[image: image1.jpg]



/18
4

Amendments of Zoning Regulations & Zoning Map 
(Draft: 21 June 2005) 
(Adopted: 13 June 2005)  
(Effective:  2 July 2005) 

Actions: 

The following amendments of the Zoning Regulations were adopted by the Planning & Zoning Commission (PZC) on June 13, 2005 to be effective on July 2, 2005, upon expiration of the moratorium of the PZC accepting Application for development within the Planned Mixed Use Development (PMUD) zoning district. 
The Zoning Map is amended to convert the existing PMUD district to two (2) different districts: One at the Gerber Farm Area [from Dart Hill Road south along the South Windsor town line] and another at the I-84 Exit #67 Area [from Reservoir Road (Route 31) west along the north side of I-84 at Exit #67]. 
(1) Delete “Section 4.23 – Planned Mixed Use Development (PMUD) Zone.” 

(2) Renumber and Rename “Section 4.24 – Historic District: Downtown Business & Residential (DBR)” zoning district to be “Section 4.23 – Rockville Historic District: Downtown Business & Residential (DBR)” zoning district.  

(3) Adopt two new zoning districts to replace the PMUD zoning district, which currently is Section 4.23: 

(a) Section 4.24 - Planned Development Zone: Gerber Farm Area (PDZ: Gerber);  

(b) Section 4.25 - Planned Development Zone: I-84 Exit #67 Area (PDZ: Exit #67). 

(4) Amend Section 3.4 to refer to storm water management practices recom-mended by the Connecticut Department of Environmental Protection (DEP); 
(5) Adopt a Section 13.9 to add a storm water management practices reference in Section 13 – Performance Standards; 

(6) Require Site Plan and Special Permit approvals for drive-up service windows in zoning districts in which allowed. 

Amendments: 

Stormwater Management: 

3 – General Provisions 

3.4 
Collection and Disposal of Storm Drainage: Proper provision shall be made for collection and disposal of storm water from roofs and parking areas through a pipe system connected to existing storm drains or carried to a natural watercourse or to an on-site area approved by the Town Engineer in compliance with the recommendations of the latest edition of the “Stormwater Quality Manual” of the Connecticut Department of Environmental Protection (DEP).   
13 – Performance Standards 

13.9 
Existing and proposed drainage: Stormwater management systems shall be designed and maintained to renovate stormwater through mechanical or natural means before discharging into storm sewers, wetlands, watercourses, or infiltrating into the ground. The stormwater management system shall comply with the practices recommended in the latest edition of the “Stormwater Quality Manual” of the State of Connecticut Department of Environmental Protection (DEP). 
4.24 - Planned Development Zone (PDZ): Gerber Farm Area 
4.24.1 
Purpose:  

The purpose of this district is to allow orderly development consistent with the Town Plan of Conservation & Development, while taking into account the economic develop-ment, fiscal improvement of the community, potential negative impacts on traffic, conservation, neighboring residential areas and critical natural resources, including the protection of the Hockanum River. This zone is directed at fostering a compatible mixture of residential, commercial, and light industrial uses through the use of appropriate placement of building and parking areas, as well as the use of significant landscape buffers to provide an effective transition between dissimilar uses.

4.24.2 Open Space Requirements: 










Aggregate 











Building(s) 








   

Footprint(s)






Standard 
Abutting        Exceeds 40,000







Requirement 
Residential*     Square Feet** 
4.24.2.1 
Minimum lot area 
1 acre 





4.24.2.2 
 Minimum lot width 
150 feet 

4.24.2.3 
Minimum front yard 
50 feet 

  50 feet*
  75 feet **
4.24.2.4 
Minimum Rear yard 
50 feet 

100 feet* 
125 feet **
4.24.2.5 
Minimum side yard 
50 feet 

100 feet* 
125 feet ** 

4.24.2.6 
Maximum lot coverage   60%

4.24.2.7 
Minimum lot area to rezone to Planned Development Zone (PDZ): Forty (40) acres 

Notes: 
*  Set-back applies only to yard abutting residential use or residential zoning district.

** An additional twenty-five feet (25’) of depth of front, rear, and side yards is required for each additional twenty thousand square feet (20,000 SF) of building(s) footprint(s) area over the first forty thousand square feet (40,000 SF) aggregate areas of building(s) footprint(s) up to a maximum of two hundred feet (200’) depth.  
4.24.3 
Permitted and Prohibited Uses:

There are no permitted uses or Special Exceptions in this zone. Prohibited uses and activities include, but not limited to, those uses and activities that could have a significant adverse impact upon the surface water or groundwater resources of the Hockanum River Watershed, including but not limited to, the following: Gasoline sales; automotive, sales, service, repairs or storage; the garaging or over-night parking of trucks or recreation vehicles (RV’s); dry cleaning or commercial laundry facilities; car wash facilities; film processing or commercial photographic processing;  junk yards; industrial waste storage or disposal facilities; and the manufacture,  treatment, handling, transportation, disposal or storage of hazardous materials, including bulk fuel storage. 

4.24.4 
Special Permit / Site Plan: 

4.24.4.1 
The uses below may be permitted when granted a Special Permit and a Site Plan by the Planning & Zoning Commission (PZC). The Commission shall not grant any Special Permit  until it has determined that the proposed use and activities are compatible with the Town Plan of Conservation and Development, comply with the applicable standards for Special Permits as contained in this Section, as well as in Section 17.3 of these Regulations, and is in the  public interest after considering: (1) The existing or future character of the neighboring uses; (2) environmental and ecological impacts, (3) potential of the impact of noxious odors and/or noise, and (4) any necessary safeguards to protect neighboring properties and the Town of Vernon, including: 


4.24.4.1.1 
That the location and size of the proposed use and the nature and intensity of use in relation to the size of the lot will be in harmony with the orderly development of the area and compatible with other neighboring uses; 

4.24.4.1,2 
That the design elements of the proposed development are attractive and suitable in relation to the site characteristics and style of other buildings in the immediate area, and that the proposed use will not alter the essential characteristics of the area or adversely affect property value in the neighborhood; 

4.24.4.1.3 
That the kind, size, location and height of structure and the nature and extent of landscaping on the lot are appropriate for the use and will not hinder or discourage the appro-priate use of adjoining property or diminish the value thereof;  
4.24.4.1.4  
That the proposed plan, to include the location, size, height and orientation of the building, access to the building, location of parking, and provision of landscape buffers provide for a reasonable transition to adjoining uses and structures of a lesser scale; 
4.24.4.1.5  
That streets providing access to the proposed use are adequate in width, grade, alignment and visibility, and have adequate capacity for the additional traffic generated by the proposed use.
4.24.4.2 
Portions of this Zone also are subject to the provisions of the Aquifer Protection Zone, Section 20, wherein certain uses are restricted or permitted only under specified conditions.
4.24.4.3 
The following uses may be granted a special permit by the PZC if complying with the Regulations and criteria for a special permit: 

4.24.4.3.1 
Manufacturing, storing, printing, publishing, processing, fabricating, packaging or assembling activities wholly within a building or unified complex of building; . 
4.24.4.3.2 
Multiple single-family and multi-family dwellings subject to the following requirements:

4.24.4.3.2.1 
All multi-family and multiple-single-family structures shall be entirely serviced by public sewers and by a public water supply.

4.24.4.3.2.2 
Multi-family and multiple-single-family units shall be subject to the requirements of sections 4.7.5 & 10.1.

4.24.4.3.3 
Hotels, motels, conference and convention centers, indoor theaters, and museums;

4.24.4.3.4 
 Research and experimental laboratories, veterinary hospitals and animal care services (excluding kennels), and medical facilities; 

4.24.4.3.5 
Housing for the Elderly, nursing homes, and assisted living facilities, when connected to public water and sewer; 
4.24.4.3.6 
 Full-service restaurants; 
4.24.4.3.7 
Professional office buildings, general office buildings, and office parks;   

4.24.4.3.8 
Retails sales and services when the lots have frontage on a State highway. The Commission may limit the hours of operation for retail operations to protect adjacent residential neighbor-hoods; 

4.24.4.3.9 
Outside displays, when said displays occupy an area greater than ten per cent (10%) of the gross floor area of the individual business utilizing the display; 
4.24.4.3.10 
 Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.24.4.3.11 
Recreation facilities, education facilities, religious facilities, cultural, non-profit, and philanthropic activities; 
4.24.4.3.12 
Plumbing, heating, electrical, industrial, and general contracting establishments, which may include showrooms, when there is outside storage of materials or equipment it shall be screened from abutting properties and views from public streets through landscape buffering which may include fencing; 

4.24.4.3.13 
Accessory uses customarily incidental to the listed uses. (Refer to Section 2.132 for definition.) However, the storage of chemicals, pesticides, fertilizers, and similar materials is prohibited.
 
4.24.4.3.14 
Signs subject to Zoning Regulations Section 16: 
4.24.4.3.14.1  
Residentially used lots are not subject to Section 16.3; 
4.24 4.3.14.2  
Lots used for non residential uses are not subject to Section 16.2; 
4.24.4.3.14.3 
Lots with mixed uses, when said uses include a residential component, shall be subject to the least restrictive requirement of Section 16. 

4.24.4.3.15 
In addition to any other required permits or approvals, a special permit shall be required for any use or development in this zone, when any of the following thresholds are met for any parcel or development. However, the requirements of this Section shall not apply to developments or subsequent modifications to projects approved by the Commission when said original approvals were obtained prior to July 1, 1999. 


4.24.4.3.15.1 
More than forty (40) off-street parking spaces are required; 

4.24.4.3.15.2 
The proposed structure is within two hundred feet (200’) of a residential structure; 

4.24.4.3.15.3 
The proposed development has any off-street parking or loading spaces within two hundred feet (200’) of a residential structure; 

4.24.4.3.15.4 
The aggregate square footage for all structures on any parcel exceeds twenty-five thousand square feet (25,000 SF); 

4.24.4.3.15.5 
Lot coverage is greater than sixty per cent (60%). In order to grant this special permit, the Commission must find that this additional coverage will not increase the off-site storm water run-off or it is the written opinion of the Town Engineer that all storm water run-off should be discharged off-site. If the area is in an aquifer protection zone, the provisions of Zoning Regulations Section 20.5 shall apply also.
4.24.4.3.15.6 
A structure with a height exceeding three (3) stories or forty feet (40’). In order to grant this special permit, the Commission must receive a written opinion from the Fire Marshal as to the fire safety aspects that the increased height will involve.

4.24.4.3.15.7  A development having less than the required rear or side yards when the abutting use classification is the same as the use classification of the proposed develop-ment and all other special permit requirements are met. “Use classification” for the purposes of this Section means a residential use, a commercial use, or an industrial use. 

4.24.4.3.15.8 
Any use with an activity conducted more than twelve (12) hours per day. 
4.24.5 
Use Variance 

Under no circumstances shall the Zoning Board of Appeals (ZBA) grant a Variance for a use not permitted in this zoning district.

4.24.6 
Fiscal and Public Benefits:  

4.24.6 

The following special permit approval criteria shall be applied to uses in addition to the requirements of Zoning Regulations Section 4.24.4 and Section 17.3: 
4.24.6.1 
The Applicant must provide a municipal fiscal impact analysis / study demonstrating the net municipal revenue impact of a proposal using acceptable cost / revenue analysis techniques, demonstration of open space conservation and linkage to other open spaces, demonstration of acceptable traffic impact, and demonstration of compatibility of uses within the site and with neighbors in the district as well as neighbors abutting the district.

4.24.6.2 
When the proposal includes a use or a mix of uses, which in sum are net tax revenue negative to the Town or only marginally net revenue positive, the Commission shall make a finding that other considerations outweigh the negative fiscal impacts, such as in regard to general community benefits, nonprofit activities, and activities of cultural or historic significance. 

4.24.6.3 
All development shall be required to be compatible with the Town Plan of Conservation & Development and be supportive of the public health, general welfare, and safety of the community, including adequate provision of public facilities, a minimization of the number of access points on existing roads, and consideration of environmental and ecological concerns. 

4.24. 7 Landscape Buffers 

4.24.7.1 
Composition - Landscaped buffers shall be provided where required by this Section of the Zoning Regulations and shall conform to the standards illustrated in the “Buffer Yard” graphic: 

4.24.7.1.1 
Canopy trees shall be deciduous shade trees planted at three inches (3”) in caliper with a mature height of at least thirty-five feet (35’);  
4.24.7.1.2 
Under-story trees shall be deciduous shade or fruit trees planted at two inches (2”) in caliper with a mature height of at least twelve feet (12’);  

4.24.7.1.3 
Evergreens shall be coniferous species planted at six feet (6’) in height;  
4.24.7.1.4 
Shrubs shall be either deciduous species planted at two and one-half feet (2 ½’) height with a mature height of at least six feet (6’) or coniferous species planted at two and one-half feet (2 ½) feet in spread.

4.24.7.2 
 Front Yards: 

4.24.7.2.1 
Adjacent to residences - A front yard landscaped buffer, meeting or exceeding the requirements of the type “A” Buffer Yard, may be required by the Commission in conjunction with proposed industrial or commercial developments to preserve and protect residential property values and privacy of residential lots;  

4.24.7.2.2 
Adjacent to streets - A front yard landscaped buffer, meeting or exceeding the requirements of the type “A” Buffer Yard, may be required by the Commission in conjunction with proposed industrial or commercial developments to screen parking lot areas from the public street. 

4.24.7.3 
Side / Rear Yards - A landscaped buffer shall be provided along side and rear yards in conjunction with proposed industrial or commercial developments which abut Residential Zones or uses: 

4.24.7.3.1 
A type “B” Buffer Yard shall be required where commercial development abuts a residential zone or use; 

4.24.7.3.2 
A type “C” Buffer Yard shall be required where an industrial use abuts a residential zone or use or a proposed building has a footprint greater than forty thousand square feet (40,000 SF). 
4.24.7.4 
The side/rear yard buffer requirements may be reduced or waived at the discretion of the Commission, when warranted by special conditions. The Commission shall determine which type of Buffer Yard within each category shall be used upon a review of the site design, topography, existing vegetation and abutting land uses. The Commission may authorize the use of existing vegeta-tion in lieu of part or all the Buffer Yard requirements. Where conditions are such that a buffer cannot be located directly adjacent to a yard because of other regulatory considerations such as, but not limited to, wetlands preservation, the buffer may be reduced or waived as provided for above, or the Commission may require an alternate location for the buffer. Also, the Commission may require the substitution of the evergreen plant materials shown in the Buffer Yard graphic (Attachment 1). 

4.25 - Planned Development Zone (PDZ): I-84 Exit #67Area 
4.25.1 
Purpose: 

This district encompasses an area which is served by an Interstate highway and two (2) State roads. The purpose of this district, while taking into account the economic develop-ment and fiscal improvement of the community, is to provide for development that can take advantage of this transportation infrastructure, while being compatible with the Town Plan of Conservation and Development, existing commercial and residential development, and to avoid negative impacts on existing natural resources, especially in regard to the environmental characteristics, constraints, and resources of the Tankerhoosen River Watershed.
4.25.2 
Open Space Requirements: 










Aggregate 











Building(s) 









   

Footprint(s)







Standard 
Abutting        Exceeds 40,000







Requirement 
Residential*     Square Feet** 
4.24.2.1 
Minimum lot area 
1 acre 





4.24.2.2 
 Minimum lot width 
150 feet 

4.24.2.3 
Minimum front yard 
50 feet 

  50 feet*
  75 feet **

4.24.2.4 
Minimum Rear yard 
50 feet 

100 feet* 
125 feet **

4.24.2.5 
Minimum side yard 
50 feet 

100 feet* 
125 feet ** 

4.24.2.6 
Maximum lot coverage   60%

4.24.2.7 
Minimum lot area to rezone to Planned Development Zone (PDZ): Forty (40) acres 

Notes: 

*  Set-back applies only to yard abutting residential use or residential zoning district.

** An additional twenty-five feet (25’) of depth of front, rear, and side yards is required for each additional twenty thousand square feet (20,000 SF) of building(s) footprint(s) area over the first forty thousand square feet (40,000 SF) aggregate areas of building(s) footprint(s) up to a maximum of two hundred feet (200’) depth.  
4.25
.3 Permitted and Prohibited Uses:

There are no permitted uses or Special Exceptions in this zone. Prohibited uses and activities include, but are not limited to, those uses and activities that could have a significant adverse impact upon the surface water or groundwater resources of the Tankerhoosen River Watershed, including but not limited to, the following: Gasoline sales; automotive, sales, service, repairs or storage; the garaging or overnight parking of trucks or recreation vehicles (RV’s);  dry cleaning or commercial laundry facilities; car wash facilities; film processing or commercial photographic processing; junk yards;  industrial waste storage or processing facilities; and the manufacture,  treatment, handling, transporta-tion, disposal or storage of hazardous materials, including bulk fuel storage. 

4.25.4 
Special Permit / Site Plan: 

4.25.4.1 
The uses below may be permitted when granted a Special Permit and a Site Plan by the Planning & Zoning Commission (PZC). The Commission shall not grant any Special Permit  until it has determined that the proposed use and activities are compatible with the Town Plan of Conservation and Development, comply with the applicable standards for Special Permits as contained in this Section, as well as in Section 17.3 of these Regulations, and is in the  public interest after considering: (1) The existing or future character of the neighboring uses; (2) environmental and ecological impacts, (3) potential of the impact of noxious odors and/or noise, and (4) any necessary safeguards to protect neighboring properties and the Town of Vernon, including: 


4.25.4.1.1 
That the location and size of the proposed use and the nature and intensity of use in relation to the size of the lot will be in harmony with the orderly development of the area and compatible with other neighboring uses; 

4.25.4.1.2
That the design elements of the proposed development are attractive and suitable in relation to the site characteristics and style of other buildings in the immediate area, and that the proposed use will not alter the essential characteristics of the area or adversely affect pro-perty value in the neighborhood; 

4.25.4.1.3
That the kind, size, location and height of structure and the nature and extent of landscaping on the lot are appropriate for the use and will not hinder or discourage the appro-priate use of adjoining property or diminish the value thereof;  
4.25.4.1.4  
That the proposed plan, to include the location, size, height and orientation of the building, access to the building, location of parking, and provision of landscape buffers provide for a reasonable transition to adjoining uses and structures of a lesser scale; 
4.25.4.1.5  
That streets providing access to the proposed use are adequate in width, grade, alignment and visibility, and have adequate capacity for the additional traffic generated by the proposed use.
4.25.4.2 
Portions of this Zone also are subject to the provisions of the Aquifer Protection Zone, Section 20, wherein certain uses are restricted or permitted only under specified conditions.
4.25.4.3 
The following uses may be granted a Special Permit by the PZC if complying with the Regulations and criteria for a Special Permit: 

4.25.4.3.1 
 Manufacturing, storing, printing, publishing, processing, fabricating, packaging or assembling activities wholly within a building or unified complex of buildings; 

4.25.4.3.2 
 Single- and two-family structures meeting the requirements of the Residential 27 (R-27) zoning district; 
4.25.4.3.3 
Multiple single-family and multi-family dwellings subject to the following requirements:  
4.25.4.3.3.1 
 All multi-family and multiple single-family structures shall be entirely serviced by public sewers and by a public water supply; 
4.25.4.3.3.2 
 Multi-family and multiple single-family units shall be subject to the requirements of Sections 4.7.5 & 10.1; 
4.25.4.3.4
Hotels, motels, conference and convention centers, indoor theaters, and museums;

4.25.4.3.5 
 Research and experimental laboratories, veterinary hospitals and animal care services (excluding kennels), and medical facilities;
4.25.4.3.6 
Housing for the Elderly, nursing homes, assisted living facilities, when connected to public water and sewer; 
4.25.4.3.7
Full-service restaurants; 
4.25.4.3.8 
Professional office buildings, general office building, and office parks;

4.25.4.3.9 
Retails sales and services when the lots have frontage on a State highway. The Commission may limit the hours of operation for retail operations to protect adjacent residential neighborhoods; 

4.25.4.3.10 
Outside displays, when said displays occupy an area greater than ten per cent (10%) of the gross floor area of the individual business utilizing the display; 
4.25.4.3.11 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.25.4.3.12 
Recreation facilities, education facilities, religious facilities, cultural, non-profit, and philanthropic activities; 
4.25.4.3.13 
Plumbing, heating, electrical, industrial, and general contracting establishments, which may include showrooms, when there is outside storage of materials or equipment it shall be screened from abutting properties and views from public streets through landscape buffering which may include fencing; 

4.25.4.3.14 
Accessory uses customarily incidental to the listed uses. (Refer to Section 2.132 for definition.) However, the storage of chemicals, pesticides, fertilizers, and similar materials is prohibited.
4.25.4.3.15 
Signs subject to Zoning Regulations Section 16: 
4.25.4.3.15.1  
Residentially used lots are not subject to Section 16.3; 
4.25 4.3.15.2  
Lots used for non residential uses are not subject to Section 16.2; 
4.25.4.3.15.3 
Lots with mixed uses, when said uses include a residential component, shall be subject to the least restrictive requirement of Section 16; 
4.25.4.3.16 
In addition to any other required permits or approvals, a Special Permit shall be required for any use or development in this zone, when any of the following thresholds are met for any parcel or development. However, the requirements of this Section shall not apply to developments or subsequent modifications to projects approved by the Commission when said original approvals were obtained prior to July 1, 1999. 


4.25.4.3.16.1 
More than forty (40) off-street parking spaces are required; 

4.25.4.3.16.2 
The proposed structure is within two hundred feet (200’) of a residential structure; 

4.25.4.3.16.3 
The proposed development has any off-street parking or loading spaces within two hundred feet (200’) of a residential structure; 

4.25.4.3.16.4 
The aggregate square footage for all structures on any parcel exceeds twenty-five thousand square feet (25,000 SF); 

4.25.4.3.16.5 
Lot coverage is greater than sixty per cent (60%). In order to grant this special permit, the Commission must find that this additional coverage will not increase the off-site storm water run-off or it is the written opinion of the Town Engineer that all storm water run-off should be discharged off-site. If the area is in an aquifer protection zone, the provisions of Zoning Regulations Section 20.5 shall apply also.
4.25.4.3.16.6 
A structure with a height exceeding three (3) stories or forty feet (40’). In order to grant this special permit, the Commission must receive a written opinion from the Fire Marshal as to the fire safety aspects that the increased height will involve.

4.25.4.3.16.7  A development having less than the required rear or side yards when the abutting use classification is the same as the use classification of the proposed develop-ment and all other special permit requirements are met. “Use classification” for the purposes of this Section means a residential use, a commercial use, or an industrial use. 

4.25.4.3.16.8 
Any use with an activity conducted more than twelve (12) hours per day. 
4.25.5 
Use Variance 

Under no circumstances shall the Zoning Board of Appeals (ZBA) grant a Variance for a use not permitted in this zoning district.

4.25.6 
Fiscal and Public Benefits:  


The following special permit approval criteria shall be applied to uses in addition to the requirements of Zoning Regulations Section 4.25.4 and Section 17.3: 
4.25.6.1 
The Applicant must provide a municipal fiscal impact analysis / study demon-strating the net municipal revenue impact of a proposal using acceptable cost / revenue analysis techniques, demonstration of open space conservation and linkage to other open spaces, demonstration of acceptable traffic impact, and demonstration of compatibility of uses within the site and with neighbors in the district as well as neighbors abutting the district.

4.25.6.2 
When the proposal includes a use or a mix of uses, which in sum are net tax revenue negative to the Town or only marginally net revenue positive, the Commission shall make a finding that other considerations outweigh the negative fiscal impacts, such as in regard to general community benefits, nonprofit activities, and activities of cultural or historic significance. 

4.25.6.3 
All development shall be required to be compatible with the Town Plan of Conservation & Development and be supportive of the public health, general welfare, and safety of the community, including adequate provision of public facilities, a minimization of the number of access points on existing roads, and consideration of environmental and ecological concerns.
4.25. 7 Landscape Buffers 

4.25.7.1 
Composition - Landscaped buffers shall be provided where required by this Section of the Zoning Regulations and shall conform to the standards illustrated in the “Buffer Yard” graphic: 

4.25.7.1.1 
Canopy trees shall be deciduous shade trees planted at three inches (3”) in caliper with a mature height of at least thirty-five feet (35’);  
4.25.7.1.2 
Under-story trees shall be deciduous shade or fruit trees planted at two inches (2”) in caliper with a mature height of at least twelve feet (12’);  

4.25.7.1.3 
Evergreens shall be coniferous species planted at six feet (6’) in height;  
4.25.7.1.4 
Shrubs shall be either deciduous species planted at two and one-half feet (2 ½’) height with a mature height of at least six feet (6’) or coniferous species planted at two and one-half feet (2 ½) feet in spread.

4.25.7.2 
 Front Yards: 

4.25.7.2.1 
Adjacent to residences - A front yard landscaped buffer, meeting or exceeding the requirements of the type “A” Buffer Yard, may be required by the Commission in conjunction with proposed industrial or commercial developments to preserve and protect residential property values and privacy of residential lots;  

4.25.7.2.2 
Adjacent to streets - A front yard landscaped buffer, meeting or exceeding the requirements of the type “A” Buffer Yard, may be required by the Commission in conjunction with proposed industrial or commercial developments to screen parking lot areas from the public street. 

4.25.7.3 
Side / Rear Yards - A landscaped buffer shall be provided along side and rear yards in conjunction with proposed industrial or commercial developments which abut Residential Zones or uses: 

4.25.7.3.1 
A type “B” Buffer Yard shall be required where commercial development abuts a residential zone or use; 

4.25.7.3.2 
A type “C” Buffer Yard shall be required where an industrial use abuts a resi-dential zone or use or a proposed building has a footprint greater than forty thousand square feet (40,000 SF). 
4.25.7.4 
The side/rear yard buffer requirements may be reduced or waived at the discretion of the Commission, when warranted by special conditions. The Commission shall determine which type of Buffer Yard within each category shall be used upon a review of the site design, topography, existing vegetation and abutting land uses. The Commission may authorize the use of existing vegeta-tion in lieu of part or all the Buffer Yard requirements. Where conditions are such that a buffer cannot be located directly adjacent to a yard because of other regulatory considerations such as, but not limited to, wetlands preservation, the buffer may be reduced or waived as provided for above, or the Commission may require an alternate location for the buffer. Also, the Commission may require the substitution of the evergreen plant materials shown in the Buffer Yard graphic (Attachment 1). 

Drive-up Service Windows: 

3 – General Provisions 

3.26 
Drive-up Service Windows – Approval of a drive-up service window, in zoning districts in which allowed, requires approval of both a Site Plan of development and Special Permit by the Planning & Zoning Commission (PZC) and may not be approved administratively as a “Minor Modification.”     
4.9 – Commercial (C) District 

4.9.4.17 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.10 – Industrial (I) District 

4.10.7 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.17 – Historic District: Residential Commercial (RC) District 

4.17.3.17 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.19 – Historic District: Industrial (HI) District 

4.19.3.6 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.20 – Special Economic Development (SED) District 

4.20.4.16 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.21 – Planned Commercial (PC) District 

4.21.5.14 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.23 – Historic District: Downtown Business & Residential (DBR) District 

4.23.5.21.5 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

4.24 - Planned Development Zone (PDZ): Gerber Farm Area 
4.24.4.3.10 
Drive-up service window by approval of both a Site Plan and Special Permit. 

4.25 - Planned Development Zone (PDZ): I-84 Exit #67  
4.25.4.3.11 
Drive-up service window by approval of both a Site Plan and a Special Permit. 

