
TOWN OF VERNON 
Planning & Zoning Commission (PZC) 

Meeting Notice 
Thursday, October 21, 2021 7:30 PM  

Town Hall 
14 Park Place, 3rd Floor 

Council Chambers 
Vernon, CT 
AGENDA 

 
1. Call to Order & Roll Call by Roland Klee, Chairman 
  
2. Administrative Actions/Requests  
 

2.1 Amendment/Adoption of Agenda - Additional business to be considered under agenda 
item #7 “Other Business” requires Commission vote 

 
2.2 Approval of the Minutes from the October 7, 2021 PZC Meeting 
 

3. New Application(s) for receipt, if any:  
 

3.1 PZ-2021-17, 20 Mountain St. An Application of Sal Alhujaji for a Special Permit pursuant 
to Section 4.15.6 & 3.26 to allow Adaptive Reuse in the Historic District-Planned 
Neighborhood Development (PND) Zoning District for the purposes of appliance and 
other product storage at 20 Mountain St. (Tax ID: Map 41, Block 0113, Parcel 00015). 

  
4. Public Hearing(s) and Action on Applications 
 

4.1  PZ-2021-13 An Application of Hartford Therapeutic Massage and Wellness Center LLC, 
for a Special Permit to allow an Independent Massage Therapy Practice and 
Commercial Education or Recreation (yoga and wellness et al.) in the Commercial 
Zoning District, pursuant to Section 4.9.4.23 and 4.9.4.5 of the Zoning regulations, at 
500 Talcottville Rd. (Tax Map 09-015T-0021C). 

 
4.2 PZ-2021-15, 38 Oxbow Dr. An application of Robert Coulombe for a Special Permit to 

allow a Home Business of Major-Type 2, pursuant to Section 4.3.4.8 of the Zoning 
Regulations, for laser engraving and woodworking at 38 Oxbow Rd. (Tax Map ID: Map, 
26, Block 065B, Parcel 0010K), in the R-22 zoning district. 

 
5. 8-24 Referrals, If any 
  
6. Other Business/Discussion  
 
7. Adjournment   
      
        Roland Klee, Chairman 
        Planning & Zoning Commission 
 



DRAFT MINUTES 



TOWN OF VERNON 
Planning & Zoning Commission (PZC) 
Thursday, October 7, 2021 7:30 PM  

Town Hall 
14 Park Place, 3rd Floor 

Council Chambers 
Vernon, CT 

 
Draft Minutes 

 
1. Call to Order & Roll Call by Roland Klee, Chairman at 7:31 PM 

• Regular members present: Roland Klee, Robin Lockwood, Mike Mitchell, Iris Mullan, Susan 
Reudgen and Jesse Schoolnik 
• Alternate Member: Carl Bard sitting for Joseph Miller and Mike Baum  
• Absent Members: Joseph Miller 
• Staff present: George McGregor, Town Planner and Shaun Gately, EDC 
• Recording secretary: Jill Rocco 

  
2. Administrative Actions/Requests  
 

2.1 Amendment/Adoption of Agenda - Additional business to be considered under agenda 
item #7 “Other Business” requires Commission vote 

 
Robin Lockwood MOVED to ADOPT the agenda as is. Susan Reudgen seconded and the motion 
carried unanimously. 
 
2.2 Approval of the Minutes from the September 14, 2021 PZC Special Meeting 
 
Jesse Schoolnik MOVED to APPROVE the minutes from September 14, 2021. Susan Reudgen 
seconded and the motion carried with Mike Mitchell and Iris Mullan abstaining. 
 
2.3 Approval of the Minutes from the September 16, 2021 PZC Meeting  
 
Robin Lockwood MOVED to APPROVE the minutes from September 16, 2021. Mike Mitchell 
seconded and the motion carried unanimously. 
 

3. New Application(s) for receipt, if any:  
 

3.1 PZ-2021-15 38 Oxbow Dr. An application of Robert Coulombe for a Special Permit to 
allow a Home Business of Major-Type 2, pursuant to Section 4.3.4.8 of the Zoning 
Regulations, for laser engraving and woodworking at 38 Oxbow Rd. (Tax Map ID: Map, 
26, Block 065B, Parcel 0010K), in the R-22 zoning district. 

 
Town Planner, George McGregor recommended a hearing date of October 21, 2021. 
 
Robin Lockwood MOVED to RECEIVE application PZ 2021-15 an Application of Robert Coulombe 
for Special Permit at the October 21, 2021 meeting. Susan Reudgen seconded and the motion 
carried unanimously and place it on the October 21, 2021 agenda for public hearing. 
 



 
3.2 PZ-2021-16 369 Talcottville Rd. An Application of Habitat for Humanity North Central 

Connecticut for four (4) Special Permits in the Special Development Zone-Economic 
Development Zone (Zoning regulation Section 4.20.4.4-wholesale showroom; 4.20.4.7-
professional office; 4.20.4.10-retail sales of products assembled or packaged; 4.20.4.11-
general contracting establishments) at 369 Talcottville Rd. (Tax Map ID: Map 04, Block 
0004, Parcel 0006A). 

 
Town Planner, George McGregor recommended a hearing date of November 4, 2021.  
 
Susan Reudgen MOVED to RECEIVE application PZ 2021-16 an Application of Habitat for 
Humanity for (4) Special Permits at the November 4, 2021 meeting. Robin Lockwood seconded 
and the motion carried unanimously and place it on the November 4, 2021 agenda for public 
hearing. 
  

4. Public Hearing(s) and Action on Applications 
 

4.1  PZ-2021-10 330 Vernon Ave. An application of Karamelahi Shafique for a Special Permit 
to allow a Home Business of Major-Type 2, pursuant to Section 4.3.4.8 of the Zoning 
Regulations, for a tax and accounting office at 330 Vernon Ave. (Tax Map ID: Map 26, 
Block 065B, Parcel 00029), in the R-22 zoning district. 

 
• Town Planner George McGregor, read the public notice into record. 
• Legal notice was published in the Journal Inquirer on September 25, 2021 and October 2, 

2021. 
• Chairman Roland Klee read the rules for Public Hearings. 
• Town Planner, George McGregor gave details in regards to the application. 
• Karamelahi Shafique, owner, 330 Vernon Avenue, spoke in regards to the application. 
• Commissioner Susan Reudgen asked a question. 
• Applicant responded. 
• Commissioner Jesse Schoolnik asked a question. 
• Applicant responded. 
• Commissioner Mike Mitchell asked a question. 
• Applicant responded. 
• Commissioner Bard commented. 
• Applicant responded. 
• Chairman Roland Klee opened the hearing for public comment at 7:45 PM. 
• No one spoke in favor of. 
• No one spoke in opposition. 

 
 Robin Lockwood MOVED to CLOSE the Public Hearing at 7:46. Susan Reudgen seconded and the 
 motion carried unanimously. 
 
 Susan Reudgen MOVED that the Planning and Zoning Commission APPROVE PZ-2010-10, a 
 special permit for tax and accounting services as a Type-2 home-based business at 330 Vernon 
 Ave., based upon a finding that the request is consistent with the home-based business 
 requirements set forth in Section 3.29 and is consistent with the special permit requirements of 
 17.3.1, subject  to the following conditions: 
 
 1. The business is limited to an area of 750 sq. ft. 



 2. Client activity is limited to: Monday-Friday from 9:00 a.m. to 6:00 p.m.   
 3. No more than one customer/client at a time. 
 
 Robin Lockwood seconded with the following additions: 
 
 4. That the business be allowed to be open weekends form January through April 15 for the 
 busy part of tax season. 
 5. Client activity is limited to: Saturday and Sunday 9:00 a.m. to 6:00 p.m. 
 
 The motion carried unanimously. 
 
5. 8-24 Referrals, If any 
 
 NONE 
  
6. Other Business/Discussion  
 

6.1 POCD-Planning Commission Discussion re: identified topics from Public Hearing/Public Comment*. 
 

• Town Planner, George McGregor explained the issue matrix gathered from the Special Meeting 
on September 14, 2021 to the Commission, focusing on policy related revisions. 

• Lengthy discussion ensued. 
  
7. Adjournment  
 
 Susan Reudgen MOVED to ADJOURN at 9:17 PM. Jesse Schoolnik seconded and the motion carried 
 unanimously.  
      
         
 
 
 
 
Jill Rocco 
Recording Secretary 
 
 
 
*Note: The POCD Public Hearing was closed on September 14, 2021. 
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Dear Licensed Professional:  This is your validated 
license for the coming year.  Should you have any 
questions about your license, please email 
oplc.dph@ct.gov.

Department of Public Health
P.O. Box 340308
Hartford, CT 06134-0308
ct.gov/dph/license

Sincerely,

Deidre S. Gifford, MD, MPH 
Acting Commissioner

THE INDIVIDUAL NAMED BELOW IS LICENSED BY THIS DEPARTMENT AS A

______________________

__________________
ACTING COMMISSIONER

_______________________________ 
ACTING COMMISSIONER

ACTING COMMISSIONER
___________________________________________ 
SIGNATURE

LICENSE NO.

CURRENT THROUGH

VALIDATION NO.

STATE OF CONNECTICUT
DEPARTMENT OF PUBLIC HEALTH

STATE OF CONNECTICUT
DEPARTMENT OF PUBLIC HEALTH

NAME

VALIDATION NO. LICENSE NO. CURRENT THROUGH

PROFESSION

NAME

VALIDATION NO. LICENSE NO. CURRENT THROUGH

PROFESSION

_______________________________ 
SIGNATURE

_____________________________ 
SIGNATURE

TIANA ALLMAN
4 SIMMONS RD
EAST HARTFORD, CT  06118-1132

Massage Therapist

Massage Therapist

Massage Therapist

16655433

16655433
16655433

10793

10793

10793

ACTIVE

ACTIVE

ACTIVE

03/31/2022

03/31/2022

03/31/2022

TIANA ALLMAN

TIANA ALLMAN

TIANA ALLMAN
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14 PARK PLACE, VERNON, CT 06066 
(860) 870-3640 

gmcgregor@vernon-ct.gov 

TOWN OF VERNON 
 
 
 
 
 

 
 

MEMORANDUM  
 

TO:  Planning and Zoning Commission 
 
FROM:  George K. McGregor, Town Planner 
 
SUBJECT: PZ-2021-13 500 Talcottville Rd. 
 
DATE:  October 21, 2021 
 
 
Proposal: 
 
An Application of 
Hartford Therapeutic 
Massage and 
Wellness Center LLC, 
for a Special Permit to 
allow an Independent 
Massage Therapy 
Practice and 
Commercial 
Education or 
Recreation (yoga and 
wellness et al.) in the 
Commercial Zoning 
District, pursuant to 
Section 4.9.4.23 and 
4.9.4.6 of the Zoning 
regulations, at 500 
Talcottville Rd. (Tax 
Map 09-015T-0021C). 
 
The Applicant proposes to open a massage therapy practice and wellness center in a +-2,000 tenant 
space at 500 Talcottville Rd. The Applicant has provided a tenant space layout for the business, attached 
to the application package. 
 
 
 
 



PZ-2021-13   500 Talcottville Rd.               2 
October 21, 2021 
 
 
Relevant Considerations under Zoning 
 
A special permit is required for the Independent massage and the commercial education and recreation 
activities (yoga, wellness activities in this case) under Section 4.9.4.23 and 4.9.5.6, respectively. There 
are no additional standards aside from the special permit criteria below for the commercial recreation. 
For the Independent massage, the business: 
 

• Shall be carried out by a licensed massage therapist, in a clearly marked business, with 
well-lit rooms. 

• Shall require all massage therapists to be licensed by the State of Connecticut, and 
insured. 

• Shall display all licenses in plain view at the business. 
 
Special Permit Criteria: 
 
In order to approve a special permit, the Commission must find that the applicant meets the relevant 
general special permit criteria of Section 17.3.1, specifically: 
 

17.3.1.1 It shall not create a hazardous condition relative to public health and safety; 
 
17.3.1.2 It shall be compatible with neighboring uses; 
 
17.3.1.3 It shall not create a nuisance; 
 
17.3.1.4 It shall not hinder the future sound development of the community; 
 
17.3.1.5 It shall conform to all applicable sections of this ordinance; 

 
Other Reviews 
 
No Town Departments provided substantive referral comment. 
 
Analysis and Recommendation 
 
The Applicant has provided the appropriate documentation; the use is appropriate for this commercial 
location and meets the special permit standards. 
 
DRAFT MOTION(S) 
 

A. I move that the Planning and Zoning Commission Approve PZ-2010-13, a special permit to 
allow an Independent Massage Therapy Practice and Commercial Education and/or 
Recreation (yoga and wellness) at 500 Talcottville Rd. upon a finding that the request is 
consistent with the special permit requirements of 17.3. 

 
OR 
 

B. I move an alternate motion 
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14 PARK PLACE, VERNON, CT 06066 
(860) 870-3640 

gmcgregor@vernon-ct.gov 

TOWN OF VERNON 
 
 
 
 
 

 
 

MEMORANDUM  
 

TO:  Planning and Zoning Commission 
 
FROM:  George K. McGregor, Town Planner 
 
SUBJECT: PZ-2021-15 38 Oxbow. Dr.– Special Permit for a Major Type 2 Home Based Business, 

Laser engraving and woodworking 
 
DATE:  October 7, 2021 
 
 
Proposal 
 
An application of Robert Coulombe for a 
Special Permit to allow a Home Business 
of Major-Type 2, pursuant to Section 
4.3.4.8 of the Zoning Regulations, for 
laser engraving and woodworking at 38 
Oxbow Rd. (Tax Map ID: Map, 26, Block 
065B, Parcel 0010K), in the R-22 zoning 
district. 
 
The Applicant proposes to operate a 
small laser engraving and woodworking 
business in a +-255 sq.ft. area of the 
existing garage (essentially half of the 
garage). An equipment setup description 
is included in the application package. Minimal customer activity is expected and, with the equipment 
proposed, limited noise is anticipated. Products include engraving of home decor and personalized 
accessories.  
 
Relevant Considerations under Zoning 
 
Type 2 Home Businesses allow for at home customers or clients so long as the special permit criteria can 
be met or reasonable conditions can act to mitigate activities where appropriate. The Ordinance asks 
the Commission to review two sets of evaluation criteria: the general special permits factors and the 
home business criteria. 
 
 



PZ-2021-15 38 Oxbow Dr.          2 
October 21, 2021 
 
 
 
Special Permit Criteria: 
 
In order to approve a special permit, the Commission must find that the applicant meets the relevant 
general special permit criteria of Section 17.3.1, specifically: 
 

17.3.1.1 It shall not create a hazardous condition relative to public health and safety; 
 
17.3.1.2 It shall be compatible with neighboring uses; 
 
17.3.1.3 It shall not create a nuisance; 
 
17.3.1.4 It shall not hinder the future sound development of the community; 
 
17.3.1.5 It shall conform to all applicable sections of this ordinance; 
 
 

Home-Base Business Criteria 
 
In order to approve a special permit, the Commission must also find that the applicant meets the 
relevant Sections 3.29 related to Home Businesses. 

 
3.29.2.1  The home based business shall not occupy more than 750 sq.ft. of floor area. 
 
3.29.2.2  The home based business shall not change the exterior residential character of the 

dwelling, building or premises in any manner and shall not rely on a separate exterior 
entrance for exclusive access to the business space; 

 
3.29.2.3  No more than two persons other than the residents of that dwelling may be employed 

on the premises 
 
3.29.2.6  The home based business shall not display or advertise; 
 
3.29.2.7  No materials, products, or equipment for the home based business shall be stored 

outside of the space designated for the business; 
 

3.29.2.8 The home based business shall not create any noise, odor, dust, etc…on the premises; 
 
Section 3.29.2.10 states that the Commission may attach “reasonable conditions with respect to 

hours of operation” and other physical or operational elements. 
 

 
Other Reviews 
 
No Town Departments provided substantive referral comment. 
 
 



PZ-2021-15 38 Oxbow Dr.          3 
October 21, 2021 
 
 
Analysis and Recommendation 
 
The Applicant requests approval to operate a laser engraving and woodworking home business in a 
residential zoning district. The Planning and Zoning Commission is charged with determining whether, in 
this case, the relevant provisions the Zoning Ordinance are met, and most specifically the sections 
related to home base businesses and special permits. 
 
Staff finds that the home-based business criteria set forth in Section 3.29 have been met without 
equivocation. 
 
The special permit provisions of Section 17.3.1 are more nuanced and require that the Planning and 
Zoning Commission find that the use is compatible with the neighborhood; that the use will not create a 
nuisance; a hazard to public safety; and, will not hinder the development of the community. Considering 
the level of activity,  it will be difficult to identify any impacts on surrounding properties at all. 
 
 
DRAFT MOTION(S) 
 

A. I move that the Planning and Zoning Commission Approve PZ-2010-15, a special permit for 
laser engraving and woodworking as a home-based business at 38 Oxbow Rd., based upon a 
finding that the request is consistent with the home-based business requirements set forth in 
Section 3.29 and is consistent with the special permit requirements of 17.3 subject to the 
following conditions: 

 
1. The business is limited to an area of 750 sq. ft. 
2. Client activity is limited to: Monday-Friday from 9:00 a.m. to 6:00 p.m. 
3. No more than one customer/client at a time. 

 
OR 
 

B. I move an alternate motion 
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