The Planning and Zoning Commission of the Town of Avon held a meeting at the Avon Town Hall on Tuesday, July 28, 2015.  Present were Linda Keith, Chair, Carol Griffin, Vice Chair, David Cappello (arrived 7:45pm), Peter Mahoney, Thomas Armstrong, Marianne Clark, Joseph Gentile, and Alternate Elaine Primeau.  Mrs. Primeau did not sit.  Absent was Alternate Audrey Vicino.  Also present was Steven Kushner, Director of Planning and Community Development. 
Ms. Keith called the meeting to order at 7:30pm.

APPROVAL OF MINUTES 
Mr. Armstrong motioned to approve the minutes of the June 23, 2015, meeting, as submitted.  The motion, seconded by Mrs. Griffin, received approval from Messrs. Armstrong, Mahoney, and Gentile and Mesdames Griffin, Keith, and Clark.  

PUBLIC HEARING

App. #4775 - Lorenzo DiClemente, owner, Melissa’s Consignment Boutique, LLC, applicant, 

request for Special Exception under Section VII.C.4.b. (1) of Avon Zoning Regulations to permit detached identification sign, 282 West Main Street, Parcel 4540282, in a CR Zone

The applicant, Melissa Sabo, was present.
Mr. Kushner indicated that the proposed sign meets the requirements of the Zoning Regulations.

Ms. Sabo explained that the solar caps located on top of the sign posts utilize battery powered lights that emit a slight blue glow that only lasts for a couple of hours.   
There being no further input, the public hearing for App. #4775 was closed.

Mr. Armstrong motioned to waive Administrative Procedure #6 and consider App. #4775.  Mrs. Clark seconded the motion that received unanimous approval.   

Mr. Armstrong motioned to approve App. #4775 subject to the following conditions:
1.
Detached sign shall be installed outside the State ROW in the farthest easterly location on the site, as depicted by red “X” on site plan map and as represented by the applicant.   
2.
Small marker lights are permitted in the solar light caps located on top of the sign posts.  There is no opportunity for ground mounted lights.

Mr. Mahoney seconded the motion that received approval from Messrs. Armstrong, Mahoney, and Gentile and Mesdames Keith, Griffin, and Clark.
The public hearing was reopened.
App. #4774 - Ensign Bickford Realty Corporation, owner, Carpionato Group, LLC, applicant,

 request for Zone Change MODIFICATION, 6.6 acres, 16 Ensign Drive, Parcel 2210016; 11.6 acres, 21 Ensign Drive, Parcel 2210021; 30.7 acres, 65 Ensign Drive, Parcel 2210065; 16.3 acres, 70 Ensign Drive, Parcel 2210070; 13.7 acres, 55 Bickford Drive, Parcel 1300055; 5.4 acres, 75 Bickford Drive, Parcel 1300075; 6.5 acres, 65 Simsbury Road, Parcel 3970065; 1.0 acres, 71 Simsbury Road, Parcel 3970071; and .93 acres, 93 Simsbury Road, Parcel 3970093, all located in an AVC Zone

Present to represent this application were Attorney Robert M. Meyers, representing the applicant; Joe Pierik, VP Retail/Leasing, The Carpionato Group; Neil Middleton, Architect, TRO Jung/Brannen; and Mark Vertucci, PE/Traffic Engineer, Fuss & O’Neill.  

Vince McDermott, LA/Planner, Milone & MacBroom.
Robert Meyers explained that the proposal is to modify the master plan, approved in February 2012; he added that there is no request to change the zone, as all the acreage is already zoned AVC (Avon Village Center).  He offered background information noting that in 2005 the Commission approved the Avon Center Study and in 2006 adopted the current Plan of Conservation and Development (POCD).  He noted that the 2006 POCD incorporated the 
2005 Avon Center Study.  The Avon Village Center Zone (AVC) Regulations were adopted in June 2011 and in February 2012 the original master plan was approved.  The subject application involves 93 acres located in Avon Park North, located in the AVC zone, owned by Ensign Bickford Realty.  He explained that this acreage presents a unique opportunity for Avon to create a Town Center noting that it must be designed and constructed such that it will be successful and self sustaining.  He noted that The Carpionato Group has significant experience evaluating the needs for this type of project and concluded by noting his excitement for the proposal.    
Joe Pierik explained that The Carpionato Group has been working with Ensign Bickford for almost 3 years.  He stated that The Carpionato Group is a 3rd generation Rhode Island based, vertically-integrated development company with 60 years of experience with retail, restaurants, hotels, and various residential options.  He indicated that The Carpionato Group can provide a compelling development proposal for the subject 93 acres, which are complex in nature due to topography, wetlands, and various components that have already been included in Ensign Bickford’s Master Plan.  Mr. Pierik commented that the subject proposal links all the parcels together (all the parcels that make up the 93 acres) to create retail and restaurants, a main street, and some form of entertainment in the open/green spaces while connecting it all with the proposed residential areas.  He explained that some of the boards displayed tonight contain photos showing patrons at restaurants from various projects done by The Carpionato Group.  
Mr. Pierik further explained that “place making” is a concept/term that is big right now, as it relates to commercial developments, such as the current proposal, that include retail, restaurants, entertainment, housing, and offices, etc, to create a live/work environment.  He communicated that the applicant believes Avon Town Center can be this type of destination/place.  He noted that the existing brownstone buildings represent a good historic opportunity and could be connected together to create better public gathering places and the creation of retail/boutique shopping.  The proposed revised master plan proposes to move/relocate the bike trail (that currently runs through the Town Hall parking lot) past the new Town Green Village Center onto Main Street.  
Mr. Pierik commented that Mr. Carpionato is highly regarded as a developer and has experienced much success.  He explained that the intent is not to build and sell and confirmed that the time horizon for the subject project is generational and has been committed as such to Ensign Bickford.  He stated that Mr. Carpionato does not sell his projects and wants to put in the infrastructure up front, in the first phase of development.  He explained that in 2011 the costs estimated by Ensign Bickford were $178M; he indicated that Carpionato’s current estimate is more than $220-$250M with a time frame of 3 to 5 years to full build out.  He explained that an anchor component (economic engine) is needed for the proposed development and noted that this is illustrated in the larger format retail area called “The Square”. This area has been linked and integrated with the other elements of the development; he added that the applicant is open minded and creative in their approach to address any concerns regarding how this area would operate.  He indicated that the applicant has walked every acre of the subject site and have gone into every building.  Mr. Pierik concluded by noting that he has worked very closely with Ensign Bickford to solidify the existing retail and office base; the proposal is to embrace both the community and the existing elements of the main street village.                        
Neil Middleton explained that he feels the applicant has addressed the goals found in the zoning guidelines; he added that the applicant wants to work with the Town to understand and address all concerns.  He displayed the master plan and explained that there are 5 major public spaces/districts; he noted that the original plan had 8 districts.  He addressed the 2012 Master Plan noting that the proposed new “Main Street” began at Woodford Avenue and extended south of Climax but noted that it did not intersect with Climax.  He explained that this scenario created offset parking issues; awkward turns at intersections.  He further explained that the counted traffic on Climax is not that ominous but added that it is busier during commuting times.  
Mr. Middleton explained that it is important to tie streets together such that the intersection of Climax and Bickford Drive has been slightly realigned.  In addition, a boulevard is now proposed through Bickford Drive; he noted his understanding that cross cut traffic is an issue and added that there are many ways to deal with it that will be discussed at a later time.  The new “Main Street” will run from Route 10 to the newly located Bickford Drive and Climax Road.  

Mr. Middleton addressed the “Village Green” area noting that it runs from Main Street to what is currently referred to as “North Main”, as a formal name does not yet exist.  The “Village Green” is broken into 3 sectors and is the first major public space.  A formal area adjacent to both Main Street and “North Main” is proposed across the street from the “Brownstone” district.  The formal area is approximately 18K square feet and has an opportunity for a monument or a fountain.  He commented that what goes into this space will be a Town decision.  He explained that a monument of individuals who have died in various wars currently exists on the Town Green.  He suggested, as a possibility, that this monument (or the names on it) be moved and etched into a proposed granite wall to provide more recognition, as part of the Town Center project.  He noted that the area is not flat and slopes up a bit with steps up to a parking area.  The existing grade where the new “Main Street” is proposed is quite steep and he explained that the grade will be flattened out somewhat to allow wheelchair accessibility.  He explained that the second part of the “Village Green” area contains approximately 13K square feet and is a rolling hillside of grass and trees; a casual space.  This area, in total, is comprised of 71K square feet of open space.  Mr. Middleton indicated that the proposed “Village Green” area is an integrated area that has wetlands (that are not wet most of the time), uplands, and the meadow area.  

Mr. Middleton addressed the second feature known as the “Brownstone” area, consisting of 3 main public spaces.  The south entry has a 2K square foot lawn area with trees and a small plaza with outdoor seating.  The northeast corner proposes a 1,500-square-foot area with bench seating along 2 sides, located adjacent to the parking; a lawn is also proposed.  He noted that it is the applicant’s intention to orchestrate events throughout the year on a continuing basis.  
Mr. Middleton indicated his knowledge that the Town has a desire to have an open space area next to the Farmington Valley Arts building and noted that an 8,500-square-foot amphitheater area is proposed.  Steps are proposed for sitting with a large green in the center, surrounded by new retail.  

In response to Mrs. Griffin’s question, Mr. Middleton addressed the existing brownstone buildings and noted that the current leases are being renewed and explained that the proposal is to fill in the spaces between the buildings.  He indicated that additions/connections to the existing brownstone buildings are proposed, all with the same color roof.  Retail storefronts with awnings would allow for multiple stores and/or commercial entry into the buildings.  
Mr. Pierik explained that the applicant is working with Ensign Bickford to ensure that the existing medical office uses located in the brownstones remain onsite.  He added that medical uses want to be linked with retail, for the convenience of the patients.  He commented that walking paths and connectivity are very important in this area.   
Mr. Middleton explained that there are 3 levels of retail; the smaller shops/junior anchors proposed for the smaller buildings are the majority of the shops.  
Mr. Pierik named examples of junior anchors such as “The North Face”, “Nordstrom Rack”, and “J Crew” stores.  
Mr. Middleton explained that the smaller shops are sized anywhere from 1,000 to 20,000 square feet in area and the junior anchors are sized from 15,000 to 25,000 SF.  He noted that there aren’t a lot of junior anchors proposed but explained that they are necessary; he added that Avon’s demographic is appropriate to the aforementioned stores.  He further explained that it is not known at this time and there are no commitments on the large format stores.  He indicated that a total of 237,000 SF is currently proposed for this area.  He hypothesized that the space could house a 50,000 to 70,000-square-foot grocery store or it could be a store like “Lowe’s”.  He explained that there are a range of stores that could occupy the area noting that the larger stores are the engine that make the overall economics work.  He added that the large stores are important to all the other vendors because it is understood that that is what draws people to the area; the whole concept is about people and shopping.  He indicated that currently the area is a big hillside with a 50-foot grade difference between this area and where the top of the easement and green space exists.  He explained that while the current proposal is a likely layout, what eventually ends up being developed is going to depend on tenant negotiations with the applicant.  
Mr. Middleton pointed out his understanding that when people look at plans like this with both large and small buildings that it is startling.  He explained that while “plan views” are the mass that exists they are not really the mass that you see.  He further explained that the mass you see is elevation, meaning elevation of the landscaping and elevation of the actual buildings.   He communicated that it not the intention to create a large mall look/appearance; a finer, more graceful scale is needed with elevations broken down via material changes and street-tree landscaping.  He noted that everything would be a maximum height of 35 to 38 feet except for the proposed “campanile”, which would be located in the center of the "Square".  The parking areas, located behind the buildings, would be heavily landscaped, beyond the requirements of the Zoning Regulations.  He added that the parking lots become useful staging areas for events like road races or market days.  Mr. Middleton indicated that there is a slope in the Bickford Drive area such that the visual of the parking area would not be one of a desert with a big box.  He encouraged the Commission to look at the elevations provided in the booklet (distributed at this meeting) and not focus on the “plan” but rather consider what would actually be seen, as this is what would be experienced by the Town.

Mr. Middleton addressed the Village “Square” explaining that the proposed “campanile” has approximately 400 SF of retail space on the bottom floor; the tenants are yet to be determined.  He explained that a “campanile” is a structure that is actually an 80-foot-high tower and refers to the similar famous structure found in the square in Venice, which acts as a way of finding markets in the City).  The campanile divides the “Square” into zones such that it’s not just one large area; the “Square” totals 24,000 SF in size.  He commented that this area may satisfy the Town’s wish to have a gathering place for performances/events.  He pointed out areas (aka 

“zones”) where there is room for restaurants with outdoor seating areas and tables and other areas where games like chess could take place on table tops.  Mr. Middleton explained that this area does not have to contain the aforementioned uses and indicated that the applicant is interested in hearing ideas from others.  
Mr. Middleton addressed the intersection of Climax Road and Main Street and Bickford Drive; he noted that this area is level but added that Climax Road slopes upward.  This area is proposed for retail; stairs are proposed for the second floors allowing the possibility for a second-floor restaurant with an outdoor roof deck.  
Mr. Middleton addressed the “Park” area and noted that approximately .6 acres has been added; the total area is now 15.2 acres.  He noted that if the Town obtains approval to install the retention pond (proposed as part of original master plan), the current plan supports that.  Landscaping around the tree and the creation of walks and the bridge crossings over the wetlands would all be implemented.  A grove of trees is also proposed; the type of trees is open to discussion.  One 1,800-square-foot pavilion is proposed; half could be an exterior screened porch and the other half enclosed.  

In response to questions from the audience, Mr. Middleton explained that the proposed apartments are located in 3 areas; a total of 300 apartment units are proposed in the entire plan.  He added that the majority of units (approximately 212) would be located on top of the hill but noted that one 3-story building is proposed on the upper side of Climax Road, located adjacent to residential and the assisted living complex.  One location is in Area 7 where 3-story buildings are proposed with parking underneath the building.  He noted that the buildings would have a front lobby with common areas on the ground level.  He addressed the “back building” and explained that the area located closest to the existing homes will be a back yard noting that all the parking will be located on the other side of the building.  He commented that there will be some forested areas and added that there would be 60 to 80 feet of buffer area. 
Mr. Middleton addressed the approved plan and explained that it shows a lot of retail with housing above with a lot of small buildings.  He further explained that one story of residential on top of retail costs too much money to build to be able to rent without realizing a financial loss.  He indicated that ADA and Building Code requirements (2 forms of egress with 2 stairwells and an elevator) create very costly situations.    
Mr. Pierik explained that the proposal is to bring the residential proximate to the retail; he added that this area is quite suburban, as compared to “Blue Back Square”.  Individuals living above restaurants and bars can be very challenging from a building standpoint (mechanical systems/venting must be worked up through the building to residential areas).  He noted that connectivity has been enhanced.  He indicated that the 2012 Master Plan shows 418 residential units; the current proposal is 300 units.  He added that the current proposal is also heavier on retail than the original plan, hopefully resulting in an enhanced commercial tax base.  Mr. Pierik explained that the revenue generated from the current proposal will be more positive than the original plan due to the type of residential proposed having less impact on schools.         
Mr. Middleton explained that all parking is located behind the buildings and access is from either Bickford Drive or Ensign Drive, such that you are not turning off of Main Street, between buildings, into a parking lot.  All spaces between buildings are landscaped pedestrian areas with sidewalks providing opportunities for windowed store fronts.  He noted that street crossings will have a pedestrian walk change to quell traffic and indicate a pedestrian right-of-way.  
Mr. Middleton addressed the area where “Country Curtains” currently exists noting that 2 housing projects located above retail are proposed; parking would be entered from below, as parking for the housing would be located underneath the buildings.  He explained that the existing brownstone building in this area is proposed to come down due to its dimensions and position on the site.    
Mr. Kushner added that the brownstone building comes down and the lower parking is filled and a new street is created.

Mr. Middleton confirmed that a new street is created originating from Woodford Avenue and connects to the Marriott Hotel parking lot.  He added that the change is not that big.  
In response to Mr. Kushner’s question, Mr. Middleton indicated that he can make available a drawing showing the existing road network with an overlay of the proposed road network.
Mr. Middleton addressed the bike trail route that currently runs through the Town Hall parking lot and noted that reorientation is proposed.  He explained that the bike trail will be rerouted onto the pedestrian way and connected to the retail area; the streets will be bicycle friendly.   The bike trail would be brought along the Village Green and then across and down through the Brownstone area and eventually across the street and connected into the existing trail network.
Mrs. Griffin asked if the bike path is going to be a designated area or whether bicyclists are expected to ride on the roads and on the sidewalks.

Mr. Middleton explained that there is a combination of options for the bicycles.  He noted that there is a walkway that is 10 to 15-feet wide that bicyclists could ride on but added that it is his suspicion that the bicyclists are not going to fly through the area but rather will get off their bikes and walk around.  He clarified that if people do not get off their bikes they will be in the road network.  
Mrs. Griffin commented that the idea was to encourage people to enter this new Town area and stop for lunch or shop and added that she feels a safe place is needed for people traveling via bicycle; a regular bike path.  She added that something needs to be developed that goes by Sperry Park and back onto the established bike path.
Mr. Pierik indicated that the areas where the bike trail comes into the Village Green will be studied further; he noted that some alternatives showing a more designated bike lane would be presented to the Commission.  
Mr. Middleton explained that bike racks are planned extensively in the project.  He added that everyone that rides bikes is being considered.  The street widths proposed at 110-feet wide is typical; he commented that 90-degree parking is indicated on the plans by yellow marking and no yellow marking indicates no parking is available.  He clarified that no parking is proposed on Town roads or on Bickford Drive; the peach-colored areas on the plans indicate parking lots serving retail areas.  There are walkways between buildings from the parking areas to the retail areas.  He noted a possibility that the curb could be pushed in a bit in certain areas where sidewalks exist to create a designated bike lane.  Mr. Middleton pointed out that the space between buildings in the Brownstone area is large (minimum 30 feet) such that there is plenty of room for bikes to move through but explained that the goal is not to have people ride through but rather to have people walk through and shop along the way.  
Mr. Middleton communicated his praise for the Design Guidelines created for this project.  He noted that some parking spaces have been given up to allow room for the proposed 6-foot landscaped strips proposed between parking area.  He commented that although he believes in the materials that exist in the subject area he noted that it is very hard to get this type of limestone today.  He explained that different materials such as clapboard or shingles or something else may be used for construction but confirmed that texture is important.  He offered assurances that the existing, beautiful older buildings will be well used in this project.  He indicated his belief that roof decks would be utilized and appreciated in the good weather.  He explained that while there is opportunity for modification to the current layout and mix of buildings the idea is to create a good mix of uses and create spaces for relaxation.  
In response to Mr. Kushner’s questions, Mr. Middleton confirmed that the only building proposed to be demolished is the aforementioned brownstone building located in the existing retail section (former Talbot’s location).  He indicated that all the rest of the buildings are planned for preservation.  He commented that there is 134,186 SF of retail proposed on the first floor; there is 12,000 SF proposed for the second floor for a total of 146,186 SF.  
Mr. Pierik clarified that there is an increase of 66,000 SF of additional space in the Brownstone section.  Mr. Kushner noted his understanding.
In response to Ms. Keith’s question, Mr. Middleton explained that the raised building shown on Simsbury Road is a proposed office building; he further explained that it is raised to fit parking underneath it.  He added that the sketch is preliminary in nature such that the design is not being proposed tonight.  
Mr. Pierik addressed the aforementioned building on Simsbury Road noting that office, residential, and hotel uses have been considered for this site; he added that the market make dictate the type of use for this site.
Mr. Middleton explained that the intent of the proposed plans is to show the intent to work within the parameters of the Town’s Design Guidelines.  He further explained that every building proposed, as well as streets and landscaping, will require a detailed review by the Town and Commission.  He reiterated that the proposed plans are an attempt to communicate the spirit of the many different styles involved while keeping the old magnificent facades.  
Mr. Middleton concluded and summarized by noting that the total development of building footprints is 687,346 SF.  The total development area is 1,159,396 SF; the total area of the property is 4,258,076 SF, which equates to 16.3% coverage (not heavy).  The proposal contains 1,246,800 SF (28.6 acres) of open green space; the Park itself is 15.2 acres.  He explained that the intent is to create a street network that is easily identifiable and takes you to your destination with the help of the Campanile and the Village Green.  The parking has been created behind the retail such that the area could become mostly pedestrian and to keep Main Street from being over parked.  In addition no large parking lots exist in front of the buildings.       
Ms. Keith announced that the public hearing will be continued to the next meeting on September 8 and added that discussions for this project will be ongoing for some time.  She added that the Commission also needs time to review the information presented.  
Mr. Kushner explained that the 2005 Avon Center Study set the stage for the proposal received tonight, a type of reinvention for Avon Park North which began as the Climax Fuse Company.  The Town of Avon purchased from Ensign Bickford in 1970 a portion of the brownstone buildings to form the Town Hall complex.  The remaining brownstones continued to be owned by Ensign Bickford who, in partnership with the FIP Corporation, reinvented the entire area as an office/business park (Avon Park North and Avon Park South).  Mr. Kushner further explained that the Commission made the 2005 Avon Center Study an official part of the 2006 Plan of Conservation and Development.  The Avon Village Center Zoning Regulations were then adopted to allow the Commission to implement the goals and recommendations of the 2005 Study and the 2006 Plan.  He concluded by noting that Ensign Bickford prepared a master plan that was adopted in 2012.    
Mr. Kushner asked Mr. Pierik to provide information on the expected sequence of construction and what the applicant is willing to commit to.  He added that the Commission’s focus and interest all along has been to create the new “Main Street” sooner rather than later.  

Mr. Pierik explained that the prior buyer’s focus was more residential while The Carpionato Group’s focus is more commercial/retail.  He noted the applicant always leads with commercial components such as restaurants, retail, and entertainment as these items become the amenity package for the residential areas on the site.  He added that the applicant intends to lead with the infrastructure, such as creation of the Park and the Village and the creation of the roads and the Main Street.  He noted that the current Main Street program is approximately 1/3 larger than the original plan.  Mr. Pierik noted that the start of the project would begin in the area of Country Curtains and the existing retail and working to bring Woodford Avenue into the project.  The Village Green would be created while working to the west towards Climax Road developing the smaller shops and junior anchor retail stores.  He explained that everything south of Bickford Drive would be the initial focus/first phase expected to take place over the next 12 to 18 months.  He added that everything north of Bickford Drive (larger format retail and residential) would take place sometime in the future.          
Vince McDermott, consultant with Milone & MacBroom, commented that the objective of the 2005 study adopted by the Commission is to create a walkable, pedestrian-friendly Town Center of a scale that would create a comfortable environment for the residents (work/live/play).  He noted that Route 10 and 44 are the main thoroughfares and the wish is for the traffic to meander through the proposed Town Center but not create a cut through situation.  He commented that the Commission has noted in the past their wish to avoid a large format retail store and asked whether the current proposal fits the Commission’s overall vision for Avon Center.  He indicated that the Commission needs to decide whether they are comfortable with the shift to an increase in commercial/retail development with less residential and the overall size and scale of the buildings presented.  Mr. McDermott indicated that the issue of adequate sewer capacity is still being worked out (i.e., a modified agreement may be needed with the Town of Simsbury) and suggested that an updated traffic study/analysis is needed.  Mr. McDermott explained that if the Commission decides to approve the subject application that the details (road pavement materials, location of bike trail, bike racks, etc.) will be worked out at a later date.  He concluded by conveying his appreciation to hear tonight’s presentation, noting that it is helpful.  
Mr. Kushner pointed out that the subject 92 acres is completely surrounded by existing developments on Ariel Way, Climax Road, Rosewood Road, Wellington Road, and Forest Mews.  He added that the Town wants to adhere to the goals and objectives the Commission has had for many years while at the same time considering what already exists and respecting the rights of others.  
Mr. McDermott indicated that the Commission did feel comfortable with impacts on surrounding properties when approval was granted for Ensign Bickford’s original master plan in 2012.  He added that impact considerations need to be revisited for the subject proposal.          
Mr. Kushner explained to the audience that the review process for the subject application is longer and more complex than most but added that the Commission has much discretion and there will be opportunities for public comment.  He clarified that everything is done in public hearing, public session.  He further explained that no building permits for construction will be issued until all the details for the project have been worked out, which will take some time.  
Attorney Meyers submitted, for the record, a letter from the applicant granting an extension of the public hearing to September 8.   
In response to Mrs. Primeau’s question, Mr. Pierik explained that the proposed build out time frame for the project is, realistically, approximately 5 years.  

Ms. Keith announced that information regarding this project will be posted to the Town’s website and added that interested parties are welcome to visit the Town Planning Department.

Mrs. Griffin motioned to continue the public hearing for App. #4774 to the September 8 meeting.  The motion, seconded by Dr. Gentile, received unanimous approval.
The public hearing portion of the meeting was closed. 

PLANNING AND ZONING COMMISSION MEETING
OTHER BUSINESS
Peachtree Village – 60 Darling Drive, Avon Park South (PZC App. #4375)   Robert M. Meyers

Attorney Meyers referenced his letter dated July 22, 2015, outlining an error with the developable land calculation and noting that 104 units rather than 103 units are now occupied.
In response to Ms. Keith’s question, Mr. Kushner confirmed that the Town is in agreement with the information in Mr. Meyers’ letter.  
Mr. Armstrong motioned to approve occupancy for a total of 104 units in Peachtree Village, in accordance with Attorney Meyers’ letter, dated July 22, 2015.  The motion seconded by 

Mrs. Clark, received unanimous approval.

Mr. Kushner stated that the Town Engineer is in agreement with the revised methodology.  

Miller Foods – 308 Arch Road – permitted uses

Capri Frank was present on behalf of Miller Foods.

Mr. Kushner offered background information and explained that prior to zoning, an agricultural use existed on this site.  He indicated that Ms. Frank and her family discussed with the Commission just recently how the business has changed over the years in response to the changing times.  Preservation of some of the agricultural use takes place on this site by offering turkeys at Thanksgiving time.  He indicated that a barn exists on the site and the Miller Family is asking whether it could be used once again for agricultural purposes.  He noted that the Commission has asked, in the past, whether this type of use would be appropriate, as the site is located in the R40 zone (residential).  He explained that limited agriculture is permitted in residential zones containing sufficient acreage.  He further explained that Ms. Frank is present to ask the Commission whether renting the barn on the Miller Foods site would be allowed and acceptable and, if so, would a small farm stand also be allowed.  Mr. Kushner explained that the site is less than 10 acres; the Regulations allow farm stands only for full scale farming operations (10 acres minimum).
Mrs. Griffin indicated her favor for properties (in the past) that had chickens and in turn sold the eggs out of their garage.  She noted that renting out buildings to others creates a whole different situation for residential land that is surrounded by residential properties.  She asked if this would be fair to the neighbors.  
In response to Mrs. Primeau’s question, Mr. Kushner indicated that he is not sure of the zone designation for the Governor’s Horse Guard property; it is most likely either R40 or ROS.  He confirmed that the subject site abuts the Horse Guard property.

Capri Frank explained that she is here looking for advice.  She noted that her family is not interested in farming but explained that a barn exists on the site and that it would be nice to allow someone else to farm the land and lease the barn. She noted that it would not be a big commercial operation; not a large revenue generator.  She explained that the farmer that is interested in leasing the barn owns a farm in the Valley.  She added that this person is interested in having a few small animals (chickens/sheep/goats); storing farm equipment in the barn; and having a small farm stand.             
Mr. Kushner addressed the farm stand concept and noted that if the majority of items that would be sold (80% or more) are being grown in other locations than the subject site, then it would be considered a commercial operation and would not be permitted. 
In response to questions from Messrs. Mahoney and Cappello, Ms. Frank noted that the aforementioned farmer sells his produce in other locations; he has access to other locations. 
In response to Mr. Cappello’s question, Ms. Frank confirmed that Miller Foods still processes items on site.  Mr. Cappello noted that he would be in favor to allow the submission of a special exception application to give the farm stand a try for a couple of years.  He added that he would like to see the land put to good use.

Dr. Gentile commented that if the site was a farm prior to zoning and the site has been used for agricultural purposes over time that consideration should be given.  

Mr. Kushner noted his understanding but explained that in order to have a non-conforming use continue over time, the same activity must be ongoing.  If the activity is ceased, the ability to go back in time is lost, as a general rule.  On the flip side, he noted that reestablishing some agricultural activity on the site could bring the site back to where it was at the beginning.  

Mrs. Clark noted her support for farmers markets in general.  In response to Mrs. Clark’s question, Ms. Frank explained that the entire parking area would be available on weekends for farm stand customers.  She added that the family would be open to whatever location the Commission feels is best for a farm stand.
In response to Ms. Keith’s questions, Ms. Frank explained that the subject barn is located behind the white fencing on the site.  She added that it is not known yet what could be grown but noted that pumpkins would be great; the farmer is going to investigate other types of crops.  She explained that the barn has 3 levels; storage of farm equipment is proposed.  Ms. Frank assured that odors/smells would not be a problem for nearby residential areas because the site abuts the church and the site is surrounded by Horse Guard property; the closest houses are quite a distance away.    

Mr. Kushner explained that if the Commission is agreeable, Ms. Frank could submit an application for special exception for a farm stand.  Ms. Frank could obtain from the individual interested in leasing the barn a proposed business plan that could accompany the application, giving the Commission the opportunity to impose conditions should an approval be considered.  

Mrs. Griffin noted her agreement that a special exception application is needed to request a farm stand to allow input from the neighbors during the public hearing process.  
Ms. Frank asked if the farmer could rent the barn now, regardless of the outcome of the farm stand application.  
Mr. Kushner explained that the site is located in a residential zone and noted that a barn located in a residential zone is not allowed to be rented for storage (regardless of what items are put in the barn), as that would constitute a commercial use/activity.  He noted his understanding that in this instance the items would be farm equipment in association with farming/agricultural activity but pointed out that, to date, no formal approval for such activity has been given.  

Mr. Kushner suggested to Ms. Frank that possibly a short-term lease, month to month, could be offered to the farmer explaining that he would have to vacate if a special exception is not granted in the future.  Ms. Frank noted her understanding.

Mrs. Clark commented that it would be nice to drive by and see crops growing on this site; she noted that we are trying to encourage local farming.  

Mr. Armstrong noted that he sees both sides of this issue but added that he would rather not see any residential construction take place on this site right now.  Mr. Kushner noted his understanding.    
Mr. Kushner addressed Ms. Frank and indicated that the Commission does not object to leasing the barn for a couple of months with the understanding that the farmer may have to vacate the site should an approval not be granted.  A special exception application connecting equipment storage in the barn with agricultural activities on the site, as well as possibly establishing a farm stand, should be submitted.      
In response to Mrs. Clark’s question, Mr. Kushner explained that sheep would be allowed by right, under the limited farming regulations.  
Ms. Keith indicated that an application needs to be submitted for the September 8 meeting; if no application is received, the aforementioned discussion is null and void.  Ms. Frank noted her understanding.
2016 Plan of Conservation and Development (POCD) – Review proposal for Community Survey and review/discuss survey questions

Mr. Kushner explained that he is working on the survey questionnaire and added that it will be finalized for the next meeting; the 2004 questionnaire will be used as the basis.  He added that it has been decided that October would be a good time to conduct the survey, to get beyond vacations and the start of school.  He explained that the sample size has been increased to 250 households (margin of error is 1-2%) and a revised proposal has been received from GreatBlue Research.  
There being no further business, the meeting adjourned at 10:20pm.
Respectfully submitted,

Linda Sadlon, Clerk

LEGAL NOTICE

TOWN OF AVON

At a meeting held on July 28, 2015, the Planning and Zoning Commission of the Town of Avon voted as follows:
App. #4775 -
Lorenzo DiClemente, owner, Melissa’s Consignment Boutique, LLC, applicant, request for Special Exception under Section VII.C.4.b. (1) of Avon Zoning Regulations to permit detached identification sign, 282 West Main Street, Parcel 4540282, in a CR Zone    APPROVED WITH CONDITIONS

Dated at Avon this 29th day of July, 2015.  Copy of this notice is on file in the Office of the Town Clerk, Avon Town Hall.

PLANNING AND ZONING COMMISSION

Linda Keith, Chair    

Carol Griffin, Vice Chair

