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A TOWN OF BETHEL

LAND USE DEPARTMENT
Clifford J. Hurgin Municipal Center

1 School Street

Bethel, Connecticut 06801

PLANNING & ZONING COMMISSION

REGULAR MEETING MINUTES

December 9, 2025 r, rn

7: 00 p.m.
Bethel Municipal Center r r

Meeting Room D & Google Meet t?_

Cr

Commissioners Present: M. Kozlowski, Chair; J. DeRosa, Vice- Chair; S. Braden, Secretary; E.
Brudvig; R. Legnard; K. Parsons; M. Dorries; C. Slater

Commissioners Absent: F. Pulle

Staff Present: J. DeCarli, Interim Town Planner, Tyche Planning and Policy Group; D. McCollum,
Land Use Coordinator; D. Carter, First Selectman; Attorney C. Andres, Land Use Counsel; A.
Martinez, Recording Secretary

Meeting to Order:  M. Kozlowski called the meeting to order at 7: 01 p.m. and led the Commission
in the Pledge of Allegiance. Commission and Staff introduced themselves.

ELECTION OF OFFICERS:

M. Kozlowski seated E. Brudvig for all remaining votes.

Planning and Zoning Commission— Election of Chair:

Motion to nominate M. Kozlowski as Chair made by K. Parsons, and seconded by
J. DeRosa. Motion passed unanimously.

M. Kozlowski was elected as Chair.

Planning and Zoning Commission— Election of Vice- Chair:

Motion to nominate J. DeRosa as Vice- Chair made by M. Kozlowski, and seconded by S.
Braden. Motion passed unanimously.

J. DeRosa was elected as Vice- Chair.
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Planning and Zoning Commission— Election of Secretary:

Motion to nominate S. Braden as Secretary made by M. Kozlowski, and seconded by J.
DeRosa. Motion passed unanimously.

S. Braden was elected as Secretary.

PUBLIC HEARING ( cont):

Sixty- Seven Greenwood Property, LLC & Sixty- Nine Greenwood Property, LLC, 67- 69
Greenwood Ave, Site Plan, Excavation & Fill Permit

Public Hearing continued to January 13, 2025, per Applicant' s request.

Motion by M. Kozlowski, seconded by S. Braden to schedule a hearing for a Special Permit for a
reduction in parking on January 13, 2025. Motion passed unanimously.

One Knollwood Drive, LLC, 72. Reservoir Street, 8- 30g, Site Plan

N. Marcus; Attorney from Cohen and Wolf; J. Pedreira, Partner from Cohen and Wolf, and S.
Trinkaus, Trinkaus Engineering, appeared for the Application.

S. Trinkaus discussed modified Site Plan dated February 11, 2025, modification date December 3,
2025.

N. Marcus discussed three of four reasons the Commission previous denied this application which
were; Sight Line, Building Location, and Snow Storage and Standing to apply due to uncertainty
over ownership of land along Knollwood Drive. He addressed the modifications to the plans to
address these reasons.

N. Marcus discussed the fourth reason of denial which was, Land Ownership. The Town Counsel, M.
O' Brien, questions the Applicants right to cross the extra wide shoulder.

N. Marcus request to hold the Public Hearing opened to the next Regular Meeting on January 13,
2026.

C. Andres discussed the Application and Health comments regarding wells within 1, 000 feet
premises.

M. Kozlowski opened to comments and/ or questions from the Public and Commission.

Those who spoke:

Scott Murphy 74 Reservoir Street

Gebriela Hernandez 114 Knollwood Drive
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N. Marcus, S. Trinkaus, J. DeCarli, and D. Carter answered questions raised by the Public and
Commission.

N. Marcus stated he will send Staff an extension letter.

M. Kozlowski continued Public Hearing to January 13, 2026.

WORK SESSION:

Bethel Planning and Zoning Commission,  Section 8. 7. 13  &  8. 7. C,  Text Amendment:

Requirements when the Commission Initiates a Zone Change

M. Kozlowski opened the floor to discussion by the Commission. Discussion ensued.

J. DeCarli discussed the proposed changes to the text amendment that will address the requirement
for a licensed land surveyor signature on maps. The proposed language will allow the Commission
relief from this requirement, permitting the use of towns assessor' s maps along with a list of affected
properties and those within a 500- foot radius, which is required for potential supermajority petitions.

J. DeCarli stated the proposed language has been reviewed by Attorney C. Andres, Land Use
Counsel.

Motion by M. Kozlowski, seconded by K. Parsons to adopt proposed language for sections 8. 7. 13 &
8. 7. C. Motion passed unanimously.

Motion by M. Kozlowski, seconded by K. Parsons to amend earlier motion to include effective date
ofJanuary 1, 2026. Motion passed unanimously.

Text Amendment to Notification Requirements when the Commission Initiates a Zone
Change

J. DeCarli stated this regulation protects the Commission within an appeal period. If one mistake is
made the appeal period will go from 15 days to 1 year.

M. Kozlowski opened the floor to discussion by the Commission. Discussion ensued.

Upon polling the Commission for a consensus , it was decided that the language will be left as is and
the Commission will decide if property owners within a 500- foot radius will need to be notified on a
case- to- case basis concerning a Commission initiated a zone change.
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NEW BUSINESS:

PZC- 25- 19

Eppoliti Industrial Realty, Inc, 15 Great Pasture Road/ 0 Wooster Street, Site Plan, Special
Permit

Motion by M. Kozlowski, seconded by S. Braden to accept this Application and schedule a Public
Hearing for Eppoliti Industrial Realty, Inc, 15 Great Pasture Road/ 0 Wooster Street, Site Plan,
Special Permit on January 27, 2026. Motion passed unanimously.

BUSINESS MEETING:

M. Dorries stated she reviewed last meeting minutes.

MINUTES: Motion by M. Kozlowski, seconded by K. Parsons, to approve Regular Meeting
Minutes of l 1/ 25/ 25. Motion passed unanimously.

INVOICES: Motion by J. DeRosa, seconded by E. Brudvig, to approve payment of$ 1, 557. 50 to the
Danbury NewsTimes for invoices related to legal noticing. Motion passed unanimously.

ADOPTION OF MEETING CALENDAR 2026:

Motion by S. Braden, seconded by K. Parsons to accept the 2026 Meeting Schedule as written.
Motion passed unanimously.

PUBLIC COMMENTS:

Nancy Sudik 2 Ridgedale Road

EXECUTIVE SESSION:

Motion by M. Kozlowski, seconded by K. Parsons to enter Executive Session at 8: 17 p.m. to discuss
Vessel Technologies Inc. v. Planning& Zoning Commission of the Town of Bethel.

Invited to attend were C. Andres, Land Use Counsel, J. DeCarli, Planner; D. McCollum, A.

Martinez, Recording Secretary; P. Shanley, former Planning and Zoning Commission Chair.

Upon polling the Commission for a consensus and determining one was reached, the Commission
exited the Executive Session at 9: 10 p.m. Only discussion occurred, no votes were taken.

PLANNERS REPORT:

J. DeCarli provided the Commission a staff report dated 12/ 5/ 25 and included the planners report
which stated:

At the previous meeting, there were questions regarding the implementation of House Bill 8002 ( SS
Public Act 25- 1) and its impact on Bethel' s effort to submit an application for an 8- 30g Moratorium.
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In reviewing the legislation, Section 5 requires that Bethel, as part of the Western Connecticut
Council of Governments, prepares and adopts a" housing growth plan," either independently, or as
part of a regional plan prepared by the COG, not later than June 1, 2029, and then every five years
thereafter. If Bethel fails to adopt a housing growth plan by that date, it will then be ineligible to
receive an 8- 30g moratorium. However, there is nothing to preclude the submission or the approval
of a moratorium before then.

Commission members are reminded that in accordance with Public Act 21- 29, all members must

receive 4 hours of land use commissioner training within their first year after being elected, and then
4 hours every 4 years thereafter. Staff is to submit a report in early January to the Board of Selectmen
regarding compliance with the Statute. As such, Staff requests that each Commissioner send
information regarding what training you have each received during the past year so that we can
report back to the BoS.

Staff has prepared updated information regarding the status of the 8- 30g moratorium application. We
are in the process of collecting compliance certificates for calendar year 2024. After January 1, we
will be working to collect those for calendar year 2025. Please see that report, sent separately; for
detailed information.

COMMISSION COMMENTS:

Spruille Braden

ADJOURN:

Motion by M. Kozlowski, seconded by S. Braden to adjourn the meeting at 9: 17 pm. Motion passed
unanimously.

Resp ctfully submitte

Amanda Martinez

Recording Secretary
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