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TOWN OF COLUMBIA 

PLANNING AND ZONING COMMISSION 
Adella G. Urban Administrative Offices Conference Room 

323 Route 87, Columbia, CT 
Monday, February 24, 2020   7:00 pm 

Regular Meeting Minutes 
 

Members Present:  Chairman Rick Nassiff, Thomas Currier, E. J. Starkel, Larry Preston (Alternate), Alex 
Bothell (Alternate)    
Members Excused:  Vice-Chair Vera Englert, Richard Napolitano, Robert Powell 
Staff Present:  Town Planner Paula Stahl, Board Clerk Flo Polek  
Others Present:  Wesley Wentworth-Engineer, Corey Krohn, Martie Krohn, Joseph H. Boucher-Engineer, 
Roseanne Hunniford, Jean Arnini, John Wilkinson, Christine Taddonio, Robert Bogue and eight others. 
 

1. CALL TO ORDER:  R. Nassiff called the meeting to order at 7:00 p.m. 

2. ROLL CALL AND SEATING OF ALTERNATES:  L. Preston was SEATED for V. Englert; A. Bothell was 
SEATED for R. Powell. 

3. ADDITIONS/CHANGES TO AGENDA:  None 

4. APPROVAL OF PZC REGULAR MEETING MINUTES of February 10, 2020  

F. Polek stated that the last sentence on page one should read:  P. Stahl recommended that the 
application not be approved tonight, and all agreed that it will be reviewed on February 24, 2020. 

T. Currier MOVED to APPROVE the February 10, 2020 meeting minutes with changes, A.  Bothell 
SECONDED, E. J. Starkel ABSTAINED; MOTION CARRIED; 4:0:1 

5. AUDIENCE OF CITIZENS:  None 

For the audience, R. Nassiff reviewed the process for the opened hearings with any questions 
directed to the Commission.  P. Stahl asked the audience to spell their name for the record.     

CONTINUE PUBLIC HEARING:  PZC 1920-04 Public Hearing for Application of Oasis Auto for Used Car 
Sales in a Flood Hazard Zone at 16 Rte 66E, Assessors Map # #9, Lot #3 

 R. Nassiff MOVED to CONTINUE the Public Hearing for PZC 1920-04. 

W. Wentworth, Soil Scientist of Wentworth Civil Engineers, LLC, representing Tai Xu, owner of Oasis 
Auto, LLC., presented the elevation plans to the Commission and public.  The elevations facing Route 
66 is the front of the building having one window and three overhead doors.  The side elevations each 
have one door.  It is a metal-sided building, two-toned, the bottom four feet in a darker color, and the 
roof overhangs around the sides 18” over the front.  There are no changes to the site plan.  R. Nassiff 
asked the Commission and P. Stahl if there were any comments.  There were none.   

R. Nassiff MOVED to CLOSE the public hearing; E. J. Starkel SECONDED; MOTION CARRIED 5:0:0.  
The public hearing closed at 7:06 pm. 

6.1 UNFINISHED BUSINESS (Discussion/Possible Action) : 

PZC 1920-04 Application of Oasis Auto for Used Car Sales in a Flood Hazard Zone at 16 Rte 66E, 
Assessors Map #9, Lot #3. 
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R. Nassiff MOVED to APPROVE the Application of Oasis Auto for Used Car Sales in a Flood Hazard 
Zone at 16 Rte 66E, Assessors Map #9, Lot #3; E. J. Starkel SECONDED; MOTIONED CARRIED 5:0:0. 

 

OPEN PUBLIC HEARING:   PZC 1920-05 James and Joyce Corso’s Subdivision Application to create one 
3.85-acre new lot at 563 Route 87, Assessor’s Map 32 Lot 12.  

R. Nassiff OPENED the public hearing 7:07 p.m. 

P. Stahl stated for the record that the public hearing was noticed per the Connecticut State Statutes.   
 
J. Boucher of Towne Engineering, Inc., representing J. and J. Corso and M. and N. Hoar, provided the 
plans to the Commission noting that the mail receipts were returned to the Town of Columbia, and 
the proper signage was posted on the property.  J. Boucher stated that P. Stahl indicated that this 
was a resubdivision and provided additional history on the property.  In the year 1980, the 
Commission approved a six-lot subdivision that included lot 2 where Mr. and Mrs. Corso reside.  In 
1990, the Commission approved a five-lot subdivision that was subsequently dissolved by the 
applicants.  This proposal is a two lot resubdivision with #2A, a new 3.85-acre lot, with lot #2 
containing the remaining land of 30.6 acres.  Lot #2A has 200’ of frontage and a paved driveway will 
be constructed over the existing farm road on Lot #2, there will be a 30’ wide driveway cross-
easement. There are two paved aprons on Route 87.  Lot #2, with the existing house, has a total 
frontage of 260’.  Mr. Boucher showed the proposed house, well and septic location, and a small 
detention basin for stormwater.  He stated that the Health Department has approved the plan.    
Members asked about the direction of the stormwater flow, Mr. Boucher explained that the land 
sloped to the southeast towards the Ten Mile River.  The applicants are requesting a waiver of the 
open space requirements per Section 9.5 as the purpose of creating this new lot is for the Corso’s 
daughter and her family to build a home.    
 
P. Stahl said she worked with Mr. Boucher on a few revisions on the earlier plans which have been 
incorporated into those presented, she feels that the plans meet the regulations; and it was laid out 
in a way so as not to hinder further subdivisions, a requirement of the regulations.  
The Chair asked if the public had any comments, there were none.   

 
R. Nassiff MOVED to CLOSE the public hearing; A. Bothell SECONDED; MOTION CARRIED 5:0:0. 
The public hearing closed at 7:19 pm. 

 
6.2 UNFINISHED BUSINESS (Discussion/Possible Action)  

PZC 1920-05 James and Joyce Corso’s Subdivision Application to create one 3.85-acre new lot at 563 
Route 87, Assessor’s Map 32 Lot 12.  

P. Stahl stated she shared with Mr. Boucher the subdivision plans and each condition that need to be 
addressed.   

R. Nassiff MOVED to APPROVE the requested waiver of open space requirements per Section 9.5 of 
the Columbia Subdivision Regulations; E. J. Starkel SECONDED; MOTIONED CARRIED 5:0:0. 
 
R. Nassiff MOVED to APPROVE the James and Joyce Corso Subdivision Application based on the 
application and plans submitted and statements made by the applicant and applicant’s agent at the 
hearing, with the Conditions of Approval as follows: 
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Prior to the endorsement by the commission of the final subdivision plans for filing in the office of the 

town clerk the following is required:   

• The approval letters shall be added to the Final Subdivision Plans from the Inland Wetlands and 

Watercourses Commission and/or its Agent, the Town Sanitarian, and the Planning and Zoning 

Commission.  

•   The approval notes (below) from the PZC shall be added to the Final Subdivision Plans.  

• All boundary pins and monuments shall be set at all angle points and at 500’ intervals for all straight 

segments and field verified by the surveyor and noted on the final plans.    

• Language approved by the town attorney for the common driveway usage, maintenance and 

easement to be included in deeds for any lot with a shared driveway.   

• Language approved by town attorney to be included into each deed stating that the property owner 

shall maintain the Detention Basin and/or other stormwater treatment method.    

  

Prior to transfer of lot 2a:  

1. The subdivision applicant shall provide an estimate of the erosion and sedimentation controls 

required on each lot including any controls that will be necessary within the State r.o.w. in order to 

accommodate individual lot development.     

2. The deed shall include the requirement for the maintenance of the retention areas.   

3. The deed shall include the restriction that the property cannot be sold to a non-family member 

within the first five years.  

4. The shared driveway easement and maintenance agreement shall be recorded.   

  

Prior to the issuance of a building permit:   

1. The proposed site plan shall be reviewed by the Town Planner to determine if there is a change in 

structure location that requires a revised drainage plan by a professional engineer; fee to be paid by 

permit applicant.      

2. The developer shall notify the Columbia ZEO at least seven days in advance of any site work to 

schedule a pre-construction meeting.  

3. Erosion and sedimentation control bonds for individual lots shall be submitted to the Town of 

Columbia in the amount identified in the approved estimate and approved by the Town Planner.  

4. Driveway permits must be obtained from the State of Connecticut Department of Transportation in 

accordance with the adopted policy concerning driveway aprons.    

5. Should any rock blasting be required, the developer is encouraged to notify property owners within 

500’ of the lot on which blasting will occur at least one week in advance and to offer a preblast 

survey by a qualified structural engineer.  

 
E. J. Starkel SECONDED; MOTIONED CARRIED 5:0:0. 
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OPEN PUBLIC HEARING:  PZC 1920-06 Estate of Betty T. Brand’s Subdivision Application to create 
one 2-acre new lot on the Chowanec Road, property at 80 Old Willimantic Rd, Assessor’s Map 19 
Lot 54.    

R. Nassiff OPENED the public hearing at 7:26 p.m. 

P. Stahl questioned the applicant regarding the application that is listed as the Estate of Betty T. 
Brand.  She stated that the Town records are incorrect in the Assessor’s Office.  In August 2016, 
the estate was settled and M. Brand Krohn was named the owner and signed a statement that C. 
Krohn, son of M. Brand Krohn, could represent her.  R. Nassiff stated he wants to make sure all is 
in good order making sure it is clear which property the Commission is acting on.  C. Krohn stated 
that the attorney who handled the estate filed the documents with the town and questioned why 
the name was not changed.  P. Stahl said that the deed was filed properly, the file was passed on 
to the Assessor and the name was not changed at that time.  P. Stahl noted the land records 
should be changed to reflect the owner as Martie Brand Krohn.  

P. Stahl said she reviewed the subdivision plans and have shared her comments with Wes 
Wentworth of Wentworth Civil Engineers concerning the driveway slope and drainage.  The plans 
have been revised to address her concerns; a digital copy of the revised plans was received today 
and was included in the email to members. 

W. Wentworth, Soil Scientist of Wentworth Civil Engineers, LLC is representing the owner and the 
applicant.  He stated that all parties were notified via certified mail and signage posted.   W. 
Wentworth reviewed the plans with the Commission.  One new building lot would be created 
with two acres in size in the southeast corner of the property on Chowanec Road.   The remaining 
land will stay with the farm.  The south property line is an old town right of way that cuts 
through.  The property slopes from the highpoint on the west land portion of the new lot down 
toward Chowanec Road.    The house will be at the top of the hill and has tested as a suitable 
septic system.  There is no activity within the wetland area or upper review area or watercourses.   

W. Wentworth stated that in December, he discussed a fee-in-lieu of open space dedication for 
this lot with the Commission.  A proposed fee was suggested payable to the Town to be 
deposited into the open space fund to be used to purchase other pieces of land.  Per the State 
Statutes, the fee-in-lieu is 10 percent of the value and the applicant proposes a $1500 fee on the 
new lot in lieu of open space to be dedicated to the Town.   

R. Nassiff asked if W. Wentworth had any perspective on the abandoned town road, as he has a 
concern to make sure that the Town does not incur a cost for a road extension.  P. Stahl said that 
the Town may disband the road in the future and give the two abutting property owners one-half 
of the road.  If it were a longer stretch, with the potential for driveways, there may be some 
concern. 

R. Nassiff asked if the Commission has any further questions, which the Commission had none 
and turned to the audience for their questions. 

R. Hunniford of 33 Chowanec Road and was under the impression for 20 years that the land was 
donated to the Town to be used by people, horses, and never to have a building on it. 

J. Arnini of 15 Chowanec Road lived on the property for over twelve to fifteen years ago and was 
led to believe that land was never to be developed.  R. Nassiff asked if there was any proof of his 
statement.  J. Arnini replied that he did not have any proof, then questioned if the land was 
willed to the Town.  R. Nassiff explained that he cannot act on this matter as it is a legal issue and 
should be addressed with the town attorney.  He asked W. Wentworth if he had any knowledge 
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about the property.  W. Wentworth said he did not.  P. Stahl stated she saw no reference in the 
deed.   

J. Wilkinson of 35 Johnson Road stated as far as he knew, the property he owns was once part of 
the Brand property and was subdivided. 

R. Nassiff stated that the request here was to consider an alternative method considering open 
space dedication of fee-in-lieu of on this property.  The applicant asked if the Commission would 
consider a fee on the lot that was being divided off and leave the remaining land with open space 
dedication not satisfied and not addressed.  The Commission openly considers that when an 
application is received it is reviewed.  The goal is to create little pressure on the owner for a need 
to subdivide.  The Commission did not want an applicant to come back to divide multiple lots.   

C. Taddonio of 29 Samuel Hill Road asked if the Commission would consider having a larger 
parcel.   R. Nassiff said the Commission does not weigh in on the size of the parcel as long it 
meets subdivision regulations.  W. Wentworth indicated that the remaining property is 87.77 
acres.  P. Stahl said that the frontage on a town road is 200 ft. and meets the regulations with the 
setbacks noted.  She had a few questions and concerns that Mr. Wentworth addressed with the 
new plans. 

P. Stahl stated for the record, the public hearing was noticed per the Connecticut Statutes for the 
applicant’s portion and the Town’s portion. 

E. J. Starkel asked if there would be any potential blasting would occur on the site.  W. 
Wentworth that blasting is a possibility.  

R. Hunniford asked for notification on the blasting.  W. Wentworth said that based on all State 
and Local Codes notifications are sent to adjacent homeowners. 

T. Currier asked in terms of open space requirements, what would occur if the applicants came 
back in three years from now and requested another lot.  P. Stahl talked with the town attorney 
who suggested language in the conditions and the printed mylar for lot #2 on stating that at the 
time of the re-subdivision of the remaining 87.77 acres, the owner shall meet the open space 
requirements with the Columbia subdivision regulations.  T. Currier stated that that would 
encompass the remaining 87.77 acres.  P. Stahl stated the applicants could ask for one, two, or 
three more lots, but it would be up to the discretion of how the open space requirement was 
met.  R. Nassiff stated that the Commission would not want to set a precedent where the 
Commission would always accept the next lot.  P. Stahl said the Commission could say that this is 
it, one or no further lots would be approved.  

R. Bogue of 42 Johnson Road asked the question, how many acres are covered in the parcel and 
why restrictions would be placed on the parcel.  W. Wentworth stated that a total of 89.7 acres 
are covered.  T. Currier stated that no restrictions would be placed on the parcel.  R. Nassiff 
explained that the Commission would not want to accept one lot at a time for a large parcel and 
would need to address the open space requirements for the future in the event there may be a 
comprehensive subdivision.  There are no restrictions going forward and the Commission is not 
obligated to accept one lot in the future. 

M. Krohn was asked if the Town approached her regarding the purchase of the parcel.  She stated 
that she wants to keep the land in the family and is doing the one lot subdivision to renew the 
farmhouse and beautify the farm.  She went on to say she wants to keep the farm the way it is 
and make it beautiful again. 

W. Wentworth questioned which lot required new boundary pins and monuments.  P. Stahl 
stated that the boundary pins and monuments are for the new lot.  W. Wentworth stated that 
the set boundaries were set around the property at the time of the last survey. 
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R. Nassiff MOVED to CLOSE the public hearing; then withdrew his motion as T. Currier questioned 
the fee amount.  P. Stahl said she looked at what she thought the value was of the raw land, 
pulling out the 2 acres.  She found the fee is slightly less than what is offered by the applicant.   

R. Nassiff MOVED to CLOSE the public hearing; T. Currier SECONDED; MOTION CARRIED 5:0:0. 
The public hearing closed at 7:55 p.m.     
 

6.3 UNFINISHED BUSINESS (Discussion/Possible Action)  

PZC 1920-06 Estate of Betty T. Brand’s Subdivision Application to create one 2-acre new lot on 
the Chowanec Road, property at 80 Old Willimantic Rd, Assessor’s Map 19 Lot 54.  

R. Nassiff MOVED to APPROVE Estate of Betty T. Brand’s Subdivision Application based on the 
application and plans submitted and statements made by the applicant and the applicant’s agent 
at the hearing, with the previously read Conditions of Approval with the payment of $1,500 as a 
fee-in-lieu of open space on the newly created lot 1 with conditions, with a note be added onto 
the plan depicting Parcel Two stating:  at the time of a re-subdivision of the remaining 87.77 acres 
the owner shall meet the open space requirements of the Columbia Subdivision Regulations then 
in effect through (i) open space dedication, or (ii) payment of fee-in-lieu of open space, or (iii) 
combination of open space dedication and payment of fee-in lieu, or (iv) such other provisions as 
may be applicable at such time, in the sole discretion of the Commission, and , with the 
conditions of the following: 

Prior to the endorsement by the Commission of the final subdivision plans for filing in the Office 
of the Town Clerk the following is required: 

• The approval letters shall be added to the Final Subdivision Plans from Inland Wetlands 
and Watercourses Commission and/or its Agent, Town Sanitarian, and Planning and 
Zoning Commission. 

• A note shall be added onto the plan depicting Parcel Two (2) stating:  At the time of a re-

subdivision of the remaining 87.77 acres the owner shall meet the open space requirements 

of the Columbia Subdivision Regulations then in effect through (i) open space dedication, or 

(ii) payment of fee-in-lieu of open space, or (iii) combination of open space dedication and 

payment of fee-in-lieu, or (iv) such other provisions as may be applicable at such time, in the 

sole discretion of the Commission.  

• The approval notes (below) from the PZC shall be added to the Final Subdivision Plans.  

• All boundary pins and monuments on lot 1 shall be set at all angle points and at 500’ 

intervals for all straight segments and field verified by the surveyor and noted on the final 

plans.    

• The Fee-in-Lieu shall be paid.   

Prior to transfer of lot 1: 

1. The subdivision applicant shall provide an estimate of the erosion and sedimentation controls 

required on each lot including any controls that will be necessary within the Town r.o.w. in order 

to accommodate individual lot development.     
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Prior to the issuance of a building permit:   

1. The proposed site plan shall be reviewed by the Town Planner to determine if there is a change in 

structure location that requires a revised drainage plan by a professional engineer; fee to be paid by 

permit applicant.      

2. The developer shall notify the Columbia ZEO at least seven days in advance of any site work to 

schedule a pre-construction meeting.  

3. Erosion and sedimentation control bonds for individual lots shall be submitted to the Town of 

Columbia in the amount identified in the approved estimate and approved by the Town Planner.  

4. Driveway permits must be obtained from the Town of Columbia in accordance with the adopted 

policy concerning driveway aprons.    

5. Should any rock blasting be required, the developer is encouraged to notify property owners within 

500’ of the lot on which blasting will occur at least one week in advance and to offer a pre-blast 

survey by a qualified structural engineer.  

T. Currier SECONDED; MOTIONED CARRIED 5.0.0. 

7. NEW BUSINESS (Discussion/Possible Action):  None   

8. REGULATION REVISIONS: 

8.1.   Other Commercial-related revisions:  Sections 8.5, 61, and 65   

P. Stahl has prepared for the Public Hearing for March 23, 2020 and notified all five abutting towns, 
CCROG and SECCOG.  The legal notice is scheduled to be printed.   

 

9. COMMUNICATIONS AND REPORTS:  None 

10. COMMISSION OPEN DISCUSSION:  None 

11. AUDIENCE OF CITIZENS:  None 

12. ADJOURNMENT: 

 
R. Nassiff MOVED to ADJOURN; E. J. Starkel SECONDED; MOTION CARRIED 5:0:0. 
The meeting ADJOURNED at 8:02 p.m.  

 
Respectfully submitted by Flo Polek, Board Clerk  
Please see the minutes of subsequent meetings for approval of these minutes and any corrections 
hereto. 

 

 

 

 

 


