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APPROVED 

WESTBROOK PLANNING COMMISSION 

SPECIAL MEETING 

MONDAY, MAY 16, 2011 

7:00 P.M. – MULVEY MUNICIPAL CENTER 
 

Members present were:  Marilyn Ozols, Chairman, Carole Ketelsen, Phil Bassett, 
Secretary, Lisbeth Waldron (alt.-seated), Robert Furno (alt.), Marie Farrell-arrived 

at 7:06 p.m. 
 

Also present: Meg Parulis, Planner. 
 

Chairman Ozols called the meeting to order at 7:04 p.m. in the Multi Media Room of 
Mulvey Municipal Center.  

SUBDIVISIONS: 

1.  Application No. 2006-006-P, Develop LLC – Stannard Woods Subdivision 
– Peter's Trail – Release of Maintenance Bond. 

Ms. Parulis noted that the road was accepted at a Town Meeting on February 4, 
2010.  She reported that a final inspection had been conducted by her and the 
Director of Public Works, John Riggio and no deficiencies were found. Ms. Parulis 

recommended that the maintenance bond be released. 

A motion was made by Mr. Bassett to release the maintenance bond to Develop 

LLC for Peter's Trail (Stannard Woods Subdivision). The motion was seconded by 
Ms. Waldron and VOTED UNANIMOUSLY. 
 

TOWN AND GOVERNMENT AGENCY REFERRALS:  None 
 

SELECTMEN REFERRALS: None 
 

ZONING REFERRALS: None 
 

BILLS: 

Ms. Ozols reported that the following bills from were paid from the General 

Accounts in accordance with the new procedure authorized at the last meeting: 
Suzanne Helchowski – PC Recording Secretary Services  - $100.00 
Conferences 
University of CT-Land Use Training - $35.00 

CEDAS-CBI, Resurrecting Brownfields - $20.00 
Lisa DeMaria-Mileage-CAZEO Training - $153.00 

Ms. Ozols requested approval of the following bill to be paid from the Special Fund 
for the Plan of Conservation and Development: 
MinuteMan Press – Printing of Draft POCD - $1,122.68 

A motion was made by Ms. Ketelsen to approve payment of the general accounts 
items which were already paid and to approve payment of the item from the Special 

Fund.  The Motion was seconded by Ms. Waldron and VOTED UNANIMOUSLY. 
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MINUTES: 
 

A motion was made by Mr. Bassett to approve the Minutes of the April 11, 2011 
Regular Meeting. The Motion was seconded by Ms. Waldron and VOTED 

UNANIMOUSLY. 
 

OLD BUSINESS: 
 

1.  Historic and Architectural Resource Survey – Status Update 

Ms. Parulis reported that the historic consultant, David Taylor will be at the 

office tomorrow. He has been provided all the necessary documents to get 
started.  A public presentation will be planned to coincide with a meeting of the 

Historical Society.  Ms. Waldron noted that there was a Historical meeting the 
next night. The meetings are held on the third Tuesday of each month.  If the 
timing works out, Mr. Taylor could attend the meeting for an introduction of the 

members and provide a brief explanation of his tasks.  A follow up presentation 
would be scheduled upon completion of the survey.   

 

2.  Planning Commission By-Laws – Proposed Amendments 

It was noted that at the annual review of the By-Laws conducted at the January 

meeting it was determined that there was a need for clarification of voting 
members.  Based on consultation with legal counsel the language has been 

modified as indicated in the draft included in the packets. Other revisions 
included corrections for the appropriate pronouns.  The latest revision is dated 
5/16/11.  Chairman Ozols explained that once the amendments were approved, 

the track changes will be removed for the final version of the By-Laws. 

A motion was made by Ms. Ketelsen to approve the revisions to the By-Laws as 

presented. The Motion was seconded by Ms. Waldron and VOTED UNANIMOUSLY. 
 
3.   Plan of Conservation and Development – Outline for Public Information 

Meeting; Review of Future Land Use Map and Final Draft. 

Chairman Ozols explained that there will be a Power Point presentation of the 

overall Plan at the May 23rd public information meeting followed by questions 
and comments. Ms. Parulis added that there is a need to educate the public on 
how the Plan is used.  She reported that she has received some e-mail 

correspondence with some questions and concerns regarding the POCD and 
shared same with the Commission.  She also shared her response to one of the 

inquiries.   The comments generally pertained to policies related to supporting 
tourism, Bed & Breakfasts, and affordable housing and the boundaries of Town 
Center.  With regard to tourism concerns, Ms. Ketelsen questioned whether 

tourism was important to economic development in Westbrook. A discussion 
entailed noting that Westbrook does have a large base of tourism-based 

businesses, i.e., Water's Edge, cottage rentals, marinas, etc.   

Chairman Ozols also explained that after the Public Informational Meeting, 

there will be a follow-up meeting devoted to reviewing public comments and 
determining what if any changes should be made to the Plan.  An addendum  
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POCD (continued) 

will be created so that it's clear what is being changed when the Plan goes to 
public hearing for adoption.  Ms. Parulis reported that the Plan was forwarded to 

the Board of Selectmen and presented at their meeting on April 28th.  The 
B.O.S. has the option of holding its own public hearing, but after hearing that 
there would be a public information meeting prior to the Planning Commission 

public hearing, they opted not to hold an additional hearing. The Selectmen will 
attend the public information session on May 23rd and discuss the Plan at the 

May 26th Board of Selectmen meeting to go over any questions or concerns.  
Ms. Parulis also noted that notification that the Plan was available for review 

was sent to other Boards & Commissions as well as the general public.  

Ms. Ozols asked Commission members if they had any further comments on the 
plan.  Ms. Farrell offered that she thought that all boards and commissions that 

would be involved in implementing the plan should be acknowledged.  While it 
was agreed that other Commissions had important roles with respect to the 

Plan, the two main Commissions involved in development of the Plan, in 
addition to the Steering Committee, were the Planning Commission and the 
Conservation Commission.  It was agreed that the Zoning Commission will be 

replaced with the Conservation Commission on the inside cover.  The role of 
other Commissions will be acknowledged in the Implementation Chapter.  Ms. 

Parulis noted that the blank page in the Draft is reserved for a letter from the 
Selectmen endorsing the plan.  Acknowledgement of the contributions of other 
Boards & Commissions could perhaps be included in their letter.   

Ms. Farrell went on to suggest that the sidebar on page 2 outlining the Plan 
Development Process should be expanded to include the Request for Proposals, 

the review and hiring of consultants.  In addition, she felt that there should be 
an indication of the number of residents that participated in the Resident 
Survey and public workshops.  She felt it was important to convey that the 

process was long, comprehensive and inclusive.  There was discussion about 
the possibility of including Survey results as an appendix. 

Ms. Parulis provided larger scale maps of some of the Existing Land Use Plan 
and Future Land Use Plan with some suggested changes from the maps in the 
4/21/ draft.  The Commission reviewed the two maps side by side.  Ms. Parulis 

explained that the Existing Land Use Map is sometimes misconstrued as the 
Zoning Map which it is not.  It represents how the properties are currently being 

used based on classifications in the Assessor database.  The Future Land Use 
Map shows recommended general land use categories and some of the major 
planning elements such as: Greenways, Blueways (water trails) future road 

connections, Housing Opportunity Area, Core Agricultural Area and Town 
Center.   

In the course of reviewing potential road connections, Commission members 
had some confusion with the map showing road right-of-ways vs. actual road 

centerlines.  Ms. Parulis will see about adding road centerlines to the map.  
There was also question regarding the length of Pequot Park Rd.  Ms. Parulis 
will check to see if it is accurately depicted. 
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POCD (continued) 

Ms. Parulis went on to explain the intent of the Housing Opportunity Area.  
These are areas where the Town might consider allowing higher density housing 
that meets affordability criteria, but it doesn't mean that every lot within the 

boundary is suitable for that use.  The boundary was developed as part of the 
Affordable Housing Feasibility Study that was funded by a state grant.  Several 

factors were considered including proximity to transit, septic suitability and 
adequate road infrastructure.  It is envisioned that an overlay zone could be 

created with strict design standards to ensure that development is compatible 
with surrounding uses.  In order to be approved, an applicant would have to 
apply for a Zone Change and a Special Permit, similar to the approval process 

under the Planned Residential Development District. The use of an overlay zone 
gives the Town ultimate control.   

Ms. Ketelsen expressed dismay that the State count of Affordable Housing in 
Westbrook does not include mobile homes and echoed the sentiments 
expressed in the earlier public comment that Westbrook has an adequate 

amount of affordable housing.  Ms. Parulis noted that the Affordable Housing 
Feasibility Study contains a detailed analysis of the need for affordable housing.  

A full copy of the study will be provided to Planning Commission members. 

The Commission discussed the concept of allowing housing on Flat Rock Place.  
It was agreed that the area would be shown as “Business” instead of “Mixed 

Use”.  By its inclusion within the Housing Opportunity Area, a housing proposal 
could be considered.  Ms. Parulis suggested that the area across from Flat Rock 

where Aiudi Concrete is located be re-classified as Mixed Use along with 
Spencer Landing, Worthington Manor and the Old Glory factory to strengthen 
the concept of creating a Village Core.  She also suggested that the multi-family 

classification be eliminated and categorized instead by low, medium or high 
density residential as appropriate.   

Ms. Ozols felt it important to describe what is envisioned by “Mixed Use” and 
“Business Park” in the narrative.  She did not feel that classifying as a “Business 
Park” should preclude residential use.  Also, classification as “Mixed Use” does 

not mean that each lot should have a mixed use – only that either residential or 
commercial is appropriate.   

Ms. Farrell questioned whether the terminology used to describe the future land 
use categories was consistent, i.e. Business Park & Marina District.  It was 
agreed that the words “Park” and “District” could be eliminated in the legend.  

It was further noted that the Future Land Use Plan calls for elimination of the 
currently zoned Industrial property south of E. Pond Meadow Road. 

Ms. Parulis went on to suggest that the Core Working Land Cluster be added to 
the Future Land Use Map to which Commission members agreed.  Further it was 

suggested that the Menunketesuck Greenway arrow extend into Deep River and 
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that existing Open Space in adjoining towns be shown on both the Open Space 
Vision Map and the Future Land Use Plan. 

 

Ms. Parulis next reviewed the Natural Resource Inventory Map and the Open 

Space Vision Map.  She highlighted the Contiguous Forested Areas on the 
Natural Resource Inventory and their relationship to the “Hubs” on the Open 
Space Vision.  She also explained the concept of the “Blueways” as potential 

water trails. 

Lastly, a map showing the Potential Buildout Scenario was presented.  This map 

is not included in the plan, but was created as part of the build-out analysis to 
show possible development under the current Zoning Regulations. 

 

NEW BUSINESS:  None 
 

REPORTS: 

1. Inland Wetlands and Watercourses Commission – Ms. Ketelsen noted that 
this was her last report since she has resigned from the Inland Wetlands 

Commission. She reported an Inland Wetland Application for 1000 linear feet 
of fence on a property on Pond Meadow Road. The IWWC approved it, though 

Ms. Ketelsen noted her concerns that the fence blocked the wildlife from 
traveling through to the Patchogue River.  Ms. Ozols expressed appreciation 

for Ms. Ketelsen's many years of service as the liaison to the Inland Wetlands 
and Watercourses Commission.  In finding a replacement, she noted that the 
Ordinance states the liaison can be a member of the Planning Commission or 

another person reporting to Planning. 

2. CRERPA – Mr. Neale was not present to provide a report. Ms. Parulis 

indicated that she had received a Referral letter from CRERPA for the Plan of 
Conservation & Development.  The letter will be included in the packets for 
the meeting to discuss public comment on May 31st. 

3. Harbor Commission – Ms. Parulis gave an update on efforts to fund additional 
dredging.  Approx. $680,000, surplus from a dredging project in Old 

Saybrook, will be re-allocated to the Town of Westbrook if additional monies 
can be found to make up the difference in the total cost estimated at $1 to 
$1.2 million. To that end, the Selectmen authorized the Harbor Commission 

to submit a grant application for the FY11/12 STEAP funding (max. 
$500,000).  It is estimated that an additional $350,000 to $500,000 is 

needed for the dredging.  The Town will also pursue funding under the 
recently approved state Harbors & Dredging Act.   If it is found that the 
Harbors & Dredging monies can be obtained, the Selectmen agreed that the 

STEAP grant could be pursued to complete the Town Center Project.  It is 
also possible that the Town will submit two STEAP applications – one for 

Dredging ($350,000) and one for the Town Center Parking Project 
($150,000).  The Selectmen have determined that the dredging project will 
have priority in the event only one project is funded. 

4. Town Center Revitalization Committee – Ms. Parulis reported that the final 
environmental report should be available next week and that a meeting had 

been scheduled to begin negotiations to acquire the property at 2 Westbrook 
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Place and 1224 Boston Post Rd.  See also above discussion on STEAP grant 
application.  A grant application for funding to complete the Town Center 

Parking project will be prepared and ready in the event that the Harbor 
Commission finds a different source of funding to complete the dredging or 

the Town submits two applications.  Both groups are working cooperatively 
to maximize funding opportunities. 

 

CORRESPONDENCE: 

1. Miscellaneous correspondence, newsletters, and brochures. 

The Commission discussed a letter dated May 9, 2011 from Town Attorney Michael 
Wells. The letter is in response to a concern raised regarding the Planning 

Commission having three alternates in the same political party.  In summary, there 
is not a current legal problem due to the make-up of the entire commission, but it 

will affect eligibility for filling regular member seats in the next election or if there 
are vacancies.  The three alternate members were appointed by the Board of 
Selectmen at the same meeting. 

            
A motion to adjourn at 8.55 p.m. was made by Mr. Bassett and seconded by Ms. 

Ketelsen, VOTED UNANIMOUSLY. 
 

 

 

Respectfully submitted, 

 

 

 

Nancy J. Rudek 

Acting Recording Secretary 


