TOWN of BETHEL
LAND USE DEPARTMENT

Clifford J. Hurgin Municipal Center
1 School Street
Bethel, Connecticut 06801

STAFF COMMENTS

To: Planning and Zoning Commission
From: Jeremy DeCarli, AICP, CZEQO P12
Date: 7.18.2025

Re: 7.22.2025 PZC Meeting

The following are staff comments as they relate to items on the agenda. Please note that the
status of applications is subject to change between the date of this report and the date of the
meeting.

4. PUBLIC HEARING (cont.):

4A. Vesel RE Holdings, LLC 48 & 50 Nashville Rd
8-30g/Site Plan
Five Story/ 75 Units

Timeline:

Application Received: 5.27.2025
Public Hearing Opening: 7.8.2025
Deadline to Close PH: 8.12.2025

Background: The application contemplates the construction of a five story, 75-unit apartment
building located at 48 & 50 Nashville Rd. This is an 8-30g application for affordable housing and
must be reviewed as a site plan in accordance with the Statute.

Comment: Several new documents have been submitted in support of the application including
responses to the SLR peer review, Public Utilities, Fire Marshal, and Public Works. Revised plans
and associated stormwater and engineering reports have also been submitted for review.
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7._WORK SESSION:

7A. TD and Sons Inc 53 Taylor Ave
8-30g
Site Plan
20 Units

Timeline:

Public Hearing Closed: 5.27.25
65 Day Deadline to Issue Decision: 7.31.25 (7.22.25 Meeting)

Comment: After the 6.24.2025 meeting, staff received several questions relating to this application.
Please see my memo dated 7.2.2025. It is worth nothing that | relied only on documentation within
the record to compile my responses to the questions. Within that memo, several possible conditions
of approval are also posed for consideration.

Recommendation: Staff has prepared a draft resolution of approval with conditions for your review
(attached with this memo) based on the discussion that took place at the 7.8.2025 meeting. This is
just a draft and subject to change between the date of this memo and the meeting.

7B. One Knollwood Drive, LLC 72 Reservoir Street
8-30g
Site Plan

Timeline:

Application Accepted 3.25.25

Public Hearing Opened 4.22.25

Public Hearing Closed 7.8.2025

65 Day Deadline to Issue Decision 9.12.2025 (9.9.2025 Meeting)

Comment:

Attorney O’Brien continues to express concern over the right to use Knollwood due to a lack of
a deed transferring the property to the town in the past. That said, the Town deeded 10 feet of
the right-of-way to the property owners across Knollwood Drive for a project several years ago.
Staff recommends that if an eventual approval is granted, the Commission add a condition that
access be worked out with the Town prior to construction.

Recommendation: Considering the nature of the application, a consensus vote should be taken.
While there are concerns with several existing conditions, those have no bearing on the
application. As a reminder, the burden of proof is on the commission when considering risks to
public health, safety, and welfare. There has been no expert testimony submitted to suggest a
valid concern. In order to remedy a few of the concerns heard, several suggested conditions of
approval include:
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1. Applicant to address access concerns with the Town Attorney prior to issuance of Zoning
Permits;

2. Norock crushing on site;

3. Applicant to prepare and submit a hold-harmless agreement regarding all of the
infrastructure proposed for within the right of way;

4. Blasting is to be in accordance with all local and state laws and the blast plan is to be
reviewed and approved by the Fire Marshal prior to any blasting activities.

7C. Pre-Application Discussion:

Possible Text Amendment to Route 6 Zone to allow a residential density bonus in exchange for a
higher percentage of affordable units and to allow self-storage in certain circumstances.

The potential applicant has stated that the medical office building originally planned for The Farms
at Stony Hill will not be constructed. Staff has been in discussions to determine how best to use the
parcel and what zoning regulation text amendments might be necessary to achieve the goal. There
will be discussion at the meeting, but the general concept as of now would be to include the following
changes:

Section 4.3.1 - Residential Uses
Add #5

Residential apartments in a building within 275 feet of the centerline of the frontage street, provided
that:

No residential units are provided on the ground floor

The ground floor shall be reserved for allowed commercial/retail uses

The building shall be no more than three stories

A density of up to 17 units per acre provided that 30% of the residential units are set
aside as affordable units in accordance with CGS 8-30g

O O O O

Section 4.3.M - Storage uses
Add #5

e Enclosed self-storage units in a mixed-use building containing other permitted uses, provided
that:
The self-storage units are not facing a public right-of-way
Access to the self-storage units is not facing a public right-of-way
No more than 1/3 of the total gross square footage of the first floor of the mixed-use
building is dedicated to the self-storage units
o No outside storage areas are allowed
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8. NEW BUSINESS

8A.PCZ-25-14

Klar Studio Inc 21 Trowbridge
Site Plan

Special Permit

Excavation & Fill

Comment: This application includes a Special Permit request. As such a Public Hearing is
required.

Recommendation: Accept the application and schedule a Public Hearing. Considering the
hearings already scheduled for August 12, staff suggests the Commission consider September 9.
This will allow staff time to review the application and receive responses.

9._PLANNERS REPORT

Staff is continuing to gather documents and information pertaining to the list given to us by
Attorney O’Brien for eventual submission of an 8-30g moratorium. We have collected several of
the missing documents and have calculated the total number of points earned to date. As a
reminder, in order to receive a moratorium, the Town must show that it has added affordable
housing units, measured in housing unit equivalent points, equaling at least 2% of the total
housing stock since 1990. The number of points each affordable housing development is worth
varies depending on when it was constructed, how many affordable units are within it, and
whether it was a set-aside development.

It appears that with recent units that have come online, the Town may meet the threshold. The
caveat is that the documents compiled include accessory apartments in the calculation. Counsel
is evaluating whether those units count toward the HUE and what documentation is needed.
Without those units, the town is just shy of meeting the 2% requirement until a few more
affordable units receive their Certificates of Occupancy.

Staff understands and appreciates the urgency of this project and is working as quickly as
possible to complete the task.
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DRAFT Motion to Approve
53 Taylor Avenue
8-30g Housing Development

Whereas TD and Sons, Inc, with an address of 34 Sunset Hill Rd, Bethel , CT 06801 is the
owner of real property located at 53 Taylor Avenue in the Town of Bethel, CT; and

Whereas the property at 53 Taylor Avenue comprising approximately 2.497 acres in size
lies within the Town of Bethel and is entirely within the R-10 zone; and

Whereas Trinkaus Engineering, LLC has submitted an application on behalf of TD and
Sons, Inc for a Site Plan approval for the construction of a 26 residential unit development
under the provisions of Connecticut General Statutes 8-30g; and

Whereas the applicant has submitted a site plan entitled “Site Development Plans 53
Taylor Avenue, 26 Unit 8-30g Development, Prepared for TD and Sons, Inc” Dated August 8,
2024 and revised to April 17, 2025; and

Whereas the applicant revised the plan to include 20 residential units in six buildings; and

Whereas the Commission finds that the proposed residential use is consistent with those
uses found within the residential R-10 zone; and

Whereas the Commission finds that the proposed affordable housing development is
consistent with the need to increase affordable housing statewide; and

Whereas the Commission finds that the proposed affordable housing development is
consistent with the goals found within the 2020 Plan of Conservation and Development to
increase the affordable housing within Bethel; and

Whereas the Commission has relied on information provided by the Professional Engineer
of Record for the applicant with regard to stormwater management, erosion and
sedimentation controls, excavation, landscaping, fire safety, and other pertinent regulatory
requirements; and

Whereas the Commission has relied upon testimony submitted by the Professional
Engineer of Record, a blasting professional, the Police Commission, and the Fire Marshal,
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among others in order to ensure that the project will not pose a substantial risk to health
safety, or public welfare, now therefore

Be it Resolved, that the Planning and Zoning Commission approves the application as
presented and shown on the latest plans revised to April 17, 2025 for the reasons stated
above with the following conditions each of which the commission finds to be integral to
this approval:

1. Except as modified the project shall be constructed in accordance with a Site Plan
Sheet Set (“Site Plans”) (10 sheets) titled, “Site Development Plans 53 Taylor Avenue
26 Unit 8-30g Development Prepare for TD and Sons, Inc” dated August 8, 2024 with
revision dates November 12, 2024; March 20, 2025; and last revised April 17, 2025
as prepared by Trinkaus Engineering, LLC;

2. There shall be 20 residential units in accordance with the latest revised plan set
dated April 17, 2025;

3. Except as modified, the proposed new structures shall be constructed in
accordance with an Architectural Plan Sheet Set titled, “Floor Plans” (4 sheets)
prepared by BBS Design, LLC dated September 21, 2024;

4. Eight (8) of the twenty (20) residential living units shall be deed-restricted as
affordable units in accordance with 88-30g of the State of Connecticut General
Statues, with four living units set at a price for those earning no more than 60% of
the State median income and four living units set at a price for those earning no
more than 80% of the state median income in accordance with the Affordability Plan
submitted with the application;

5. Priorto the issuance of a Zoning Permit, an Affordability Plan shall be submitted and
reviewed by the Affordable Housing Administrator for the Town of Bethel before
being filed with the Bethel Office of the Town Clerk. A copy showing proof of filing
shall be submitted to the Bethel Land Use Department;

6. Said Affordability Plan shall be modified to indicate which units will serve as the
affordable units in accordance with 88-30g of the State of Connecticut General
Statutes;

7. The Applicant shall address and comply with any outstanding review comments
provided by SLR International Corporation as stated in their memorandum to the
Commission dated January 24, 2025;

8. The Applicant shall address and comply with any outstanding review
comments provided by the Bethel Public Utilities Director as stated in their
memorandum to the Commission dated April 21,2025, including, but not limited to,
Public Utilities Commission (PUC) approval for the sewer allocation; PUC approval
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of an Application for Expansion Permit as per Section 4.3 of the Bethel Sewer Rules
& Regulations; PUC approval of the water main extension as per the Water Main
Extension Policy and Water Main Extension Agreement.

9. The Applicant shall address and comply with any outstanding review comments
provided by the Bethel Director of Health as stated in their memorandum to the
Commission dated May 27, 2025;

10.The Applicant shall address and comply with any outstanding review comments
provided by the Bethel Fire Marshal as stated in their memorandum to the
Commission dated January 6, 2025;

11.The Applicant shall address and comply with any outstanding review comments
provided by the Bethel Police Commissions letter dated December 18, 2024;

12. Prior to the commencement of any site construction, all Erosion and Sediment
Control (“E&S”) measures shall be installed and maintained according to notes on
the drawings, and in conformance with 2024 CT Guidelines for Soil Erosion and
Sediment Control. E&S measures shallremain in place and be maintained until the
site is fully stabilized. The Commission and/or its designated agent may require
additional E&S measures as needed throughout the construction; and

13.The applicant shall submit an Erosion and Sedimentation Control Bond in the form
of either Cash or Letter of Credit in an amount to be approved by Town Staff;

14. Asidewalk is to be installed along the Taylor Avenue frontage of the property with an
easement to the Town of Bethel filed in the Land Records in accordance with the
Department of Public Works;

15.The installation of the water and sewer main extensions shall be completed, or a
bond to secure said installation shall be furnished prior to the issuance of any
Zoning Permits;

16. All work within the Public Right-of-Way, including but not limited to water and sewer
main installation and road reconstruction shall be protected by the issuance of a
Performance Bond in the form of a Letter of Credit or Cash in an amount to be
approved by Town Staff prior to the issuance of a Zoning Permit;

17.There is to be no rock crushing on site. All rock needing to be crushed shall be
moved to an appropriate approved location for crushing;

18. Truck traffic related to materials transfers is to be conducted between the hours of
9:00am and 3:00pm Monday through Friday;

19. Blasting is to be conducted between the hours of 9:00am and 3:00pm Monday
through Friday;

20.The applicant shall contact the Bethel Police Department regarding any need for a
traffic detail in order to control traffic around the site during trucking activities;
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21. All blasting shall be conducted in accordance with all appropriate State and local
laws and regulations and reviewed and approved by the Fire Marshal prior to
commencement of blasting activities;

22.

23.

24.

25.

Motion Made by: Signature:

Seconded by: Signature:

In Favor: Opposed:
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