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       TOWN OF COLUMBIA 
      PLANNING AND ZONING COMMISSION 
        Adella G. Urban Administrative Offices Conference Room 
                            323 Route 87, Columbia, CT                   
                                                 Monday, April 27, 2015- 7:00 p.m. 

                                Regular Meeting Minutes and Motions 

Members Present:  Chair Rick Nassiff, Vice-Chair Vera Englert, Secretary Robert Powell, Don Schofield, 
Ernest Jay Starkel, Richard Napolitano, and Walter Tabor (Alternate)  
 
Members Excused:  Tom Currier  

Staff Present:  Town Planner Paula Stahl and Board Clerk Linda McDonald 

Others Present:  Town Administrator Natasha Nau, First Selectman Carmen Vance, Ann Dunnack, 
Christopher Ramm, Scott Keegan, Edward Pelletier from Datum Engineering LLC, Tai Xu, Jessica Ives, and 
Kenneth Ives Jr. and others 
 
1. CALL TO ORDER:  R. Nassiff called the meeting to order at 7:00 p.m. 
2. ROLL CALL AND SEATING OF ALTERNATES:   W. Tabor was seated for T. Currier.  
3. ADDITIONS/CHANGES TO AGENDA:  There were no changes or additions to the agenda. 
 
4.  APPROVAL OF PZC REGULAR MEETING MINUTES OF APRIL 13, 2015:  The minutes of April 13, 

2015 were amended as follows (in bold):  page 5, 5th paragraph:  “E. J. Starkel MOVED to modify 
the February 14, 1995 subdivision approval of Trumbull Estates III to allow the approximately 50’  
x 230’ piece of property shown on the plan at the southern terminus of  Robert Drive to be 
combined with parcel 32-039 and to continue to be available as a potential road with no change 
to the frontage conformity for lots #24 and #25 of Trumbull Estates III subdivision.”   

 R. Nassiff MOVED to APPROVE the regular meeting minutes of April 13, 2015 as modified.  E. J. 
Starkel SECONDED.  MOTION CARRIED 7:0:0. 

 
5. AUDIENCE OF CITIZENS:  C. Vance introduced the new Town Administrator Natasha Nau. 
 
SUSPEND REGULAR MEETING:  The meeting was suspended at 7:03 p.m.  
 
PUBLIC HEARING FOR PZC-1415-07 (CONTINUED from 4/13/15):  Application of Christopher Ramm for 
proposed regulation amendment/revision to Section 52.7.19 of the Columbia Zoning Regulations 
(Neighborhood Retirement Housing): 
 
Christopher Ramm of 21 Route 87 asked that the public hearing not be closed tonight but be continued 
to the May 11, 2015 meeting as he would like to do more review on the regulation proposal. 
  
P. Stahl addressed the possible draft changes to the regulation proposal discussed by the Commission 
during the public hearing at the last meeting.  Building code regulates accessible housing requirements 
so that does not need to be included in this regulation.   Also, the building code does not have a 
minimum dwelling unit size, but minimum room sizes - the sum of which is 3-400 square feet;  after 
discussion, the consensus of the Board was to have a minimum of 600 square feet with no  maximum for 
the dwelling unit.  For clarity, the phrase 'floor area' should be replaced with 'living area' as that is 
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defined in Section 9.  P. Stahl  suggested allowing agriculture as open space, but adding 'where 
appropriate'.   She suggested including language for guest parking and to clarify that the Complex owner 
was responsible for verifying occupant qualifications.   She discussed excluding 'exposed ledge' as 
unbuildable, and stated that ledge isn't unbuildable, but is more costly for construction; consensus by 
the members was to not include it as unbuildable.   
 
Edward Pelletier spoke to the proposed maximum number of dwelling units as two per 50,000 square 
feet. He considers the square footage to be excessive given that these types of units would probably be 
sharing community wells,  and  it's the soil suitability for septic systems that drives the size of a lot.  R. 
Nassiff responded that the 50,000 square foot number came from a planning point of view and said it 
would be helpful to have scientific information supporting a larger density.  
 
C. Ramm asked if the Board was considering scaling the number of residences allowed per acre for the 
purpose of septic systems.  R. Nassiff said the Board has to stick to what has been proposed in the 
application and any large change to density would require a re-publishing and re-scheduling of the 
public hearing. 
 
P. Stahl said based on a recent survey by Columbia COA,  many people feel isolated in town and higher 
density within this type of Complex  might encourage more of a community feel for the residents. 
 
To allow the applicant to collect data to further address the density question, R. Nassiff MOVED to 
CONTINUE the public hearing for the application of Christopher Ramm for proposed regulation 
amendment/revision to Section 52.7.19 of the Columbia Zoning Regulations (Neighborhood Retirement 
Housing) to Monday, May 11, 2015 at 7:00 p.m. in the Adella G. Urban Administrative Offices 
Conference Room, 323 Route 87, Columbia, CT.  E. J. Starkel SECONDED.  MOTION CARRIED 7:0:0. 
 
RESUME REGULAR MEETING:  The regular meeting was resumed at 7:43 p.m. 

 6.        UNFINISHED BUSINESS (Discussion/Possible Action) 

6.1 PZC-1415-07:  Application of Christopher Ramm for proposed regulation amendment/revision to 
 Section 52.7.19 of the Columbia Zoning Regulations (Neighborhood Retirement Housing) 
 
 There was no discussion of this agenda as the public hearing has been continued to May 11, 2015.    
 
7.  NEW BUSINESS 

7.1    PZC-1415-10: Application of 22 Route 66 East LLC and TS Automobile LLC for a change in use to  
  include used car sales:     
 
  P. Stahl explained that the property owners would like to lease the property to two separate  
  businesses.  The Honda dealership has been discontinued at this location.  Part of the property is  
  leased to a landscaper for storage of equipment and the application is to get approval to use part  
  of the property for used car sales via the internet.   
 
  P. Stahl said there is plenty of parking available as there is no need for the  typical car lot vehicle  
  display as these cars will be sold on the internet.   The site plan submitted shows the available  
  parking for the landscape and hair salon tenants,  leaving ample parking for TS Automobile.  
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  R. Nassiff said he has concern with parking 20 cars on a one acre parcel.  The applicant, Tai XU of  
  121 Pudding Lane, Mansfield Center responded he would not need many designated spaces.  R.  
  Powell commented the parcel has a total of 35 parking spaces. 
 
     P. Stahl mentioned concerns she had with the millings that have been laid behind the buildings  
  that is actually on State property.    
 
  R. Napolitano MOVED to APPROVE the application of 22 Route 66 East LLC and TS Automobile LLC  
  for a change in use to include used car sales at 22 Route 66 East, Columbia, CT per the application  
  and site plan submitted, and statements made by the applicants, with the following conditions: 
 
  1.  The repair of motor vehicles is only permitted within the main building and small outbuilding, 
  2.  Public display of vehicles for sale shall only be by TS Automobile LLC or its successor, 
  3.  There shall be no outdoor storage of dismantled or discarded motor vehicles or parts, 
  4.  The rear property line shall be clearly marked by a surveyor and the milling in place off-site   
       shall be removed; there shall be no use of the abutting property.  
  
  D. Schofield SECONDED.  MOTION CARRIED 6:0:1 with V. Englert abstaining. 
  
8.  REGULATION REVISIONS 

8.1  Rte 6 Corridor / Commercial Regulations:  No report. 
8.2  Implementation of Columbia Lake ADHOC Committee recommendations:  Discussion followed on   
    the difficulty of defining “stories” and number of stories.   
 
  Discussion followed on addressing height, lot coverage, having the regulations for special   
  permit approval for reducing side yard setbacks pertain only to non-conforming lots (on the lake  
  or town-wide), lots that are divided by a road and the concerns of the ZBA.  
 
   R. Nassiff asked the members to consider the following vital question for the next meeting:  “Do  
  we need to make a change to the way we signify what properties can go for a special permit and,  
  if so, do we want to stick with the current 10 and 15% thresholds or do we want to go to a grid  
  and if the straddling of the road, primarily Woodland Terrace, is eliminated, is the current system  
  ok?”   
  
  Carmen Vance asked the Commission to include consideration of the undeveloped land around  
  the lake.   
 
  Ann Dunnack of 103 Lake Road said she concurs with C. Vance’s comments 
 
     To address the concern for the undeveloped land around the lake, R. Nassiff threw out the ideas  
  of requiring more frontage on a road on a new subdivision in the three different lake zones and  
  not allowing neighborhood retirement homes.  
 
8.3  Approval of revised Subdivision Application and Checklist   

  P. Stahl said there is currently no checklist for subdivisions and reviewed the changes made to the  
  subdivision application.   
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  The consensus of the Commission was to approve the revised Subdivision Application and   
  Checklist as presented.   
 
9.  COMMUNICATIONS AND REPORTS  
9.1  POCD Update:  P. Stahl reported that she received an email from the Office of Policy and Management 
  clarifying that the “10 year clock for maintaining discretionary state funding re-sets whenever the  
  municipal PC/PZC adopts a new POCD that has been prepared  or amended in accordance with the 
  process outlined in CGS Section 8-23.”  For Columbia, this means that the PZC only has until March 
  2016 to update the current POCD based on the ten year period from when the PZC adopted the last 
  POCD. 
 
  R. Nassiff asked P. Stahl to choose sections of the POCD for update and discussion at the PZC meetings 
  rather than have the Commission go through the entire document at one time. 
 
9.2  ZEO Report 

10.  COMMISSION OPEN DISCUSSION:  No open discussion. 
11.  AUDIENCE OF CITIZENS:  No audience of citizens. 

12.     ADJOURNMENT:  E. J. Starkel MOVED to ADJOURN the regular meeting at 8:41 p.m.    
       R. Nassiff SECONDED.  MOTION CARRIED 7:0:0. 

 

The next regular meeting is scheduled for Monday, May 11, 2015. 

  

 

Respectfully submitted by Linda H. McDonald 

 

Please see the minutes of subsequent meetings for the approval of these minutes and any corrections 
hereto.      


