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	Town of Simsbury

933 HOPMEADOW STREET

P.O. BOX 495

SIMSBURY, CONNECTICUT 06070

                      Office of Planning & Community Development



TO:


Zoning Commission

FROM:

George K. McGregor, AICP, Planning Director
DATE:

July 17, 2023
SUBJECT:
ZC 23-18, Dorset Crossing Master Plan Amendment to Planned Area Development (PAD)
________________________________________________________________
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Background 
& Summary
Dorset Crossing, LLC, Owner/Applicant, has submitted a modification (amendment) to the Dorset Crossing PAD Master Plan which would reduce the total square footage of commercial/medical/retail from 74,000 square feet to 27,000 sq.ft. and introduce 72 additional multi-family residential units. This would involve lots A, F, and H, all located on the eastern-most portion of the property.

The Planned Area Development (PAD) process is distinctive from typical Town Zoning Regulations as the master plan is linked directly to the zone change and approval of a PAD. The zone also carries a more complex review period, essentially in two parts: a preliminary review and referral designation to select land use boards followed by a public hearing and zone change process. A second round of land use referrals may also be appropriate. This major revision to the Master Plan constitutes a full zone change process.

The internal road network, stormwater facilities, open space protections remain largely unchanged.
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The Dorset Crossing Pad was originally approved by the Zoning Commission on December 2, 2013 (ZC 13-53) with the following use summary:
· 18,000 sq.ft. mixed-use-retail

· 50,000 sq.ft. medical office

· 22,000 sq.ft. office

· 216 multi-family

· 48 special needs multifamily

Dorset Crossing Original PAD
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The initial approval allowed for either office or multi-family residential in Lot D (which the Commission approved as residential in the Casterbridge Crossing site plan)
The proposed major PAD change converts a majority of the commercial/retail/medical office in Lot H (formerly part of A) for 72 multifamily units such that the total new mix would be:
· 27,000 sq.ft. mixed-use-retail/office/medical office

· 312 multi-family

· 48 special needs multifamily
Proposed PAD Change ZC 23-18
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Referral Process
Section 8 of the Zoning Regulations details the special regulations related to Planned Area Developments. This two-step review process asks related land use boards and commissions to perform a preliminary review, then a final review if there are any major changes during the process. Those comments include:
Planning Staff

1. Plan of Conservation and Development (POCD). The proposal reduces total commercial square footage from 74,000 s.f. to 27,000 s.f. in exchange for 72 additional multi-family residential units. This raises the number of residential units from 240 to 312 (not including the 48 special needs units). The original intent of Dorsett Crossing was as a mixed-use development. 

The POCD recommends the PAD master plan process for this area of the community (pg. 78).  The plan also prioritizes economic development in Simsbury “in order to provide goods, services, and net tax revenue” (pg. 82). This represents a potential policy dilemma with regards to the appropriate balance of residential and commercial. The current market place strongly favors multi-family opportunities over office development.
2.  Affordable Dwelling Units. The Applicant proposes to develop the property with a 10% affordability component, consistent with the state enabled framework (deed restricted 40 years, income levels for the 60% and 80% cohort, phasing, etc.).
Conservation Commission

· The Commission recommended a strong landscaping plan with the inclusion of non-invasive, native plantings.

Planning Commission Referral
· The Commission recommended that the Applicant commit to the inclusion of proffered affordable housing units as part of the overall plan.
· On July 11, 2023, the Planning Commission forwarded a neutral recommendation after much debate. Some members of the Commission were concerned about the loss of commercial space in lieu of additional apartments in Simsbury. Other members were supportive of the Applicant’s commitment to 10% affordable units. A motion for a positive recommendation failed; a motion for a neutral recommendation passed.
Design Review Board (DRB)

· Design Review recommended any multi-family structure be compatible in design and materials to the previous phases.  A strong relationship and orientating to the street was also requested.
School District

· The School district noted in an email that the project is not expected to generate a significant amount of school children.

Section 8 PAD Criteria
The Commission found in 2013 that the original request met the review factors and standard criteria found in Section 8, Planned Area Developments. From Section 8.H.1 & 2:
1.  Review Factors: In addition to the Standards set forth in this Section, the following Review Factors may be considered in reviewing and evaluating development proposals submitted under this Regulation:

a.   The potential impact of the proposed Master Development Plan on 

       existing dedicated and/or preserved areas of open space.

b.   Where appropriate and desirable, the availability of access connections 

between the proposed Master Development Plan and existing commercial, recreational and other community facilities.

c.   The availability of existing or potential public transportation connections to serve the   proposed Master Development Planned area.

d.   The transitional character of the proposed Master Development Plan to the existing built environment surrounding the development site.

e.   The potential impact of the proposed Master Development on highways 

      and other public facilities, including utilities.

f.    The potential impact of the proposed Master Development Plan on the 

       preservation of existing residential neighborhoods.

g.   The satisfaction of any other standards and review criteria set forth in 

       this Regulation.

2.   Criteria: To carry out the Purpose and Intent of this Regulation and in applying the Standards and Review Factors set forth in this Section, more favorable consideration will be given to proposed Master Development Plans submitted under this Regulation which address the following criteria.

a.
Create compact, mixed use environments, which are pedestrian-oriented, providing adequate circulation and parking for vehicles but facilitating pedestrian and bicycle movement.

b.
Create logical and orderly development patterns and land transitions among uses of varying intensity and compatibility.

c.
Mix residential and commercial uses to enhance one another and to be compatible with surrounding uses, integrating new commercial development within residential areas, not in strips along thoroughfares.

d.
Provide significant open space and recreational opportunities for residents, employees and the public.

e.
Protect and enhance existing natural resources that are of environmental, historic or scenic importance as determined by the Zoning Commission.

f.
Employ building designs which complement and enhance the desirable architectural qualities of the existing built environment surrounding the development parcel.

g.
Promote environmental sustainability through low impact design practices and other methods.

h.
Encourage pedestrian usage of the development site, including meaningful pedestrian connections to the existing built environment, by building sidewalk level elements (e.g. protective canopies, stairs benches columns, wall or roof projections and recesses, etc.) to human scale and incorporating weather protection, convenience and safety features;

i.
Install underground utilities connections to serve future off-site, adjacent developments and, where appropriate, relocate existing overhead utility services below grade;

j.
Where appropriate, integrate and preserve existing mature vegetation and a variety of plant species into the Master Development Plan and avoid the use of invasive species;

k.
Where possible, facilitate access to bus stops and other transit opportunities as well as other community facilities so as to minimize adverse impacts on highways and other public facilities.
Findings 
The Zoning Commission may approve the creation of a Planned Area Development Zone (or, in this case, a major modification/amendment) provided that findings are made that the facts submitted with the application establish that:

1. The standards, requirements and required findings contained in this Section have been met.

2.The developer has provided, where appropriate, for the sustained maintenance of the development in general, and also for the open space or public amenities in accordance with Section Five above.

3. Utilities, drainage and recreational facilities have been physically laid out as not to unduly burden the capacity of such facilities, such other facilities presently connected therewith, and such facilities proposed by the adopted Town Plan of Conservation and Development.

4. The streets, roads, drives and blocks will be suitable and adequate to carry anticipated traffic and increased densities will not generate traffic in such amounts as to overload the existing or proposed street network in the area.

5. The capacity of the existing or proposed utility services are adequate for the proposed development.

6. The development will be in keeping with the purpose and intent of this Regulation as defined in Section One, the general public interest and the comprehensive plan.

Staff Review and Recommendation
The purpose of the PAD zone is to encourage master planning or mixed use and innovative developments. The Dorset Crossing PAD was originally approved in 2013 and has built out steadily over the past ten years.  This proposal modifies the use mix, exchanging commercial square footage for additional residential units in an apartment style building, while making minimal changes to site infrastructure approved as part of the master plan.
A mixed-use PAD in this location is generally consistent and compatible with the Plan of Conservation & Development (POCD). However, that precise mix of residential and commercial is subject to discussion by the Zoning Commission, as are the types of residential units. Staff understands that the Applicant has not identified a specific apartment developer to implement (through the site plan process) the master plan. The entitlement will better help the Applicant identify a multi-family partner. Certainly, market conditions for medical office, office, and certain types of retail have softened post covid, while the multi-family residential market, especially in Simsbury, continues at pace.
For a project like this it is important to clarify that the PAD master plan is, by definition, conceptual by design. It is the site plan-specific part of the process where architecture, landscaping, and other specific elements are reviewed for inclusion.
Regarding the provision of affordable units, the Applicant has indicated a willingness to do so as a part of this PAD modification at the 10% level. The adopted Affordable Housing Plan recommends affordable units be a part of any new development. Staff and the Planning Commission recommends a specific condition memorializing an affordable housing component.
On balance, Staff finds that the proposed PAD amendment substantially meets the review factors and criteria set forth in Section 8 (and repeated in this staff report) of the Zoning Regulations and that the Applicant submission has substantially established consistency with the Findings for PAD Approval also found in Section 8 of the Zoning Regulations.

DRAFT MOTIONS
MOVED

The Zoning Commission APPROVES ZC 23-18, 30 Dorset Crossing, an application for a modification to the Dorset Crossing PAD Master Plan (Assessor’s Map I04 Block 403, Lot 013-A, Zoned PAD, subject to the following findings and conditions;

Findings

The proposed PAD amendment substantially meets the review factors and criteria set forth in Section 8 of the Zoning Regulations and that the Applicant submission has substantially established consistency with the Findings for PAD Approval also found in Section 8 of the Zoning Regulations.

Conditions

1. The project shall be developed in substantial conformance with the Master Development Plan dated 12-3-21, REVISED 4/25/23, prepared by F.A. Hesketh & Associates
2. The Applicant shall submit 2 sets of mylars and one paper set for signature and recordation. 
3. The project shall provide a minimum of 10% of the total units in Lot H as affordable units consistent with Section 8-30g of the state statutes. A full affordability plan, consistent with State Statutes, shall be submitted for review no later than the time of submission of a site plan application for any development in Lot H. Final mylar publication and paper copy of the plan set shall reflect this commitment in the Zoning Tabulation/Master Plan Development Data for Lot H.
	Telephone  (860) 658-3245

Facsimile (860) 658-3205
	www.simsbury-ct.gov
	An Equal Opportunity Employer 

8:30 – 7:00  Monday

8:30 - 4:30  Tuesday through Friday
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