PLANNING AND ZONING COMMISSION
AGENDA
PUBLIC HEARING / REGULAR MEETING – VIRTUAL
November 15, 2022, 7:00 P.M.
Planning and Zoning Commission
Tue, Nov 15, 2022 7:00 PM - 11:00 PM (EST)
Please join my meeting from your computer, tablet or smartphone.
https://meet.goto.com/516324965
You can also dial in using your phone.
United States: +1 (224) 501-3412
Access Code: 516-324-965
Get the app now and be ready when your first meeting starts: https://meet.goto.com/install
PUBLIC HEARING
I.

Petition 2022-8 – Petition of the Hebron Planning and Zoning Commission to amend the
Hebron Zoning Regulations pertaining to the definition of Affordable Housing and
opportunities for the Commission to provide relief of certain provisions of the PRD Zone
when affordable housing is proposed. Application to amend Sections 2.F.4.3.2, 2.F.4.4,
2.F.4.5.1.e, 2.F.4.5.3.1, 2.F.4.5.3 c and d, 2.F.4.7.4 and Section 9.C.

II.

Request for Designation of Kinney Road as a Scenic Road pursuant to the authority of
General Statutes Section 7-149a and Hebron Code of Ordinances Chapter 313 Streets and
Sidewalks.

REGULAR MEETING
I.
II.

Call to Order / Roll Call
Approval of Minutes
A. October 25, 2022 – Regular Meeting/Workshop

III.

Recognition of Guests

IV.

Action on Pending Applications

PLANNING AND ZONING COMMISSION
AGENDA - Continued
PUBLIC HEARING / REGULAR MEETING – VIRTUAL
November 15, 2022, 7:00 P.M.
A. Petition 2022-8 – Petition of the Hebron Planning and Zoning Commission to amend
the Hebron Zoning Regulations pertaining to the definition of Affordable Housing and
opportunities for the Commission to provide relief of certain provisions of the PRD
Zone when affordable housing is proposed. Application to amend Sections 2.F.4.3.2,
2.F.4.4, 2.F.4.5.1.e, 2.F.4.5.3.1, 2.F.4.5.3 c and d, 2.F.4.7.4 and Section 9.C.
V.

New Business
A. New Applications
1.

Petition 2022-9 – Petition of the Hebron Planning and Zoning Commission to
amend the Hebron Zoning Regulations Section 6.D to extend the Temporary and
Limited Moratorium on Cannabis Establishments. Application filed under Section
7.E of the Hebron Zoning Regulations.

2.

Petition 2022-11 and 2022-12 – Petition of Roger G. Barrett, Jr. to amend the
Special Permit and Site Plan for a legal, non-conforming use at 326 Gilead St.
Application filed under Section 6.B.3 of the Hebron Zoning Regulations.

B. Set Public Hearing Date
1.

Petition 2022-9 – Petition of the Hebron Planning and Zoning Commission to
amend the Hebron Zoning Regulations Section 6.D to extend the Temporary and
Limited Moratorium on Cannabis Establishments. Application filed under Section
7.E of the Hebron Zoning Regulations.

2. Petition 2022-11 and 2022-12 – Petition of Roger G. Barrett, Jr. to amend the
Special Permit and Site Plan for a legal, non-conforming use at 326 Gilead St.
Application filed under Section 6.B.3 of the Hebron Zoning Regulations.
C. Other New Business
1. Request for Designation of Kinney Road as a Scenic Road pursuant to the
authority of General Statutes Section 7-149a and Hebron Code of Ordinances
Chapter 313 Streets and Sidewalks.
2. Informational Meeting with Rev. Ronald Kolanowski of St. Peter’s Episcopal
Church
3. Pre-Application Discussion re: Toomey Crossing Phase II
4. 2023 Regular Meeting Schedule Draft – Possible Adoption
VI.

Correspondence
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PLANNING AND ZONING COMMISSION
AGENDA - Continued
PUBLIC HEARING / REGULAR MEETING – VIRTUAL
November 15, 2022, 7:00 P.M.
VII.

Adjournment
Next Meeting: November 29, 2022 Special Meeting Public Hearing/Workshop
December 13, 2022 Organizational Meeting/Public Hearing/Regular
Meeting
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TOWN OF HEBRON, CT
PLANNING AND DEVELOPMENT DEPARTMENT
TO:

Planning and Zoning Commission

FROM:

Matthew Bordeaux, Town Planner

DATE:

November 10, 2022

RE:

Planner’s Report for November 15, 2022 Public Hearing/Regular Meeting
PUBLIC HEARING

Petition 2022-8 – Petition of the Hebron Planning and Zoning Commission to amend the
Hebron Zoning Regulations pertaining to the definition of Affordable Housing and
opportunities for the Commission to provide relief of certain provisions of the PRD Zone
when affordable housing is proposed. Application to amend Sections 2.F.4.3.2, 2.F.4.4,
2.F.4.5.1.e, 2.F.4.5.3.1, 2.F.4.5.3 c and d, 2.F.4.7.4 and Section 9.C.
A staff memo to the Commission dated November 7, 2022 is included in your packet to address
the above referenced petition. Petition 2022-8 was received by the Commission on September
13, 2022 and a public hearing was scheduled to be held on October 11, 2022. The Commission’s
meeting was cancelled that evening, so the public hearing was re-advertised for November 15,
2022. The public hearing should be closed no later than December 20, 2022.

Request for Designation of Kinney Road as a Scenic Road pursuant to the authority of
General Statutes Section 7-149a and Hebron Code of Ordinances Chapter 313 Streets and
Sidewalks.
The above noted request was received by the Commission on September 13, 2022. A preliminary
review of the request was made by Town staff in advance of the Commission’s receipt, and it
was determined that the provisions of the Hebron Code of Ordinances and Connecticut General
Statutes were satisfied. Upon the recommendation of Town staff, the Commission scheduled a
public hearing to be held on October 11, 2022, however the meeting was cancelled. The public
hearing was readvertised for November 15, 2022. A staff memo to the Commission dated
November 10, 2022, is included in your packet to address the request.

11/15/22 PZC Planner’s Report
Page 2 of 3

REGULAR MEETING
Petition 2022-9 – Petition of the Hebron Planning and Zoning Commission to amend the
Hebron Zoning Regulations Section 6.D to extend the Temporary and Limited Moratorium
on Cannabis Establishments. Application filed under Section 7.E of the Hebron Zoning
Regulations.
At the July 13, 2021 meeting of the Planning and Zoning Commission, the Commission adopted
an amendment of the Hebron Zoning Regulations to impose a Temporary and Limited
Moratorium on Cannabis Establishments. The moratorium was subsequently extended and is set
to expire on December 30, 2022. This action was taken upon the recommendation of the Town
Attorney and in response to the recently passed S.B. 1202, “An Act Concerning Responsible and
Equitable Regulation of Adult-Use Cannabis”. The Act does not state when a person can begin
to file an application for a site plan or special permit for such a facility if the Town has not taken
action in regulating or prohibiting them. Based on that information, the Commission put a
moratorium in place.
The Act provides the opportunity for Towns to prohibit or regulate cannabis establishments by
Ordinance or by Zoning Regulation. It states that if not regulated or prohibited, cannabis
establishments must be approved in the same fashion as similar uses, such as retail uses, that are
permitted in every retail and business district in Hebron.
While the Act allows Towns to take action by Ordinance, which is under the purview of the
Board of Selectmen, the Board of Selectmen decided to delegate and approved the following
motion: “that the Board of Selectmen request that the Planning and Zoning Commission write up
regulations that will regulate the sale of cannabis in the Town of Hebron, and also that they write
up regulations which would regulate the commercial cultivation of cannabis in the Town of
Hebron.”
To provide the necessary time to consider the issue, the existing temporary and limited
moratorium on cannabis establishments should be extended. An application to amend the Hebron
Zoning Regulations accordingly has been prepared by Town staff and is included in your packet
for receipt. It is recommended that the Commission schedule a public hearing to be held at a
Special Meeting on November 29, 2022.

Petition 2022-11 and 2022-12 – Petition of Roger G. Barrett, Jr. to amend the Special
Permit and Site Plan for a legal, non-conforming use at 326 Gilead St. Application filed
under Section 6.B.3 of the Hebron Zoning Regulations.
In response to a complaint by a neighbor, it was discovered that unpermitted, regulated activity
had commenced at 326 Gilead St, the location of Country Carpenter’s Post & Beam Buildings
Inc, a legal, non-conforming Rural Business Use in the R-1 District. The property owner was
informed that an application to modify the previously approved Special Permit and associated
Site Plan, pursuant to Section 6.C.3.5, was required. An application is included in your packet
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for receipt. It is recommended that the Commission schedule a public hearing to be held at the
regularly scheduled meeting on December 13, 2022.

Informational Meeting with Rev. Ronald Kolanowski of St. Peter’s Episcopal Church
Father Ron will make a presentation to the Commission introducing the Commons Community
Development Corporation and providing an overview of their initiative to address housing
affordability in Hebron.

Pre-Application Discussion re: Toomey Crossing Phase II
Roderic “Mac” McCorrison of McCorrison DW Fish Real Estate has provided materials to
facilitate a pre-application discussion regarding Phase II of the project referred to as “Toomey
Crossing” located at 7 Toomey Ln in the Hebron Green District. Materials include “A History
and Narrative of Toomey’s Crossing”, a Site Layout Plan dated May 12, 2017, revised 11-08-19,
and a set of Schematic Design drawings.

2023 Regular Meeting Schedule Draft
A 2023 meeting schedule has been prepared by Town staff for the Commission’s consideration.
In accordance with the Commission’s by-laws, one meeting is scheduled to be held in the months
of July, August, November and December. There are no anticipated conflicts with holidays.

LEGAL NOTICE
PLANNING AND ZONING COMMISSION
HEBRON, CONNECTICUT
The Hebron Planning and Zoning Commission will hold a Public Hearing at a Regular Meeting
scheduled for Tuesday, November 15, 2022, at 7:00 P.M., to be held virtually through the
GoToMeeting Platform, on the following:
1. Petition 2022-8 – Petition of the Hebron Planning and Zoning Commission to amend the
Hebron Zoning Regulations pertaining to the definition of Affordable Housing and
opportunities for the Commission to provide relief of certain provisions of the PRD Zone
when affordable housing is proposed. Application to amend Sections 2.F.4.3.2, 2.F.4.4,
2.F.4.5.1.e, 2.F.4.5.3.1, 2.F.4.5.3 c and d, 2.F.4.7.4 and Section 9.C.
2. Request for Designation of Kinney Road as a Scenic Road pursuant to the authority of
General Statutes Section 7-149a and Hebron Code of Ordinances Chapter 313 Streets and
Sidewalks.
Dated at Hebron, Connecticut, this 31st day of October 2022.
Natalie Wood, Chair
Planning and Zoning Commission
Tue, Nov 15, 2022 7:00 PM - 11:00 PM (EST)
Please join my meeting from your computer, tablet or smartphone.
https://meet.goto.com/516324965
You can also dial in using your phone.
United States: +1 (224) 501-3412
Access Code: 516-324-965
Get the app now and be ready when your first meeting starts: https://meet.goto.com/install
Legal Notice will be published in the Rivereast News Bulletin on November 4, 2022 and
November 11, 2022.
H:\Matt\PZC\11-15/LGL.NOT 11-15-22.docx

TOWN OF HEBRON
PLANNING AND DEVELOPMENT DEPARTMENT
TO:

Planning and Zoning Commission

FROM:

Matthew R. Bordeaux, Town Planner

DATE:

November 7, 2022

RE:

Town of Hebron Planning and Zoning Commission
Regulation Amendment – Petition #2022-8

Introduction
Town staff has prepared the proposed Petition #2022-8 to amend sections of the Zoning
Regulations applicable to the Planned Residential Development zone and the definition of
Affordable Housing. The intent of the proposed amendments is to provide additional
opportunities for the development of affordable housing in the Planned Residential Development
zone and to bring the Town’s definition of affordable housing in line with that of the State.
Following several discussions on the subject, at the regular meeting on September 13, 2022, the
Commission set a public hearing date of October 11, 2022 to hear testimony on the proposed
amendments. The Commission cancelled the October 11, 2022 meeting and the public hearing
was readvertised for November 15, 2022.
As noted above, the Commission’s discussion of potential amendments to Section 2.F.4 Planned
Residential Development date back to initial work with former Town Planner Michael O’Leary
and more intensive work with former Town Planner Patrick Gallagher. Mr. Gallagher’s work,
specifically a report dated March 4, 2022 (attached), to review the potential for new or expanded
Planned Residential Development zones in Hebron has been considered by the Commission and
can be summarized as follows:
“Based on current Regulations and Sewer District Boundaries, four parcels appear to be
meet the criteria for Planned Residential Developments and could potentially be
impacted by changes to the PRD Regulations:
1.
2.
3.
4.

St. Peter’s Preserve – Church Street
Country Manor Apartments – 162 Wall Street
Wellswood Estates Condo – 80 Wellswood Road
Hillside Farms Apartments – 102 Wellswood Road



Three of these parcels are existing multi-family housing developments
One site (St. Peter’s Preserve) is vacant, and currently used for passive
recreation
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All PRDs would need to be approved by the Commission via Special Permit
Approval
All PRDs would need to be consistent with the Plan of Conservation and
Development”

This review is significant because it indicates that the potential for new or expanded Planned
Residential Development that would be impacted by the proposed amendments is extremely
limited.
Proposed Amendments: 2.F.4 Planned Residential Development
The proposed amendment of Section 2.F.4 were drafted with the input of David Ziaks, P.E.
representing the interests of the owner of Hillside Farms Apartments at 102 Wellswood Rd. The
goal of the proposed amendments is to increase the opportunities to construct affordable housing
in the district.
Section 2.F.4.3: Parcel-Related Standards
The proposed amendment of the “Parcel-Related Standards” Section 2.F.4.3 will allow the
Commission to consider just 50% of areas with steep slopes to be included in the calculations of
net land area when affordable housing is proposed in the PRD Zone. Currently, net land area is
calculated by subtracting “watercourses, waterbodies, ponds, streams; 100-year floodplains;
wetlands; and areas with pre-development grades in excess of twenty percent (20%).” The net
land area dictates the number of units per acre that may be constructed pursuant to the
corresponding table in Section 2.F.4.3.
Section 2.F.4.4: Building-Related Standards
The proposed amendment of Section 2.F.4.4 would also provide the opportunity for an applicant
to construct buildings containing up to eight (8) dwelling units when it can be demonstrated that
reasonable accommodation of outdoor living space has been provided to each unit. This
proposed provision allows a developer to propose, and the Commission consider, amenities such
as private entryways, porches, decks, patios, and the like, to satisfy this provision.
Section 2.F.4.5.1.e: Other Standards and Requirements
The Architectural Design standards of this section require each dwelling unit to have an entrance
directly from the outside. A minor amendment of this section is proposed to instead require a
separate means of access to the outside, consistent with the proposed amendment of Section
2.F.4.4. This would allow a multi-family structure to include a shared principal entrance as long
as each unit included another means of access to an outdoor space.
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Section 2.F.4.5.3.a:
The proposed revision of this section is an effort to bring the parking standards in the PRD Zone
in line with the provisions of CT Public Act 21-29. An excerpt of the relevant section of Public
Act 21-29 is attached.
Section 2.F.4.5.3.c:
The Commission has debated the necessity for enclosed garages to be required for at least one
(1) required resident space. The proposed amendment would allow the Commission to waive the
garage requirement when an applicant intends to provide at least 20% or more of the proposed
units as affordable housing and can demonstrate that the proposed units have access to enclosed
storage space.
Section 2.F.4.7: Affordable Housing Requirements
The final proposed amendment of Section 2.F.4 applies to the requirement that any development
containing affordable housing shall be accompanied by an “affordability plan” consistent with
the provisions of Section 8-30g of the Connecticut General Statutes, or any amendment thereto.
The intent is to have the developer explain how household income and rental price limits are
calculated and administered. This amendment adds the requirement that said plan be
administered by a qualified third-party, acceptable to the Town of Hebron.
Proposed Amendments: Section 9C Definitions
Section 9.C: Definitions
The proposed amendment of Section 9.C will make Hebron’s definition of Affordable Housing
consistent with Connecticut General Statutes Section 8-30g. Affordable Housing would be
defined as housing affordable to households making less than or equal to 80% of the area median
income for a period of at least 40 years. By making the Town’s definition of affordable housing
consistent with the provisions of CGS Section 8-30g, future efforts to develop affordable housing
subject to the provisions of the Hebron Zoning Regulations will ensure that housing units can be
counted towards the State Department of Housing Affordable Housing Appeals List.
Consistency with the Plan of Conservation and Development
Section 8-3a of the Connecticut General Statutes states that the Commission shall state on the
record its findings on consistency of a proposed zoning regulation or boundaries or changes
thereof with the plan of development of the municipality.
The proposed regulation amendment would support the following goals and objectives from the
POCD:
 Establish regulations and policies that encourage a sufficient supply of safe and
affordable housing for all income groups (page 139).
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Provide diversity in the types of housing within the Town that will satisfy the needs of all
socio-economic and demographic levels (page 149).

Additionally, Section 4.2 of the 2022-27 Hebron Plan for Housing Choices identifies strategies
to encourage or require affordable housing including specifically Section 4.2.4 which states:
“Modify the Planned Residential Development regulations to:
a. Require or incentivize affordable housing.
b. Provide a 33% density bonus for providing either 20% affordable units or 40% open
space and a 100% density bonus for providing both (current regulations more strongly
incentivize open space over affordable housing).”
Staff Recommendation
The proposed regulation amendments are consistent with the POCD and Hebron Plan for
Housing Choices. The Commission has discussed additional amendments that would further
expand the potential for housing development at a higher density and more intensive scale, and
those ideas may have merit. However, in light of the limited potential of the PRD zone, as it is
currently designed, the proposal is a meaningful step to incentivize housing opportunities
without a significant disruption of the original purpose of the zoning district. Proposals to reduce
the minimum dimensional standards of the lot or scale of buildings warrant further consideration.
MRB
H:\Matt\PZC\Applications\2022-8 PRD Amendment\Memo.docx

Attach.
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Zoning Regulation Amendment Application
Proposed Amendment:
The proposed amendment of Section 9.C will make Hebron’s definition of Affordable Housing
consistent with Connecticut General Statutes Section 8-30g. Affordable Housing would be
defined as housing affordable to households making less than or equal to 80% of the area median
income for a period of at least 40 years. The proposed amendments of Section 2.F.4 will allow
just 50% of areas with steep slopes to be included in the calculations of net land area when
affordable housing is proposed in the PRD Zone. Amendments of Section 2.F.4 would also
provide possible relief from the requirement to construct garages for affordable housing and
includes provisions for multi-unit buildings containing up to eight units. In addition, the
proposed amendments update the housing affordability plan requirements for affordable housing
proposed in the PRD Zone to be consistent with CGS Section 8-30g. Proposed regulation
amendment language is attached.
Propose of Amending Regulation:
The purpose of the proposed amendments is two-fold. First, it provides new opportunities to
create affordable housing in the PRD Zone. Second, it makes the Town’s definition of affordable
housing consistent with the provisions of CGS Section 8-30g so that future efforts to address
affordable housing through regulation will ensure that housing units can be counted towards the
State Department of Housing Affordable Housing Appeals List.
How is the Proposed Amendment Compatible to the Plan of Conservation and Development:
The proposed regulation amendment would support the following goals and objectives from the
POCD:
• Establish regulations and policies that encourage a sufficient supply of safe and
affordable housing for all income groups (page 139).
• Provide diversity in the types of housing within the Town that will satisfy the needs of all
socio-economic and demographic levels (page 149).

2.F.4

PLANNED RESIDENTIAL DEVELOPMENT
PURPOSE

This Section of the Regulations is intended to provide, through a Special Permit approval process, for housing
opportunities in the R-1 District in Hebron in order to:
• meet the housing needs of residents;
• preserve the residential character of the Town of Hebron; and
• consider soil types, terrain, and infrastructure capacity.
A Planned Residential Development (PRD) would generally consist of housing units (detached units and/or
multifamily buildings) on common land configured to:
• preserve areas of special environmental concern;
• preserve open space;
• enhance the appearance and beauty of the neighborhood and the Town;
• preserve farmland in active use or prime farmland as identified by the U.S. Department of Agriculture, and the
U.S. Soil Conservation Service in Tolland County; and/or
• create affordable housing.

2.F.4.1

LOCATIONAL REQUIREMENTS

1.

Any PRD development shall be served by the Town's sewer service district provided the Hebron Water Pollution
Control Authority has determined that adequate sewage capacity is available to serve the proposed project.

2.

A PRD development may be located within the R-1 zone where it may serve as transitional land use between
business areas and surrounding residential areas.

3.

The location of a PRD development shall be consistent with the Hebron Plan of Conservation and Development.

2.F.4.2

PERMITTED USES

1.

Attached or detached dwelling units on a single parcel or on land owned in common under the Common Interest
Ownership Act of the Connecticut General Statutes.

2.

Accessory uses and structures which are:
a. customary, subordinate, and incidental to the principal residential use; and
b. approved by the Commission if representing a substantial change to the approved plans.

2.F.4.3
1.

PARCEL-RELATED STANDARDS

Minimum Parcel Requirements:
Minimum Parcel Size

8.0 Acres

Minimum Parcel Frontage

50 feet of frontage on an arterial street, residential collector street,
or residential sub-collector street as defined by the Hebron
Subdivision Regulations.

2.

Maximum Density Limitations: In the following table, “net land area” shall consist of parcel area minus:
• watercourses, waterbodies, ponds, streams;
• 100-year floodplains;
• wetlands; and
• areas with pre-development grades in excess of twenty percent (20%)*.
* with twenty percent (20%) or more of units deed restricted as affordable housing as defined by these regulations,
fifty percent (50%) of areas with pre-development grades in excess of twenty percent (20%) may be included in net
land area.

3.

Not Age-Restricted

Age Restricted

Base Density

2.5 dwelling units per acre of
net land area

3.0 dwelling units per acre of
net land area

With 20% or more of units deed
restricted as affordable housing
as defined in these Regulations

3.5 dwelling units per acre of
net land area

4.0 dwelling units per acre of
net land area

With 40% or more of the parcel
dedicated as open space

4.5 dwelling units per acre of
net land area

5.0 dwelling units per acre of
net land area

With 20% or more of units deed
restricted as affordable housing
as defined in these Regulations
and 40% or more of the parcel
dedicated as open space

5.5 dwelling units per acre of
net land area

6.0 dwelling units per acre of
net land area

Open Space Set Aside
a. At least 30% of the total area of land within the PRD shall be set aside and be dedicated as Open Space in
order to accomplish the purposes as set forth in the Hebron Subdivision Regulations.
b. All documents dedicating the land must be approved by the Town Attorney as to form and effect.

4.

Minimum Setback Requirements:

2.F.4.4

To A Business Zone

To A Residential Zone

Minimum Front Yard Setback

50 feet

100 feet

Minimum Side / Rear Yard Setback

25 feet

50 feet

BUILDING-RELATED STANDARDS
Maximum Building Height
•

Residential Building

Two and one-half (2 1/2) stories or thirty-five (35) feet

•

Accessory Building

One and one-half (1 1/2) stories or twenty-five (25) feet.

Minimum Building Separation

Buildings shall be separated by a distance at least equal to the height
of the taller building.
Buildings and garages shall be set back at least 30 feet from the edge
of the pavement of internal roadways to allow for sidewalks and the
parking of cars in locations that do not interfere with the continuity
or function of the sidewalk system.

Dwelling units per building

No building shall contain more than four (4) dwelling units, and not
more than fifty percent (50%) of the total units shall be in four (4)
unit buildings.unless it can be demonstrated that reasonable
accommodation of outdoor living space (private entry, porch, deck,
patio, etc.) has been provided to each unit. In no event shall any
building contain greater than eight (8) dwelling units.

Minimum Floor Area:

Each dwelling unit shall contain a minimum of 750 square feet of
floor space for living quarters.

Building Coverage

The aggregate land area covered by all buildings and other structures
shall not exceed 20% of the total net land area of the parcel.
No dwelling unit shall contain more than three (3) bedrooms and no
more than fifty (50%) percent of the total number of dwelling units
on the tract shall contain three (3) bedrooms.

2.F.4.5

OTHER STANDARDS AND REQUIREMENTS

1.

Architectural Design - Architectural design shall provide for:
a. all buildings shall be subject to Section 5.A Design Review;
b. shielding of mechanical and utility devices;
c. utilization of building materials, which are typical of residential construction;
d. in buildings containing two or more units, the facades of such units shall be staggered or offset a minimum
of five (5) feet unless an alternative arrangement is approved by the Commission;
e. a separate means of access to entrance directly from the outside for each dwelling unit; and
f. design, which minimizes windows which directly face other windows.

2.

Landscaping: Landscaping and Buffers shall be provided in accordance with Section 5.D Landscape and Buffer
Regulations, in addition to the requirements below:
a. all disturbed areas not mulched or planted with trees, shrubs, or flowers shall be planted with grass;
b. trees and shrubs shall be planted around foundations and between structures in a manner approved by the
Commission;
c. street tree plantings shall be provided along streets and common drives where existing trees are sparse or
nonexistent at a rate of two (2) trees for every 50 linear feet of road or drive;
d. Each such tree shall have a minimum caliper of three (3) inches and shall survive two (2) growing seasons
or be replaced; and
e. there shall be a landscaped or natural buffer area of a minimum of fifteen (15) feet between the
development and any adjoining premises.

3.

Parking and Driveways
a. There shall be a minimum of one (1) parking space for each studio or one-bedroom dwelling unit and two
(2) parking spaces for each per dwelling unit with two or more bedrooms with an additional one-half space
per dwelling for visitor parking.
b. At least one (1) required resident space must be located in an enclosed garage; or
b.c. In cases with twenty percent (20%) or more units deed restricted as Affordable Housing as defined by these
regulations, enclosed garages spaces will not be required if it is demonstrated to the satisfaction of the
Commission that adequate enclosed storage space is provided in buildings for all units.
c.d. Parking spaces located in front of garages shall not be permitted to fulfill the total parking requirement;.
d.e. All garages shall have automatic door openers.
e.f. Visitor parking spaces shall be located within 200 feet from the farthest dwelling unit to be served if the
average topographical grade between the spaces and dwelling units is less than 5% and, if such grade is 5%
or greater, then such parking shall be located within 75 feet of the farthest dwelling unit to be served.
f.g. One (1) parking space must be provided for each 200 square feet of recreational building floor area and
located within 200 feet of the building.
g.h. No parking shall necessitate the backing out onto a through street as its only means of egress although such
parking off of cul-de-sacs may be permitted at the discretion of the Commission in instances where it would
not present a safety hazard.
h.i. In connection with parking, adequate, unobstructed space shall be provided for snow storage and
clearance.
i.j. All parking and driveway surfaces shall be bituminous concrete.

4.

Internal Roadways
a. Streets and roadways within a PRD shall be privately owned by the association and designed to discourage
through traffic.
b. All roadways within a PRD shall be constructed to Town road standards as set forth in the Hebron
Subdivision Regulations, except as may be permitted under these PRD Regulations.
c. In the case of cul-de-sac roads, the Commission may permit narrower pavement widths where the
Commission finds that density, length of road, projected traffic volumes, available parking and other
relevant factors justify such reduction.

5.

Pedestrian Walkways
a. Pedestrian walkways, a minimum of four (4) feet in width, shall be provided along one side of all streets,
between buildings, and between buildings and roadways in a system so as to discourage the use of
driveways and roadways by pedestrians unless the Commission determines that such sidewalks do not
enhance the safety of the residents, do not facilitate pedestrian accessibility, or where physical conditions
make such sidewalk construction unfeasible or undesirable.

6.

Storm Drainage
a. All storm drainage facilities must conform to Section 5.E of these Regulations and, if applicable, to the
Hebron Public Improvement Specifications.
b. Drainage calculations shall be submitted as part of the application.

7.

Outdoor Lighting
a. All outdoor lighting shall be designed to prevent light from intruding directly into residential units and no
exterior light shall be placed so as to shine directly outside of the PRD area.
b. Street lighting shall be designed to complement the overall design concept and shall be limited in intensity
to that required for safety of vehicular and/or pedestrian circulation.
c. A street light shall be placed at all road intersections.

8.

Signs
a. No permanent or temporary identification signs may be placed within the right-of-way of project roadways.
b. One (1) small sign per entrance (maximum 20 sq. ft.) announcing the project may be placed outside the
public or private right-of-way at no more than two (2) entrances to the development. This requirement
shall supersede provisions of Section 5.B of the Zoning Regulations.
c. All signs shall be designed as an integral part of the PRD design concept. All buildings or groups of buildings
shall have a comprehensive identification scheme through alpha-numerical designations or thematic
naming program. Such an identification system shall be approved by the Fire Marshal and Tax Assessor.
d. All individual dwellings or groups of dwellings shall display a clearly visible unit number and shall be four (4)
to six (6) inches in height.

9.

Utilities
a. With regard to utilities, the technical standards of the Hebron Subdivision Regulations shall be complied
with.
b. All utility transmission and service lines shall be underground, except when determined to be unfeasible by
the Commission due to site conditions such as severe soil limitations.

2.F.4.6

MANAGEMENT AND MAINTENANCE REQUIREMENTS

1.

When the PRD will be under single ownership with dwelling units to be rented, the owner will be responsible
for maintenance of site improvements and for maintaining the provisions of the approved Special Permit and
Site Plan within the PRD.

2.

When the dwelling units in the PRD will be sold:
a. the responsibility for maintenance of public improvements and for maintaining the provisions of the
approved Special Permit and Site Plan within the PRD shall be vested in the Homeowners Association
pursuant to the Connecticut Common Interest Ownership Act;
b. documentation as to the organization and incorporation of applicable ownership associations shall be
submitted to the Commission to confirm that appropriate legal structures are in place for ownership and
management of common properties and facilities, open space and utility systems, including provision for
financing and maintenance;
c. the Commission may require the recording of a Caveat on the Land Records providing for enforcement by
the Town of Hebron; and
d. the owner will be responsible for maintenance of site improvements and for maintaining the provisions of
the approved Special Permit and Site Plan within the PRD.

3.

As a condition of approval for all PRDs, the developer shall provide:
a. the Town with an Emergency Response Plan for the entire development and such a plan shall include, but
not be limited to basic information regarding the location of master controls for all water, sewerage,
electric, and security systems; and
b. the Town's Fire Marshal with all necessary keys to respond to emergencies.

2.F.4.7

AFFORDABLE HOUSING REQUIREMENTS

Where a PRD contains Affordable Housing as defined in these Regulations, the following provisions shall apply:
1.

all such affordable housing units shall be evenly distributed throughout the development;

2.

the mixture of dwelling unit types shall be limited so that the overall development results in an average of two
(2) bedrooms per unit unless modified by the Commission. For the purpose of these Regulations, any rooms
other than kitchens, dining rooms, bathrooms, utility rooms, living rooms, and family rooms shall be considered
bedrooms;

3.

proper documentation shall be provided to affirm the availability of Affordable Housing dwelling units for sale
to or lease agreement by families that qualify under the U.S. Department of Housing and Urban Development
income limits by family size for the Hartford Primary Metropolitan Statistical Area (PMSA), as updated annually.
Such documentation is subject to the approval of the Commission and, in the case of rental units, may consist
of contracts between the applicant and the Housing Authority of the Town of Hebron or other appropriate
governmental agency;

4.

any development containing Affordable Housing shall submit an “affordability plan” complying with the
Affordable Housing policy as adopted by the Hebron Board of Selectmen, as may be amended and any other
applicable provisions of the Connecticut General Statutes or the Regulations of Connecticut State Agencies. Any
development containing Affordable Housing shall submit an “Affordability Plan” explaining how household
income and rental price limits will be calculated and administered, and how the development will comply with
Section 8-30g or the Connecticut General Statutes, or any amendment thereto. The Affordability Plan shall be
administered by a qualified third-party administrator acceptable to the Town of Hebron.

DEFINITIONS
Abut / Adjoin
Abut – Directly next to and shares a property line or other physical feature.
Adjoin ‐ Property that abuts and property across a street.

Accessory ‐ See “Principal vs Accessory”.
Accessory Apartment ‐ See “Dwelling‐Related Terms”.
Accessway ‐ A strip of land between a road and the main part of a rear lot sufficient to allow the construction of a
driveway to the existing or proposed principal structure on the said lot.

Acre ‐ For the purpose of these Zoning Regulations; one acre shall be forty three thousand, five hundred and sixty
(43,560) square feet.
Adjoin ‐ See “Abut / Adjoin”.
Affordable Housing – For the purposes of these Regulations, housing for persons and families whose income is less
than or equal to 100 percent of the area median income for at least thirty (30) years after the initial
occupation of the dwelling unit. Housing affordable to persons and families whose income is less than or
equal to eighty (80) percent of the area median income for a period of at least forty (40) years, in accordance
with Section 8‐30g of the Connecticut General Statutes, or any amendment thereto.

Potential Impacts to Changes in Planned
Residential Development (PRD)
Regulations
March 4, 2022

1

Purpose of PRD

Planned Residential Developments are only permitted with Special Permit
Approval within the R-1 Zone
2

PRD Locational Requirements

• Planned Residential Developments shall be served by the Sewer District
• Minimum Parcel Size of 8 Acres
• Must have 50 feet of frontage on an arterial, residential collector, or residential
sub-collector street as defined by the subdivision regulations
3

Note on Sewer District:
• Only the portion of the lot
located within the Sewer District
is entitled to be served by the
WPCA.

Inside Sewer
District

• Areas outside would not be
served unless the WPCA
expanded the Sewer District.
Outside of Sewer District

• For the purposes of this exercise,
I have only included parcels
where either >50% of the parcel
area, or 4 acres are within the
Sewer District

(cannot tie into sewer system)

4

Existing R-1 and
Locational
PRDPRD
Properties

Requirements

2,837 parcels
Excluding Open Space and
waterbodies

5

Existing R-1 and
PRD Properties
in Sewer District
Hebron
Center

427 parcels
Excluding Open Space and
waterbodies
Amston
Sewer District

Amston
Lake

6

Existing R-1 and
PRD Properties
in Sewer District
>8 Acres

Hebron
Center

36 parcels
Excluding Open Space and
waterbodies
Amston
Sewer District

Amston
Lake

7

Existing R-1 and
PRD Properties
>8 Acres
>50% or 4 acres within
Sewer District

7
6

8
9
10 11

5 4

Hebron
3 Center

11 parcels
Excluding Open Space and
waterbodies
2

Amston

Sewer District

Amston
Lake

1

8

Potential PRD Sites

2
1

Parcel 1: Crouch Road
Wetland constraints (purple)
Does not meet road classification reqs.
Not a viable PRD candidate

Parcel 2: 397 Church St
Most of sewered portion of the lot
is covered in wetlands (purple)
Not a viable PRD candidate

Potential PRD Sites

3
5

Parcel 3: St. Peter’s Preserve
Currently used for Passive Recreation
Potential PRD candidate

4

Parcels 4 & 5: Housing Authority & Mill
Landing
Built out sites (won’t meet OS requirements)
Not viable PRD candidates

Potential PRD Sites

7
6

Parcel 6: 122 Wall St
Existing single family home
Most of site is wetlands (purple)
Not a viable PRD candidate

Parcel 7: 162 Wall St (Country Manor Apts)
24 unit apartment complex (~1.4 units/acre)
Potential PRD candidate

Potential PRD Sites

9
8

Parcel 8: Loveland Hills
Existing cluster development
Built out site, no room for expansion
Not a viable expansion candidate

Parcel 9: Loveland Farms PRD
Existing PRD
Built out site, no room for expansion
Not a viable expansion candidate

Potential PRD Sites

11

11

10

Parcel 10: 80 Wellswood Rd
28 Unit Condo Development (~3 units/acre)
Already at maximum base density
Potential PRD candidate

Parcel 11: 102 Wellswood Rd
32 unit apartment complex (~2 units/acre)
Potential PRD candidate

Conclusions
• Based on current Regulations and Sewer District Boundaries, four parcels appear to
be meet the criteria for Planned Residential Developments and could potentially be
impacted by changes to the PRD Regulations:
1. St. Peter’s Preserve – Church Street
2. Country Manor Apartments – 162 Wall Street
3. Wellswood Estates Condo – 80 Wellswood Road
4. Hillside Farms Apartments – 102 Wellswood Road

•

Three of these parcels are existing multi-family housing developments

•

One site (St. Peter’s Preserve) is vacant, and currently used for passive recreation

•

All PRDs would need to be approved by the Commission via Special Permit
Approval

• All PRDs would need to be consistent with the Plan of Conservation and
Development

TOWN OF HEBRON
PLANNING AND DEVELOPMENT DEPARTMENT
TO:

Planning and Zoning Commission

FROM:

Matthew R. Bordeaux, Town Planner

DATE:

November 10, 2022

RE:

Scenic Road Designation Request – Kinney Road

Introduction
At their September 13, 2022 Regular Meeting, the Planning and Zoning Commission received a
request to designate Kinney Road a Scenic Road pursuant to Chapter 313 of the Hebron Code of
Ordinances. The Planning and Zoning Commission is authorized by the “Scenic Road
Ordinance” to designate any Town public highway or any portion thereof as a scenic road.
The Commission has only once before considered a request under the Scenic Road Ordinance. In
2001, the Commission received and approved a request to designate Burrows Hill Road a Scenic
Road. Although the Scenic Road Ordinance does not enunciate a public hearing process is
required, the Commission used such a process for the Burrows Hill scenic road designation.
Accordingly, the Commission decided to schedule a public hearing to be held on October 11,
2022, however that meeting was cancelled. The public hearing was readvertised to be held
November 15, 2022.
Scenic Road Ordinance
Town staff has conducted a review of the materials submitted in support of the request. Staff’s
review follows the “Scenic Road Ordinance” chapter by chapter. A summary of findings is
provided below.
Chapter 313-4
Chapter 313-4 of the Hebron Code of Ordinances provides Conditions to be met. Chapter 313-4
states that “No road or portion of road shall be designated as a scenic road unless it is free of
intensive commercial development and intensive vehicular traffic.”
Kinney Road is devoid of intensive commercial development and intensive vehicular traffic.
Approximately three-quarters of the property frontage along Kinney Road is zoned Residence-1
(R-1) and intended for low-density residential, agricultural, recreational and institutional uses in
accordance with the 2014 Hebron Plan of Conservation and Development and Hebron’s
Comprehensive Plan (Zoning Regulations and Zoning Map).

A substantial portion of the property frontage along Kinney Road is zoned Village Square
District (VS). Section 3.C of the Hebron Zoning Regulations describes the overall purpose of the
VS District as follows:
“The Village Square District is intended to promote flexible development patterns and a
diverse land use mix within a master‐planned environment in order to promote efficient
use of the land; reinforce the historic development patterns that have occurred within
Hebron Center; protect and enhance natural resources; and provide a variety of
compatible architectural styles, building forms and building relationships within a
planned development.”
A Master Concept Plan was approved by the Planning and Zoning Commission for the Village
Square District. The Village Square District (referred to in the 2014 Hebron Plan of
Conservation and Development as “The Village Green District”) is comprised of a handful of
large parcels, publicly and privately owned, bounded by Main Street, Church Street and Kinney
Road. The portion of the District fronting Kinney Road is Town of Hebron-owned.
The Plan of Conservation and Development (POCD) Section 3.B.IV. describes the vision for the
“Village Green District” (apparently interchangeable with the Village Square District). The
POCD states that “the area had been identified for a number of years as a potential business
expansion area to provide additional locations to expand the Town’s commercial tax base and
provide employment opportunities and services to serve Hebron’s growing population.”
Additionally, the POCD posits “from an economic development viewpoint, this 136-acre district
represents a location for long term economic development growth in the Town of Hebron.”
Section 3.B.IV. of the POCD is attached for your review.
While Kinney Road is currently free of intensive commercial development and intensive
vehicular traffic, the long-term plan for the Village Square District is an intensification of
activity, rather than the preservation of a state of freedom from it.
Chapter 313-5
Chapter 313-5 states that “prior to designating a road as a scenic road, the Planning and Zoning
Commission shall first specifically find that at least three of the following criteria are met:
A. The highway is unpaved.
B. The highway is bordered by mature trees or stone walls.
C. The traveled portion of the highway is no more than 20 feet in width.
D. The highway offers scenic views.
E. The highway blends naturally into the surrounding terrain.
F. The highway parallels or crosses over brooks, streams, lakes or ponds.
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In the request to the Commission dated August 23, 2022, the criteria of Chapter 313-5 is
addressed with the following statement:
“Kinney Road fulfills the following four Criteria:
B.
The highway is bordered by mature trees or stonewalls.
D.
The highway offers scenic views.
E.
The highway blends naturally into the surrounding terrain.
F.
The highway parallels or crosses over brooks, streams, lakes or ponds.”
The criteria outlined in Chapter 313-5 mimics that provided in the State Statute Section 7-149a.
The criteria are also captured in the Goals and Objectives of the Plan of Conservation and
Development Section 2.H. Scenic Vistas and Streetscapes. Reference to high points, many
specifically identified in the north and northeast parts of town, are called out in Section 2.H and
identified on the Significant Natural Features Map No. 8 of the POCD. This Section also
describes a number of different tools that the Town and Commission can implement to protect
and preserve Scenic Vistas and Streetscapes. Section 2.H of the POCD is also attached.
Chapter 313-6
Chapter 313-6 states that “no road may be designated as a scenic road by the Planning and
Zoning Commission unless the owners of the majority of the lot frontage abutting the portion of
the road proposed for such designation agree to its designation as a scenic road by filing a
written statement of approval with the Commission on a form prescribed by the Commission.”
To satisfy the requirement of Chapter 313-6, the request included a table of property owners,
their address, Lot # and the road frontage owned by each measured in linear feet. The request
further includes the identification of the Kinney Road property owners that have signed a
Statement of Approval supporting the designation as a scenic road. A statement is included that
the total frontage on Kinney Road equals 9,426.324 feet and that the total frontage of signatories
in support of the designation equals 4,918.974 feet. Accordingly, the total percentage of frontage
owned by those in support of the designation is 52%, satisfying the requirement of Chapter 313-6
of the Scenic Road Ordinance.
Town staff conducted a review of the information provided with the request in support of
Chapter 313-6, attached. My conclusion is that greater than 50% (approximately 50.3%) of the
property frontage on Kinney Road is owned by signatories of the petition in support of the
Scenic Road designation, satisfying the requirement of Chapter 313-6.
Chapter 313-7
Chapter 313-7 of the Ordinance outlines the procedure the Commission shall consider upon
receipt of such a request and what contents are required. Item A calls for the name of the road
proposed to be designated, total frontages and names and addresses of all abutters. As stated
above, the request has satisfied this requirement. Item A also calls for a plan, at a minimum scale
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of one-inch equals 200 feet, to show the limits of the proposed designated section of the road.
The request includes a plan that appears to satisfy this requirement.
Item B calls for a written description identifying those characteristics of the road which qualify it
for scenic road status under Chapter 313-5. The request includes a written description as follows:
“General Description: Kinney Road, Hebron, Connecticut. Residents would like Kinney
Road in its entirety designated as a Scenic Road. Kinney Road is a historic road, private,
quiet and quite narrow, measuring 21’ across. It features scenic views including 300year-old active hedgerow farmland, Open Space, stonewalls, 18th century homes, a wellestablished and tight knit residential neighborhood and a wide variety of mature trees
including hardwoods. The Kinney Road landscape captures a wide variety of scenes
worthy of protection.”
Finally, Item C calls for the Statement of Approval to be signed by the owners of a majority of
the lot frontage abutting the proposed scenic road consenting to its designation as a scenic road.
A petition was provided and is included as an attachment. Following the original submittal,
additional signatures that help provide clarity and increase the support in terms of representation
of property owners of frontage on Kinney Road. Again, Town staff reviewed the accuracy of this
information. The signatures on the Statement of Approval appear to be consistent with public
records.
Chapters 313-8
This chapter provides a process for the possibility that the property owners along a Scenic Road
desire to rescind the designation.
Chapter 313-9
This chapter addresses how the Town shall maintain a scenic road. The intent is to “preserve” the
road’s “scenic and rural characteristics, compatible with safe operations.” The chapter states “in
the case of natural disaster in which a scenic road becomes impassable for usage or unsafe for
public travel, emergency repairs may be made only to the extent needed to restore the scenic
road to its pre-emergency condition.”
Chapter 313-10
This chapter defines “alteration or improvement” and specifies how such repairs or
improvements, other than those that are routine or emergency in nature, shall be conducted.
Provisions for reconstruction are also addressed.
The Chapter states that “Any alteration, improvement or reconstruction of a scenic road shall be
approved by the Town Manager” in accordance with the standards outlined. In general, the intent
is to preserve the existing physical, environmental and cultural features or attributes of the road
and right-of-way that characterize the scenic nature and warrant designation.

Page | 4

The list of standards outlined in Chapter 313-10 does include some room for the Town Manager
to consider hazards, road safety, operation and maintenance needs; lending practical
interpretation of the intent of the provisions. In effect, however, intensification of the use of a
Scenic Road could lead to the need for improvements that enhance the safety and functionality of
the road. Such improvements would be
Staff Recommendation
Procedurally, the Commission must determine that the petition is valid. My review of the request
and supporting materials finds that all requirements have been satisfied. While not identified as a
procedural requirement in the ordinance, State Statute requires that the petition is filed with the
Town Clerk. I certify that requirement to be satisfied as well.
I recommend the Commission’s discussion be centered around whether the request demonstrates
that Kinney Road meets the criteria found in the ordinance (see Chapters 313-4 and 313-5 above)
and whether the request is in alignment with the 2014 Plan of Conservation and Development
and Comprehensive Plan.
MRB
H:\Matt\PZC\Applications\Kinney Road Scenic Road\Memo Revised 11.10.22.docx

Attachments
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To: Planning and Zoning Commission
From: Residents, Kinney Road
RE: Scenic Road Designation
August 23, 2022
Dear Chairman Natalie Wood and members of the Planning and Zoning Commission,
Please find enclosed materials submitted as an application for the designation of Kinney Road as
a Scenic Road under Town of Hebron, CT / The Code / Part II: General Legislation / Streets and
Sidewalks, Article III Scenic Roads, Adopted 2-3-2000 by Ord. No. 2000-1 (Title IX, § F of the 1987
Code).
The materials are submitted according to the following:
§ 313-3 Authority.
Pursuant to the authority of General Statutes § 7-149a, the Planning and Zoning Commission is
hereby authorized to designate any Town public highway or any portion of any Town public
highway as a scenic road in accordance with the procedures in this article
§ 313-5 Criteria to be met.
According to the Ordinance: Prior to designating a road as a scenic road, the Planning and Zoning
Commission shall first specifically find that at least three of the following criteria are met:
A. The highway is unpaved.
B. The highway is bordered by mature trees or stone walls.
C. The traveled portion of the highway is no more than 20 feet in width.
D. The highway offers scenic views.
E. The highway blends naturally into the surrounding terrain.
F. The highway parallels or crosses over brooks, streams, lakes or ponds.
Kinney Road fulfills the following four Criteria:
B.
D.
E.
F.

The highway is bordered by mature trees or stonewalls.
The highway offers scenic views.
The highway blends naturally into the surrounding terrain.
The highway parallels or crosses over brooks, streams, lakes or ponds.

§ 313-6 Agreement of property owners.
No road may be designated as a scenic road by the Planning and Zoning Commission unless the
owners of the majority of the lot frontage abutting the portion of the road proposed for such
designation agree to its designation as a scenic road by filing a written statement of approval with
the Commission on a form prescribed by the Commission.
Please find attached signatures of a majority of property owners of the lot frontage abutting
Kinney Road under the following statement, “The undersigned property owners approve of the
designation of Kinney Road as a Scenic Road under § 313-3 to § 313-10.
ARTICLE III, Scenic Roads [Adopted 2-3-2000 by Ord. No. 2000-1 (Title IX, § F of the 1987
Code)].”

§ 313-7 Procedure; contents of application.
The Planning and Zoning Commission shall consider a road for designation as a scenic road upon
receipt of a request for such designation or may itself initiate proceedings to designate a road as
a scenic road. No road shall be designated as a scenic road upon an application therefore unless
the application, on a form prescribed by the Commission, contains the following:
A. The name of the road proposed to be designated as a scenic road and a general description of
the road or portion of it to be designated, which includes the total frontage of the road section
proposed and the names and addresses of all abutters. The above information shall be shown on
a plan at a minimum scale of one inch equals 200 feet, showing the limits of the proposed
designated section of the road.
B. A written description identifying those characteristics of the road which qualify it for scenic
road status under § 313-5 of this article.
C. A statement or statements of approval on a form prescribed by the Commission signed by the
owners of a majority of the lot frontage abutting the proposed scenic road consenting to its
designation as a scenic road. (Where the Planning and Zoning Commission itself initiates the
designation of a road or a portion thereof as a scenic road, it may waive the requirement that the
written statements of approval precede its consideration of the proposed designation; provided,
however, that no designation of a scenic road shall be effective unless the written statements of
approval executed by the requisite number of owners are filed with the Town Clerk and the
Commission within such time period as the Commission shall specify.)
Please find attached the required materials for the Scenic Road application for Kinney Road,
including; A. Name of road and general description with map, B. Written description identifying
characteristics, and C. Statement of approval:
A. General Description: Kinney Road, Hebron, Connecticut. Residents would like Kinney Road in
its entirety designated as a Scenic Road. Kinney Road is a historic road, private, quiet and quite
narrow, measuring 21’ across. It features scenic views including 300-year-old active hedgerow
farmland, Open Space, stonewalls, 18th century homes, a well established and tight knit
residential neighborhood and a wide variety of mature trees including hardwoods. The Kinney
Road landscape captures a wide variety of scenes worthy of protection.
Total frontage: 9,426.324 feet
Names, addresses and road frontage in feet of all abutters on Kinney Road:
Name

Address

Lot #

Feet

Town of Hebron
Town of Hebron
Greg and Ellen Shortell
Gary and Mary Hilbert
Roarke McCormick
Town of Hebron
Kevin and Jean Tulimieri
Andrew Arnesen and Michelle
Hannon

Parcel 12-8.1
Parcel 12-8
22 Kinney Road
Parcel 12-9 Millstream Rd
78 Kinney Road
Parcel 12-8.1A
110 Kinney Road

12-8.1
12-8
12-7
12-9
12-8A
12-8.1A
12-8B

303.48
1211
199
50.25
300
500
300

116 Kinney Road

12-8C.2

40.01

Roza Minas and Greg Luca
Gloria Mecteau
Kenroy Nembhard
Harry and Joan Hansen
Marc and Ann Baribault
Christopher Paragone
Robert Brady and Jennifer Carrier
Robert Brady and Jennifer Carrier

118 Kinney Road
128 Kinney Road
136 Kinney Road
150 Kinney Road
210 Kinney Road
176 Kinney Road
186 Kinney Road
Parcel 04-16A

12-8C.1
12-6
12-8C.4
12-5.1
04-16
04-16.5
04-16.4
04-16A

177.83
150
376.28
457.61
180.82
200.52
150.03
88.37

Town of Hebron
Zoe Mott
Jason and Stacy Fortin
James Pinkerton and Amanda Ardel
Robert and Cynthia Flanagan
Bruce and Doris Taylor
Maria Rispoli
Joe Silkowski
Linda Hope
Antonio Orfitelli
Amy Morse
Brian Sanderson
John and Linda Lockward
John and Diane Lally
Marc and Ann Baribault

Parcel 12-59
95 Kinney Road
111 Kinney Road
117 Kinney Road
121 Kinney Road
129 Kinney Road
135 Kinney Road
141 Kinney Road
147 Kinney Road
153 Kinney Road
104 Millstream Road
105 Millstream Road
179 Kinney Road
185 Kinney Road
215 Kinney Road

12-59
12-60
04-1
04-2
04-3
04-4
04-5
04-6
04-7
04-8
04-9
04-14.1
04-14.2
04-14.3
04-14

2090.1
526
153
155
155
152
157.58
154
150
180
182.4
213.4
223.04
152.09
97.514

B. Identifiable Characteristics supporting Scenic Road status:
Kinney Road is a historic two-lane road with the western end featured on the oldest map of
Hebron, created in 1744 by Isaac Pinney. The road is flanked by gullies and stonewalls consistent
with 18th century roadway design. Kinney Road gently curves through the farmland over
streams and wetlands and past two 18th century historic homes. Both the north side and south
side of Kinney Road feature active 300-year-old hedgerow farmland and function as the
headwaters and watershed of the Raymond Brook. The western portion of the south side of the
road includes Open Space farmland and a nature preserve called The Raymond Brook Preserve.
The residents live primarily on the eastern end of the street in a well-established neighborhood.
Kinney Road features a distinguished history and includes the site of the Ezra Backus tannery,
the Frederick Bissell mill, and the George Tenent sawmill, all listed on Map No. 10 of the 2014
Plan of Conservation and Development. The eastern end of Kinney Road passes over Raymond
Brook and includes the site of the 18th century Kinney family homestead. The entire length of
Kinney Road features scenic views of historic stonewalls, mature hardwood trees, forests,
farmlands, wetlands, waterways, and is teaming with abundant wildlife.
C.. Statement of Approval.
The Signatory residents of Kinney Road supporting designation as a Scenic Road all signed the
application that reads, “The undersigned property owners approve of the designation of Kinney
Road as a Scenic Road under § 313-3 to § 313-10, ARTICLE III, Scenic Roads, [Adopted 2-3-2000
by Ord. No. 2000-1 (Title IX, § F of the 1987 Code)].”

Names, addresses and total road frontage in feet of Signatories on Kinney Road:
Name

Address

Lot #

Feet

Greg and Ellen Shortell
Roarke McCormick
Kevin and Jean Tulimieri
Andrew Arnesen and Michelle
Hannon
Roza Minas and Greg Luca
Gloria Mecteau
Kenroy Nembhard
Harry and Joan Hansen
Marc and Ann Baribault
Robert Brady and Jennifer Carrier
Robert Brady and Jennifer Carrier

22 Kinney Road
78 Kinney Road
110 Kinney Road

12-7
12-8A
12-8B

199
300
300

116 Kinney Road
118 Kinney Road
128 Kinney Road
136 Kinney Road
150 Kinney Road
210 Kinney Road
186 Kinney Road
Parcel 04-16A

12-8C.2
12-8C.1
12-6
12-8C.4
12-5.1
04-16
04-16.4
04-16A

40.01
177.83
150
376.28
457.61
180.82
150.03
88.37

Zoe Mott
Jason and Stacy Fortin
James Pinkerton and Amanda Ardel
Robert and Cynthia Flanagan
Maria Rispoli
Joe Silkowski
Linda Hope
Antonio Orfitelli
Amy Morse
Brian Sanderson
John and Linda Lockward
John and Diane Lally
Marc and Ann Baribault

95 Kinney Road
111 Kinney Road
117 Kinney Road
121 Kinney Road
135 Kinney Road
141 Kinney Road
147 Kinney Road
153 Kinney Road
104 Millstream Road
105 Millstream Road
179 Kinney Road
185 Kinney Road
215 Kinney Road

12-60
04-1
04-2
04-3
04-5
04-6
04-7
04-8
04-9
04-14.1
04-14.2
04-14.3
04-14

526
153
155
155
157.58
154
150
180
182.4
213.4
223.04
152.09
97.514

Total frontage of Signatories - 4,918.974 feet
Thank you for your consideration and please let us know if you have any questions.
Sincerely,
The Signatory residents of Kinney Road.
Submited by Kevin and Jean Tulimieri
110 Kinney Road
Amston, CT 06231
kjt.history@gmail.com
860-373-6303

Review of Kinney Road frontage measurements and calculations
The request provided a list of property owners and total frontage on Kinney Road. The total
provided was 9,426.324 feet.
By drafting a report using Town-GIS, I reviewed each parcel with frontage on Kinney Road.
Parcels #04-9 (104 Millstream Road), #12-59 (no address/Town-owned), and #12-9 (no
address/Millstream Road), were self-generated since they did not appear on the Kinney Road
report. The total frontage generated by this report was 9311.02 feet. The discrepancy is likely
due in part to the applicant’s inclusion of the corners at the intersection of Kinney Road and
Millstream Road.
Additionally, the list provided did not include 63 feet of Town-owned property associated with
parcel #04-16.6A. Another minor difference between the list provided and my report was the
calculation of frontage at the Town-owned parcel #12-59. The list provided 2090.1’, my report
generated 2146.99, a difference of 56.89.
The request provided a list of petition signatories. The total road frontage owned by the
signatories of the petition provided with the request is 4,918.974 feet.
I reviewed the list provided and compared the frontage calculations with parcels that had a
discrepancy. A few parcels (#04-9, #04-14.1, #12-5.1, and #04-16) were represented with more
frontage than my report generated (34.8’, 28.4’, 147.61 and 23.17’, respectively). Again, a likely
reason for the difference would be the imperfect calculation of frontage on corner lots at the
intersection of Kinney Rd and Millstream Rd.
In the end, using the list provided with the request, or mine, it appears that the signatories of the
petition provided with the request satisfy the requirement that they represent 50% of the property
frontage of Kinney Road. 4684.994/9311.02=.5031 or 50.3%.
Discrepancies between the list provided with the request and Town-GIS
Parcel #04-9 - 147.4’ vs 182.2’, a difference of 34.8’
Parcel #04.14.1 – 185’ vs 213.4’, a difference of 28.4’
Parcel #04.16 - 157.65’ vs 180.82’, a difference of 23.17’
Parcel #04-16.6A - 63’ unaccounted for
Parcel #12-5.1 – 310’ vs 457.61’, a difference of 147.61’
Parcel #12-59 - 2146.99’ vs 2090.1’, a difference of 56.89’

§ 313-3
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ARTICLE III
Scenic Roads
[Adopted 2-3-2000 by Ord. No. 2000-1 (Title IX, § F of the 1987 Code)]
§ 313-3. Authority.
Pursuant to the authority of General Statutes § 7-149a, the Planning and Zoning
Commission is hereby authorized to designate any Town public highway or any portion
of any Town public highway as a scenic road in accordance with the procedures in this
article.1
§ 313-4. Conditions.
No road or portion of road shall be designated as a scenic road unless it is free of
intensive commercial development and intensive vehicular traffic.
§ 313-5. Criteria to be met.
Prior to designating a road as a scenic road, the Planning and Zoning Commission shall
first specifically find that at least three of the following criteria are met:
A.

The highway is unpaved.

B.

The highway is bordered by mature trees or stone walls.

C.

The traveled portion of the highway is no more than 20 feet in width.

D.

The highway offers scenic views.

E.

The highway blends naturally into the surrounding terrain.

F.

The highway parallels or crosses over brooks, streams, lakes or ponds.

§ 313-6. Agreement of property owners.
No road may be designated as a scenic road by the Planning and Zoning Commission
unless the owners of the majority of the lot frontage abutting the portion of the road
proposed for such designation agree to its designation as a scenic road by filing a written
statement of approval with the Commission on a form prescribed by the Commission.
§ 313-7. Procedure; contents of application.
The Planning and Zoning Commission shall consider a road for designation as a scenic
road upon receipt of a request for such designation or may itself initiate proceedings to
designate a road as a scenic road. No road shall be designated as a scenic road upon
an application therefor unless the application, on a form prescribed by the Commission,
contains the following:

1.

Editor's Note: On 10-23-2001 the Planning and Zoning Commission designated Burrows Hill Road in its entirety as a
scenic road.
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A.

The name of the road proposed to be designated as a scenic road and a general
description of the road or portion of it to be designated, which includes the total
frontage of the road section proposed and the names and addresses of all abutters.
The above information shall be shown on a plan at a minimum scale of one inch
equals 200 feet, showing the limits of the proposed designated section of the road.

B.

A written description identifying those characteristics of the road which qualify it
for scenic road status under § 313-5 of this article.

C.

A statement or statements of approval on a form prescribed by the Commission
signed by the owners of a majority of the lot frontage abutting the proposed scenic
road consenting to its designation as a scenic road. (Where the Planning and Zoning
Commission itself initiates the designation of a road or a portion thereof as a scenic
road, it may waive the requirement that the written statements of approval precede
its consideration of the proposed designation; provided, however, that no
designation of a scenic road shall be effective unless the written statements of
approval executed by the requisite number of owners are filed with the Town Clerk
and the Commission within such time period as the Commission shall specify.)

§ 313-8. Rescinding designation.
The Planning and Zoning Commission may rescind the designation of a road as a scenic
road, provided that the owners of a majority of the lot frontage abutting the scenic road
have executed a written statement of approval of rescission on a form prescribed by the
Commission. Upon rescission, the statements of approval shall be filed with the Town
Clerk.
§ 313-9. Maintenance.
The Town shall maintain its scenic roads in good and sufficient repair and in a safe,
passable condition, pursuant to its regular schedule for maintenance of Town roads.
Routine maintenance of a scenic road shall be carried out so as to preserve its scenic
and rural characteristics, compatible with safe road operations. In the case of natural
disaster in which a scenic road becomes impassable for usage or unsafe for public travel,
emergency repairs may be made only to the extent needed to restore the scenic road to
its pre-emergency condition.
§ 313-10. Alterations, improvements or reconstruction.
As used herein, the term "alteration or improvement" of a scenic road shall mean all
repairs or improvements other than routine road maintenance or repairs made necessary
by a natural disaster, and shall include any widening or straightening of the right of
way, any widening, straightening or change of grade of the traveled portion of the
scenic road, the paving of a scenic road having a gravel surface, the removal of stone
walls, the removal of mature trees, the regrading of roadside slopes and all other similar
improvements. As used herein, the term "reconstruction" of a scenic road shall mean the
complete removal of the road surface or subsurface for the purposes of reconstructing
the scenic road in its entirety, including any extension of the width of the scenic road.
:2
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Any alteration, improvement or reconstruction of a scenic road shall be approved by the
Town Manager in accordance with the following standards:
A.

Curves. Curves shall not be eliminated unless they are found to be a hazard.

B.

Grades. Hills and valleys shall not be destroyed by cuts and fills unless essential for
road safety.

C.

Widths. Scenic roads should only be widened if the amount of traffic, safe road
operations and maintenance needs require such widening.

D.

Side slopes. The existing steepness of side slopes is preferable to the reduction of
gradient by extensive removal of soil and rock, especially where the slope is fully
stabilized and where it is rich with existing ground cover, shrubs and trees.

E.

Vistas. Vistas of distinct landscapes should be preserved by suitable vegetation
management techniques.

F.

Vegetation. Vegetation on the side of scenic roads shall be managed in such a way
as to preserve wildflowers, shrubs of ornamental and wildlife values, trees
overarching, isolated trees and trees forming a canopy of a closed forest.

G.

Stone walls. If stone walls or portions thereof must be removed, they shall be rebuilt
along the affected portion of the scenic road wherever practical.

H.

Utility lines. Wherever practical, utility lines should be placed underground; where
not practical, cooperation of the utilities should be sought to ensure suitable
vegetation management techniques are in place to preserve wildflowers and shrubs.

I.

Billboards and sand, gravel and salt piles. The placing of billboards, sand, gravel or
salt piles, refuse disposal or other unsightly depositions or structures shall be
forbidden.2

2.

Editor’s Note: Former Art. IV, Snow and Ice Removal, adopted 9-28-2006 by Ord. No. 2006-1, and which immediately
followed this section, was repealed 9-14-2017.
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Sec. 7-149a. Designation of scenic roads. Appeal. Maintenance of highway. (a) Any town,
city or borough may, by ordinance, designate highways or portions of highways as scenic roads
and may regulate future alterations and improvements on such designated scenic roads, including,
but not limited to, widening of the right-of-way or of the traveled portion of the highway, paving,
changes of grade, straightening, removal of stone walls and removal of mature trees. No state
highway or portion thereof may be designated as a scenic road under the provisions of this section.
(b) The power to designate such scenic roads may be delegated by ordinance to a planning
commission or a combined planning and zoning commission. The ordinance shall prescribe the
standards and procedures to be used to determine which highways or portions of highways shall
be designated as scenic roads, except that to be designated as a scenic road, a highway or portion
of a highway must be free of intensive commercial development and intensive vehicular traffic
and must meet at least one of the following criteria: (1) It is unpaved; (2) it is bordered by mature
trees or stone walls; (3) the traveled portion is no more than twenty feet in width; (4) it offers
scenic views; (5) it blends naturally into the surrounding terrain, or (6) it parallels or crosses over
brooks, streams, lakes or ponds.
(c) No highway or portion of a highway may be designated as a scenic road under this section
unless the owners of a majority of lot frontage abutting the highway or portion of the highway
agree to the designation by filing a written statement of approval with the town clerk of such town.
The scenic road designation may be rescinded by the same designating authority, using the same
procedures and having the written concurrence of the owners of a majority of lot frontage abutting
the highway or portion of the highway.
(d) Any person aggrieved by a designation of a highway or portion of a highway as a scenic
road pursuant to this section by a planning commission or a combined planning and zoning
commission may appeal such designation in the manner and utilizing the same standards of review
provided for appeals from the decisions of planning commissions under section 8-8.
(e) Any highway or portion of any highway designated as a scenic road shall be maintained by
the town, city or borough in good and sufficient repair and in passable condition. Nothing in this
section shall be deemed to prohibit a person owning or occupying land abutting a scenic road from
maintaining and repairing the land which abuts the scenic road if the maintenance or repair occurs
on land not within the right-of-way, paved or unpaved, of the scenic road.
(P.A. 81-401, S. 1, 4; P.A. 89-356, S. 3.)
History: P.A. 89-356 amended Subsec. (d) to replace reference to Sec. 8-28 with Sec.

8-8.

Town of Hebron
Pubic Works

Memo
To:

Town of Hebron Planning and Zoning Commission

From:

Kevin Kelly

cc:

Andy Tierney, Town Manager

Date:

October 3, 2022

Re:

Kinney Road, Scenic Road Designation

To the members of the Planning and Zoning Commission.
As Director of Public Works for the Town of Hebron, I would like to offer my arguments
against the designation of Kinney Road as a scenic road. Whenever a scenic road requires
maintenance, Hebron code 313-9 requires that it “shall be carried out so as to preserve its scenic
and rural characteristics”. Although we try to maintain this care with all roadways, this can restrict
repair methods in areas such as road maintenance and tree trimming, adding a hurdle in the
efficient operation of Public Works.
There are many roadways in Hebron lined with stone walls, mature trees, and rustic
landscape that are considered by residents to be “scenic”. An example is Burnt Hill Road and its
panoramic views of the valley. This is still a valued road and preserved as such without the
designation.
In addition, there is criteria that must be met. As guidance from CT Gen Stat 7-149a
(2012) states, a scenic roadway should not be more than 20 feet in any traveled portion. Most of
this roadway measures 20 feet except for the area at pole #898 which measures from the road
edge to the opposite curb at 23 feet, thus not meeting the requirements.
It is my opinion; that the scenic road label is not being used as intended, but as a vehicle
for restricting growth in the Town and could present a hurdle to development on adjacent
properties. Currently, I do not believe that using the designation for this road is in the best
interest of the Town.
Respectfully,
Kevin J. Kelly
Director of Public Works
Town of Hebron

Amendment to Hebron Zoning Regulations
Approved: August 24, 2021
Amended: March 8, 2022
Amended: TBD
Amendment Effective Date: TBD
Section 6
New Section 6.D
D.

Temporary and Limited Moratorium on Cannabis Establishments
1.

Statement of Purpose. This section has been adopted to provide the
Commission with the time necessary to consider adoption of potential changes
to the Zoning Regulations pursuant to Section 8-2 of the Connecticut General
Statutes.
The Connecticut General Assembly has passed, and the Governor has signed S.B.
1201, An Act Concerning Responsible and Equitable Regulation of Adult-Use
Cannabis (the “Act”), portions of which are effective on July 1, 2021. Said Act
contains provisions allowing municipalities to prohibit or place certain restrictions
on cannabis establishments with the exception of existing dispensary facilities and
producers for medical marijuana as defined in Chapter 420f, C.G.S., Palliative Use
of Marijuana – legislation passed in 2012 authorizing the use of medical marijuana.
This temporary and limited term moratorium has been adopted to provide the Town
with the time necessary to develop regulations for cannabis establishments that
meet statutory responsibilities and promote the public’s general health, safety and
welfare.

2.

Definitions.
a.

Cannabis. Marijuana as defined in Section 21a-240, C.G.S.

b.

Cannabis Establishment. Producer, dispensary facility, cultivator, microcultivator, retailer, hybrid retailer, food and beverage manufacturer,
product manufacturer, product packager and or delivery service.

c.

Cultivator. A person that is licensed to engage in the cultivation, growing
and propagation of the cannabis plant at an establishment with not less
than fifteen thousand square feet of grow space.

d.

Delivery Service. A person that is licensed to deliver cannabis from (A)
micro-cultivators, retailers and hybrid retailers to consumers and research
program subjects, and (B) hybrid retailers and dispensary facilities to
qualifying patients, caregivers and research program subjects, as defined
in Section 21a-408, C.G.S., or to hospices or other inpatient care facilities
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licensed by the Department of Public Health pursuant to Chapter 368v,
C.G.S. that have a protocol for the handling and distribution of cannabis
that has been approved by the department, or a combination thereof.

3.

e.

Dispensary Facility. Means a place of business where cannabis may be
dispensed, sold or distributed in accordance with Chapter 420f, C.G.S.
and any regulations adopted thereunder, to qualifying patients and
caregivers, and to which the department has issued a dispensary facility
license under Chapter 420f, C.G.S. and any regulations adopted
thereunder.

f.

Food and Beverage Manufacturer. A person that is licensed to own and
operate a place of business that acquires cannabis and creates food and
beverages.

g.

Hybrid Retailer. A person that is licensed to purchase cannabis and sell
cannabis and medical marijuana products.

h.

Micro-cultivator. A person licensed to engage in the cultivation, growing
and propagation of the cannabis plant at an establishment containing not
less than two thousand square feet and not more than ten thousand square
feet of grow space, prior to any expansion authorized by the commissioner.

i.

Person. An individual, partnership, limited liability company, society,
association, joint stock company, corporation, estate, receiver, trustee,
assignee, referee or any other legal entity and any other person acting in a
fiduciary or representative capacity, whether appointed by a court or
otherwise, and any combination thereof.

j.

Product Manufacturer. A person, excluding a producer, that is licensed to
obtain cannabis, extract and manufacture products exclusive to such
license type and who may sell or transfer cannabis and cannabis products
to laboratories, research programs and cannabis establishments.

k.

Product Packager. A person that is licensed to package and label cannabis
and cannabis products.

l.

Retailer. A person, excluding a dispensary facility that is licensed to
purchase cannabis and cannabis products from producers, cultivators,
product manufacturers and food and beverage manufacturers and to sell
cannabis and cannabis products to consumers and research programs.

m.

Transporter. Means a person licensed to transport cannabis between
cannabis establishments, laboratories and research programs.

Applicability. During this temporary and limited-term moratorium, cannabis
establishments shall be prohibited in the Town of Hebron, and any and all
applications submitted for the approval of any cannabis establishment shall be
denied by the Planning and Zoning Commission or Zoning Enforcement Officer,
as may be appropriate.
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4.

Effective Date/Term. This temporary and limited moratorium shall become
effective on <insert effective date> and shall remain in effect until <insert duration>
months following the effective date.
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