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1.  Call to Order

The Chester Planning & Zoning Commission held a special meeting on Thursday, November 8, 2012, at the Chester Meeting House, 4 Liberty Street, Chester, Connecticut.  Chairman Lavy called the meeting to order at 7:35 PM.

2.  Roll Call & Seating of Alternates

In attendance and seated were Jon Lavy, Sally Murray, Steven Merola, Errol Horner, Keith Scherber, Peter Kehayias, Doreen Joslow and Sarah Jansen (seated for H. Krempel), and Michael Sanders (arrived at 8:05 PM and was seated).  

3.  Audience of Citizens – none.

4.  Old Business


(a) Road Acceptance – Pinnacle Lane, Chester Forest Estates – request for road acceptance

Chairman Lavy read the following two pieces of correspondence into the record -


1.  Memorandum from Geoffrey L. Jacobson, Nathan L. Jacobson & Associates, Inc. dated November 7, 2012 confirming that the three required remaining work items have been completed.


2.  Letter from ASW, LLC, Alan D. Williams, dated 10/25/12 advising that all work has been completed and inspected by the Town Engineer.  Mr. Williams requested final Road Acceptance and release of the Bond.

Motion by Lavy, second by Murray, to recommend to the Board of Selectmen road acceptance for Pinnacle Lane with the condition that all legal documents are reviewed by Commission Counsel and properly recorded on Land Records.  Voting in favor – Lavy, Murray, Merola, Horner, Scherber, Kehayias, Joslow, Jansen. Opposed – none.  Motion Carried.


(b) Updated Proposal from Economic Development Commission Re General Principal Uses in RLM District

Chairman Lavy noted he would like to defer this item to the December meeting as Mel Seifert could not be present this evening.  It was noted Doreen Joslow and Steven Merola had emailed their comments to Mel for consideration.


(c) Update on Proposed Regulation Changes – definitions, adding General Principal Uses to RLM and CDD Districts, correcting typographical and printing errors


(d) Application Fees

Chairman Lavy noted Agenda Items (c) and (d) are still a work in progress and will be reviewed again at either the December or January meeting.


(e) Sign Inventory Task Force – update

Errol Horner suggested as a Commission before work is done on an inventory, it clear up the uncertainties.  He noted the issue is the size of the signs and the Commission must start from a basis.  Doreen Joslow noted it makes sense to see what we consider signage.  Sally Murray noted members should look at the existing sign regulation and see how it fits into the Village District.  Chairman Lavy noted he was hoping to be able to reach out and work with the Merchants.  Errol Horner noted there must be some structure to work with.  Peter Kehayias noted there are so many different things as far as signage.  This is an important topic and suggested maybe a site walk should be done that would give the Commission a basis as to what constitutes signage.  Chairman Lavy noted the Commission should have a photographic documentation of the existing signs, including size, etc.  Lavy further noted there has been no enforcement action relative to signage until the Commission gets this issue squared away.  Doreen Joslow noted the Sign Inventory Task Force should do the inventory (including photos and size, etc.) and then the Commission could do a site walk if it is felt one is needed.  It was decided Doreen Joslow and Sarah Jansen will do the photos.  A site walk was scheduled for Sunday, November 25, 2012, at 10:30 AM with everyone to meet in front of 1 Main Street.

5.  New Business


(a) Pattaconk Yacht Club – Coastal Site Plan Review Application

ZCO Brown noted the applicant was not able to be present, but explained this project involved something that was done several years ago without proper permits.  In the last couple of years DEEP has been going back and requiring permits be obtained for any work done without permits.  Ms. Brown explained this activity was done back in the mid to late 90's where a retaining wall (properly permitted) was installed.  At the same time, they installed additional riprap as a protection for the fuel tank, but did not obtain any permits for it.  This application is to retain the existing riprap that has been there for several years.  The applicant has obtained permission from the Harbor Management Commission and DEEP.  An email was also received and read into the record from Marcia Balint of the Office of Long Island Sound approving the retention of the existing riprap.  

Motion by Jansen, second by Joslow, to approve the Coastal Site Plan Review application for Pattaconk Yacht Club to retain existing riprap as the Commission finds this to be consistent with all applicable goals and conditions contained in Section 22a-92.  Voting in favor – Jansen, Joslow, Merola, Murray, Horner, Scherber, Kehayias, Lavy.  Opposed – none.  Motion Carried.

It is noted for the record Michael Sanders arrived at 8:05 PM.


(b) Section 8-24 Referral – Town Hall Second Floor Renovations and Concept Plan for Storage Space at Chester Elementary School

Chairman Lavy read the Memo from First Selectman Ed Meehan to the Chester Planning & Zoning Commission dated October 22, 2012.  First Selectman Meehan was also present.  

First Selectman Meehan reviewed the concept plan to add storage space to the back of the Chester Elementary School.  The addition would require zoning and building approval.  It would be used to store equipment and supplies used by Park and Recreation for summer and day camp programs.  Meehan  explained the Park and Rec storage facility was lost when the former Community Center was destroyed by winter weather a couple years ago.  

First Selectman Meehan reviewed the second floor renovations to the Town Office Building.  Meehan noted he included this with the 8-24 referral although didn't feel it was required as the project was only interior renovations.  He noted there currently is limited meeting space which prohibit Land Use meetings from being held there.  This plan would reduce the second floor lobby space and allow for a larger meeting room that would accommodate 60 to 70 persons.  This would also take some pressure off the Meeting House space.  

First Selectman Meehan explained both projects would be funded by insurance payments for the January 2011 loss of the Community Center.  There is a deadline however and if the projects aren't in progress by the end of the year, the insurance money might be lost.  It is the plan of the Board of Selectmen to bid both these projects by November 19th.  An extension has been requested but not received yet.

First Selectman Meehan also noted that school enrollments are declining so the Town may not be able to move forward with the school addition.  It is the Board of Selectmen's priority to do the Town Hall renovations first and continue to work with Park and Recreation to see if something else could be done other than a very expensive addition to the Chester Elementary School.  It might be possible to put a storage shed at Cedar Lake.  

Chairman Lavy asked why not rebuild the Community Center.  First Selectman Meehan noted to rebuild at North Quarter Park would cost about two million dollars.  

Motion by Murray, second by Kehayias, to recommend to the Board of Selectmen approval of the Concept Plan for Storage Space at Chester Elementary School.  Voting in favor – Murray, Kehayias, Merola, Joslow, Jansen, Horner, Scherber, Lavy.  Opposed – none.  Motion Carried.


(c) Chester Point Marina – preliminary discussion of proposed work

Tom Hopkins, Tom Metcalf and Steve Karlson were present.  Tom Metcalf explained they had previously submitted a change of use petition (year round restaurant) to the Zoning Regulations, but subsequently withdrew that application.  They have decided to maintain the seasonal restaurant use that existed years ago.  Mr. Metcalf explained that if improvements exceed 50% of the structure one then has to comply with the new flood regulations which includes raising the building to elevation 11 which is one foot above flood elevation 10.  Reconstruction of the building will require a Special Exception, approval from the Inland Wetlands Agency, and referrals to the Gateway Commission and Office of Long Island Sound Programs.  Mr. Metcalf briefly reviewed the proposed site plan.  He noted there was a proposed terrace area for outdoor picnic tables.  Outdoor dining was part of the previous seasonal use.  

Mr. Metcalf noted they met with Torrance Downes from the Gateway Commission.  Mr. Downes submitted a letter to the Chester Planning & Zoning Commission dated November 7, 2012.  Mr. Metcalf noted the applicant is fully prepared to work with the Gateway Commission.  The November 7th Gateway Commission letter indicates they feel a variance would be required of Section 90D which states that no building or other improvement shall be located within 100 feet of any point of the mean high water line of the Connecticut River.  Mr. Metcalf explained the applicant feels a variance is not required as the footprint of the building is not changing.  It will remain in the same location that it has been for years.  The question seems to be if the entire building is demolished, then is a variance required to rebuild in the same spot as it is within the 100 foot buffer.  

The Commission felt this was a legal question and should be referred to Commission Counsel for a response.  Mr. Hopkins noted a previous letter from Attorney Royston indicated no variance was required.  ZCO Brown noted that letter only pertained to the issue of building height and not the 100 foot Gateway Buffer Area. 

Mr. Metcalf also noted they have to go before the Harbor Management Commission as well.  

There was a very brief discussion as to the material and color of the new building.

It was noted for clarification the 10 foot flood elevation is the 100 year storm.

6.  Report of Officers and Subcommittees


(a) Report from Zoning Compliance Officer

ZCO Brown noted the Essex Savings Bank has submitted sketches of what they would like their sign to be at the leased space in the Town Office Building.  It is very similar to what the former bank had.  Members reviewed the sketches and agreed the signs were fine.  Essex Savings Bank will need to submit a zoning permit application for the signs.  

ZCO Brown reminded members there is a public hearing scheduled for the December meeting to hear a petition submitted by John and Bonnie Bennet to amend the Zoning Regulations relative to Livestock.

7.  Bills for Payment – none.

8.  Communications, Receipt of New Petitions, New Applications – none.

9.  Approval of Minutes – October 4, 2012 Public Hearing and Regular Meeting Minutes

Motion by Joslow, second by Jansen, to approve October 4, 2012 Public Hearing Minutes as written.  Voting in favor – Joslow, Jansen, Merola, Murray, Horner, Scherber, Kehayias, Lavy.  Opposed – none.  Motion Carried.

Motion by Joslow, second by Merola, to approve October 4, 2012 Regular Meeting Minutes as written.  Voting in favor – Joslow, Merola, Jansen, Murray, Horner, Scherber, Kehayias, Lavy.  Opposed – none.  Motion Carried.

10.  Pending Litigation – nothing further to report.

11.  Adjournment

Motion by Murray, second by Joslow, to adjourn at 9:15 PM.  Voting in favor – Murray, Joslow, Merola, Jansen, Horner, Scherber, Kehayias, Lavy.  Opposed – none.  Motion Carried.

Respectfully submitted,


Sally Murray

Sally Murray, Secretary


