
TOWN OF MANCHESTER 

PLANNING AND ZONING COMMISSION 

 

 

February 21, 2023 Lincoln Center Hearing Room, 494 Main Street 

7:00 P.M.  Or virtually, via Zoom 

 

 

AGENDA 

 

This meeting will be held both in person and virtually, via Zoom.  The meeting will be shown 

live on Cox Channel 16 and streamed live at 

http://www.channel16.org/CablecastPublicSite/watch/1?channel=1.  Individuals who wish to 

speak at or attend the virtual meeting must complete a Request to Attend Virtually form, 

available at https://manct.us/meeting by 4:00 p.m. on the day of the meeting.  These individuals 

will need to join the Zoom meeting and will be allowed to speak when directed by the 

Chairman.  Zoom meeting information will be sent to individuals who complete a Request to 

Attend Virtually form.  Only individuals who complete a Request to Attend Virtually form will 

be allowed to join the Zoom meeting.  A physical location and electronic equipment will be 

provided for the public to use if a written request is received at least 24 hours in advance, via 

email to pzccomments@manchesterct.gov, or by mail to the Planning Department, 494 Main 

Street, P.O. Box 191, Manchester, CT 06045-0191. 

 

 

PUBLIC HEARING: 

 

1. HARI KUPPURAJ (Continued from February 6, 2023) – Zone change for a 2.64-acre site 

from Rural Residence to Planned Residential Development zone at 30 Bidwell Street.  

• PRD Zone Change – Preliminary Site Plan (PRD-0006-2022) 

 

BUSINESS: 

 

1. HARI KUPPURAJ – Zone change for a 2.64-acre site from Rural Residence to Planned 

Residential Development zone at 30 Bidwell Street.  

• PRD Zone Change – Preliminary Site Plan (PRD-0006-2022) 

 

2. 165 ADAMS ST LLC – To install a walk-in cooler on a concrete pad on the north side of 

the existing building at 165 Adams Street.  

• Special Exception Modification (PSE-0042-2023) 

 

3. TOWN OF MANCHESTER PLANNING & ZONING COMMISSION – For minor 

updates to the Planning and Zoning Commission's Rules of Procedure. 

• Updates to Rules of Procedure (OTHR-0016-2023) 

 

4. LARRY SHIPMAN – Pre-application discussion for possible subdivision and zone change 

at 699 Middle Turnpike East.  

• Pre-Application Review (PAR-0001-2023) 

http://www.channel16.org/CablecastPublicSite/watch/1?channel=1
https://manct.us/meeting
mailto:pzccomments@manchesterct.gov


5. DESEGREGATE CT PRESENTATION 

 

6. ADMINISTRATIVE REPORTS 

• Upcoming Training Opportunities 

• DEEP Dam Safety Permit, Union Pond Dam 

 

7. APPROVAL OF MINUTES 

• February 6, 2023 – Public Hearing/Business Meeting 

 

8. RECEIPT OF NEW APPLICATIONS 
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TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: February 16, 2023 

 

RE: Hari Kuppuraj – 30 Bidwell Street 

 PRD Zone Change – Preliminary Site Plan (PRD-0006-2022) 

 

 

(Continued from February 6, 2023 meeting) 

 

Introduction 

  

The applicant is requesting approval of a preliminary site development plan and a zone change 

from Rural Residence to Planned Residential Development (PRD) zone at 30 Bidwell Street. 

 

Project Description 

 

The 2.64-acre undeveloped parcel at 30 Bidwell Street is bounded by Bidwell Street to the east, 

I-384 to the south, and the cul-de-sac at Wilfred Road to the west. The adjacent parcel to the 

north is a multi-family residential development zoned Residence M, which is a medium density 

residential zone that was superseded by the PRD zone in the zoning regulations. The parcel to 

the southeast at 34 Bidwell Street is a single-family lot in the Rural Residence zone, and the 

adjacent parcels to the west include two-family homes with frontage on Wilfred Road and a 

Town-owned park with playground equipment and a half basketball court. The parcel across 

Bidwell Street is owned by CT Light & Power Co. 

 

The applicant is proposing a 26-unit multi-family housing development consisting of four (4) 

buildings with six (6) to seven (7) residential units in each building. A new access drive would 

be created off of Bidwell Street leading to a parking lot with a total of 61 parking spaces, with 

ADA accessible spaces located in front of the buildings that would have ADA-accessible units. 

Concrete sidewalks are shown in front of each building, providing pedestrian access to the 

individual units. Additional concrete sidewalk would provide walking trails around the back of 

each building and access to the two (2) proposed recreation areas. Mailboxes and a dumpster 

enclosure are shown located near the center of the development. 

 

The attached architectural plans show two (2) possible options for the front building elevation, 

with the main difference being the design of the roof line. In response to staff's request for 

clarification, the applicant states that this project will use the first option, which shows 

asymmetrical slanted roofs. The second option (labeled “Optional” on the drawings) is not 
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intended to be used. Staff request that this option be removed from the final plans if the 

application is approved. 

 

The proposed residences are 2-story, 2-bedroom units, each with a private front entrance and a 

covered back porch on the ground floor. The exception is buildings with ADA-accessible units, 

which would have a larger ground floor accessible apartment on the first floor with a separate 

traditional unit above it on the second floor. 

 

Open Space 

 

Multi-family residential developments in the PRD zone are required to provide usable outdoor 

recreation area for residents at a ratio of 500 sq. ft. per dwelling unit. With 26 units proposed, a 

minimum of 13,000 sq. ft. of recreation area is required. 

 

The proposed site plan shows a large (12,273 sq. ft.) recreation area on the southern end of the 

site, and a smaller (2,616 sq. ft.) area in the northwest corner of the site behind one of the 

proposed buildings. Both of these areas are accessible to pedestrians via the proposed concrete 

sidewalk network. 

 

Staff asked the applicant to consider a connection between the Town-owned park at the end of 

Wilfred Road and the recreation area within the proposed development. The applicant has 

indicated that they prefer not to provide this connection. 

 

Specific uses and layout of the recreation areas are not required for approval of a preliminary site 

plan. Additional details will be required when a detailed site plan is submitted. 

 

Traffic, Access & Parking 

 

A single access drive is proposed off of Bidwell Street; residents of the development would enter 

and exit at this location. A paved connection to Wilfred Road is not proposed. 

 

The 61 proposed parking spaces exceed the minimum requirement for a 26-unit development in 

the PRD zone. 

 

A traffic impact statement provided by Freeman Companies indicates that the proposed 

development would generate approximately 154 vehicle trips to and from the site during each 

weekday, with an average of 11 trips during the morning peak hour and 8 during the afternoon 

peak hour. The report concludes that the development is not anticipated to have a significant 

impact on traffic in the surrounding roadway network. 

  

Utilities 

 

The site does not currently have utility connections, but as proposed the development would be 

served by Town water and sanitary sewer via new connections to the main lines under Bidwell 
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Street. The sanitary sewer main will be extended up Bidwell Street to reach the site. The water 

line will also connect to the main at Wilfred Road, creating a looped system. 

Based on the anticipated utility demands provided in a utility impact statement by Freeman 

Companies, it is expected that the increase in demand can be accommodated by the exiting 

mains. 

 

Electric and gas services will also be installed off of Bidwell Street. 

 

Stormwater 

 

The proposed stormwater management system includes catch basins in the paved parking lot, 

which will be connected by a subsurface pipe network discharging to an underground detention 

system (highlighted in blue on sheet C1.02 of the attached plan set). Stormwater will pass 

through a hydrodynamic separator for filtration before entering the detention chamber, and will 

leave the site via a new pipe under Bidwell Street which will connect to the existing stormwater 

system to the north. 

 

The applicant originally proposed a series of rain gardens for on-site infiltration of stormwater 

instead of the underground detention system. However, staff advised against this due to the 

proximity of the proposed rain gardens to underground utility lines. It would not be feasible to 

provide sufficient depth for stormwater storage due to the depth of the utility lines, and planted 

rain gardens would likely be negatively impacted by winter salting due to the proximity to the 

pavement. 

 

PRD Zone Change & Preliminary Site Plan 

 

The applicant has elected to pursue approval for the zone change and preliminary site plan only 

at this time. Submission and approval of a detailed site plan will be required before construction 

can begin. The applicant is aware that, in accordance with Article II, Section 7.06 of the zoning 

regulations, the zoning of the parcel will revert to its former zone if an approved preliminary site 

plan expires. 

 

For the Commission’s Consideration 

 

In order to approve a proposed zone change, the Commission must find that it is in line with the 

recommendations of the current Plan of Conservation and Development (POCD). The Proposed 

Character Map in the current POCD (pictured below) identifies this location as part of the 

Traditional Suburban character area, which is described as follows: 

 

“Traditional Suburban – Mixed-use but primarily residential neighborhoods consisting 

of single family and duplex housing, with some multifamily buildings. Streets are 

typically in a grid pattern and are shaded by street trees. Most streets have sidewalks and 

most housing is within walking distance of public transit, a neighborhood school and a 
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neighborhood center or corridor. Structures are typically one or two stories. Net 

residential densities range from 3 to 10 units per acre.” 
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Staff Review 

 

The public hearing for this application was continued from the February 6, 2023 meeting to 

allow time for staff to review submitted plan revisions. Additional comments were provided to 

the applicant and an update on the status of those comments will be provided at the February 21, 

2023 meeting. 

 

mp 
\\TOWNFILE2\Users\Planning\PZC\2023\02 - February 21\Packet\PRD-0006-2022 (30 Bidwell) - Memo.docx 

Attach. 
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MAINTENANCE WILL BE THE RESPONSIBILITY OF THE PROPERTY
OWNER.

2. SANITARY SEWER SYSTEM UPSTREAM OF SANITARY SEWER MANHOLE
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PRD Zone Change/Preliminary Plan Summary  
Bidwell Townhouses – Trivik Builders  
30 Bidwell St, Manchester, CT 06040  
August 30, 2022 

 

Executive Summary 
 

The following summarizes the projected impacts of the proposed projected as part of the PRD zone change and 
preliminary plan submittal. The project will have an impact on the town’s water supply, drainage, and sanitary 
systems. 

The proposed project is the development of the empty lot at 30 Bidwell St with the construction of four new 
townhouse buildings with a total of 26 2-bedroom units. The existing zone is the RR zone and the applicant is 
applying for a zone change to the PRD zone. Along with the proposed townhomes, the project will include a parking 
lot, a stormwater management system, and utility infrastructure for sanitary, electric, gas, and water services. The 
rear of the lot will also be designated for open space/recreation area for the tenants.  

 

The sanitary sewer demand per Connecticut Department of Health guidelines is 7,800 gallons per day.  

26 𝑈𝑈𝑈𝑈𝑈𝑈𝑈𝑈𝑈𝑈 ×
2 𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 

1 𝑈𝑈𝑈𝑈𝑈𝑈𝑈𝑈
×

150 𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺 𝑃𝑃𝑃𝑃𝑃𝑃 𝐷𝐷𝐷𝐷𝐷𝐷
1 𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵

= 7,800 𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺 𝑃𝑃𝑃𝑃𝑃𝑃 𝐷𝐷𝐷𝐷𝐷𝐷 

 

The water demand per Connecticut Department of Health guidelines is 5,850 gallons per day.  

26 2𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 ×
3 𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷 𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃

2𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵
×

75 𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺 𝑃𝑃𝑃𝑃𝑃𝑃 𝐷𝐷𝐷𝐷𝐷𝐷
1 𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷𝐷 𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃

= 5,850 𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺𝐺 𝑃𝑃𝑃𝑃𝑃𝑃 𝐷𝐷𝐷𝐷𝐷𝐷 

 

The stormwater management system will include catch basins in the parking lot and yard drains in the lawn areas 
connected by a subsurface pipe network discharging to an on-site infiltration system. This infiltration system will be 
rain garden(s) with engineered soil on top of perforated pipes enclosed in crushed stone. The purpose of these pipes 
is to provide extra storage for stormwater and allow infiltration to occur.  The stormwater management system will be 
designed in accordance with the 2004 CT Stormwater Quality Manual and no downstream locations will experience 
negative impacts due to storm events as part of this project.  

During construction, the following erosion and sedimentation controls will be implemented to capture any sediment 
laden stormwater runoff. Compost filer sock will be laid around the perimeter of the site to inhibit sediment laden 
runoff from leaving the property. Silt sacks will be installed in all catch basins and yards to prevent sediment laden 
runoff from entering the proposed stormwater management system.  
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Preliminary Traffic Investigation Memo 
Proposed Bidwell Townhouses 

30 Bidwell Street 
Manchester, CT 

 
Prepared for: 

Trivik Builders LLC 
 

Prepared by: 

Freeman Companies 
36 John Street 

Hartford, CT 06106 
 

July 2022 
 
 
Introduction and Site Environs           
 
The project site (see Figure 1) is roughly bounded by highway I-384 to the south, and 
Bidwell Street to the east just to the north of Manchester Community College. Currently 
the site is vacant containing only vegetative growth on a 2.63-acre lot.  
 
The proposed project will consist of the development and construction of residential 
townhouses containing a total of 26 units, 64 parking spaces and approximately 
13,000± SF of recreation area. 
 
Hartford Road in the site vicinity is an east-west facility. It is classified by the 
Connecticut Department of Transportation as minor arterial with a 30 mile per hour 
speed limit. Hartford Road is the main connector between Spencer Street/W. Center 
Street (Route 502) to the west and Charter Oak Street (Route 534) to the east in 
Manchester. 
 
Bidwell Street is a local road with a posted speed limit of 25 miles per hour. Between 
Hartford Road and Ramey Drive the street is approximately 32 feet wide and includes a 
designated bike route. Bidwell Street serves as a major access route to Manchester 
Community College. In addition, there is a sidewalk on the west side of the street from 
the Hartford Road intersection down to Ramey Drive.   
 
 
 
 
 
 
 



FIGURE 1
SHEET NO.

DRAFTED:
CHECKED:
APPROVED:
SCALE:
FC PROJECT NO.:
DATE:

Y.L.
Y.L.
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The following 2 critical intersections in the vicinity of the site were reviewed as part of 
the preliminary traffic investigation.   
 
 
 

 
Bidwell Street at Hartford 
Road is a three-way intersection 
with Bidwell Street being stop 
controlled. All roadways are a 
single lane approach. The 
intersection makes use of a 
channelized island on Bidwell 
Street skewed to provide a “T” 
intersection and improve sight 
distance. There is a crosswalk 
across Hartford Road on the 
western side of the intersection. 

 
 

 
 
 

 
 
 
 
 
 
Bidwell Street at Horace Street is a 
three-way intersection. Horace Street 
and the southern leg of Bidwell Street 
are stop controlled. Oncoming traffic 
from the north does not stop.  Horace 
Street is the primary route traveled for 
vehicles exiting Route 384 eastbound 
headed to Manchester Community 
College. All roadways are a single lane 
approach. There are no crosswalks at 
this intersection. 
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Traffic volume information obtained from the Connecticut Department of Transportation  
(CTDOT) for February 2021 indicates that Bidwell Street carries a daily traffic volume of 
approximately 3,400 vehicles. The data also suggest the morning peak hours happen 
between 7 am to 9 am and the afternoon peak hours happen between 2 pm to 4 pm 
(see attached traffic recorder data).  
 
 
Nearby land uses are a mix of residential and commercial properties on Bidwell Street.  
 
 
Development/Access Assumptions________________________________________       
  
The concept plan for the proposed townhouse development includes 4 buildings with a 
total of 26 units (see attached). The proposed parking lot has 64 parking spaces, 
maintains a 24-foot aisle, and will provide good circulation for two-way traffic within the 
development. 
 
 
Anticipated Site Traffic Volumes__________________________________________  
 
Trip generation defines the number of trips attracted by a particular land use. Trip  
generation rates quantify a relationship between a physical attribute of the generator,  
typically building size, and site traffic volumes.  These rates, normally determined from  
studies of like facilities, form the basis for estimating the number of trips generated by  
future development. 
 
The traffic volumes generated by the proposed townhouses is based on actual traffic 
counts from the ITE for a similar size facility. As shown in the table below, the proposed 
development is expected to generate about 154 trips during each weekday. The 
morning and afternoon peak hours will average 11 and 8 new trips respectively. See 
Figure 2 for new site traffic volumes. 
 

Bidwell Street 
Townhouse 

Development 

       Trips 

Weekday Total 
Weekday AM 

Peak 
Weekday PM 

Peak 

 In Out In Out 

Residential Townhouses 
(26 total units)  

154 4 7 5 3 

 
 



0

50

100

150

200

250

300

350

M

I

D

1

A

M

2

A

M

3

A

M

4

A

M

5

A

M

6

A

M

7

A

M

8

A

M

9

A

M

1

0

A

M

1

1

A

M

N

O

O

N

1

P

M

2

P

M

3

P

M

4

P

M

5

P

M

6

P

M

7

P

M

8

P

M

9

P

M

1

0

P

M

1

1

P

M

V
E

H
IC

L
E

S
 P

E
R

 H
O

U
R

HOUR BEGINNING

2021 HOURLY TRAFFIC VOLUMES - BIDWELL STREET, MANCHESTER, CT

AVERAGE DAILY TRAFFIC



LEGEND

30 Bidwell St

SHEET NO.

FIGURE 2

NEW SITE TRAFFIC VOLUMES

30 BIDWELL ST TOWNHOUSES
MANCHESTER, CONNECTICUT

36 JOHN STREET
HARTFORD, CT 06106

WWW.FREEMANCOS.COM
TEL:(860)251-9550
FAX:(860)986-7161

ELEVATE YOUR EXPECTATIONS

3 (3)

1 (2)

1 (1)

2 (2)

2 (2)

1 (1)

1 (1)

0 (1)

5 (2)

2 (1)

4 (1)

1 (1)

1 (1)

PEAK HOUR AM: XXX
PEAK HOUR PM: (XXX)

1 (0) 1 (1)

Manchester

Community

College



    

   

  

 

- 4 - 

Summary of Findings and Potential Traffic Issue     _____ 
 
The townhouse development will have 26 residential units and 64 parking spaces as 
currently proposed. This is not a major traffic generator, so no Office of the State Traffic 
Administration (OSTA) review is required. 
 
 
A preliminary review of the adjacent roadway system and intersections with the 
proposed access points to the site indicates the following:  
 
Traffic Operation:   
Given the existing traffic volumes from CTDOT for February 2021, observations during 
the field reconnaissance (Tuesday July 19, 2022), and the projected townhouse 
development trip generation, it does not appear that capacity and/or traffic operations 
will be an issue to the surrounding roadway network.  
 
Intersection Sight Distance: 
Intersection sight distance at the proposed driveway appears to be adequate for the 
design speed of 25 miles per hour. Minor trimming of low hanging branches to the south 
side of the site would further improve the line of sight. 
 
Available Parking:   
The proposed plan shows 64 total parking spaces on site. The number of spaces 
appears adequate based on the total units in the development in conjunction with the 
Town of Manchester zoning regulations. 
 
 
It is our professional opinion that the proposed development will not have a significant 
impact to the surrounding roadway network. 



TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: February 16, 2023 

 

RE: 165 Adams St LLC – 165 Adams Street 

 Special Exception Modification (PSE-0042-2023) 

 

 

Introduction 

  

The applicant is requesting a special exception modification to install a walk-in cooler on a 

concrete pad on the north side of the existing Elicit Brewing building at 165 Adams Street. 

 

Project Description 

 

The approximately 5.9-acre parcel at 165 Adams Street is occupied by Elicit Brewing and is 

located in the Industrial zone. The parcel is bounded by Adams Street to the west and Town-

owned open space to the east. Adjacent uses are a mix of industrial and commercial. A portion of 

the Hockanum River Linear Trail crosses the property. 

 

The applicant is proposing the installation of a new locked walk-in cooler on the property to 

expand cold storage capacity for the brewery. The cooler, which is approximately 8 ft. deep, 14 

ft. wide, and 7 ft. high, would be located next to the existing dumpster area, which is on the north 

side of the brewery building. The existing retaining wall would be extended and a new 8 ft. by 14 

ft. concrete pad installed to hold the cooler. As proposed, approximately 10 ft. of clear space 

would remain between the building wall and the cooler (approximately 7 ft. when the cooler 

doors are open). 

 

The total area of proposed disturbance is 160 square feet. 

 

Traffic & Parking 

 

No changes to on-site traffic or parking are proposed. 

 

Utilities 

 

The proposed cooler would be powered via an overhead wire electrical connection to the 

building, similar to the existing trash compactor. 

 

 



165 Adams St LLC February 16, 2023 
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For the Commission’s Consideration 

 

The Commission should consider whether the proposed use meets the special exception 

requirements of Article IV, Section 20. 

 

Staff Review 

 

Town staff has reviewed the plans and documents submitted with the application and there are 

no outstanding comments. 

 

mp 
\\TOWNFILE2\Users\Planning\PZC\2023\02 - February 21\Packet\PSE-0042-2023 (165 Adams) - Memo.docxx  

Attach. 
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Special Exception Modification Application - Narrative 

165 Adams St, Manchester, CT 06042 

January 10th, 2023 

 

In order to solve an issue of insufficient storage, we are proposing the addition of a new walk-in 

cooler on our property, 165 Adams St. The cooler is 8’ deep, 14’ feet wide, and 7’ high and 

requires an additional 2’ wide retaining wall (or of a similar width, final width to be determined 

by engineer) surrounding the cooler on three sides. The cooler would not be visible to the 

public and would be situated behind the dumpster area on the side of our building. 

 

We would excavate the hillside on the northern side of our existing building near the kitchen 

clearing a space for the cooler. Working off of the existing retaining wall we would continue the 

retaining wall to accommodate for the cooler dimensions. We would then need to pour a 

concrete pad 8’ x 14’ on which to install the cooler. We would excavate such that the retaining 

wall is 20’ away from the building allowing the new cooler structure to be 10’ away from the 

existing building. The door of the cooler, when opened, would take up an additional 3’ 1” which 

would still allow us to have an evacuation path of 6’ 11”. Similar to the trash compactor located 

in front of this proposed cooler, there would be an electrical connection coming from the 

exterior wall of our building that would span the 10’ gap between the existing building and 

proposed cooler that would connect to our cooler to supply electricity. 

 

 





















TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: February 16, 2023 

 

RE: Town of Manchester Planning & Zoning Commission 

 Update to Rules of Procedure (OTHR-0016-2023) 

 

 

Summary 

  

Because the recently approved revision to the Town Charter increased the number of regular 

members on the Planning & Zoning Commission, the Commission’s Rules of Procedure must be 

updated to reflect the correct membership number wherever it is mentioned. 

 

Town staff recommend that the Commission take this opportunity to consider including the 

following additional revisions to the Commission’s Rules of Procedure, as reflected in the 

attached draft: 

 

Art. VII, Sec. 1 

• Add a sentence noting that meetings now include a remote attendance option. 

• Remove the sentence stating that the Secretary shall notify membership of all 

meetings, as this is no longer the protocol followed (Planning Department staff 

currently notify membership of meetings). 

• Discuss whether the Commission wants to keep the provision that requires 

approval of a two-thirds vote in order to continue meetings beyond 11:00 p.m. 

(The Board of Directors chose to remove this from their own Rules of Procedure). 

Art. VII 

• Several minor grammatical revisions and clarifications. 

• Add Section 8 to formalize the State requirement that if any seated Commission 

member is attending a meeting remotely, and if any vote is not unanimous, that 

vote must be taken by roll call. 

Art. VIII, Sec. 1 

• Revise the order of business for regular meetings to more accurately reflect 

current protocol. 

Art. VIII, Sec. 5 

• Revise to allow any Planning & Economic Development Department staff (not 

just the Director) to withhold incomplete applications from an agenda. 

 

 

 



Planning & Zoning Commission February 16, 2023 
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Art. X 

• Several minor grammatical revisions and clarifications. 

Art. XI 

• Strike the revision date reference for the Connecticut General Statutes so that it 

does not need to be updated if/when Statutes are amended. 

  

 

mp 
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Attach. 
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RULES OF PROCEDURE 

PLANNING AND ZONING COMMISSION 

 

 

ARTICLE I 

Purpose and Authorization 

 

The objectives and purposes of the Planning and Zoning Commission of Manchester are those 

set forth in Chapters 124 (Zoning) and 126 (Planning) and 440 (Inland Wetlands) of the 

Connecticut General Statutes (and those duties and powers delegated to the Planning and 

Zoning commission by these statutes), by Chapter 17 of the Charter of the Town of Manchester 

and in Chapter 14 and Chapter 15 of the Town of Manchester Code of Ordinances. 

 

ARTICLE II 

Name 

 

The Commission shall be known as the Planning and Zoning Commission of the Town of 

Manchester and shall consist of the regular members and alternate members appointed 

according to State Statute and the Charter and Ordinances of the Town of Manchester. 

 

ARTICLE III 

Office of Agency 

 

The office of the Planning and Zoning Commission of the Town of Manchester shall be at the 

Planning Department in the Town of Manchester where all Commission records (including 

official documents, records, maps, etc.) will be kept. 

 

ARTICLE IV 

Membership and Terms of Office 

 

The membership and terms of office shall be as specified in the above stated Ordinances and 

Charter establishing the commission, and the aforementioned General Statutes. 

 

ARTICLE V 

Officers and Their Duties 

 

Section 1.  The officers of the Planning and Zoning Commission shall consist of a Chairman, a 

Vice Chairman and a Secretary all of whom shall be members of the Commission. 
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Section 2.  The Chairman shall preside at all meetings and shall have the duties normally 

conferred by parliamentary usage.  The Chairman shall have the authority to appoint 

committees, call special meetings, appoint a member to act for the Secretary in his/her absence, 

and generally perform other duties as prescribed in these Rules. 

 

Section 3.  The Chairman shall prescribe the method of conduct of the hearing.  He/she shall 

have the privilege of discussing the matters before the Commission and of voting thereon. 

 

Section 4.  The Vice Chairman shall act for the Chairman in his/her absence and have the 

authority to perform the duties prescribed for that office. 

 

Section 5.  With the assistance of the Planning Department staff, the Secretary shall see that all 

minutes and records of the Commission are kept, shall prepare the agenda of regular and special 

meetings under the direction of the Chairman, provide notice of all meetings to Commission 

members, arrange for proper and legal notices of hearings, attend to correspondence of the 

Commission, and such other duties as are normally carried out by a Secretary.  The Secretary 

shall act for the Vice Chairman in his/her absence. 

 

Section 6.  The Chairman is empowered to sign all map and plan approvals for the Commission 

if, in his/her judgment, the maps and plans conform to approvals and requirements adopted by 

vote of the Commission at a duly called meeting.  With the approval of the Chairman, the 

Director of Planning may cause the Chairman's signature to be affixed to such maps or plans by 

use of a rubber signature stamp. 

 

Section 7.  The Commission shall also empower the Director of Planning to issue notice letters 

of approval, denial, etc. under his signature on behalf of the Commission. 

 

ARTICLE VI 

Election of Officers 

 

Section 1.  An annual organizational meeting shall be held in December or as soon thereafter as 

is possible at which time the officers will be elected.  A majority of the regular members must 

be present for the election of officers to take place. 

 

Section 2.  A candidate receiving a majority vote from the regular members of the Commission 

shall be declared elected and shall serve for one year or until his/her successor shall take office. 

 

Section 3.  Resignations from the Commission shall be in writing and submitted to the Secretary 

of the Board of Directors, with a copy to the Chairman of the Commission. 
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ARTICLE VII 

Meetings 

 

Section 1.  Regular meetings of the Planning and Zoning Commission will generally be held on 

the first and third Monday of each month at 7 P.M. at Lincoln Center in the Town of 

Manchester.  Meetings will include a remote attendance option via Zoom or a similar video 

conferencing platform. The Planning and Zoning Commission shall not continue the meeting 

beyond 11 P.M. without the approval of two-thirds of the members present and voting at the 

meeting.  The term regular meetings shall include all public hearings and business meetings 

held by the Commission.  The Secretary shall notify the membership of all regular meetings and 

special meetings.1 

 

Section 2.  The notice shall specify the purpose of the meeting and no other business may be 

considered except by a majority vote of the Commission members present and voting at the 

meeting in which such business is to be conducted.  The number of votes necessary to transact 

business shall be a majority of members of the Commission except as may be modified by 

Statute or Ordinance. 

 

Section 3.  Whenever practicable five seven members shall sit and vote on each application.  

When a regular member is absent or disqualified, an alternate shall be designated to act 

choosing alternates in rotation so that they shall act as nearly equal a number of times as 

possible. 

 3(a)2 The members acting on an application will be those who were present at the public 

hearing or business meeting when the application was presented.  When a hearing 

is continued, or an application is presented at multiple business meetings, members 

acting would have been present at all sessions on that application.   

   In the event regular members who were present at the hearing are absent at a meeting 

when an action is scheduled, an alternate who was present at the hearing will be 

assigned to sit in their place.   

In the event there were multiple public hearing or business meeting sessions and 

regular members were not present at each session, an alternate member who was 

present at each session shall be seated to act on the item.   

In the event there were not five seven members present at a public hearing or business 

meeting, or at each public hearing on a particular application, members can review the 

public hearing video, or listen to the tapeother recording of the hearing, and review 

the written record and application file.  A member who states on the record they are 

familiar with the record in this way shall may be appointed to act on the application, 

with regular members given preference over alternate members when possible.   

 

 

1 Rev. 9/5/90 

2  Rev. 3/2/2009 



 

 -4- 

Section 4.  The Planning and Zoning Commission shall adopt at its first meeting in December a 

list of meeting dates and final filing dates for each of its regular meetings in the succeeding 

calendar year. 

 

Section 5.  All Commission meetings shall be open to the public. 

 

Section 6.  Proceedings of business meetings of the Commission need not be recorded by a 

stenographer or sound-recording device.  Proceedings of all regular and special meetings shall 

be incorporated into the minutes book of the Commission to be a permanent part of that record. 

 

Section 7.  Unless otherwise specified, Robert's Rules of Order shall govern the proceedings at 

the meetings of the Commission. 

 

Section 8.  If any seated Commission member is attending a meeting remotely, and if any vote 

is not unanimous, that vote shall be taken by roll call. 

 

ARTICLE VIII 

Order of Business 

 

Section 1.  Unless otherwise determined by the Chairman, the order of business at regular 

meetings shall generally be: 

 

a. Call to order 

b. Roll Call 

b. Public hearings, if any 

d. Old business 

c. New bBusiness items 

d. CommunicationsAdministrative Reports 

e.   Approval of Minutes 

f. Receipt of new applications 

g. Adjournment 

 

Section 2.  A motion must be made and passed in order to dispense with any item on the agenda. 

 

Section 3.  No new business submitted for action by the Commission shall be acted upon unless 

it is submitted to the Planning Department at least five business days prior to a regular meeting 

date except as herein provided in Article VII, Section 2. 

 

Section 4.  The agenda for each meeting need contain only those items which have been 

submitted to the Planning Department in sufficient time for review, analysis, referrals to other 

interested departments or public bodies and preparation of necessary reports. 

 

Section 5.  The Director of PlanningPlanning and Economic Development Department Staff 

shall have the authority to withhold from an agenda or to remove from a tentative agenda any 

items which is not complete and sufficient for Planning and Zoning Commission action or any 
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item which has been revised subsequent to the initial filing and has not received adequate time 

for a comprehensive review. 

ARTICLE IX 

Hearings 

 

Section 1.  All public hearings prescribed by law shall be held in accordance with the 

requirements set forth for such hearings by these Rules and by Statute. 

 

Section 2.  The matter before the Commission shall be presented by the applicant or his a 

designated agent, who shall have the privilege of the floor. 

 

Section 3.  Evidence shall be taken by a competent stenographer, or it may be recorded by a 

sound-recording device, at each hearing before the Commission in which the right to appeal lies 

to the Superior Court. 

 

Section 4.  No applications to the Commission (except those in which the applicant is the 

Commission or an administrative officer of the Town acting on behalf of the Town) which has 

been denied after public hearing, will be heard within one year from the date of rejection, 

except that after four months from such denial, the Commission may grant a hearing, if it finds, 

on facts presented in writing, that a material change in the situation justifies a new hearing in 

the interest of the public as well as the applicant. 

 

ARTICLE X 

Conducting the Public Hearing 

 

Section 1.  The Chairman of the Commission shall preside at the public hearing. 

 

Section 2.  The Planning and Zoning Commission will not commence the hearing of any item 

after 11 P.M. without approval of two-thirds of the members present and voting.  Neither shall 

the Commission continue hearing any item of public hearing after 11 P.M. without the approval 

of two-thirds of the members present and voting.3 

 

Section 3.  The Secretary shall read the legal advertisement for each application as the hearing is 

held. 

 

Section 4.  A summary of the question or issue may be stated by the Chairman or his their 

designee at the opening of the public hearing.  The hearing shall be conducted only for the 

purpose of taking testimony to be considered by the Commission.  Comments during the 

hearing shall be limited to the subject advertised for hearing.  All questions and comments must 

be directed through the chair only after being properly recognized by the Chairman. 

 

 
3  Rev. 9/5/90 
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Section 5.  The Chairman shall first call for statements from the applicant and proponents.  

Opponents shall be given a similar opportunity to comment.  Proponents and opponents shall 

make their presentation in succession without allowing an intermixture of comments pro or con. 

 The applicant shall be given an opportunity after all opponents have spoken to clarify a point 

previously made by any speaker at the hearing, but may not address new issues. 

 

Section 6.  At any time during the hearing the Chairman shall allow reports and comments from 

the Planning Department and other department staffTown staff. 

 

Section 7.  All persons recognized shall approach the hearing tablerecording microphone in 

order to facilitate proper recording of comments.  Before speaking each person shall give 

his/her name and full address. 

 

Section 8.  The Chairman shall assure an orderly hearing and shall take steps necessary to 

maintain the order and decorum of the hearing at all times.  The Chairman shall reserve the 

right to limit debate in the event the discussion becomes unruly, unmanageable or repetitive. 

 

Section 9.  The show of hands or similar display by those persons present shall not be allowed 

on any general question presented at the public hearing without approval of the Chairman. 

 

Section 10.  Except for information supplied by an officer of the Town in response to a request 

from the Commission, information developed or presented by or on behalf of a party to an 

application may not be presented to members of the Commission following the close of a public 

hearing on the application, if one was held. 

 

Section 11.  The Planning and Zoning Commission will not commence the hearing of any item 

after 11:00 P.M. without approval of two-thirds of the members present and voting. 

 

ARTICLE XI 

Public Relations 

 

Section 1.  In the matter of the press, radio and television representatives, the Commission 

shall comply with Section 1-21a of the Connecticut General Statutes, 1958 revision, as 

amended. 

 

ARTICLE XII 

Amendments 

 

These rules may be amended by a two-thirds vote of the Commission members present and 

voting only after the proposed change has been read and discussed at a previous regular 

meeting, except that these rules may be changed at any meeting by the unanimous vote of all 

the regular members of the Commission. 
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DESIGN REVIEW GUIDELINES 

 

 

Introduction 

 

These Design Review Guidelines have been adopted by the Planning and Zoning Commission 

to provide assistance and guidance to applicants as well as the Planning and Zoning 

Commission when reviewing applications for special exceptions.  The special exception review 

criteria in the zoning regulations include criteria for neighborhood compatibility of special 

exception proposals.  Neighborhood compatibility involves both the site and building layout 

and design.  These guidelines may be referred to by the Planning and Zoning Commission when 

reviewing special exception applications.  

 

General Standards 

 

Considerations as to neighborhood compatibility, design, architectural treatment and aesthetic 

character will be made in view of the fact that excessive uniformity, dissimilarity, 

inappropriateness or poor quality of design in the exterior appearance of buildings erected in 

any neighborhood adversely affects the desirability of the immediate area and the neighboring 

areas for residential, business or other purposes.  Doing so impairs the benefits of occupancy of 

existing property in such areas, and the stability and value of both improved and unimproved 

real property in the area. 

 

To help fulfill the purpose of this section and to assist applicants in understanding the issues 

which may be reviewed, the following list of design review standards may serve as general 

criteria to guide the consideration of any applications: 

 

(a) the impact on the property value of existing structures in the adjoining area; 

 

(b) the effect on the health, safety, and general welfare of the community; 

 

(c) the impact on the historic significance of the site and the affected structure; 

 

(d) when the proposed use involves the conversion of a structure built for residential use, the 

adaptability of the structure to a non-residential use; 

 

(e) the compatibility of a proposed architectural design with the architectural designs of 

existing adjacent buildings and the architectural character of the neighborhood as a whole; 

 

(f) the compatibility of the size and intensity of the proposed use with the size and intensities 

of existing adjacent uses and with reasonable consideration as to the character of the 

neighborhood as a whole; 

 

(g) the compatibility of the landscaping and layout of structures on the parcel with the 

landscaping and layout of adjacent parcels; 

 



 

 -8- 

(h) the extent, nature, arrangement and landscaping of parking facilities and vehicular and 

pedestrian circulation; 

 

(i) the impact on significant natural features of the site including trees, steep slopes and 

wetlands; 

 

(j) types, styles and colors of building materials, exterior facades, placement of windows and 

special architectural features; 

 

(k) screening of and/or blending of mechanical equipment, utility hardware and 

miscellaneous appurtenances into the overall design. 

 

Design Review Guidelines 

 

In determining whether an application conforms to the general standards, the Commission may 

consider the following: 

 

A) Building Design 

 

For both new construction and rehabilitation or alterations, buildings should be 

harmonious and compatible with adjacent buildings.  In determining the degree of 

compatibility the building or alterations will be assessed in relation to adjacent common 

characteristics including the following: 

 

1. Height - Buildings should be built to a height compatible with existing adjacent 

buildings, and should be built with the same number of stories.  The Commission 

may approve variations in height of buildings if it finds the variation can still meet 

the design review and general criteria. 

 

2. Scale and Proportion of Facades - The relationship of the building's width to its 

height should be similar to and compatible with adjacent buildings as seen from the 

public street and publicly accessible areas.  Structures designed so that their 

apparent horizontal and vertical scale reflects the scale of principal structures on the 

same block and on the block face across the street are preferred.  The scale of a 

structure is (1) the apparent size and bulk of the structure and its components 

compared to the size of adjacent buildings and to the human scale and (2) the 

apparent size and bulk of the structure compared to the components of the facade.  

Discretion in scale is permitted with appropriate building massing.  

 

3. Complexity of Building Form - Architectural style is not restricted, but the building 

or addition should be similar in form, complexity and ornamental detail to adjacent 

buildings.  This assessment will be made against the dominant characteristics of 

adjacent buildings.  Harmony in texture, lines and masses is encouraged; monotony 

should be avoided.  

 

4. Roof Shapes and Materials - The roofs of new buildings or additions which are 

visible from the public street and public areas should relate in pitch, shape and 
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material to the roofs of existing adjacent buildings, and buildings along the street 

within 250 feet. 

 

5. Rhythms of Entrances and Projections - Entrances, porches, porticos, and other 

projections to be incorporated into new buildings should relate to the pattern of 

existing adjacent buildings and the street in such a manner as to reinforce the 

prevailing form. 

 

6. Directional Expression of Facades - Directional expression of facades should be 

compatible with that of existing adjacent buildings and buildings along the street 

within at least 250 feet.  The dominant directional expression, either horizontal or 

vertical, is determined by the structural form of the building, the shapes of the 

openings (windows and doors) and architectural detailing and ornament. 

 

7. Proportion of Openings in the Facade - The ratio of the width to the height of the 

buildings, windows and doors should relate to and be compatible with existing 

adjacent buildings where these features are visible from the street or public areas.  

Likewise, the relationship between the walls (e.g., solids) and voids (e.g., windows) 

should be compatible with adjacent buildings and buildings along the street within 

250 feet in either direction from the site.  

 

B) Rhythm of Buildings and Spaces 

 

The buildings should reinforce the existing rhythm of buildings and the spaces between 

those buildings adjacent to the site and along the street within at least 250 feet of the site.   

C) Setback and Site Location 

 

The building or addition should be located on the site and be set back from the street to 

reinforce prevailing setbacks of the adjacent buildings and buildings along the street 

within at least 250 feet of the site. 

 
D) Building Materials 
 

1. The exterior facade materials for new developments should be compatible with and 
reinforce the prevailing building materials of adjacent buildings and the buildings 
along the street.  Alternate materials may be used but should follow the prevailing 
directional expression (horizontal or vertical) of adjacent buildings. 

 
2. The exterior facade materials for an addition or alteration or renovation should 

either be the same as the existing building, or a material that simulates the existing 
or compatible material.  Alternative materials may be used if they are consistent 
with the prevailing building materials of buildings within 250 feet of the site. 
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E) Other Design Considerations 

 

Buildings which are proposed for locations which do not have adjoining existing 

structures or sites where multiple buildings are proposed for a single site will be assessed 

against the following criteria: 

 

1. Adjacent buildings on the site which are different in architectural style should be 

made compatible through such means as similar building materials, compatible 

color schemes, site breaks such as natural or man-made buffers, streams, or 

landscaping features. 

 

2. Monotony in building design such as excessive horizontal or vertical form can be 

avoided or minimized through building modulation, articulation, varieties of roof 

forms, entrance features and architectural details. 

 

F) Site Treatment and Existing Site Features 

 

1. Where natural or existing topographic patterns contribute to the beauty and utility of 

a development they should be preserved. 

 

2. Suitable existing vegetation, where present, should be incorporated into the design 

of the site. 

 

G) Parking and Pedestrian Access 

 

1. There should be continuity from the public street to the building(s) entry.  At least 

one continuous sidewalk, with landscaping and lighting at pedestrian scale, should 

be provided. 

 

2. For buildings located on existing commercial streets in commercial districts, 

buildings should be oriented to the street, and entranceways will be provided from 

the main building entrance oriented from the public sidewalk. 

 

3. Whenever possible, parking lots along the full length of a commercial street or 

commercial district where pedestrian traffic exists or is encouraged should be 

avoided or minimized. 

 

4. Parking areas can be treated with decorative elements including building wall 

extensions, landscaping, berms or other innovative means to screen parking areas 

from view from public ways.  These elements should be designed so that the public 

will feel safe during night parking. 

 

5. Pedestrian systems designed for the movement of people between buildings and 

from buildings to parking should be lighted to provide safety and security. 
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H) Landscaping and Screening 

 

1. All new utility services and those service modifications necessitated by exterior 

alterations should be installed underground unless the utility company deems this 

not to be feasible. 

 

2. Unity of landscape design may be achieved by repetition of certain plant varieties 

and other materials and by correlation with adjacent developments.  Landscape 

features should complement building architecture, provide shade and visual relief 

and interest, and encourage pedestrian circulation. 

 

3. Plant material should be selected for interest in its structure, texture, and color and 

for its ultimate growth.  Plants that are indigenous to the area and others that will be 

hardy, harmonious to the design, and of good appearance shall be used. 

 

4. Screening of utilities, loading docks, dumpsters and other unsightly places may be 

accomplished by use of walls, fencing, landscaping or a combination of these.  

Screening should be effective year-round. 

 

5. In areas where general plantings will not survive, other materials such as fences, 

walls and pavings of wood, brick, stone, gravel and cobbles shall be used.  Carefully 

selected plants shall be combined with such materials where possible. 

 

6. Roof mounted equipment should not be visible from the ground floor level of the 

building on which the equipment is located for a distance of 500 feet from the 

exterior walls of the building or may be camouflaged by materials and colors to 

limit its visibility. 

 

I) Signs 

 

1. Every sign should have scale and proportion in its design and in its visual 

relationship to buildings and surroundings. 

 

2. Signs designed as an integral architectural element of the building and site to which 

it principally relates are preferred.  As an architectural element, the sign should 

reflect the period of architecture and be in harmony with the building's character and 

use. 

 

3. The colors, materials, and lighting of every sign should be restrained and 

harmonious with the building and site to which it principally relates. 

 

4. The number of graphic elements on a sign should be held to the minimum needed to 

convey the sign's major message and shall be composed in proportion to the area of 

the sign face. 
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J) Lighting, Miscellaneous Structures and Street Hardware 

 

1. Exterior lighting should enhance the building design and adjoining landscaping.  

Light standards and building fixtures should be of a design and size compatible with 

the building and adjacent areas.  Excessive brightness should be avoided.  All 

lighting intended to illuminate the building or yards should be arranged so that the 

lights will not shine into the eyes of any person external to the premises, or cause a 

nuisance from excessive glare. 

 

2. Miscellaneous structures and street hardware should be designed to be part of the 

overall architectural design and landscape.  Materials should be compatible with 

buildings, in scale, colors and proportion. 

 

K) Maintenance - Planning and Design Factors 

 

Continued good appearance depends upon the extent and quality of maintenance.  The 

choice of materials and their use together with the types of finished and other protective 

measures should be easy to maintain. 

 

Materials and finish should be selected for their durability and wear as well as for their 

beauty.  Proper measures and devices should be incorporated for protection against the 

elements, neglect, damage, and abuse.  

 

ADOPTED:  June 7, 1999 
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POLICY STATEMENT 

 

 

PROCEDURES FOR REVISIONS TO APPROVED SUBDIVISION PLANS 

REGARDING CHANGES IN LOT LINES OR CHANGES IN PARCEL 

CONFIGURATION 

 

 

 

There are occasions when, after a subdivision or resubdivision has been approved by the 

Planning Commission, the owner/developer wishes to either relocate lot lines between lots or 

reconfigure lots and as a result of that reconfiguration reduce the number of lots in the approved 

subdivision or resubdivision.  Since neither of these modifications to the approved subdivision 

plan constitute a subdivision or resubdivision as defined by Section 8-18 of the Connecticut 

General Statutes, the Commission hereby adopts the following policy: 

 

In those situations where a landowner or developer of an approved subdivision or 

resubdivison wishes to relocate lot lines, change distance or bearings on lot lines, or 

reconfigure an approved subdivision plan and in such reconfiguration eliminate a lot, 

the Director of Planning or his/her designee shall be permitted to sign a revised mylar 

reflecting these modifications provided the plan has been reviewed by all appropriate 

town or Eighth Utilities District review staff and provided that there is no change 

otherwise created by these revisions or modifications which would meet the definition 

of a resubdivision in the Connecticut General Statutes. 

 

This administrative action shall not require any action by the Planning and Zoning Commission. 

 However, the Director of Planning must inform the Commission of all subdivisions which have 

to be modified under this policy. 

 

 

ADOPTED:  May 18, 1992 

REVISED:  January 6, 1997 

 

 

 



Property – A subdivided portion of 699 Middle Turnpike East 

Applicant – Kimlar LLC  

 

The applicant has been before the Commission in the past with regard to potential uses for this 

underdeveloped property in the Neighborhood Business Zone.  Those proposed uses focused on rental 

units and higher density residential uses than the abutting homes in the Residence A Zone were 

accustomed to in the neighborhood. 

After several commission hearings and neighborhood outreach the applicant has concluded that the best 

use for this property would be to develop the site as a 6 single family lots consistent with the homes in 

the abutting zone.  All homes would have street frontage on either St. Paul Drive or Plaza Drive.  Although 

the Property would need to be approved for a zone change (only the subdivided parcel), the requested 

zone change would be consistent with the abutting Residence A Zone.   

Because the higher density housing uses previously proposed would have been inconsistent with the 

neighborhood and the lack of street visibility on Middle Turnpike East from the property is a deterrent to 

non-residential uses the applicant believes this is the best use for the property and does not overburden 

the roadways or the existing infrastructure in the neighborhood. 

The proposal is consistent with the current Plan of Conservation and Development as it adds newer single 

family residential housing units to an increasingly aging housing stock.  The homes would be similar in size 

to the surrounding neighborhood and would be attractive to young families, first time homeowners and 

empty nesters looking to downsize.  The lots will all be compliant with the RA Zone requirements and will 

provide an additional buffer to the existing office building currently located on the property. 
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79 Elm Street 

Hartford, CT 06106-5127 

860.424.3000 

An Affirmative Action/Equal Opportunity Employer 

            

 

portal.ct.gov/DEEP 

 
 

Notice of Tentative Determination to Approve an Application for 

Dam Safety Permit and Intent to Waive Public Hearing 

Applicant(s): Town of Manchester 

Application No: DS-202203636 

City/Town: Manchester 

Dam Name & DEEP ID No: Union Pond Dam, ID #7706, Hazard Class C “High” 

 

 

The Commissioner of the Department of Energy and Environmental Protection (“DEEP”) hereby gives notice 

that a tentative determination has been reached to approve the following application. The Commissioner also 

intends to waive the requirement for public hearing pursuant to Section 22a-403 of the Connecticut General 

Statutes for a dam safety permit. 

 

The Commissioner also gives notice that a hearing may be held on this dam safety permit if the Commissioner 

determines that the public interest will best be served thereby or shall hold a hearing upon receipt of a petition as 

described below. 

 

Application No.:   DS-202203636 

 

Applicant’s Name and Address:  Town of Manchester 

     41 Center Street 

     P.O. Box 191 

     Manchester, CT 06045 

      

Contact Name/Phone No/Email: Jeff LaMalva, P.E. JLaMalva@manchesterct.gov   

 

Type of Permit:    New Permit   

    Dam Safety  

 

Project Description:  Repair/Modify an existing dam    

     

Project Location: The dam is located east of Union Street, approximately 360 feet north of 

intersection with Kerry Street 

 

Water(s):   Hockanum River & Union Pond  

  

REGULATORY CONDITIONS 

The proposed activities include the following: concrete improvements to the spillway, training walls, and outlet 

structure, as well as clearing and grubbing of trees and brush within 25 feet of the dam.  The proposed activities 

will affect approximately 9,898 square feet of the Hockanum river watercourse.  

 

INFORMATION REQUESTS/PUBLIC COMMENT 

This application has been assigned No. 202203636; please use this number when corresponding with DEEP 

regarding this application. Interested persons may obtain copies of the application from the applicant at the 

above address, through appointment only.  Electronic copies of the application and supporting documentation 

https://www.facebook.com/CTDEEP/
https://twitter.com/CTDEEPNews
https://www.instagram.com/ct.deep/
https://www.youtube.com/ctdeepvideos
https://www.linkedin.com/company/ctdeep
mailto:JLaMalva@manchesterct.gov
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can be provided to interested persons via email. Any such requests for electronic documents may be directed to 

Anna Laskin of the Dam Safety section at 860-424-3522 or Anna.Laskin@ct.gov.     

 

Before making a final decision on this application, the Commissioner shall consider written comments on the 

application from interested persons.  Written comments on the application should be directed to the staff person 

indicated above no later than thirty (30) days from the publication date of this notice. Written comments may 

also be submitted in paper form to the Department of Energy and Environmental Protection located at 79 Elm 

Street, Bureau of Water Protection and Land Reuse Hartford, CT.  In this submittal, please identify the name of 

the staff assigned to the application, the permit application number and your phone number and/or email address 

to facilitate responses to your comments.  You may contact the staff person identified in this notice with any 

questions you may have.  

 

PETITIONS FOR HEARING 

The Commissioner may conduct a public hearing if the Commissioner determines that the public interest will 

best be served thereby or shall hold a hearing upon receipt of a petition signed by at least twenty-five persons.  

Petitions for a hearing shall be submitted within thirty (30) days from the date of publication of this public 

notice, should include the application number noted above, and also identify a contact person to receive 

notifications.  Petitions may also identify a person who is authorized to engage in discussions regarding the 

application and, if resolution is reached, withdraw the petition.   

 

The Office of Adjudications will accept electronically-filed petitions for hearing in addition to those submitted 

by mail or hand-delivered.  Petitions with required signatures may be sent to deep.adjudications@ct.gov; those 

mailed or delivered should go to the DEEP Office of Adjudications, 79 Elm Street, Hartford, CT 06106.   If the 

signed original petition is only in an electronic format, the petition must be submitted with a statement signed by 

the petitioner that the petition exists only in that form.  Original petitions that were filed electronically must also 

be mailed or delivered to the Office of Adjudications within 10 days of electronic submittal.   

 

All petitions must be received within the comment period noted above. If a hearing is held, timely notice of such 

hearing will be published in a newspaper of general circulation and posted on the DEEP website at 

www.ct.gov/deep.  

 

 

 

/s/ Nisha Patel 

Nisha Patel, P.E. 

Director 

 

 

 

Published:  February 10, 2023 

 

 

 

ADA PUBLICATION STATEMENT 

The Connecticut Department of Energy and Environmental Protection is an Affirmative Action/Equal 

Opportunity Employer that is committed to complying with the requirements of the Americans with Disabilities 

Act. Please contact Anna.Laskin@ct.gov or Charles.Lee@ct.gov if you are seeking a communication aid or 

service, have limited proficiency in English, or require some other accommodation. If you wish to file an ADA 

or Title VI discrimination complaint, you may submit your complaint to DEEP Office of Diversity and Equity at 

mailto:Anna.Laskin@ct.gov
mailto:deep.adjudications@ct.gov
http://www.ct.gov/deep
mailto:Anna.Laskin@ct.gov
mailto:Charles.Lee@ct.gov
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(860) 418-5910 or via email at deep.accommodations@ct.gov. In order to facilitate efforts to provide an 

accommodation, please request all accommodations as soon as possible following notice of any agency hearing, 

meeting, program or event. 

mailto:deep.accommodations@ct.gov
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MINUTES OF PUBLIC HEARING 

HELD BY THE PLANNING AND ZONING COMMISSION 

FEBRUARY 6, 2023 

 

 

MEMBERS PRESENT: 

    In Person: Patrick Kennedy, Vice Chairman 

      Michael Stebe, Secretary 

      Teresa Ike 

      Yamuna Menon 

      Chris Schoeneberger 

        Electronically: Nicole Clemons 

 

ALTERNATE MEMBERS SITTING: 

    In Person: Carlos Jusem 

 

                 ALTERNATES PRESENT:  

        Electronically: Bonnie Potocki 

 

ABSENT: Eric Prause, Chairman 

 

         ALSO PRESENT:  

In Person: Gary Anderson, Director of Planning 

Megan Pilla, Principal Development Planner 

     Electronically: David Laiuppa, Environmental Planner/Wetlands 

Agent 

Nancy Martel, Recording Secretary 

 

 

The Acting Chairman opened the Public Hearing at 7:00 P.M.  The Secretary read the legal 

notice when the call was made. 

 

PLAN OF CONSERVATION & DEVELOPMENT (POCD) UPDATE FROM TOWN 

PLANNING & URBAN DESIGN COLLABORATIVE LLC (TPUDC) 

 

Mr. Brian Wright, TPUDC, introduced himself as well as Anna Underwood, Co-Project 

Manager.  

 

Mr. Wright recapped the timeline of the project and the events during that period. He presented 

the public draft to the Commission and explained the details of the report developed to ensure it 

was easy to read and understandable.  

 

Mr. Wright pointed out the areas that were chosen for conceptual planning. A few of the chosen 

areas encompassed the Spencer Street Corridor, the Depot Square area, and the Buckland Hills 

area. 

 

DRAFT 
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Mr. Anderson reported that the plan will be released next Wednesday at WORK_SPACE at 7:00 

P.M. 

 

HARI KUPPURAJ – Zone change for a 2.64-acre site from Rural Residence to Planned 

Residential Development zone at 30 Bidwell Street. – PRD Zone Change – Preliminary Site Plan 

(PRD-0006-2022) 

 

Mr. Kuppuraj presented the site plan for the townhomes. The plan is well within the zoning 

guidelines. In terms of future land use, it fits well with the existing residential units nearby. 

There will be four buildings with 26 units. He added that there will be adequate parking and a 

fire entrance from Wilfred Road. All utilities are well planned and there will be open space. 

 

Ms. Pilla reported Staff comments, which included comments from the fire marshal regarding 

appropriate space for emergency vehicles to turn around. A paved connection will be added in 

response to those comments. As a result of the change, there are Engineering comments to be 

addressed. At this point, there are no specific outstanding comments, but more time is needed for 

Engineering to re-evaluate based on the change, and Staff recommends the Commission does not 

make a decision at this meeting. 

 

Mr. Anderson noted that Staff had requested this development be connected to the parklet on 

Wilfred Road. Mr. Stebe felt that the potential of connecting to the recreation space should have 

no bearing on the PRD application. Any open space required for the PRD needs to be found 

within this property. Mr. Anderson agreed, but noted that the POCD encourages open space. 

 

Mr. Stebe requested Staff walk through the requirements that are necessary for the Commission 

to check off for a PRD consideration. 

 

Ms. Pilla stated that, on the zoning end, the Commission is tasked with determining whether the 

preliminary site development plan meets all the requirements of the regulations outlined in Art. 

II, Sec. 7. From a planning perspective, for the zone change portion of the PRD application, the 

task is to determine whether or not the proposed zone change is in line with the goals outlined in 

the Manchester 2020 Plan of Conservation and Development, and specifically with the goals for 

the traditional suburban character area in which the site is located. 

 

Mr. Schoeneberger inquired why the applicant declined to connect to Wilfred Road. 

 

Mr. Kuppuraj stated that this is a new community and has the open space required by the 

regulation. The emergency exit has been planned and they are able to satisfy the regulations. 

 

Ms. Potocki referred to the historic building adjacent to the property. She noted that, on the south 

side and on the east property line, there was no landscaping plan. 

 

Ms. Pilla reported that there is no landscaping plan because this application is only for the zone 

change and the preliminary site development plan. If the preliminary site development plan was 

approved, a detailed site development plan would need to be approved before the project could 

move forward. 
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Ms. Potocki asked whether the traffic engineer is available to review the traffic, because it is 

exiting onto Bidwell Street. 

 

Ms. Pilla reported that, with a preliminary site plan, only a traffic statement was required, not a 

full traffic report. That would come at the time of the detailed site plan.  

 

Mr. Kuppuraj explained that there will be only 26 units and they will have a detailed traffic study 

for the detailed site plan. 

 

Ms. Potocki asked whether there were comments from the Water & Sewer Department because 

there are currently no utilities on this property.  

 

Ms. Pilla stated that, in terms of water and sewer connections, the proposed connections on the 

drainage plan provided by the applicant were reviewed. In response to Staff comments, the 

applicant agreed to make the water connection not only off Bidwell Street but also off Wilfred 

Road. That was all that was requested, again because it is a preliminary site plan. At the time of 

the detailed site plan, the applicant will be required to submit more detailed information on 

utility impacts. 

 

Ms. Potocki asked the applicant to point out the proposed recreational areas and describe why 

they were selected.  

 

Mr. Kuppuraj pointed out the open space on the preliminary plan. A discussion was held 

between the applicant and Ms. Potocki regarding the walking trail.  

 

Mr. Stebe noted that the PRD has density requirements based on the housing type and the lot 

sizes. As this will be a multi-unit dwelling, he asked how the applicant is meeting the density 

requirements based on the PRD regulations.  

 

Ms. Pilla reported that 10 units per acre is the maximum density for a multi-family in a PRD 

zone.  

 

Mr. Kuppuraj pointed out the description of traditional suburban character in the POCD: 

“Mixed-use but primarily a residential neighborhood consisting of single family and duplex 

housing with some multi-family buildings. Streets are typically in a grid pattern and are shaded 

by street trees. Most streets have sidewalks and most housing is within walking distance of 

public transit, a neighborhood school and a neighborhood center or corridor. Structures are 

typically one or two stories.  Net residential densities vary between 3-10 units per acre.” After a 

question from Mr. Stebe, Mr. Kuppuraj stated that the total area is 2.74 acres, and only 26 units 

are planned.  

 

Mr. Stebe cited Art. II, Sec. 7.02.01, which lists the maximum building density for single family 

houses as 4 houses per acre.  Art. II, Sec. 7.02.02 lists the maximum building density for 

duplexes as 4 houses per acre.  Multi-family does not have any number per acre, Mr. Stebe 

stated.  
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Ms. Pilla directed Mr. Stebe to Art. II, Sec. 7.02.03(c), which states that the total number of 

multi-family dwelling units shall not exceed 10 per acre of the multi-family dwelling site 

excluding wetlands or slopes greater than 15%.  

 

Mr. Stebe commented that the applicant is cramming as much into the property as possible.  

 

Mr. Kuppuraj pointed out that there is a housing shortage, especially for this type of housing.  

 

Mr. Stebe asked whether there will be shielding between the properties. He stated his concern is 

how the development will mesh with the neighborhood. 

 

Mr. Sean McGann, 34 Bidwell Street, introduced himself. He explained the history of the 

property and all the land he lost to eminent domain. Mr. McGann reported that vehicles will use 

that road as a cut-through to Bidwell Street. The traffic is already terrible on Bidwell Street. He 

reported that there is an issue with water where the cul-de-sac is planned. 

  

Ms. Claudette LaChance, 816 Hartford Road, Unit C, introduced herself. Ms. LaChance referred 

to individuals walking through the area as well as the additional traffic, which will be 

problematic.  

 

Mr. Kuppuraj stated that they will sufficiently screen to prevent noise pollution, and he is open to 

any other suggestions.  

 

PRD Zone Change – Preliminary Site Plan (PRD-0006-2022) 

MOTION: Mr. Stebe moved to continue the Public Hearing to February 21, 2023. Mr. Jusem 

seconded the motion and all members voted in favor. 

 

TOWN OF MANCHESTER DEPARTMENT OF PUBLIC WORKS – For activities related to 

construction of a Mechanically Stabilized Earthen (MSE) berm wall and associated site 

improvements at the Manchester Landfill at 864 Middle Turnpike West (a.k.a. 311 Olcott 

Street). – Inland Wetlands Permit (IWP-0031-2022) 

 

Mr. Matt Brown, Registered Professional Engineer, Barton & Loguidice, introduced himself. Mr. 

Brown displayed the site plan and explained the plan to stabilize the landfill with a berm wall to 

gain additional air space capacity. It is an internally reinforced earthen steep wall with geogrid 

for stabilization. It will allow additional fill to be placed in the landfill without spreading the 

limits of the landfill out horizontally or going taller than the permitted maximum height of the 

landfill itself. He stated that this will be Phase I, and there will be additional phases in the future.  

 

Mr. Brown went through the plan and detailed the height and location of the wall as well as 

additional improvements, including an access wall to allow inspection and maintenance activities 

to occur. There will be a new drainage inlet at the corner with swales to collect the storm water 

that will divert the storm water where it will come down through the wall to be discharged out to 

the existing wetland area. He stated that is where the impact to the wetlands will occur. There is 

a brook that runs by the Public Works garage. There is an existing man-made drainage channel 

flagged as an intermittent water course that carries storm water from the landfill and from the 
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compost pad. Mr. Brown pointed out the culvert inlet that discharges into the Hockanum River 

wetland area. There is a flood plain associated with the Hockanum River, though no flood plain 

over in the area of work. The flood plain elevation is approximately 15 ft. vertically below the 

lowest elevation of work.   

 

Mr. Brown pointed out the diversion swales to minimize the amount of storm water running over 

the disturbed area. Erosion and sedimentation control will be managed with the use of snow and 

check dams in the swales as well as silt fencing during construction. The Town will have full-

time construction inspection during construction to ensure any potential issues are addressed 

immediately. There is an existing access road which will be pushed out, impacting the existing 

man-made intermittent watercourse. It will be reconstructed to bring the storm water to the same 

location.  

 

According to Mr. Brown, there is impact to the wetland. Rich Snarski went out last week to look 

at it and reported as follows: 

 

“Wetland 1 is delineated with wetland flags No. 1-11 at the site. The wetland is man-made. The 

soil type in this wetland is aquands which are poorly to very poorly drained soils in which two or 

more feet of natural soil has been excavated or filled. The width of the wetland is 10-20 feet for a 

distance of approximately 100 ft. northeast from the culvert pipe. The vegetation in the wetland 

is solid monoculture stand of phragmites.” 

 

The statement from Mr. Snarski regarding function and values is as follows: 

 

“Primary function is storm water conveyance. There is high value for sediment trapping and 

moderate value for pollutant renovation due to the dense stand phragmites, low value for flood 

storage and low value for wildlife habitat. The wetland contains the phragmites surrounded by 

landfill road on one side and bare soil mounds storage area (compost).” 

 

Mr. Brown reported that construction is expected to take more than a full construction season. It 

will be going out to bid soon and this phase is expected to be completed early in the summer of 

2024. 

 

After a request from Mr. Stebe, Mr. Brown detailed the elevations of the berm and surrounding 

areas. 

 

Mr. Stebe noted that the functional lifetime of the facility is capped. This will essentially add a 

reinforcement wall to contain the spread. He asked how much time this will add to the life 

expectancy, to which Mr. Brown reported that it will be between 5 and 10 years. 

  

After a comment from Mr. Stebe, Mr. Brown commented that a settling basin was constructed 

and will not be impacted.  

 

Mr. Stebe reiterated that the natural waterway will not be changed, and Mr. Brown explained the 

temporary impact, which will be returned to existing conditions.  
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Mr. Stebe noted that there is typically a window of time to work on the area and he speculated 

whether Mr. Brown will need to ask for more time.  

 

Mr. Brown stated that, for the direct wetland impacts themselves, the work could be completed 

within that window and it could be stipulated to the contractor that, once that area is disturbed, it 

must be completed within the timeframe.         

     

Ms. Pilla noted that, for wetland permit applications, the Commission typically makes a 

determination of significance. In this case, the applicant has chosen to voluntarily hold a public 

hearing. The Commission will still need to make a determination of significant impact.  

 

Mr. Laiuppa stated that, if a project has the potential for an impact, there are additional 

requirements that must be presented by the applicant. The applicant is required to supply four 

additional pieces of data: Soil sample data; a description of the ecological communities, 

functions and values of the wetlands; a description of any alternatives considered; and an 

analysis of the chemical or physical characteristics of any fill material. If there is a determination 

that there may be a significant impact, those are required. The applicant could present those 

pieces at this meeting, and it would be up to the Commission to decide whether or not those 

requirements were satisfied by the presentation. 

 

Mr. Kennedy speculated that, if the public hearing is closed with a decision that it will have a 

significant impact and the applicant had not presented that additional information, the 

Commission may be in a position of having to deny the application. 

 

Mr. Laiuppa stated that is why a determination would typically be made prior to the public 

hearing. If the public hearing is closed prior to making the determination, and it is determined 

that they have not presented the added additional requirements to meet a determination hearing, 

it may be problematic. It may be worth having a discussion prior to making the determination 

about whether the members feel that additional information is provided. 

 

Mr. Kennedy’s opinion was that there is no reason why the Commission cannot vote on 

significant impact before closing the public hearing. The application itself cannot be voted upon 

before closing the public hearing. 

  

Mr. Brown stated that they are perfectly comfortable proceeding in a manner consistent with 

significant activity to ensure all information is presented now. 

 

Mr. Laiuppa, for the Commission’s consideration, went through the direct and permanent 

intermittent watercourse and the wetland, which are both considered regulated resources. The 

intermittent watercourse, although man-made, still qualifies as a regulated resource. Any fill, 

including the relocation of the intermittent watercourse, would be considered a direct and 

permanent impact. If the watercourse is relocated, it is still an impact to the existing resource.  

 

Mr. Brown stated that the impact to the linear intermittent watercourse is 486+/- ft.  
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Mr. Laiuppa continued that there is a direct and permanent disturbance of the intermittent 

watercourse for that length. That would be the filling in of that watercourse. There is direct and 

temporary disturbance to the wetlands in the form of work at the outlet structure. There are direct 

impacts to the upland review area of 1.3 acres. Mr. Laiuppa read the items for the Commission’s 

consideration in making their determination of significance: 

- Any activity involving deposition or removal of material which will or may have a 

substantial effect on the wetland or watercourse or on wetlands or watercourses outside the 

study area. 

- Any activity which substantially changes the natural channel or may inhibit the natural 

dynamics of the watercourse.  

- Any activity which substantially diminishes the natural capacity of an inland wetland or 

watercourse to support aquatic plant or animal life, prevent flooding, supply water, assimilate 

waste, facilitate drainage, provide recreation or open space, or perform other functions.  

- Any activity which is likely to cause or has potential to cause substantial turbidity, siltation, 

or sedimentation in a wetland or watercourse. 

- Any activity which causes substantial diminution of flow of a natural watercourse or ground 

water levels of a wetland or watercourse.  

- Any activity which is likely to cause or has the potential to cause pollution of a wetland or 

watercourse. 

 

Mr. Laiuppa reiterated that consideration must be given to the impact to existing conditions, 

understanding that any changes made later would be considered mitigation to the functionalities 

of those systems. 

 

Ms. Potocki observed that there were no other alternatives found. She also noted that the 

watercourse will be relocated, and asked how a clean corridor will be created.  

 

Mr. Brown stated that the wall is set based upon where the permanent limits of fill are. Because 

of the stability concerns, they want to set the reinforced area just outside the limits of the existing 

permanent limit of fill. The location of the wall itself is set where the existing limit of fill is, as 

permitted by the State of Connecticut Department of Energy and Environmental Protection. The 

impacts to the wetlands themselves are primarily having to do with the drainage 

accommodations needed with the project. It is not necessarily due to the location of the wall. 

Even if the wall were moved in and away from the wetland itself, there would still be the same 

impact because a proper drainage channel is required to get the water to the watercourse. The 

impacts and relocation of the existing intermittent watercourse are because the access road is 

needed both at the top and at the bottom of the proposed berm. Space could be saved by not 

doing that, but it would not allow for the proper maintenance and inspection.   

 

Ms. Potocki noted that, when creating runs and conveyance, there are always chances for 

erosion. She suggested creating reinforced terracing to slow the flow more circuitously and not 

create a straight run discharge.  

 

Mr. Brown stated that they are following the permitted limit of fill, which is a straight line. It 

curves at the corner where the drainage will come through the wall, being directed down toward 

the brook.  
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Ms. Potocki inquired what the components of the bottom of the channel itself will be.  

 

Mr. Brown stated it is a natural channel bottom, 10 ft. wide and 2 ft. deep, with a permanent turf 

reinforcement mat on the bottom. This is soil outside the limit of the landfill and the Town has 

some flexibility in the quality of the material, both environmentally and gradation-wise. This is 

outside that limit and clean fill will be used to grade. 

 

Ms. Potocki asked if there will be any changes based on the relocation of the flow.  

  

Mr. Brown explained that the channel to be put back is wider than the existing channel, resulting 

in a slower flow through that area.  

 

Ms. Potocki asked Mr. Laiuppa if the location is to the left of the transfer station, which Mr. 

Laiuppa confirmed, though a bit north. 

 

Mr. Brown stated that, by the compost area, there is a Y in the road and that is the access road 

that will go around to this area. After a question from Ms. Potocki, Mr. Brown explained that 

there should be no infiltration. A geomembrane will be installed to prevent any leachate through 

the wall itself which naturally occurs in the landfill, but ultimately it will be capped when the 

landfill is closed. 

 

Inland Wetlands Permit – Determination of Significance (IWP-0031-2022) 

MOTION: Mr. Stebe moved to find the proposed activity at the Manchester Landfill will 

have a significant impact on the wetlands. Mr. Jusem seconded the motion and all 

members voted in favor. 

 

Mr. Brown stated that the four criteria outlined for the significant activity have been met, though 

there is no specific data to share as the contractor and source have not been selected. The wall 

will be constructed of clean fill native soils.   

 

Mr. Stebe noted that, if each of the membranes is approximately 3 ft. off, there will be a 24-27 ft. 

drop over a very, very steep slope. He asked what would be at the end to diffuse the turbidity, 

volume, or speed at which this water exits. 

 

Mr. Brown reported that there will be an area of stone and a plunge pool before exiting to the 

pipes crossing underneath the maintenance road and down into the wetlands itself. It will be 

divided into two pipes to spread it out, which is the preferred alternative. 

 

Mr. Stebe conjectured whether the basin has enough volume and space to handle a large event.  

 

Mr. Brown noted that the drainage will be on the back side of the berm itself; they do not want 

water flowing over the top of it. This is overdesigned to accommodate the larger storms to ensure 

no water infiltrates or pours over the top of the wall.  

 

Mr. Stebe asked where the overflow goes if the plunge pool overflows.  
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Mr. Brown assured him that it is designed for a 100-year storm. 

 

Mr. Stebe speculated that, if nothing was done, it would change the lifespan of the facility, which  

Mr. Brown confirmed. Mr. Stebe further asked what the subsequent phases would be, and Mr. 

Brown stated that it would be a continuation of the berm.  

 

After a question from Mr. Stebe, Mr. Brown stated that the wetland scientist reported that, 

because of the phragmites, there is low value for wildlife habitat. The wetland contains a solid 

stand of phragmites surrounded by a landfill road on one side and bare soil compost storage on 

the other.  

 

Mr. Jusem asked for the definition of the 100-year storm, which was explained in detail by Mr. 

Brown. 

 

MOTION: Mr. Stebe moved to close the public hearing. Mr. Jusem seconded the motion and 

all members voted in favor. 

 

The public hearing was closed at 8:45 P.M. 

 

I certify these minutes were adopted on the following date: 

 

___________________________  _________________________________________ 

       Date      Eric Prause, Chairman 

 

 

NOTICE:  A DIGITAL RECORDING OF THIS PUBLIC HEARING CAN BE HEARD 

IN THE PLANNING DEPARTMENT. 
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MINUTES OF BUSINESS MEETING 

HELD BY THE PLANNING AND ZONING COMMISSION 

FEBRUARY 6, 2023 

 

MEMBERS PRESENT: 

    In Person: Patrick Kennedy, Vice Chairman 

      Michael Stebe, Secretary 

      Teresa Ike 

      Yamuna Menon 

      Chris Schoeneberger 

        Electronically: Nicole Clemons 

 

ALTERNATE MEMBERS SITTING: 

    In Person: Carlos Jusem 

 

                 ALTERNATES PRESENT:  

        Electronically: Bonnie Potocki 

 

ABSENT: Eric Prause, Chairman 

 

         ALSO PRESENT:  

In Person: Gary Anderson, Director of Planning 

Megan Pilla, Principal Development Planner 

     Electronically: David Laiuppa, Environmental Planner/Wetlands 

Agent 

Nancy Martel, Recording Secretary 

 

 

The Chairman opened the Business Meeting at 8:45 P.M. 

 

HARI KUPPURAJ – Zone change for a 2.64-acre site from Rural Residence to Planned 

Residential Development zone at 30 Bidwell Street. – PRD Zone Change – Preliminary Site Plan 

(PRD-0006-2022) 

 

PRD Zone Change – Preliminary Site Plan (PRD-0006-2022) 

MOTION: Mr. Stebe moved to continue the public hearing to February 21, 2023. Mr. Jusem 

seconded the motion and all members voted in favor. 

 

TOWN OF MANCHESTER DEPARTMENT OF PUBLIC WORKS – For activities related to 

construction of a Mechanically Stabilized Earthen (MSE) berm wall and associated site 

improvements at the Manchester Landfill at 864 Middle Turnpike West (a.k.a. 311 Olcott 

Street). – Inland Wetlands Permit (IWP-0031-2022) 

 

Mr. Stebe acknowledged that there was a good conversation about the four additional items 

necessary to address the inland wetlands permit. In his opinion, the applicant provided data and 

reports on the soil samples, as well as the description of the ecological communities. The 

DRAFT 
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applicant also addressed a number of different questions and conversation pieces on alternatives, 

and while doing nothing is an alternative, the viability of the landfill is the driver for this. It was 

very clearly reiterated that the fill materials for the berm, by State EPA regulations, must be 

100% clean fill, which should have no impact on the wetlands. The applicant met the 

requirements, the permit is in line with the work that needs to be done, and Mr. Stebe is in favor 

of approving the permit.  

 

Mr. Laiuppa stated that, in acting as the Wetlands Agency, the Commission must consider the 

impact to regulated resources. There is the option to consider mitigation, either imposing a 

requirement of additional mitigation or to be satisfied with what is presented. As presented, there 

appears to be a 1:1 mitigation, which is moving of the intermittent watercourse.  

 

Inland Wetlands Permit – Determination of Significance (IWP-0031-2022) 

MOTION: Mr. Stebe moved to find the proposed activity at the Manchester Landfill will 

have a significant impact on the wetlands. Mr. Jusem seconded the motion and all 

members voted in favor. 

 

Inland Wetlands Permit (IWP-0031-2022) 

MOTION: Mr. Stebe moved to approve the inland wetlands permit for the construction of a 

mechanically stabilized earthen berm wall and associated site improvements at the 

Manchester Landfill. Ms. Ike seconded the motion and all members voted in 

favor. 

 

The reason for the approval is that the proposed activity does not disturb the natural or 

indigenous character of the wetlands by significant impact or major effect.  

 

The approval is valid for 5 years. The work in the regulated area must be completed within one 

year of commencement. 

 

Mr. Brown noted that the plan has the erosion and sedimentation control narrative, which 

includes the silt fence at the bottom of the diversion swale, at the bottom of the disturbed area 

where the wall will be constructed, as well as at the bottom of the face of the wall itself. 

Additionally, there will be stone check dams within the swales that will remain permanent for as 

long as the swales are there to act as a mitigating feature to slow flow down to knock out any 

sediment in the storm water runoff. The Town will have someone onsite every day during 

discussion.  

 

Erosion & Sedimentation Control Plan (ESC-0015-2022) 

MOTION: Mr. Stebe moved to certify the erosion and sedimentation control plan for the 

construction of a mechanically stabilized earthen berm wall and associated site 

improvements at the Manchester Landfill. Ms. Ike seconded the motion and all 

members voted in favor. 

 

MANCHESTER COUNTRY CLUB – Expansion of the 18th tee at Manchester Country Club at 

305 South Main Street (a.k.a. 100 Spring Street). – Inland Wetlands Permit (IWP-0027-2022) 
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Mr. Matthew Gomes, Director of Operations for Manchester Country Club, introduced himself.  

 

Mr. Gomes stated that they are seeking to expand and level the 18th tee. Staff, in the past, 

requested a more professional and detailed site plan. Mr. Andrew Bushnell developed such a 

plan, which Mr. Gomes displayed. The plan to expand and level the tee was displayed and 

explained in detail. All of the work area is outside the flood plain and away from the trees. Mr. 

Gomes explained that the tee is directly adjacent to the Globe Hollow reservoir.  

 

Ms. Pilla reported that there were no outstanding Staff comments. In speaking with the acting 

tree warden and the environmental planner, she said Staff would recommend that the 

Commission include a condition on any approval that explicitly states that, if at any time any 

equipment, fill or machinery needs to be placed any closer than the indicated limit of 

disturbance, Town Staff should be consulted.  

 

Mr. Stebe noted that the Commission had an extensive discussion on the application during the 

determination. This proposal does make sense and will be an easier surface to maintain. 

 

Inland Wetlands Permit (IWP-0027-2022) 

MOTION: Mr. Stebe moved to approve the inland wetlands permit for improvements to the 

18th tee at the Manchester Country Club at 305 South Main Street, with the 

condition that the limit of disturbance as shown on the plan remains clearly 

marked on the site, and that no vehicles, equipment, or fill of any kind may be 

located beyond the indicated limit of disturbance at any time during the project, 

including temporary placement, without express permission from Town Staff after 

discussion of possible alternatives. Ms. Ike seconded the motion and all members 

voted in favor. 

 

The reason for the approval is that the proposed activity does not disturb the natural or 

indigenous character of the wetlands by significant impact or major effect. 

 

The approval is valid for 5 years. The work in the regulated area must be completed within one 

year of commencement. 

 

FENN MOUN – To remodel the existing Chipotle building and add a 223 sq. ft. addition for a 

pick-up window at 50 Hale Road (a.k.a. 48 Hale Road). – Special Exception Modification (PSE-

0028-2022) 

 

Mr. Fenn Moun, WD Partners, Architects, introduced himself. Mr. Moun explained that they are 

proposing a pickup window to be utilized after ordering and paying by phone. He reported that 

there are no menu or speaker boards, and transactions occur over the phone. Mr. Moun reported 

that the application has a proprietary algorithm which allocates a specific time window for the 

patron to drive up and pick up their order. The allotments will be staggered to prevent any severe 

stacking. There are no associated menu boards with the stores. Most of the purchase transactions 

occur through the phone, with no money exchanged through the window. The average queue 

time is 1-2 minutes. Therefore, the average car stacking is designed to be 3-4 vehicles at its peak. 
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The vehicles have the option to pull forward to regular parking spaces if there is a problem with 

their order.  

 

Mr. Moun displayed the plan showing the landscaping, which is lush and appropriately screening 

the vehicle drive-through. The proposed pickup window will be about 223 sq. ft. There is an 

aluminum awning to shield employees and customers at the window. The exterior materials will 

match the existing façade. He noted that the applicant is agreeable to all conditions proposed by 

Staff. 

 

Mr. Stebe asked whether there were any updates or upgrades to the parking area or traffic flow 

within the lot, other than the markings directly next to the building. He noted that there is not a 

clean drive course to get to the site; patrons can either enter the shopping area that the property is 

on through the private road adjacent to the four or five buildings in the McDonalds direction, 

which brings patrons in front of the larger tenant in the building, or they can come in with a 

signal roadway past the car wash in front of the other buildings. He asked what other 

improvements will happen to address the change in the traffic flow. 

 

Mr. Moun reported that there are a few existing landscape curbs that are proposed surrounding 

the entry into Chipotle. There will be ground stencils and signage pointing out the entry to the 

mobile order pickup lane. He reported that individuals can enter either from the side, from 

McDonalds, or from the car wash side. 

 

Mr. Stebe reiterated the current traffic pattern problems and asked how the customer will enter 

the queue. From the Rt. 30 access road, it will be essentially the same.  

 

Mr. Moun stated that it was designed to direct traffic away from Hale Road. He agreed that the 

cars would have to loop around to the right side. He reiterated that there will be signage to direct 

traffic. There is no ingress/egress along Hale Road leaving the current entries to the area.  

 

Mr. Stebe reported that, when the Commission had hearings for Chipotle, he had a number of 

trepidations, especially about traffic coming from McDonalds. 

 

Mr. Schoeneberger stated that Mr. Moun was amenable to the conditions, and asked what the 

conditions were. 

 

Ms. Pilla reported that the applicant has already addressed all the conditions.  

 

Mr. Jusem asked how many customers are expected during peak hours.  

 

Mr. Moun projected a drop-off in regular lunch customers because most of the customers will 

use the Chipotle pickup app. At the peak rate, there may be 4 to 5 cars per hour. The peak 

demand is offset from customers that regularly visit to pick up their food indoors.  

 

Mr. Jusem stated that the app will stagger the number of customers at any one time, which 

assumes the applicant expects to control the queue to 5 or 6 cars.  
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Mr. Moun stated that the main job of the app is to prioritize the window pickups. Those orders 

are sent to the point of sale systems inside the store where the food is prepared after receiving the 

order. As a customer drives to the window, they will simply pick up their food. That will result 

in a reduction in parking onsite.  

 

Ms. Pilla reported that there were no outstanding Staff comments. She did note that the property 

is in a Design Overlay zone, which requires an administrative review which would be completed 

after this approval.  

 

Special Exception Modification (PSE-0028-2022) 

MOTION: Mr. Schoeneberger moved to approve the special exception modification for the 

addition of a pick-up window and associated drive-through lane at the Chipotle 

Mexican Grill restaurant at 50 Hale Road. Mr. Kennedy, Ms. Ike, Ms. Menon, 

Mr. Schoeneberger, Ms. Clemons, and Mr. Jusem voted in favor of the motion.  

Mr. Stebe voted against the motion. The motion passed six to one. 

 

The reason for the approval is that the proposed activity meets the special exception criteria in 

Article IV, Section 20. 

 

SHELDON ROAD LLC – Tree clearing and site preparation for stockpiling of landscape 

materials at 66 Sheldon Road. – Erosion & Sedimentation Control Plan (ESC-0016-2023) 

 

Mr. Mather Clarke, owner of Sheldon Road LLC, introduced himself, stating that he operates a 

landscaping construction business and purchased the property for this purpose. What attracted 

him to the property was that it had wooded land attached. Mr. Clarke stated that his proposal is to 

turn it into a parking area to load and unload trucks and to store materials that are necessary for 

his business.  He explained that it is a hardscape business.    

 

Ms. Pilla stated that the property is in an Industrial zone and the use is permitted. Therefore, the 

Commission is concerned with the erosion and sedimentation control plan because of the size of 

the area being disturbed. However, as there are residential parcels adjacent to the south, the 

applicant is aware that there is a requirement in the zoning regulations for a landscape screening 

buffer adjacent to the residential parcels. That does not need to be reviewed by the Commission 

at this time.  

 

Erosion & Sedimentation Control Plan (ESC-0016-2023) 

MOTION: Ms. Clemons moved to certify the erosion and sedimentation control plan for tree 

clearing and site preparation activities at 66 Sheldon Road, with the modifications 

as specified in a Staff memorandum from: 

 

1. Megan Pilla, Principal Development Planner, dated February 6, 2023. 

 

Mr. Stebe seconded the motion and all members voted in favor. 

 

ADMINISTRATIVE REPORTS 
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Ms. Pilla presented the Commission members with upcoming training opportunities, which were 

sent via e-mail.  

 

Mr. Laiuppa provided an update on the Bayberry Crossing subdivision. He stated that there has 

been more illicit discharge from the project that has made its way into regulated resources. Mr. 

Laiuppa reported that there was a meeting with the Town Attorney’s office and Mr. Boynton, 

during which they went through a list of Staff recommendations for corrective measures. In those 

recommendations, the developer will be reporting the status of their erosion control and the 

status of all the other measures requested. The biggest issue will be stockpile management, as 

they have a lot of discharge from their stockpile going into the detention basins. Next week, the 

Town should be receiving the first report from the developer. At this time, there has not been a 

new issuance of a Notice of Violation. The issuance sent out a year ago is still active; it was 

never closed. The corrective orders were never closed, but depending on the Town Attorney’s 

recommendation, Staff may reissue the orders as a reminder and summarization of the 

outstanding needs to be followed by the developer.  

 

Ms. Potocki asked whether Connecticut DEEP’s Storm Water Division has been notified about 

all these violations.   

 

Mr. Laiuppa reported that they have been notified several times, but not for this recent 

occurrence. The project does have a stormwater permit through the State, which is not his 

jurisdiction. He noted that the Town construction supervisor attended the meeting and spoke 

about the bond that is being held for the project. There are several points of leverage the Town 

has and including DEEP in the conversation is one.  

 

After a question from Ms. Potocki, Mr. Laiuppa reported that there are one-third of the lots 

remaining to be developed.  

 

Mr. Jusem asked how the violations have been reported. He asked whether they were self-

reported by the developer. 

  

Mr. Laiuppa stated that, in these instances, they were not self-reported. There is not a 

requirement for Town permits for self-reporting. There is a requirement for State storm water 

permits for self-reporting. He added that he has no jurisdiction there. These instances were 

discovered both through Town investigations and by neighboring property owners.   

 

Mr. Jusem assumed they would be self-reporting if they are required to report every two weeks. 

 

Mr. Laiuppa commented that this was a corrective measure discussed with the Town Attorney 

and the developer’s attorney, where they agreed to self-report to the Town.  He added that the 

way the Town found out was through Staff inspections and neighboring property owners. After 

these discussions, the developer agreed to self-report to the Town the status of their corrective 

measures every two weeks.  
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Ms. Pilla noted that they provided the developer with a list of measures, and among those is that 

they start reporting every two weeks. In addition, the biweekly reports are a new request based 

on the escalation of the issues. 

 

APPROVAL OF MINUTES 

 

January 4, 2023 – Public Hearing/Business Meeting 

MOTION: Ms. Ike moved to approve the minutes as written. Mr. Jusem seconded the motion 

and all members voted in favor. 

 

RECEIPT OF NEW APPLICATIONS 

 

1. SHELDON ROAD LLC – Erosion & Sedimentation Control Plan (ESC-0016-2023) – 

For removal of stumps to create an outdoor storage area at 66 Sheldon Road. 

 

2. 165 ADAMS ST LLC – Special Exception Modification (PSE-0042-2023) – Request a 

special exception modification under Art. II, Sec. 16.15.02(a) and (b) to install a walk-in 

cooler on a concrete pad on the north side of the existing building at 165 Adams Street. 

 

3. TOWN OF MANCHESTER PLANNING & ZONING COMMISSION – Updates to 

Rules of Procedure (OTHR-0016-2023) – For minor updates to the Planning and Zoning 

Commission’s Rules of Procedure. 

 

Ms. Pilla reported: 

 

- At 626 Tolland Turnpike, a residential development is under construction. Mr. Laiuppa 

spoke with construction staff and Survey, and they confirmed that the entrance is where it 

was supposed to be on the plans. They could not have moved it further to the west 

because of the drainage structures. The clearing by the road is per plan by design. They 

were to do work in the wetland and part of the work includes mitigation of impacts on 

public parts of the site. There was a small portion of the wetland where there was an 

upland intrusion, and part of the intrusion to create a wetland system. Part of what is seen 

is the clearing to prepare for that work.  

 

- Regarding the parking area on Edward Street for the Mazda dealership and the fact that it 

is being parked on without having been paved, Ms. Pilla confirmed with the Mazda 

dealership that they intend to do the paving this spring. The Zoning Enforcement Officer 

had decided to give them until this spring and not issue a violation, with the 

understanding that they couldn’t do the pavement work in the winter. She spoke with the 

ZEO and, between Mr. Davis and Ms. Pilla, they will follow up in the early spring. If 

they do not proceed with the work as they have stated, he will move forward with the 

violation. 

 

- Chick-fil-A – Ms. Pilla stated that she has been communicating with several individuals 

who have pointed her in various directions as to the right person to speak to. However, 

she has not connected with that individual.  



PZC – BM – 2/6/23 - 8 

 

MOTION: Mr. Stebe moved to adjourn the Business Meeting. Mr. Jusem seconded the 

motion and all members voted in favor. 

 

The Business Meeting was closed at 9:45 P.M. 

 

I certify these minutes were adopted on the following date: 

 

 ________________   _____________________________ 

  Date     Eric Prause, Chairman 

 

NOTICE: A DIGITAL RECORDING OF THIS BUSINESS MEETING CAN BE 

HEARD IN THE PLANNING DEPARTMENT. 
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