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RE: January 4, 2023 Planning and Zoning Commission Regular Meeting – Staff Notes 
Date: December 29, 2022 
 
The following are staff notes and comments as they relate to agenda items. Additional information and 
documents are available on the website. The status of applications is subject to change between the 
date of this memo and the date of the meeting. 

 

2. Election of Officers 

As a reminder, the ByLaws require that no Chairman may serve as Chairman for more than three 
consecutive terms. Mr. Zatorski has served as Chairman for three terms, beginning in January 2020. As 
such, the Commission must choose a new Chairman for the term ending December 2023.  

 

I want to publicly like to thank Mr. Zatorski for his steady leadership of the Commission through the 
volatility of the COVID pandemic. His guidance and unwavering commitment was key to the success of 
moving to a fully virtual platform without missing any meetings or delaying any business during a very 
busy period for the Commission. Thank you Ray!  

 

3. Approval of Minutes: 

A. December 7, 2022 Regular Meeting 

 

6. Public Hearings:  

A. PZC-22-010: Connecticut Water Company, Install well metering building. Map 10A/ Block 85/ 
Lot 5C 

 

This Public Hearing is required because the project location lies within the Lake Pocotopaug 
Watershed and all projects requiring Commission approval are subject to a Public Hearing under 
Section 3.1 of the Zoning Regulations. 

 

This building is being proposed as part of the larger Edgewater Hills Development and is needed to 
bring additional wells online to service the development, especially as it relates to the new 
apartments currently under construction adjacent to the Town Hall. The project lies on the largest, 
and so far undeveloped, parcel within the Edgewater Hills Development and consists of the 
installation of gravel access roads, and a well metering building. The proposed metering building is 
14’ x 21’-4”, approximately 298 square feet. It is located to the southwest of the home located at 
211 Edgewater. The front of the building will face west, away from the existing home and the 
building is proposed to be surrounded by a stone apron and a 28’ x 33’ chain link fence. Stormwater 
from the roof will be directed away from the building by gutters which will discharge into the stone 
apron surrounding the building. The size of the apron will facilitate the infiltration of stormwater.  

 

Exterior lighting will consist of two wall mounted fixtures on the building. Both fixtures are LED and 
full cutoff. No other site lighting is shown on the plans.  
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All proposed access roads are to be 15’ wide and consist of 8” of processed aggregate, therefor not 
increasing impervious coverage. Tree clearing is limited more or less to the area of the proposed 
building as access to the wells has already been established. Some limited additional clearing may 
be necessary during construction.  

 

While the location is within the 200 foot Upland Review Area of nearby wetlands, due to the facility 
being constructed and operated by a water company, the Inland Wetland and Watercourses Agency 
does not have jurisdiction over the construction; however, they will be made aware of the project. 
The project was should be reviewed by the Conservation Lake Commission, but was not during their 
last meeting due to an illness.  

 

Overall, the project is consistent with the Edgewater Hills Master Plan and meets the Zoning 
Regulations.  

 

Recommendation: Approve the site plan with a condition that any Conservation Lake Commission 
recommendations be implemented during final construction. 

 

7. New Business:  

A. Pre-Application Discussion: 37 South Main St., 22 lot conservation sub-division. 

 

Note: As of the time of this report, staff has not received the current proposal in order to conduct a 
review. All statements made below are based on assumptions made based on an email from the project 
engineer and requirements within the zoning regulation. 

 

This is a pre-application discussion to consider the feasibility of a 22 lot open space subdivision as 
defined in Section 8.6 of the Zoning Regulations. The proposal lies at 37 South Main Street, a 20.18 acre 
parcel located to the southwest of the Colchester Avenue/Main Street Intersection. The property has 
approximately 130 feet of frontage along South Main Street with terrain sloping away from South Main 
Street toward a wetland in the center of the property and a larger wetland system off to the west 
beyond the property line.  

 

As a reminder, this parcel was approved through a Stipulated Judgement in 2009 for 127 units in the 
HOD zone. A pre-application proposal was reviewed by the Commission in 2017, but no application was 
ever made.  

 

Although the property is currently zoned HOD, the regulations currently only allow Open Space 
Subdivisions in the R-2, R-3, and R-4 zones. As such, an application for Open Space Subdivision would 
also require an application to change the zone to one of the allowed residential zones. While a yield 
plan would traditionally consider only the underlying residential zone, the Commission should consider 
the previous approval for a very high density on this lot. The regulation does include a provision for a 
waiver of requirements when requested, which may be necessary in this case.   

 

Open space will be required at either 40% or 50% of the total lot size, depending on the underlying 
zone. 

 

B. Pre-Application Discussion: Text Amendment to allow commercial kennels in the R-2 Zone. 
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After speaking with the potential applicants, I suggested they schedule a pre-application discussion 
with the Commission to gauge interest. The potential applicants own a large property in a rural portion 
of the R-2 zone where they are considering a commercial dog kennel. The current regulation (8.4.E) 
only allows Kennels in the C, I, R-3, and R-4 Zones. In the R-3, and R-4 Zones, a minimum of ten acres is 
required. The potential applicants are considering an application for text amendment to allow Kennels 
in the R-2 zone, with the same 10 acre requirement.  

 

A preliminary review suggests that there are approximately 90 parcels in the R-2 that are greater than 
or equal to 10 acres in size. 

 

9. Planner’s Report 
 

Happy New Year! 

 

I have continued to explore options for addressing the excessive number of variances issued in the R-1 
zone due to setbacks. Due to my presence on Zoom only at the January meeting, I will postpone this 
discussion to the February meeting. 

 

 


