
PLANNING AND ZONING COMMISSION 

AGENDA 

SPECIAL MEETING – VIRTUAL 

January 14, 2025 at 7:00 P.M. 

 

Planning and Zoning Commission 

Jan 14, 2025, 7:00 – 10:00 PM (America/New_York) 

 

Please join my meeting from your computer, tablet or smartphone. 

https://meet.goto.com/483960333 

 

You can also dial in using your phone. 

Access Code: 483-960-333 

United States: +1 (872) 240-3212 

 

Get the app now and be ready when your first meeting starts: 

https://meet.goto.com/install 

 

REGULAR MEETING 

 

I. Call to Order / Roll Call 

 

II. Approval of Minutes 

 

A. December 10, 2024 – Public Hearing / Regular Meeting 

 

III. Recognition of Guests / Public Comments (non-Agenda items) 

 

IV. Action on Pending Applications 

 

A. Petition 2024-17 & 18 – Petition of Calito Development Group for Special Permit 

and associated Site Plan to construct a retail store pursuant to Section 3.B.2.1.1 of 

the Hebron Zoning Regulations, 94 Main Street (Proposed Lot #13-32B), Main 

Street District. 

 

B. Petition 2024-29 & 30 – Petition of the Town of Hebron Parks and Recreation 

Department for Special Permit and associated Site Plan to construct a dog park and 

associated improvements on approximately 1.5 acres at Parcel 12-9C Church St, part 

of the Raymond Brook Preserve, Residence-1 District. No Action Recommended. 

Public Hearing Scheduled for January 28, 2025. 

V. Old Business 

 

A. Discussion of possible amendments of Hebron Zoning Regulations to address 

confusion regarding the regulation of dormers in new construction in the Amston 

Lake District.  

 

VI. New Business 

https://meet.goto.com/483960333
tel:+18722403212,,483960333
https://meet.goto.com/install
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A. New Applications 

 

1. Petition 2024-31 & 32 – Petition of Amirzai Property Trust, LLC / Amjeed 

Akbarzai for Special Permit and associated Site Plan pursuant to Section 

2.C.1.7 of the Hebron Zoning Regulations, to construct four (4) new two-

story buildings each containing four (4) two-bedroom rental apartments at 

102 Wellswood Rd, Residence-1 District.  

 

B. Set Public Hearing Date 

 

1. Petition 2024-29 & 30 

2. Petition 2024-31 & 32 

 

C. Other New Business 

 

1. Petition 2010-6 Request for Extension of Lakewood Estates Subdivision 

 

2. Review of proposed Planning and Development Department CIP and Capital 

Projects and possible endorsement/recommendation 

 

3. Review of Small Town Economic Assistance Program (STEAP) Grant 

Application ideas and possible endorsement/recommendation 

 

VII. Correspondence 

 

VIII. Public Comment (non-Public Hearing applications) 

 

IX. Adjournment 

 

Next Meetings: January 28, 2025 Regular Meeting (Tuesday) 

 February 12, 2025 Regular Meeting (Wednesday) 
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MINUTES 

 

ATTENDENCE: 

Planning and Zoning Commission (Present): Frank Zitkus (Chair), David Sousa (Vice Chair), 

Janet Fodaski (Secretary), Chris Cyr, Devon Garner, Bradley Franzese (Alternate) 

 

Staff Present: Matthew Bordeaux (Town Planner), Craig Bryant 

 

Guests: Peter Alter, Justin Packard, Jim Cassidy, Matt Baldino, Doug Grunert, Matt Eucalitto, 

Jason Boice, Dudley Rascoe 

 

PUBLIC HEARING 

F. Zitkus opened the hearing. J. Fodaski read the first petition into record. 

 

I. Petition 2024 – 17 & 18 – Petition of Calito Development Group for Special Permit and 

associated Site Plan to construct a retail store pursuant to Section 3.B.2.1.1 of the Hebron 

Zoning Regulations, 94 Main Street (Proposed Lot #13-32B), Main Street District. 

Continued from September 24, 2024, October 8, 2024, and November 12,2024. 

A. Presentation & Commission Discussion 

P. Alter began by reviewing the application and previous Public Hearing comments, 

and reiterated the Commission’s empowerment, as established by case law in 

Connecticut, is to judge the adherence to regulations in allowing a special permit, and 

not the potential user of the site. J. Packard reviewed plan updates including the 

addition of a transformer at the back of the building, clarification on lighting details 

such as total mounting height of 14 feet and overall light trespass, the addition of bike 

racks, conduit details at the Main Street crossing, and the addition of a stop sign at the 

southerly exit. He also noted receipt of a commitment to serve letter from Connecticut 

Water. 

 

M. Baldino outlined traffic-related adjustments to the plan, and reported DOT’s 

continued opposition to the installation of a crosswalk at Main Street, preferring to 

direct pedestrians to the existing crosswalk at the signalized intersection. D. Grunert 

reviewed architectural updates, particularly reduction of façade height, and provided 

further window and roofing details. He noted reasons for using opaque window 

glazing, including minimizing visibility of condensing equipment and security 

concerns. P. Alter reviewed the plan’s adherence to special permit requirements and 

design guidelines. 
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M. Bordeaux noted all public correspondence related to this application received prior 

to the Public Hearing is available on the published agenda on the Town website. 

Additional correspondence received included confirmation from the Town’s engineer 

that all previous concerns have been addressed in revised plans. 

 

M. Bordeaux and Commission members read correspondence received since the 

publication of the agenda. 

i. Mike Binnert – Does not see the need for Dollar General in Hebron. 

ii. Michelle Fornier (35 Warner Pond Lane) – Opposed to the development and 

construction of Dollar General. 

iii. Audrey Kemp (8 Wildflower Drive) – Opposed to Dollar General. 

iv. Christine Hellner O’Brien – Noted existing Dollar General stores in 

neighboring towns, and expressed her opposition. 

v. Natalie Asunta – Asked that the voices of Hebron’s young people be heard, 

noting the number of signatures collected from those opposed to Dollar 

General. 

vi.  Bonnie McKenna – Opposed to Dollar General due to lack of need and 

negative impacts to local businesses.  

vii. Darlene Snow – Opposed to Dollar General, stating it is not an asset to the 

town. 

viii. Don Steiner – Opposed to Dollar General. 

ix. Jessica Correa – Opposed to Dollar General. 

x. Keira Braunwert – Also opposed. 

xi. Lauren Conium – Opposed, due to lack of need and existing stores nearby. 

xii. Natalie Asunta – Outlined additional reasons for her opposition. 

xiii. Nina Holm – Also opposed. 

xiv. Phyllis Beaulieu – Strongly opposed.  

xv. Brandy O’Reilly (269 Jones St) – Opposed. 

It was agreed to hear comment from those in attendance, then resume reading written 

correspondence. C. Cyr sought clarification on parking located in front of the 

building, noting it is in direct violation of the regulations. P. Alter stated the 

regulation provides the PZC ability to approve due to special or unique 

circumstances, and said the proposed setback would be consistent with CVS. He also 

noted the developer can flip the layout of the building and parking, should the 

Commission request it. 

 

D. Sousa noted his previous concerns regarding pedestrian access and safety from 

John E. Horton Blvd do not appear to have been addressed. P. Alter outlined reasons 
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why additional sidewalk access was not included in plans, namely the lack of 

anticipated foot traffic from that direction, and overall walking distances. D. Sousa 

stated his disagreement with that determination, as well as other pedestrian-related 

issues such as the possibility of a Main Street crosswalk. He also noted issues with 

current window design. J. Fodaski agreed on the need for real windows versus fake or 

opaque windows. 

B. Public Comment 

i. Michelle Sinkez (209 Millstream Rd) – Expressed concern for the welfare of 

the town, should the application be approved. There was discussion on 

attracting other businesses to Hebron, and the development and approval 

process, including the roles of PZC and Town staff.  

ii. John Baron (33 Cone Rd) – Noted reports indicating the archaeological 

sensitivity and historical importance of the area in question. 

iii. Adam Ockman (500 Hope Valley Rd) – Stated the applicant does not appear 

to have satisfied all aspects of the regulations, or the POCD, as well as being a 

duplicate of existing businesses in Hebron and nearby towns. 

iv. Stacey Hebler (32 Carlswood Rd) – Hopes to keep the small-town charm of 

downtown Hebron, and feels Dollar General is an outlier to that. 

v. Paul Braunwart (17 Charles Ln) – Expressed concerns over traffic and safety 

issues, as well as economic impacts.  

vi. Justin Knight (127 Congress Dr) – Noted declining Dollar General stock 

value, and stated this is due to market saturation. Cited numerous statistics as 

evidence of negative impacts to communities and unsafe work environments. 

vii. Kevin Tulimieri (110 Kinney Rd) – Stated he still sees many problems that 

have yet to be adequately addressed by the applicant. Due to health and 

welfare risks to the community, he urged the Commission to deny the 

application. 

viii. Heidi & Louis Schluntz (9 Jackman Rd) – Do not feel Dollar General Market 

is appropriate, and would rather keep Hebron’s small-town charm and local 

businesses. 

ix. Todd Habicht (98 East St) – Noted potential issues loading and unloading 

merchandise, as well as the use of outdoor storage racks, and safety during 

site access and egress. 

x. Holly Habicht (98 East St) – Thanked the Commission and M. Bordeaux for 

their hard work. 

xi. David Jones (203 Millstream Rd) – Urged the Commission to deny the 

application, citing employee welfare and community opposition. 
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xii. Kim Kopacz (67 Reidy Hill Rd) – Hopes the application is denied, as she feels 

it does not fit in Hebron. 

xiii. Jason Guidone (94 Cone Rd) – Opposed to the application due to negative 

impacts to the community, poor employee welfare, and a lack of need. Also 

suggested a long-term plan for the town, and requested a moratorium on 

development to re-evaluate the future use of the property. 

xiv. Jean Tulimieri (110 Kinney Rd) – Cited the POCD’s references to three 

elements of sustainability (environmental, economic, and social), and 

questioned whether Dollar General Market meets those elements. 

xv. Lindsey Ockman (500 Hope Valley Rd) – Noted the clear opposition from 

residents, and urged the town to delay a decision while legal recourse is 

explored.  

xvi. Sam Izzarelli (552 Hope Valley Rd) – Requested the Commission seek crime 

and traffic incident data from State Police relative to Dollar General locations.  

C. Additional Discussion 

Following a question from F. Zitkus, J. Cassidy provided detail on landscaping, 

transformer location, and equipment visibility. Estimated water demand is 194 

gallons per day, which was the number submitted to Connecticut Water. There was 

additional discussion on stop sign placement, the use of outdoor racks, store layout, 

and traffic data. 

(D. Garner left at 10:00 p.m. B. Franzese seated for D. Garner) 

In response to P. Alter’s statement that the developer is looking to invest in Hebron, 

C. Cyr commented that Dollar General uses required national vendors during 

construction, meaning few, if any, local contractors would be engaged. M. Eucalitto 

responded that only a couple national account vendors are required, and all 

contractors are Connecticut-based. F. Zitkus read the following correspondence into 

record:  

i. Kim Hills (312 Old Slocum Rd) – Opposed to Dollar General in Hebron, and 

urged PZC to deny the application. 

ii. Sean Braunwert (Charles Ln) – Opposed to Dollar General. 

iii. Sam – Suggested seeking data on crime and traffic accidents. 

iv. Catherine Hnat (101 Old Colchester Rd) – Stated she understands the 

importance of maintaining Hebron’s small-town charm while encouraging 

economic and business growth, and encouraged PZC to deny the application. 

v. Paul Krawick & Christina Fleming (81 Millstream Rd) – Favors the small-

town charm and local businesses in Hebron. 

vi. Paul – Opposed to Dollar General in Hebron. 
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vii. Monica McKerracher (38 Mohegan Ln) – Stated there is no need for Dollar 

General. 

viii. Michelle Sinkez (209 Millstream Rd) – Opposed to Dollar General, and 

suggested several alternate business types. 

ix. Maria Morali-Wolf (14 Gilbert Ln) – Opposed to Dollar General. 

x. Heidi Hellstrom – Stated she is not opposed to development on Main Street, 

but feels Dollar General is a bad choice. 

xi. Carly Topolous – Opposed to Dollar General. 

 

F. Zitkus closed the Public Hearing for this application, and suggested deferring deliberations 

until next meeting. 

 

J. Fodaski read the second petition into record. 

 

II. Petition 2024 – 22 – Petition of Dudley Rascoe for Special Permit to construct a single-

family dwelling on a merged lot at 238 Deepwood Drive pursuant to Section 2.F.1.3 of 

the Hebron Zoning Regulations, Amston Lake District. Continued from November 12, 

2024. 

A. Presentation and Commission Discussion 

M. Bordeaux stated the Public Hearing must be closed by December 17th, or an 

extension granted. Revised plans have been reviewed by Town staff, who have no 

outstanding issues. Remaining items to be addressed include a proposed dormer, and 

street trees. There was discussion on making amendments to the regulations that 

would ease approval of the application. M. Bordeaux has recommended the applicant 

withdraw and resubmit following any amendments. There was discussion on possible 

language adjustments related to dormers and associated definitions. F. Zitkus sought 

clarification on trees remaining on the parcel, and limits of clearing as depicted in the 

plans. Compliance with a provision regarding street trees was also discussed. 

B. Public Comment 

None. 

C. Additional Discussion 

The Commission agreed to close the Public Hearing for this application. F. Zitkus 

closed the hearing. 

 

REGULAR MEETING 

I. Call to Order/Roll Call 

F. Zitkus began the meeting. B. Franzese was seated for D. Garner. 
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II. Approval of Minutes 

A. November 12, 2024 - Public Hearing / Regular Meeting 

 

Motion by D. Sousa and seconded by C. Cyr to approve the minutes of the November 12th, 

2024 Public Hearing and Regular meeting. The motion passed unanimously (4-0). 

 

III. Recognition of Guests / Public Comments (non-Agenda items) 

None. 

 

IV. Action on Pending Applications 

A. Petition 2024 - 17 & 18 – Petition of Calito Development Group for Special Permit 

and associated Site Plan to construct a retail store pursuant to Section 3.B.2.1.1 of the 

Hebron Zoning Regulations, 94 Main Street (Proposed Lot #13-32B), Main Street 

District. 

Action: Deliberations tabled until next meeting. 

B. Petition 2024 – 22 – Petition of Dudley Rascoe for Special Permit to construct a 

single-family dwelling on a merged lot at 238 Deepwood Drive pursuant to Section 

2.F.1.3 of the Hebron Zoning Regulations, Amston Lake District. 

 

Motion by D. Sousa and seconded by J. Fodaski to approve Petition 2024 – 22, with the 

following conditions: 

 1. The footing drain design shall be approved by the Director of Public Works. 

2. The limits of clearing on the western part of the site shall remain as depicted on 

the plan. 

3. The width of the proposed dormer facing the street shall not exceed 60% of the 

wall below. 

4. Street trees shall be planted at the advisement of the Town Planner. 

 

The motion passed unanimously (4-0).  

 

Action: Approved, with conditions. 

 

Motion by J. Fodaski and seconded by D. Sousa to move item VI. New Business ahead of 

item V. Old Business. The motion passed unanimously (4-0). 

 

V. New Business 

A. New Applications 
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1. Petition 2024-29 & 30 – Petition of the Town of Hebron Parks and 

Recreation Department for Special Permit and associated Site Plan to 

construct a dog park and associated improvements on approximately 1.5 acres 

at Parcel 12-9C Church St, part of the Raymond Brook Preserve, Residence-1 

District 

 

M. Bordeaux and C. Bryant presented a proposal to construct the dog park on 

a parcel in Raymond Brook Preserve which is not subject to the same land-use 

restrictions as other state-assisted acquisitions. Proximity to existing parking 

and trails was highlighted. 

Action: Received. 

B. Set Public Hearing Date 

1. Petition 2024-29 & 30 – Petition of the Town of Hebron Parks and 

Recreation Department for Special Permit and associated Site Plan to 

construct a dog park and associated improvements on approximately 1.5 acres 

at Parcel 12-9C Church St, part of the Raymond Brook Preserve, Residence-1 

District 

Action: Public Hearing date – January 14th, 2025 

 

VI. Old Business 

A. Discussion of possible amendments of Hebron Zoning Regulations to address 

confusion regarding the regulation of dormers in new construction in the 

Amston Lake District 

Tabled to next meeting. 

 

VII. Correspondence 

No additional correspondence. There was brief discussion on training and education 

opportunities.  

 

VIII. Public Comment (non-Public Hearing applications) 

None. 

 

IX. 2025 Meeting Schedule 

The Commission agreed to move meetings to Wednesday nights, and discussed adopting a 

hybrid meeting format. Restrictions regarding meeting format will be researched further. 

 

Motion by D. Sousa and seconded by J. Fodaski to approve the 2025 meeting schedule as 

amended. The motion passed unanimously (4-0). 
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X. Adjournment 

 

Motion by D. Sousa and seconded by J. Fodaski to adjourn. The motion passed 

unanimously (4-0). 

 

Meeting adjourned at 12:08 a.m. 

 

Respectfully submitted, 

Hannah Walcott (Board Clerk) 



TOWN OF HEBRON 

PLANNING AND DEVELOPMENT DEPARTMENT 

 

TO:  Planning and Zoning Commission 

 

FROM: Matthew Bordeaux, Town Planner 

 

DATE: January 10, 2025 

 

RE:  Planner’s Report for January 14, 2025 Special Meeting 

 

 

Action on Pending Applications 

 

Petition 2024-17 & 18 – Petition of Calito Development Group for Special Permit and 

associated Site Plan to construct a retail store pursuant to Section 3.B.2.1.1 of the Hebron 

Zoning Regulations, 94 Main Street (Proposed Lot #13-32B), Main Street District. 

 

The Planning and Zoning Commission opened a public hearing on September 24, 2024, to hear 

comments on the Special Permit use. The public hearing was continued on October 8, 2024, 

November 12, 2024 and closed on December 10, 2024. The Commission has until February 13, 

2025, to act on the application.  

 

The plans reviewed at the December 10, 2024 public hearing are available at the following link: 

Petition 2024-17 & 18 Revised 12.05.2024.  

The proposed retail store is subject to Special Permit approval in the Main Street (MS) District in 

accordance with Section 3.B.2.1.1 of the Hebron Zoning Regulations. As provided in Section 

7.D.4.3, before the Commission approves a Special Permit Application, it shall determine that 

the application is in conformance with the applicable provisions of the Hebron Zoning 

Regulations; has satisfied the Special Permit Criteria in Section 7.D.5; and is in harmony with 

the purposes and intent of the Hebron Zoning Regulations and the currently adopted Plan of 

Conservation and Development.  

The Commission will note that the proposed new construction of a retail store is also subject to 

Section 5.A, the Design Review standards, outlined in the “Guidelines for Community Site and 

Architectural Design”, dated December 10, 2013, as amended. The “Guidelines” are available 

for review at the following link: 

https://www.hebronct.com/uploads/documents/Hebron%20Design%20Guidelines%20Approved.

12-10-13.pdf.  

The proposed site design necessitates the Commission to consider Section 3.B.5.3 which states 

“No new parking spaces in the Main Street (MS) District shall be located between the front 

façade of the principal building and the abutting streets unless approved by the Commission by 

Special Permit due to special or unique circumstances.” 

In granting a Special Permit, the Commission may consider the imposition of conditions of 

approval, as outlined in Section 7.D.4.6, when the Commission finds that such conditions are 

https://townofhebron-my.sharepoint.com/:f:/g/personal/mbordeaux_hebronct_com/Ehxfc-Tz76FAr2PhzxTuxqsBXm1CaLMe_DwvyY1TVASWNA?e=HmVdby
https://www.hebronct.com/uploads/documents/Hebron%20Design%20Guidelines%20Approved.12-10-13.pdf
https://www.hebronct.com/uploads/documents/Hebron%20Design%20Guidelines%20Approved.12-10-13.pdf
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reasonable and necessary to protect or promote the public health, safety or welfare; property 

values; the environment; sound planning and zoning principles; improved land use, site planning 

and land development; or better overall neighborhood compatibility. The Commission may 

impose additional requirements, conditions or safeguards as a prerequisite to the issuance of the 

Certificate of Zoning Compliance by the Zoning Enforcement Officer, if it shall be found 

reasonably necessary to serve public safety and welfare. The Commission may further apply time 

limits on the Special Permit and/or require periodic renewal of the Special Permit without a 

public hearing. 

Typical of proposed new construction of a commercial use of this nature, conditions of approval 

are recommended as follows: 

1. Prior to any site disturbance and prior to the issuance of a building permit: 

a. An erosion and sedimentation control bond shall be submitted to the Town in an 

amount equal to the cost of all erosion and sedimentation control devices and 

acceptable to the Town Engineer; 

b. The approval letter containing all conditions of approval, and the Planning and 

Zoning Commission signature block shall be added to the final plans; 

c. Two copies of the complete set of final plans shall be submitted to Town staff for 

Commission signature; and 

d. A preconstruction meeting shall be held with the project engineer, site contractor, 

applicant and the Town staff. 

2. Prior to the issuance of a Certificate of Occupancy, a certified As-Built Plan shall be 

submitted verifying that the following site improvements have been completed: a. 

modifications to existing curb cuts; b. all parking areas; c. all drainage improvements and 

associated grading and stabilization; d. sidewalks; e. landscaping improvements, and the 

site shall be in compliance with the Erosion and Sediment Control Plan. A Performance 

Bond, in an amount approved by the Town Engineer, may be accepted by the Town, in 

lieu of completion of all improvements at the time of issuance of the Certificate of 

Occupancy.  

 

 

Petition 2024-29 & 30 – Petition of the Town of Hebron Parks and Recreation Department 

for Special Permit and associated Site Plan pursuant to Section 2.C.3 and 2.C.4 of the 

Hebron Zoning Regulations, to construct a dog park and associated improvements on 

approximately 1.5 acres at Parcel 12-9C Church St, part of the Raymond Brook Preserve, 

Residence-1 District. 

 

On December 10, 2024, the Commission received a new application for a dog park proposed to 

be located on approximately 1.5 acres of an existing hay field in the Raymond Brook Preserve. 

The Commission subsequently agreed to schedule a public hearing on January 14, 2025. Due to 

an error in the advertisement which stated the hearing would be held on “Wednesday, January 

14, 2025”, I am recommending the Commission reschedule the public hearing for January 28, 

2025. 
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New Business 

 

New Applications  

 

Petition 2024-31 & 32 – Petition of Amirzai Property Trust, LLC / Amjeed Akbarzai for Special 

Permit and associated Site Plan in accordance with Section 2.C.1.7 of the Hebron Zoning 

Regulations, to construct four (4) new two-story building each containing four (4) two-bedroom 

rental apartments at 102 Wellswood Rd, Residence-1 District. 

 

I recommend the Commission schedule a public hearing to be held on February 12, 2025 to 

allow Town staff to review the application and the applicant to prepare a response, should there 

be a need. 

 

Application materials are available for review at the following link: Petition 2024-31 & 32 

Wellswood Apts 

 

 

 

 

Other New Business 

 

Petition 2010-6 - Subdivision and Special Permit Application of James Grossman 

requesting approval of a 32-lot subdivision on 123.8 acres and an Open Space Subdivision 

including rear-lots, located at Hillcrest Drive, Lake Road, and Route 85 (Assessor’s Map 

#’s 10 & 2, Parcel #’s 20 & 2), R-1 District. Request for Extension of Lakewood Estates 

Subdivision.  

 

The Planning and Zoning Commission approved this application on January 11, 2011. 

Extensions were granted, including on December 10, 2019. This project is eligible for a final 

five-year extension. Please see the attached letter from Jim Celio, Associate Broker at Century 

21 AllPoints Realty dated December 18, 2024.  

 

 

 

Review of proposed Planning and Development Department 2025-2026 CIP and Capital 

Expenditures and possible endorsement/recommendation 

 

Please see the attached proposals prepared in response to the Town Manager’s request for 2025-

2026 Capital Improvement Project/Infrastructure Request (CIP) for expenditures of $75,000 or 

more.  

1. Hebron Green Design Services 

2. Horton House Improvements 

3. Americans with Disabilities Act Survey and Transition Plan 

 

Also included is the Planning and Development Department Capital Expenditures request.  

 

 

https://townofhebron-my.sharepoint.com/:f:/g/personal/mbordeaux_hebronct_com/Ep1-i503Y5hFu6yDud2lgewBp-SiWV0Up2AgEc7FCe4ULw?e=ms1fB6
https://townofhebron-my.sharepoint.com/:f:/g/personal/mbordeaux_hebronct_com/Ep1-i503Y5hFu6yDud2lgewBp-SiWV0Up2AgEc7FCe4ULw?e=ms1fB6
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Review of Small Town Economic Assistance Program (STEAP) Grant Application ideas 

and possible endorsement/recommendation 

 

Please see the attached State of Connecticut Small Town Economic Assistance Program 

(STEAP) announcement and guidelines. I’ve prepared two possible project application ideas. 

The Amston Village Water Main Extension project was applied for by former Town Planner 

Mike O’Leary in 2016. The other project is a twist on the previously successful STEAP-funded 

Façade Improvement Program. It seems possible that some of the CIP and Capital Expenditures 

requests could also be considered competitive applications.  

 

 

 

Correspondence 

 

1. Letter from Kevin J. Tulimieri, 110 Kinney Road, dated January 4, 2025 to the Hebron 

Planning and Zoning Commission. 

2. Letter from Kenneth C. Baldwin, Robinson + Cole, dated December 17, 2024 to Matthew 

Bordeaux, Town Planner re: construction, maintenance and operation of a wireless 

telecommunications facility at 746 East Street (Hurst Farm), Andover, CT. 

 

MRB 
H:\Matt\Boards & Commissions\PZC\2025\01-14-2025\Planners Report.docx 































Design Services for Hebron Green Pedestrian Connections and Parking Improvements 

The Town of Hebron was awarded a 2023 STEAP Grant ($474,000.00 grant / $80,000 municipal 
match) for the Hebron Green Pedestrian Connections and Parking Improvements Project. The 
project will likely improve the vehicle access from Main St to the Library, restore the sidewalks in 
front of the buildings lining Main St, extend the sidewalk connection from the westerly terminus of 
the recently completed pedestrian improvement project between Pendleton Dr and the library, and 
make improvements to the parking at the rear of 10 and 12 Main St. The Town also plans to repave 
the Douglas Library parking area east of the main entrance. As the two project areas overlap, some 
minor alterations of the library parking area may be appropriate. Nathan L. Jacobson and 
Associates, the Town’s consultant engineers, will work with Town staff to move the project from 
conceptual design, to permit drawings, bid package preparation, and through construction 
administration. I recommend an additional $20,000 be budgeted for any potential changes to the 
library parking area for a total of $100,000.   
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ADA Self-Evaluation and Transition Plan 

 

Title II of the Americans with Disabilities Act (ADA) applies to State and local governments, 

including towns, school districts, water districts, special purpose districts, and other small local 

governments and instrumentalities. It prohibits discrimination on the basis of disability in all 

services, programs, and activities provided by towns. Thus, people with disabilities must have an 

equal opportunity to participate in and benefit from a town's services, programs, and activities. 

To accomplish this, the ADA sets requirements for town facilities, new construction and 

alterations, communications with the public, and policies and procedures governing town 

programs, services, and activities. 

 

Towns must make reasonable modifications to policies, practices, and procedures to avoid 

discrimination against individuals with disabilities. While this requirement applies to all policies, 

practices, and procedures of the town, the town does not have to make modifications that would 

result in a fundamental alteration in the program, service, or activity or result in a direct threat to 

the health or safety of others. A direct threat is a significant risk that cannot be eliminated or 

reduced to an acceptable level by the town's modification of its policies, practices, or procedures, 

or by the provision of auxiliary aids or services. The public entity's determination that a person 

poses a direct threat to the health or safety of others may not be based on generalizations or 

stereotypes about the effects of a particular disability (see The ADA Title II Technical Assistance 

Manual). 

 

The self-evaluation typically includes a review of polices, practices, and procedures. Periodic 

review after the self-evaluation may be done to maintain compliance with the ADA. A town can 

choose how it wants to conduct a review of policies and practices that govern the administration 

of the town's programs, activities, and services. Towns that have already done a self-evaluation 

do not have to do another one. 

 

When programs, services, or activities are located in facilities that existed prior to January 26, 

1992, the effective date of Title II of the ADA, towns must make sure that they are also available 

to persons with disabilities, unless to do so would fundamentally alter a program, service, or 

activity or result in undue financial or administrative burdens. This requirement is called 

program accessibility. When a service, program, or activity is located in a building that is not 

accessible, a small town can achieve program accessibility in several ways. It can: 

• relocate the program or activity to an accessible facility 

• provide the activity, service, or benefit in another manner that meets ADA requirements, 

or 

• make modifications to the building or facility itself to provide accessibility. 

Thus, to achieve program accessibility, a small town need not make every existing facility 

accessible. It can relocate some programs to accessible facilities and modify other facilities, 

avoiding expensive physical modifications of all town facilities. 

 

When considering the proposal by Bureau Veritas to the “Evaluations of Existing Municipal 

Facilities” project, Town staff asked if an evaluation that would aid in the Town’s preparation 

and performance of the requirements for a self-evaluation and “Transition Plan” would be part of 

the project scope. Bureau Veritas responded that they would be conducting a high-level ADA 
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review to ensure that the obvious issues related to accessibility are addressed, but that a Level III 

ADA Assessment would be required to inform the production of “Transition Plan”. A quote of 

approximately $62,000 was provided for BV to conduct an ADA Survey & Transition Plan for 

the eleven (11) municipal facilities included in the “Evaluations of Existing Municipal Facilities” 

project. This would not include municipal sidewalks or programs. 

 

I recently spoke with the Town Planner of North Reading, MA. The Town was awarded a grant 

from the Mass Office of Disabilities for $35k. The project focused on facilities, but did not 

include sidewalks, schools or programs. The Town Planner was subsequently quoted $150k for 

the next phase of the project to satisfy all ADA requirements. The Town of North Reading 

worked with BETA Group on the first phase of its effort.  

 

 

 



Horton House Repairs 

 

The Horton House is occupied by the Planning and Development Department. The House has 
seen many renovations over the years including heating and cooling systems, and new 
windows. The Facilities’ Conditions Assessment (FCA) conducted by Bureau Veritas, noted that 
structural degradation is a primary concern.  
 
The Hebron Board of Selectmen approved ARPA funding for a study recommended by the BV 
FCA and subsequent design services required to prepare an engineered plan on which to solicit 
bids from qualified contractors for the repair.  
 
The FCA recommends immediate ($34,200) and Short Term 1-2 Years ($48,700) funds be 
dedicated to required improvements at the Horton House. Some of this work has been 
completed with ARPA funds. The primary focus is to follow-through with, and complete the 
improvements designed by the structural engineer currently drafting plans. The remaining 
funds will be used to make the additional improvements noted in the FCA. 
 
Structural Integrity – BV identified cracking and deterioration in the masonry element in the 
basement below the chimney stack. A structural engineer is preparing designs for the repair. 
The project should be a top priority. BV’s FCA recommended $35,300 for this purpose. 
 
Other Improvements - The bathrooms may have been renovated within memory but are now 
in need of an update. Certain interior features need work as well, including water damaged 
windowsills, light and vent fan fixtures, etc. The flooring needs to be replaced. Wiring, 
especially in the basement, presumably electrical and communications, needs to be repaired. 
This will likely require some walls to be reframed, which may require some waterproofing. The 
baseboard heating should either be repaired or removed. The mortared joints of the stone 
foundation need to be repointed around the basement door. The foundation under the stone 
slab threshold at the front door needs repair. The retaining wall toward the Marjorie Circle 
frontage needs repair. BV’s FCA recommends $57,500.  
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Commercial Adaptive Reuse of Historic Structures in Hebron Green National Register Historic 

District (and beyond?) 

 

For permitted commercial activities proposed in existing historic structures that contribute to the 

integrity of Hebron Center, and in some cases more particularly the Hebron Green National 

Register Historic District, grant funds shall be made available for architectural, site and public 

improvements consistent with the Hebron 2024 Plan of Conservation and Development, the 

Hebron Center Plan, and the Hebron Comprehensive Plan (Hebron Zoning Regulations and 

Hebron Zoning Map).  

 

Primary Purpose of program is to: 

• Leverage private investment to improve historic buildings in need of enhancement 

• Reuse historic buildings to make their preservation economically sustainable 

• Enhance the Hebron National Register Historic District 

• Increase property values 

• Stimulate additional investment in Hebron Center 

• Achieve multiple goals and objectives of the Hebron 2024 POCD and Hebron Center 

Plan 

 

Eligible Property Types 

• Historic Buildings (define) in Hebron Center (principally in Hebron Green Village 

District or Hebron Green National Register Historic District 

• Commercial use, Mixed-use, or proposed conversion of a portion of an existing 

residential building into a commercial use 

 

Eligible Activities 

• Exterior Building Improvements 

o Roofing 

o Access, considering ADA compliance 

o Windows and Doors 

o Siding, painting 

o Foundation restoration 

• Interior Building Improvements 

o Lead-based paint mitigation 

o Safety Improvements 

o Structural (framing) integrity 

• Site Improvements 

o Parking and Accessibility 

o Landscaping and Signage 

o Pedestrian Connectivity 

o Utility Improvements 

 

Required Maintenance of Improvements 

1. Properties receiving awards will be expected to sign an Agreement with the Town which 

outlines the specific conditions and the applicant’s commitments, which shall be binding 



on the applicant’s heirs, executors, administrators, successors and assigns. The 

Agreement will be filed in the Town of Hebron Land Records. 

2. The Agreement shall state that the owner shall be required to maintain the improvements 

partially funded through the Program for a specified period (10 years?). 

3. If the property is sold prior to ten (10) years following reimbursement by the Town of 

Hebron, the new owner shall be provided with a copy of the Agreement and informed as 

to the obligations contained therein. 

4. If the property owner wishes to make modifications to the improvements partially funded 

by the Program within ten (10) years following reimbursement by the Town of Hebron, 

the modifications shall first be transmitted to the Program Coordinator in writing, with 

plans and specifications as necessary, and shall be subject to approval by the Program 

Improvement Committee. 

5. If the owner makes any modifications to the improvements partially funded by the 

Program within ten (10) years following reimbursement by the Town of Hebron without 

first receiving permission of the Program Improvement Committee, or fails to adequately 

maintain the improvements in the opinion of the Program Improvement Committee, the 

full amount of the rebate shall become immediately due and payable to the Town. Any 

duty to refund the rebate arising hereunder shall be secured by a lien in the nature of a 

mortgage on the premises. Failure to refund all the funds due within (30) days of 

notification shall be considered a default entitling the Town of foreclose the lien. 

 

General Parameters 

1. The Town of Hebron (under the authority of the Program Committee) will rebate up to 

75% of eligible costs for eligible improvements, up to a maximum of $200,000 per 

property. The applicant will be responsible for the remaining 25%. 

2. The rebate will apply to the expense of materials, design services and wages for a 

renovation project and will not apply to the cost of borrowing or for permit fees. 

3. The rebate will apply to projects which secure bank financing and to projects which are 

self-financed. 

4. Should the improvements require structural engineering design, those may be considered 

costs upon Committee approval. 

 

Examples:  

 

1 West Main St – Professional Office / Therapist / Inn / Restaurant – Restoration of Historic 

Structure and Site Improvements - $100 – 200k – The proposed project would adaptively reuse 

the historic residence for a commercial use. Inquiries have been made for professional offices, 

including an administrative building for AHM. Access to a parking area could be provide via an 

easement off Stonecroft Drive and the less-than-ideal existing access on W. Main St could be 

terminated and site restored. 

 

12 Main St – General Store / Residential Apt – Foundation Improvements, Siding Removal and 

Replacement, Front Façade and Porch Repair - $100 - 200k – The Flour Girl may acquire the 

building and renovate the first floor into a General Store, which is what existed decades ago.  

 

Commented [MB1]: In application, question is whether 
to have agreements in place for specific projects or to 
open an application process that allows for others to 
apply? 

Commented [MB2]: Façade Improvement Program in 
2009 provided a maximum $75k. This increase should be 
acceptable considering inflation and challenge of 
improving historic buildings 



10 Main St – Historic Barn Renovation – $100-200k - Renovation project to put historic barn 

into productive reuse. The barn would not be an historic restoration as it is not intended to serve 

the same function, however the form would remain the same and interior framing elements 

would be preserved and remain visible to acknowledge the historic nature of the building. 

Current owner has prepared conceptual architectural and site development plans. Perhaps grant 

funding would kick-start the project. 

 

13 Church St – Toomey House – Windows, site work, interior renovation for commercial use. 

The single-family residential building has a history of mixed-use.  

 

54 Main St – The historic structure has been idle or underutilized for many years, but has a 

history of commercial use.  

 

 

Issues:  

 

A mutually-agreed upon design professional should be selected to draft a scope of work and 

either provide the design elements necessary to satisfy Building Permit requirements or be 

responsible for review of proposed plans for compliance with the Federal Standards applicable to 

the Historic District. 

 

Hebron Historic Properties Commission and Hebron Planning and Zoning need to be on the 

same page and not be an interference or deterrent to the success of these challenging projects. 

Concept plans should be pre-approved and details should be left to Town staff and other design 

professionals to the degree appropriate. 

 

Some assurance that the commercial occupant is viable and likely to occupy the space for some 

time. 

 

The competitive nature of STEAP is typically more successful with a Town match. How would 

that look? Design services? Legal fees? 

 

If utility upgrades are required/requested, should we determine if said utilities are available in 

advance?  

 

Each of these projects is likely to have a site improvement component. Could Nathan L. 

Jacobson and Associated (Town Engineer) be involved?  

 

What kind of bidding requirements apply? Would that be on the applicant or on the Town? 

 

Would the improvements generate an increase in real property taxes? What are the other benefits 

the proposed improvements would bring to the Town? Preservation/Restoration of historic 

resources, increased vitality of Hebron Center, safety improvements (close curb cuts on Main St, 

mitigate hazardous materials present in buildings, enhanced character might encourage 

additional investment).  

 



Mike O’Leary’s 2008 STEAP Application included public improvements. The concept was Main 

Street Commercial Revitalization Plan and the Façade Improvement Program was just a 

component. 

• Consider concentrating on southwest corner of intersection. Include 1 West Main St 

proposed improvements, parking improvements at Synagogue to close curb cut and 

sidewalks down to Veterinary Hospital. Also consider site prep for use of Rifkin Property. 

Maybe squeeze events board sign in there (at northwest corner of Rt. 85/66). 



Hebron Planning and Zoning Commission 
 
Chairman Frank Zitkus 
David Sousa 
Janet Fodaski 
Christopher Cyr 
Devon Garner 
 
Town Planner 
Matthew Bordeaux 
 
January 4, 2025 
 
Dear Chairman Zitkus, members of the Planning and Zoning Commission and Mr. Bordeaux, 
 
Following the significant public concern voiced at the Planning and Zoning Commission 
Public Hearing held on December 10, 2024, regarding Special Permit Petition 2024-17&18 
and the construction of a large scale retail store on Main Street, I urge this Commission to 
enact a Temporary Moratorium on new large scale commercial construction in Hebron 
center.  The idea of a Moratorium was proposed during the Public Hearing by a resident of 
Hebron in order to give the Commission an opportunity to explore the impact a large scale 
retail store would have on our community.  I believe the crucial economic and environmental 
concerns voiced by a large number of Hebron residents during the Public Hearing need to be 
addressed before this project proceeds any further. 
 
As I stated to the Planning and Zoning Commission during the December 10th Public 
Hearing, as well as in letters to the Commission dated August 21, 2024, October 1, 2024 and 
December 7, 2024, it is clear that the proposed use and activity relating to Special Permit 
Petition 2024-17&18 poses a significant risk to the health, safety and welfare of our 
community.  As required by Hebron Zoning Regulations 7.D.1, page 182, it is your 
responsibility, to “review the appropriateness of certain uses or activities in a specific 
location or configuration in order to evaluate overall impacts of the specific application, 
ensure compliance with these Regulations, and promote the health, safety, and general 
welfare of the community.” 
 
In the Fall of 2021, the Planning and Zoning Commission placed a Temporary Moratorium on 
the establishment of Cannabis businesses in Hebron.  That Temporary Moratorium was 
extended until December 2023, creating a two-year moratorium.  As it was important at that 
time to explore if this type of commercial activity is appropriate for Hebron, I believe it is 
even more important to take the time at this moment to fully explore the impact a large scale 
discount retail store would have on our community.  I urge the Planning and Zoning 
Commission to follow their own precedent and create a Temporary Moratorium on the 
construction of all large scale retail stores in Hebron center effective immediately. 
 
 
 



To gain a full perspective on the impact a large scale discount retail store will have on the 
Hebron community it is necessary to conduct an up to date Environmental Impact Study and 
a detailed Economic Impact Study.  The environmental studies need to include an 
investigation of the system of fractured bedrock aquifers found along John E. Horton Blvd. 
The harmful impact of road salt and storm water retention ponds on this important source 
of drinking water needs to be investigated and understood before development.  The risk of 
a negative impact to ground water drinking wells along Millstream Road and Kinney Road 
should be of vital importance to Hebron’s town government.  Not only is it an environmental 
responsibility it is also economic responsibility, as the remediation of contaminated ground 
water drinking wells will be a significant financial burden on the Town.  As required by 
Connecticut State Statute Sec. 22a-471, “If the Commissioner of Energy and Environmental 
Protection determines that pollution of the groundwaters has occurred or can reasonably be 
expected to occur and the Commissioner of Public Health determines that the extent of 
pollution creates or can reasonably be expected to create an unacceptable risk of injury to 
the health or safety of persons using such groundwaters as a public or private source of water 
for drinking or other personal or domestic uses, the Commissioner of Energy and 
Environmental Protection may issue an order to the person or municipality responsible for 
such pollution requiring that potable drinking water be provided to all persons affected by 
such pollution.”  The economic impact study needs to include the cost of drinking water 
remediation for all residents down gradient of the proposed site, as well as the impact a large 
scale discount retail establishment will have on the taxpayers of Hebron. 
 
I urge the Planning and Zoning Commission to act immediately on behalf of Hebron’s 
residents and enact a Temporary Moratorium on new large scale commercial construction 
in Hebron center and protect the health, safety and general welfare of the community.    
 
Sincerely, 
 
Kevin J. Tulimieri 
 
110 Kinney Road 
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