

COVENTRY PLANNING AND ZONING COMMISSION
REGULAR MEETING MINUTES
Monday, November 24, 2025

Town of Coventry, Town Hall Annex Building, 1712 Main Street Coventry, CT 06238
& Zoom Teleconference

	
	MEMBER
	PRESENT
	ABSENT

	REGULAR MEMBERS:
	Darby Pollansky, Chair
	X
	

	
	Bill Jobbagy, Vice Chair
	
	X (Excused)

	
	Brian Murray
	X
	

	
	Steve Reviczky
	X
	

	
	Eric Thomas, Secretary
	X
	

	ALTERNATE MEMBERS:
	Mindy DiPisa
	X
	

	
	Kathleen Krider
	X
	

	
	VACANT
	
	



	STAFF:
	Jana Roberson, AICP Director of Planning & Development

	
	Heidi Leech, Planning Technician / Zoning Enforcement Officer

	
	Andrea Vassallo, Recording Secretary







1. CALL TO ORDER:
D. Pollansky called the meeting to order at 7:05 PM.

2. ROLL CALL / SEATING OF ALTERNATES:
D. Pollansky seats M. DiPisa, Alternate, for B. Jobbagy.

Motion to Amend the Agenda:
D. Pollansky brought to the floor formally to add Agenda Item 3 to the Regular November 24, 2025, PZC Meeting:
· Agenda Item 3 – To add a decision of motion regarding the Executive Session Special Meeting, held on Monday, November 24, 2025, from 6:30-7:03 PM.
· The remaining Regular Meeting agenda items for Monday, November 24, 2025, 7:05 PM, will immediately proceed in sequential numerical order.

MOTION: D. Pollansky MOVED TO ACCEPT new Agenda Item 3.  
B. Murrary SECONDED; MOTION CARRIED; Unanimous.


3. A DECISION OF MOTION REGARDING EXECUTIVE SESSION SPECIAL MEETING – Monday, November 24, 2025. 

B. Murray FORMALLY MOVED:  

MOTION: The Coventry Planning and Zoning Commission MOVES TO APPEAL the approved variance granted on November 18, 2025, by the Coventry Zoning Board of Appeals application ZBA-25-16 to Connecticut Superior Court.  

Citing: 
The approval of the variance did not prove a legitimate hardship.

Whereas application: 
ZBA-25-16 – Request for a variance from Section 4.04 Dimensional Standards of the Zoning Regulations for the creation of a nonconforming lot under 40,000 sq. feet, Assessors Map 36, Block 4, Lot 12 (R02375) on the corner of Ross Avenue and Avery Shores Drive in the LR Zone; Owner: Lynda Reindel, Applicant: Kai Anderson. 

M. DiPisa SECONDED; MOTION CARRIED; 5:0:0
	Yea
	DiPisa, Pollansky, Murray, Reviczky, Thomas

	Nay
	0

	Abstain
	0



*B. Murray excuses himself and leaves the meeting. 
  K. Krider is seated for B. Murray at 7:10 PM*


4. AUDIENCE OF CITIZENS: None.




5. PUBLIC HEARINGS:  
a. PZC-25-11 – Proposal to modify the language of Sections 2.02, 4.04.03.d, Table 4.04A Footnote 1., 6.03.01.a.2, 6.09.01.a.1 of the Coventry Zoning Regulations concerning two family dwellings, Applicant: Planning and Zoning Commission.

The following discussion ensued among the Commission, J. Roberson, Director of Planning & Development, and H. Leech, Zoning Enforcement Officer, Coventry Land Use Office:

Purpose & Discussion Summary:
· Encourages housing diversity and flexibility.
· Reduces regulatory barriers for affordable and senior housing.
· Modernizes the definition of “family” to reflect contemporary living arrangements and avoid intrusive enforcement (e.g., verifying relationships or domestic servant status).
· Eliminate increased lot size requirements for two-family dwellings, aligning them with single-family lot sizes.
· Allow two-family dwellings in the Village Residential Zone (currently not permitted).
· Clarification requested regarding zoning distinctions (e.g., two-family vs. multifamily, impact on other zones).
· Legal and Fair Housing Considerations:
· Concerns expressed about existing definitions potentially conflicting with Fair Housing Act.
· Desire to avoid intrusive or outdated regulatory language.

Public Comment: 
Dick Brand, 650 Wrights Mill Road:
· Expanding the definition increased flexibility for different dynamic living situations i.e., caretakers, potential for home conversions, and alignment with state mandates for accessory dwelling units (ADUs).


Memo Correspondence to the Planning & Zoning Commission:
J. Roberson read into the record a memo addressed to the PZC from Coventry’s Ad-Hoc Senior & Affordable Housing Alternatives Study Committee.

Newton, Robin. Town of Coventry Ad-Hoc Senior & Affordable Housing Alternatives Study Committee, November 23, 2025, PZC-25-11 - Proposal to modify the language of […] Coventry Zoning Regulations concerning two-family dwellings.

Memo Summary:
· The Ad-Hoc Senior & Affordable Housing Alternatives Study Committee has identified regulatory barriers in the current zoning regulations that hinder the development of diverse and affordable housing, particularly concerning two-family dwellings. ​
· Previous changes to accessory dwelling unit (ADU) regulations have shown potential for promoting housing diversity; similar adjustments for two-family dwellings are proposed to enhance community living options. ​
· Two-family dwellings are compatible with existing single-family homes in size and appearance, potentially allowing homeowners to create additional housing within larger residences. ​
· The proposal excludes sensitive areas, such as the Lake Residential Zone, to address community concerns while still promoting incremental housing solutions. ​
· The committee seeks collaboration with the Planning and Zoning Commission to implement these changes and align with recommendations from the Plan of Conservation and Development and the Affordable Housing Plan.

Technical Scope:
· The proposed language change is in response to recommendations from the Plan of Conservation and Development and the Affordable Housing Plan.
· Multiple sections of the zoning regulations to ensure all relevant sections are updated to reflect these revision changes, to include but not limited to, i.e.:
· Regulatory:
· Adds “or two-family” to permitted uses in the Village Residence Zone.
· Definitions:
· Two-family dwellings are distinct from multifamily (typically three or more units).
· ADUs permitted with single-family homes, but not with two-family or multifamily dwellings.
· No changes currently introduced in the Commercial Agricultural Zone.

D. Pollansky closed the Public Hearing at 7:28 PM.

6. OLD BUSINESS: 
a. PZC-25-11 – Proposal to modify the language of Sections 2.02, 4.04.03.d, Table 4.04A Footnote 1., 6.03.01.a.2, 6.09.01.a.1 of the Coventry Zoning Regulations concerning two family dwellings, Applicant: Planning and Zoning Commission.

Discussion:
ACTION: Land Use Office staff will continue to work on identifying/refining zoning definitions and regulations. 

MOTION: K. Krider MOVED to APPROVE the proposal to modify the language of Sections 2.02, 4.04.03.d, Table 4.04A Footnote 1., and Section 6.03.01.a.2, 6.09.01.a.1 of the Coventry Zoning Regulations concerning two-family dwellings with the finding that the change is consistent with the Plan of Conservation and Development 2020 and will not be detrimental to the health and the general welfare of the community for the following reason(s):

To be consistent with the goals of Coventry’s Affordable Housing Plan.

S. Reviczky SECONDED; MOTION CARRIED; 5:0:0
	Yea
	DiPisa, Pollansky, Krider, Thomas, Reviczky

	Nay
	0

	Abstain
	0



b. PZC-25-17 – Special Permit for the extension or enlargement of a non-conforming use – exception for long-established uses (Sec.5.07.03.b) and farm including retail nursery or greenhouse (Sec. 6.05.02.b) on 2.99 acres at 89 Flanders Road in the R/A Zone, Applicant/Owner: Joshua Beebe (Tardif Farm).

· The Commission acknowledges application PZC-25-17. A public hearing is scheduled for December 8, 2025, at 7 PM. 

· Coventry’s Zoning Regulations Section 7.03 – Procedures for Special Permits, do not require abutting properties to be notified of the public hearing however, the Land Use Office strongly advises the applicant to notify neighboring abutters.


7. NEW BUSINESS:
a. Discussion of Sec. 5.13– Design Apartment/Condominium Developments

Purpose & Intent:
D. Pollansky stated the discussion will address identified inconsistencies with Section 5.13 of the Coventry Zoning Regulations. She further stated that the Town of Coventry does not have a lot of this type of development. A recent application before the Commission identified contradicting language. 

The broader conversation is not solely for one applicant or proposed project but to align the language with harmonious intent to capture the spirit of Coventy’s guiding principles set forth in the Plan of Conversation and Development, and the Affordable Housing Plan. 


Identified Inconsistencies/Issues:
· 5.13.05 (a-p) – Additional Requirements, Subsection (b): Access Drives
· Review minimum standards, and 
· Language identified as “drainage easements”.

· 5.13.05 (a-p) – Additional Requirements, Subsection (i): Conservation “Easements”
· Contradicts with 5.13.04 (b) – the “appropriateness of adequate screening.” 
· Would like the term “conservation easements” updated to “vegetative buffers”.
· Define ‘vegetative buffers’ as: mechanisms to screen, obstruct view, and/or provide environmental/aesthetic enhancements.
· Remove language, “That the applicant shall dedicate conservation easements to the Town […]”. 
· The onus is currently on the Town to enforce and maintain said properties.

· 5.13.01 – Intent AND 5.13.04 – Application Process
· Special Permit requirements currently articulate there is a two-step permitting process for this type of development over the course of 6 months and it is not supported by CT General Statute. 
· Commission/Town Staff can request or suggest preliminary plans for applicants but cannot require them. 
· J. Roberson introduced the discussion topic of Planned Development Districts or Planned Unit Development (PUD) – which is supported by CT General Statute.
· Coventry’s Fee Ordinance – Schedule of Application Fees – include language describing Planned Unit Developments and associated application fees. Current Zoning Regulations do not include PUDs nor align with the fee schedule therefore applicants cannot be charged those application fees. 
· J. Roberson believed that Section 5.13 may have evolved out of a previous PUD regulation but has not found legacy information in the Town records to support this.
· Coventry has an existing planned development district: Industrial Heritage Overlay Zone – which, according to J. Roberson is more of a floating zone. 
· Discussion ensues regarding the different zoning mechanism types of an overlay, floating, and planned development district zones. 

· Section 5.13 – General: Design Apartment/Condominium Developments
· Discussion ensued regarding different ownership models and Homeowner Associations (HOA).
· Post development monitoring, maintenance, and enforcement responsibilities of open space and lands dedicated to the Town.
· Conveyance obligations – if the ownership model changes upon a future sale of the property.
· Potential post development outbuilding structures, e.g. sheds, if the ownership model changes upon a future sale of the property. 
· J. Roberson stated a municipality cannot compel a developer to adopt a condominium ownership model.

Summary of Proposed Action Items:
· Align local practices with state statutes and best practices from other communities.
· Staff to draft revised language, research comparable regulations, and provide samples for commission review.
· Clarify and update definitions (e.g., remove “paved area” from “structure”).
· Review density calculations to prevent overuse of undevelopable land for maximizing unit counts.

Public Comment: 
Dick Brand, 650 Wrights Mill Road:
· In favor of seeing the proposed condominium project move forward. 
· Acknowledged this proposed type of development is of a few that exist in the community in approximately 25 years.
· Agrees with the commission to improve the language and requirements regarding conservation easements and access driveways.
· The proposed project would provide additional housing stock the community.

Section 2.02 –Definitions: “Structure”
· Remove the term “paved area” from the definition of “structure”.
· Other areas of the Zoning Regulations would be affected by removing the term “paved area”, e.g. pre-existing paved areas seeking replacement in the Lake Residential Zone that are over a 10% lot coverage would be directly affected.
· Connecticut General Statute § 8-13a, if a building or structure is erected in violation of lot area or boundary distance requirements, it becomes a protected nonconforming use if no enforcement action is taken, upon the violation, within three (3) years of its construction.

Section 2.02 – Definitions: “Previous/impervious Surfaces”
· Lack of definitions for pervious/impervious surfaces.

Section 5.05 – Home Occupation & Section 2.02 Definitions: “Services”
· Ambiguity in the term “services” within Home Occupation section of the regulations, Section 5.05.01 Standards (vii):
· “(vii) persons who offer professional or personal services on site, including but not limited to doctors, dentists, lawyers, accountants, barbers and beauticians, shall conduct business on an appointment-only basis in order to manage parking requirements and minimize traffic conflicts; no clients or patients shall be housed overnight;”
· The term “services” is not defined in Section 2.02 Definitions of the Zoning Regulations.
· The term “Home Occupation” is defined in Section 2.02 and references Section 5.05. 
· Specific case discussed: auto repair as a home occupation.
· Other affected areas include but are not limited to:
Section 4.06.04 – Home Occupations as Accessory Uses

· Summary of Proposed Action Items:
· Align local practices with state statutes, i.e. Connecticut DMV license for an automotive repair business.
· Staff to draft revised language, research comparable regulations, and provide samples for commission review, e.g. “personal or professional services (as defined) are permitted”.
· Clarify and update definitions, e.g., “services”.

8. ADOPTION OF MINUTES: 
a. Regular Meeting Minutes of 11/10/25
MOTION: E. Thomas MOVED to APRPOVE the November 10, 2025, Regular Meeting Minutes. K. Krider SECONDED;

Discussion ensued identifying the following corrections and/or modifications:
· Page 1, Attendance Table: 
· Name corrections of Brian Murray and Kathleen Krider.
· Add a ‘Vacancy’ row under the Section: Alternates. There are three (3) Alternates positions.

*B. Murray has returned and is reseated for K. Krider at 8:32 PM.*

· Page 6, 4th bullet – Old Business, Application PZC-25-15, Commissioners Opined: 
· Change: […] conservation ‘buffer’ to conservation ‘easement’.

· Page 6 - Old Business, Application PZC-25-15, MOTION:
· Insert: […] approximate 22’ wide by 950’ long driveway. 

MOTION CARRIED; Unanimous.
	Yea
	DiPisa, Pollansky, Murray, Reviczky, Thomas

	Nay
	0

	Abstain
	0



9. COMMUNICATIONS:
· Community Land Trust Webinar Series – Hosted by the Centers for Housing Opportunity in partnership with the Naugatuck Valley Project and the All In Alliances.

· Windham Regional Transit District (WRTD) – Governor Lamont Announces $35.7 Million Federal Grant to Modernize and Expand Windham Region Transit District Bus Facility.
· E. Thomas stated, if appropriate, and there is a desired need, to expand the WRTD and/or UConn bus routes into South Coventry Village District to form a transit loop.
· Forwarded information along to Coventry Human Services Department.
· J. Roberson stated Coventry is part of the WRTD and does already receive some transit services from the district. 
· She stated further that there is no bus stop or regular bus route.
· ACTION: Does Coventry POCD reference alternative and/or public transportation options?
· ACTION: Who is the current Coventry WRTD representative? 

· Low Impact Development (LID) Educational Workshop 
· Saturday, May 16, 2026 
· Time: 9 am -12 pm. 
· Location: Patriots Park, Lodge. 
· Target audience: Coventry residents, Towns of Columbia & Bolton 
· Educational presentation topics to include: 
· Wetland planting guides 
· Potential demonstration project. 
· Q&A and vendors 

10. REPORTS:
a. ZEO Report
H. Leech, Coventry Zoning Enforcement Officer (ZEO), submitted a quarterly report to the Commission presenting ongoing efforts, and cited data summarizing number of permits and certificates of occupancy issued, and inspections conducted.

Current Challenges:
· High volume of complaints, permits, and inspections.
· Issues with voluntary compliance; lack of intermediate enforcement tools.
· J. Roberson stated there are a lot of low level complaints that do take up a lot of time, funds, and are persistent.

Proposed Solution:
· Revisit a citation ordinance, previously presented to Town Council, to allow fines for non-compliance (e.g., $100/day), reducing reliance on court action.
· Anonymous Complaints, per guidance of the Town Council, are prioritized last for enforcement investigation and resolution.
· ACTION: Staff to locate and prepare draft ordinance for commission review.

Other Topics:
· Consider revising regulations on chickens (e.g., minimum lot size).
· Ongoing need for updated definitions and regulatory clarity.
· Scam Warnings:
· Recent scam emails were sent targeting applicants; town to increase applicant notification warnings and redact personal info from public documents, e.g., email addresses.
· Not unique to Coventry. Many other municipalities in CT have been targeted in a similar nature.

11. ENFORCEMENT: None.

12. ACKNOWLEDGEMENTS: None.

13. ADJOURNMENT:
[bookmark: _Hlk213838461]D. Pollansky MOVED to ADJOURN at 9:07PM. 

The next regular meeting is scheduled for: Monday, December 8, 2025, at 7 PM.
Respectfully submitted by Andrea Vassallo, Acting Secretary

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