning and Development Office for
review and comment.

3. Following a review by the Planning and Development Office, a
single mylar plan shall be prepared for endorsement by the
Chairman and Secretary of the Planning and Zoning Commission.
Following endorsement of the plans, the mylar shall be filed in
the Town Clerk’s Office.

Gobin moved/Kowalski seconded/DISCUSSION: None.
VOTE by rollcall: In Favor: Kowalski/Thurz/Gobin/Gowdy/Ouellette
(No one opposed/No Abstentions)

OLD BUSINESS/B. PZ-2020-19, 198 South Main Street (Map 022, Block 05, Lot
079) Site Plan Application for the demolition of an existing house and construction of a
9,600 SF building and parking lot for an automobile workshop. Zone B-2. (continued to
February 23): '
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Chairman Ouellette read the application description, noting the applicant had requested
continuing this Public Hearing until the Commission’s February 23, 2021 meeting.
Chairman Ouellette called for a motion to continue this application.

MOTION: To CONTINUE Application # PZ-2020-19, 198 South Main Street
(Map 022, Block 05, Lot 079) Site Plan Application for the demolition
of an existing house and construction of a 9,600 SF building and
parking lot for an automobile workshop. Zone B-2 until the
Commiission’s February 23, 2021 Meeting at 6:30 p.m. via ZOOM.

Gobin moved/Thurz seconded/DISCUSSION:  None.
VOTE by rollcall: In Favor: Kowalski/Thurz/Gobin/Gowdy/Ouellette
(No one opposed/No Abstentions)

NEW BUSINESS/A. PZ7-2021-02, 53 Prospect Hill Road (Map 092, Block
14, Lot 012) General Development Plan modification. Zone HIFZ. Applicant:
Tracy Becker for Sign Pro. Owner: Crossroads Community Cathedral.

Chairman Ouellette read the description of this Agenda item.

Tracy Becker, of Sign Pro, joined the meeting virtually. Ms. Becker noted two
representatives from Crossroads Community Cathedral, Kindra and CrossroadsZOOM,
are present as well.

Ms. Becker reported they are appearing before the Commission to seek a revision of the
General Development Plan approved in 2015; the revisions are for signage on the church,
and for additional signage to be installed down the road. Ms. Becker reported the free-
standing sign at Prospect Hill Road was completed in December, 2019; other signage was
for a hotel/spa complex nearby which has not yet been built,

Ms, Becker shared renderings of proposed signage with the Commission. The proposal
includes:
o Illuminated channel lettering on the side of the building facing 1-91
¢ Signage entitled “Crossroads Kids” on the side of the church at a separate
entrance to the right, lettering is similar but smaller.
e Future plans for an awning over the “Crossroads Kids” sign
e Future plans for an 8-foot high by 4 foot wide illuminated cross to the right and
left of the entrance at the entrance.

Chairman Ouellette requested questions or comments from the Commission and Interim
Town Planner D’ Amato.
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Commissioner Thurz was fine with the signage as presented; he had no questions.

Commissioner Kowalski questioned if the sign facing the highway would be in
approximately the same location as the previous sign? Ms. Becker indicated it was in
nearly the same location. Commissioner Kowalski questioned the proposed lumens? Ms.
Becker indicated she was looking for direction from the Commission regarding the
lumens. Commissioner Thurz noted the lumens should not be any more than .3 foot
candles. Ms. Becker agreed to the required lumens as a condition of approval.

Commissioner Gowdy reported he’s fine with the information presented.

Commissioner Gobin indicated the signage was a nice job. She cited her concern would
be the brightness, that it complied with the regulations, and that it didn’t disrupt the
nighttime view because of the brightness. ’

Chairman Ouellette questioned the illumination of the crosses. He noted flood lights are
not allowed; the lighting needs to be down-lit. Ms. Becker indicated the crosses would
be halogen illuminated from inside the sign; the illumination would come from behind
the crosses. “CrossroadsZOOM” indicated the crosses would be aesthetic.

Interim Town Planner D’ Amato drafted an additional condition regarding the allowable
lumens.

Chairman Ouellette queried the Commissioners, and Ms. Becker, for additional
comments or questions. No one requested to speak.

Commissioner Gobin indicated she would make the motion but didn’t have a hard-copy
of the Staff memo in her meeting packet. Interim Town Planner D’ Amato shared his
screen reflecting the Staff memo.

MOTION TO APPROVE:

Application #PZ 2021-02, 53 Prospect Hill Rd. General Development Plan
modification. Zone: HIFZ. Applicant, Tracy Becker. Owner, Crossroads
Community Church.

This approval is granted subject to the conformance with referenced plans (as
may be modified by the Commission and this approval) and the following
conditions/modifications. :

Referenced Plans
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1. “General Development Plan” Crossroads Community Cathedral,
53,55 & 59 Prospect Hill Road, East Windsor CT. Prepared for
Peoples United Bank, 9-18-15. With Addendums by Sign Pro
January 21, 2021. Sheet 5 of 12.

2. Sign Application Package prepared by Sign Pro for Crossroads
Community Church. Pages 1 through 15 inclusive, Revised
December 1, 2020.

Findings:
1. The proposed signage plan is in compliance with Section 504.6

2. The proposed signage is appropriate given the sites proximity to
Interstate 91.

General Conditions:

1. The approval of this modification is limited solely to the
installation of signage as indicated within the application
materials. No additional modifications are expressed or implied.

2. All conditions included within the previous approvals shall remain
in effect.

- 3. This project shall be constructed and maintained in accordance
with the approved plans. Minor modifications to the approved
plans that result in lesser impacts may be allowed subject to staff
review and approval. Any other modification shall require
Commission approval. :

4. All proposed illumination shall be limited to .3 foot candles.

Gobin moved/Kowalski seconded/DISCUSSION: None.
VOTE by rolleall: In Favor: Kowalski/Thurz/Gobin/Gowdy/Ouellette
: . (No one opposed/No Abstentions)

NEW BUSINESS/B. Informal discussion regarding a drive-thru at the rear of 39
Prospect Hill Road: ' :

Tim Coon, of J. R. Russo & Associates, LLC, rejo'ined the Commission virtually. Also
present virtually was Eric Spungin. .

Mr. Coon introduced Mr. Spungin as the owner of the property which currently includes
the Taco Bell and KFC businesses, and Key Bank. Mr. Coon noted that Mr. Spungin was
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instrumental in developing the area, which was the HIFZ (Highway Interchange Floating
Zone) overlay zone at the time. Wendy’s was subdivided off; Mr. Spungin retained the
3.88 acre site containing the Taco Bell/KFC/Key Bank location. Mr. Coon reported that
there is a 1.75 acre parcel in the rear of the 3.88 acre site; Mr. Spungin has a buyer who
wants to include a drive-through.

Mr. Coon reported that in 2018 the Commission approved a Text Amendment to the
former HIFZ, one of the amendments was to prohibit drive-throughs. Mr. Coon
indicated a review of the meeting minutes indicated the reason was because of traffic
concerns. On January 23, 2018 the Text Amendment eliminated the HIFZ as a floating
zone and made it its own zone, extending from Exit 44 to Exit 45 off of [-91. M. Coon
read an excerpt from meeting minutes, which cited the reason for the prohibition of the
drive-throughs was concern for traffic; the minutes also reflected the prohibition would
impact this site. Mr. Coon suggested that it appeared like the Commission was looking
for some way to allow drive-throughs when it felt there wouldn’t be a large impact to
traffic. '

Mr. Coon suggested if the underlying B-2 Zone was still allowed they could come
through with an application to allow the drive-through. With the elimination of the
overlay zone Mr. Coon questioned that they could use that approach.

Mr. Coon suggested a more probable solution would be to waive the restriction, but noted
Section 504.14 of the regulations indicates the Commission can no longer grant waivers.

Mr. Coon suggested if the Commission looks favorably on Mr. Spungin’s request they
could consider the following options: '

1. Come in with an application for a drive-through request which the Commission
could consider as a grandfathered non-conforming use. As support for this
approach Mr. Coon noted there are 2 existing drive-through established uses,
which would allow the third drive-through in the rear of Mr. Spungin’s property.

2. It appeared the prohibition was due to traffic concerns; Mr. Coon suggested
perhaps a Text Amendment could be considered to allow drive-throughs at a
- signalized traffic light.

3. Consider proposing a Text Amendment similar to that which allows gas stations -
in a specific area of Route 5. Mr. Coon cited that many gas stations have
convenience stores with drive-throughs; he didn’t see a major impact to allow the
drive-throughs in areas where gas stations are allowed.
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Mr. Spungin indicated he also developed the Super Walmart; he was unaware this Text
Amendment had occurred. He would be comfortable developing the property under
discussion with a drive-through.

Chairman Ouellette questioned if this is the first Interim Town Planner D’ Amato has
heard of this request? Interim Town Planner D’ Amato indicated Mr. Coon had met with
Staff a month ago for a preliminary discussion. The Minutes weren’t available at that
time. Interim Town Planner D’Amato suggested at the time of their discussion they
thought it was an overlay zone but when Laurie Whitten was Town Planner the change
from the floating zone to a landed zone oceurred. Interim Town Planner D’ Amato
suggested an overlay zone is always more restrictive; he felt Staff should research how
this change occurred.

Chairman Ouellette felt that when the change was made to extend the HIFZ from exit to
exit it was made in association with the planned casino and other potential uses. Some
Commissioners didn’t want gas stations popping up everywhere. Chairman Ouellette
noted the Commission continues to have those discussions with regard to development
under the Warehouse Planning Study; the Commission didn’t want gas stations and drive-
throughs in certain locations. Chairman Ouellette felt the change was made intentionally;
the Commission was unaware Mr. Spungin still had this parcel to develop.

Commissioner Thurz concurred with Chairman Ouellette’s recall of the HIFZ change;
Commissioner Gowdy agreed, noting the Commission didn’t want gas stations and drive-
throughs in certain locations. Commissioner Kowalski felt it came back to traffic
concerns, the number of curb cuts and vehicles flowing in and out of properties, and how
the casino would access their property. Chairman Ouellette recalled the land use attorney
for the casino had a fegal opinion regarding the overlay or floating zone; there was

- significant discussion. The Commission voted to “land” the HIFZ.

Mr. Coon suggested he and Mr. Spungin understand the Commuission’s concerns when
the casino was going in, and could understand they didn’t want gas stations everywhere.
Mr. Coon suggested the Commission might consider keeping the north end of the HIFZ
with no gas stations, but allow them on the south end with the signalized intersection
because of the traffic concerns.

Chairman OQuellette also noted the property owner has a right to develop his property. He
noted Mr. Coon’s proposed options; he questioned how the Commissioners felt about the
various proposals? -

Commissioner Gobin indicated she wasn’t a Commission member when those
discussions occurred but she felt the easiest path is tying the proposal to the signalized
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intersection and keeping the curb cuts down. Commissioner Gobin indicated she favored
the narrowest option 2.

Commissioner Kowalski asked if this request could be accomplished through a Special
Use Permit application as a permitted use? He felt as time goes by there will probably be
less change in the area, we don’t know the casino will happen, and maybe other uses
could come through. Chairman Ouellette suggested the Commission would still have to
do the Text Amendment, and then consider the Special Use Permit. Interim Town
Planner D’ Amato suggested considering the drive-through as an accessory use to a
restaurant.

Chairman Ouellette indicated he wasn’t opposed to this proposal; this is the type of
business the Commission wants in the area. He cited working with Mr. Spungin in the
past. Chairman Ouellette felt administratively the Commission should pursue this
proposal more.

Commissioner Thurz felt at the time the Commission wasn’t considering gas stations
with drive-throughs; everyone has them now. He felt the model has changed.
Commissioner Thurz indicated he would be in favor of putting the drive-through at this
location.

Commissioner Gobin indicated she was fine with the proposal at this location because of

the signalized intersection. She cited concern for having a lot of curb cuts and driveways
along Route 5 but felt if access could be at the traffic light it works for her. She cited
Route 5 is a State road; DOT needs to keep the traffic moving.

Commissioner Gowdy agreed with Commissioner Thurz. He felt the Commission needs
to work with Mr. Spungin.

Chairman Ouellette indicated the Commission’s willingness to work with Mr. Coon and
Mr. Spungin. Mr. Coon thanked the Commission for their comments; he suggested they
need to have more discussions with Interim Town Planner D’ Amato. Mr. Coon
suggested he liked Interim Town Planner D’ Amato’s idea of tying the drive-through as

~an accessory use to a restaurant.

Mr. Spungin liked seeing the people on the Commission that he recognizes from his
previous projects; he appreciates the past working relationship. Mr. Spungin felt the
traffic light was in his favor; with COVID the drive-throughs are really a necessity. He
thanked the Commission for their consideration; he’ll continue to work with Mr. Coon

“and Interim Town Planner D’ Amato.
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Commissioner Gobin suggested when the Commission is considering uses we should
consider the entire HIFZ. She noted the parcel where the old Walmart was located; she
would like to see what other uses could work there.

OTHER BUSINESS: None

CORRESPONDENCE: None

BUSINESS MEETING/A. ZEO Report:

Interim Town Planner D’ Amato noted Zoning Enforcement Officer Calabrese has
submitted a status report (See Attachment A).

ADJOURNMENT:

MOTION: To ADJOURN this Meeting at 7:39 p.m.

Kowalski moved/Thurz seconded/VOTE: In Favor: Unanimous

Respectfully submitted, % L

Peg Hoffman, Recording Secy?‘ér'y_ 4st“Windsor Planning and Zoning Commission
ATTACHMENT:

A — Zoning Enforcement Officer Report
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