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, CZEO P12
Date: 6.3.2025
Re: 6.10.2025 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. One Knollwood Drive, LLC 72 Reservoir Road
8-30g
Site Plan

Background: Since the April 22 meeting when this application was last discussed, the Town’s
Consulting Engineer, Public Utilities Department, Health Director, Fire Marshal, Planning
Department Staff, and Public Works Director have all submitted comments regarding the
proposed site plan. The Project Engineer has submitted a response dated May 12, 2025
addressing those comments along with revised plans dated 5.12.2025.

The revised plans and response comments have been sent to the various departments and the
Town’s consulting engineer for review.

The Town Attorney has issued a memorandum regarding the ownership status of Knollwood
Drive. According to Attorney O’Brien, there is no deed on file turning ownership of the road
over to the town. Please refer to Attorney O’Brien’s memo for more information. It is worth
noting that the Town has maintained the road, and it is on the State’s Town Aid Road list
indicating that the yearly funds from the State for road maintenance includes the mileage of
Knollwood in the grant calculation.

Timeline:

Application Accepted 3/25/25

Public Hearing Opened 4/22/25
35-Day Hearing Period Expires 5/27/25
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30-Day Hearing Extension Expires 6/26/25

The applicant has granted the Commission a 30-day extension of the hearing, so if the
Commission feels it is necessary, the hearing can be left open to the June 24 meeting.

6._WORK SESSION:

6A. 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)

The Commission has heard significant testimony regarding all aspect of this property. As a reminder,
the hearing is now closed and no new testimony or information can be submitted. It is important to
note that this application complies with the requirements found within Section 8-30g of the
Connecticut General Statutes and is therefore exempt from local zoning regulations. In accordance
with Section 8-30g of the Statutes, the Commission must find there exists a valid threat to the health,
safety, and welfare of the residents of the proposed development and those of the general public
which outweighs the need to increase the affordable housing opportunities within the Town to issue
a denial. Likewise, if the Commission adds a condition to approval, it must have a valid nexus to the
health, safety, and welfare of the general public. Any denial of an 8-30g application is subject to the
affordable housing appeals process and can be reviewed by a Court.

7. NEW BUSINESS:
7A. Draft TOD Map

Background: The Commission had requested a revised TOD boundary map be prepared for
review. Several maps have been included with the meeting information including a TOD
boundary based solely on the original map that Eric Swenson, DPW Director had prepared and
shown at the March 18 meeting. The current and possible future boundary are shown on two
maps, one overlaid on the zoning map, and another showing the boundaries overlaid on natural
resources including the flood zone, wetlands, and the Natural Diversity Database areas of
concern. Included in these maps is the original outline as shown on March 18. In addition, a
map was prepared showing a % mile radius around the train station and existing bus stops in
relation to the TOD zone boundary maps.

Director Swenson has prepared two additional maps showing alternative TOD boundaries that

he has revised since the March 18 meeting. His latest map updates are based on personal
knowledge of the community and conversations he has had since the March presentation.
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The Commission may want to consider the inclusion of more of the downtown area within the
TOD as shown on Mr. Swenson’s newer maps considering the walkable nature of the area and
proximity to both the train station, bus stops, and various services.

There are several considerations that the Commission should review. First, the HARTransit
operates a fixed bus line along Greenwood Avenue with stops at Diamond Avenue, PT Barnum
Square, and at Simeon Village, adjacent to the Train Station. The bus runs approximately every
half hour between the hours of 6:00am and 6:00pm on weekdays, with a more limited schedule
on weekends. This route provides direct transit to Danbury and within Bethel, with connections
to other area communities.

Next, House Bill 5002 has been passed by both the State House and Senate and is expected to
be signed by the Governor. The bill contains provisions for discretionary infrastructure funding
for qualifying TOD areas. In accordance with the language, Bethel could be considered a
“Qualifying transit-oriented community” since it has at least one bus line which operates not
less than five days per week, and a rapid transit station. Under the law, new TOD areas would
need to be of appropriate size and configuration as approved by the Office of Policy and
Management (OPM). However, the bill includes a provision allowing communities with pre-
existing TODs to be eligible for discretionary funding on a priority basis if the TOD meets the
eligibility criteria. This would allow Bethel to skip the process of needing to have OPM approve
the TOD zone. The Commission should consider whether to incorporate language which would
bring the zone in line with the requirements allowing for the town to receive priority status.

Finally, HB 5002 includes a “fair share” housing requirement, which will require that towns
develop Affordable Housing Plans with specific action steps to allow for the creation of a
targeted number of housing units allocated to each municipality by the process outlined in the
legislation. The latest estimate published by OPM would require Bethel to plan for the creation
of 271 new housing units. Considering the current density allowance found with the TOD,
changing the TOD boundary could impact the town’s ability to fulfill the requirement, meaning
density limits may need to be increased elsewhere.

Next Step: Once the Commission determines the extent of the new proposed boundary, staff
will prepare a final draft boundary map which will be filed with the application. The map and
application will be filed and reviewed at the next meeting (6/24) at which time a Public Hearing
can be set.

9._PLANNERS REPORT

Conversations have continued with the developer of “the Farms at Stony Hill” at 36 Stony Hill
Road about possible development at the front of the project site along Stony Hill Rd. The
developer may be interested in pursuing some type of mixed-use buildings in place of the
previously approved medical building which is no longer being sought. We are actively
discussing the best approach to move forward.
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Staff continues to pursue the status of the application for an 8-30g moratorium as recently
compiled by the former Town Planner. We have been made aware of additional units recently
receiving Certificates of Occupancy which add to the number of housing points which can be
applied to the application. As we move forward on this effort, the Commission will be updated.
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