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       OFFICE OF COMMUNITY DEVELOPMENT   

Town of  Glastonbury 

 

 

MEMORANDUM 

APPLICATION FOR APPROVAL OF 3-LOT SUBDIVISION WITH  
 A SECTION 6.8 REAR LOT SPECIAL PERMIT   

256 KNOLLWOOD DRIVE 
MEETING DATE: APRIL 6, 2021 

EXECUTIVE SUMMARY 
 The applicant is proposing a 3-lot residential subdivision with two 

rear lots and one frontage lot on 11 acres located off the permanent 
cul-de-sac at the southern end of Knollwood Drive in the Rural Resi-
dence Zone. 

 All three of the lots will be accessed by an approximately 420-foot 
long, 16-foot wide, shared driveway. 

 The lots will be served by well water and will have an on-site septic 
systems.  

 A private stormwater detention and water quality basin that will 
treat runoff for all three lots will be located at the southwestern cor-
ner of lot 2.  

 There is a small area of wetlands located at the southwest     corner 
of the site. However, there will not be direct impacts to the wetland 
only regulated activity within the 100-foot upland review area. 

 All three lots will be encumbered with conservation, drainage, ac-
cess, and utility easements. 

 At their meeting of January 14,  2021, the Inland Wetlands &                  
Watercourses Agency approved an Inland Wetlands and Watercours-
es  Permit. 

 At the same meeting, the Conservation Commission forwarded a fa-
vorable recommendation for the project to the Town Plan and Zon-
ing Commission.  

 The statutory 65-day time period to open the public hearing on this 
application lapses on April 4, 2021. The applicant has granted a two 
week extension to open the meeting.     

 
REVIEW 
Included for Commission review are the following: 

 Site Plans 
 Memoranda from Town Staff  

 

PUBLIC HEARING #3  

04-6-2021 AGENDA 

To:          
Town Plan and Zoning 
Commission 
 
From:                       
Office of Community 
Development Staff 
 
Memo Date:            
April 1, 2021 
 
Zoning District:      
Rural Residence (RR) 
Zone 
 
GWP Zone: 
2 
 
Applicant: 
Dutton Associates 
 
Owner:  
Michael Pucci  
 
 
 



 

 

2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Aerial View of proposed subdivision. Top—existing lot lines; Bottom—proposed lot lines (approximate)  
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ADJACENT USES 
This parcel is surrounded by single-family residential to the north and west and  
undeveloped land to the south and east.  
  
SITE DESCRIPTION [Please refer to plan set sheet 4 entitled “Topographic Survey Ex-
isting Conditions”] 
As stated in the Executive Summary, the site is approximately 11 acres, located off the 
permanent cul-de-sac at the southern end of Knollwood Drive. The applicant’s drain-
age calculations summary document describes existing condition on the site as fol-
lows:  
“Topography of the site is moderately steep with approximately 41,200 s.f. (0.95) acres 
of the site with slopes over 20%.  The steep slope areas are scattered throughout the 
site. The site also contains some ledge outcrops and many large boulders.  Soils on the 
site are predominantly Charlton and Hollis series (hydrologic soil groups B & D). Vege-
tation on the site consists of a mixed hardwood forest with scattered pines.  Surface 
water runoff generally flows from the northeast to the southwest.” 
  
PROPOSAL [Please refer to plan set sheet 2 entitled “Limited Property/Boundary 
Survey Subdivision Map ”and sheet 6 entitled “Site Development Plan Erosion and 
Sediment Control Plan”] 
The applicant proposes to create a 3-lot residential subdivision. Lot 1 will be a  front-
age lot and lots 2 and 3 will be rear lots. All the lots will be accessed by an approxi-
mately 420-foot long, 16-foot wide, shared driveway off the cul-de-sac at the south-
ern end of Knollwood Drive.  The shared driveway will be located in a 30-foot wide in-
defeasible access easement located on lots 1 and 2. The shared driveway will also pro-
vide access to a previously approved rear lot at 250 Knollwood Drive through an inde-
feasible access easement placed on lots 1 and 2 in favor of 250 Knollwood Drive. 
 
WETLANDS [Please refer to plan sheet 4 entitled “Topographic Survey Existing Con-
ditions”] 
There is a small wetland area located at the southwest corner of lot 2.  No wetlands 
will be disturbed as part of this project however, there will be in the upland review   
area for this project. The Inland Wetlands & Watercourses Agency approved a        
Wetlands Permit at their January 14, 2021 meeting. At the same meeting, the          
Conservation Commission forwarded a favorable recommendation for the project to 
the Town Plan and Zoning Commission.    
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DRAINAGE [Please refer to plan set sheet 6 entitled “Site Development Plan 
Erosion and Sediment Control Plan” and plan set sheet 9 entitled “Details and 
Notes”] 
A sub-surface drainage system will collect runoff from the driveway and direct it 
to a private stormwater detention and water quality basin located at the south-
east corner of lot 2. There will be a 20-foot wide access easement for construc-
tion and maintenance of the detention basin located at the southern end of lot 2 
that will run south over Lot N-80 Hebron Avenue to Hebron Avenue. Lot 2 will be 
encumbered by a drainage easement  
 
UTILITIES [Please refer to plan sheet 6 entitled “Site Development Plan Erosion 
and Sediment Control Plan”]  
The proposed rear lots will be served by well and on-site septic systems.     
 
ZONING ANALYSIS & CONSISTENCY WITH  THE PLAN OF CONSERVATION AND       
DEVELOPMENT  

The applicant’s proposal has been reviewed by Town staff and meets all the     
requirements of Section 6.8 - Rear Lots, the bulk requirements for the Rural    
Residence Zone and the requirements of the Subdivision Regulations. The pro-
posal also utilizes infiltration for on-site stormwater quality management and 
will preserve areas of slope in excess of 20% and significant trees. The project is 
also consistent with the following sections of the Plan of Conservation and De-
velopment: 
 
 Planning Area 3—Rural 

 Rural and Country Residence— Zoning, Lot Size Minimum and Devel-
opment 

 Require lots to be sized in accordance with natural resource con-
straints with increased lot sizes for areas containing shallow ledge, 
(less than 10 ft. from surface), steep slopes greater than 20%, sig-
nificant aquifers or extensive wetlands.   

   
Pertinent staff correspondence and draft motions are attached. 
 
 
 



TOWN PLAN AND SUBDIVISION APPROVAL & SECTION 6.8  
ZONING COMMISSION  REAR LOT SPECIAL PERMIT 
 

APPLICANT/ OWNER:     JEAN C. CASELLA RESIDUARY 
   TRUST II  
    C/O MICHAEL W. PUCCI 
    10 CORNER POND COURT 

     DANBURY, CT 06811 
  

 
FOR:   CASELLA SUBDIVISION   

256 KNOLLWOOD DRIVE 
 
MOVED, that the Town Plan and Zoning Commission approve the application of Michael Pucci for 
subdivision approval and a Section 6.8 (rear lot) Special Permit – proposed 3-lot Casella Subdivision – 
11.7 acres located at 256 Knollwood Drive - Rural Residence Zone and Groundwater Protection Zone 2 - 
in accordance with the following plans: 
 
To be quoted 
 
And 
1. In compliance with: 

a. The condi�ons set forth by the Conserva�on Commission in their recommenda�on for 
approval to the Town Plan and Zoning Commission and in the Wetlands Permit issued by the 
Inland Wetlands and Watercourses Agency at their Regular Mee�ng of January 14, 2021 

b. The standards contained in a report from the Fire Marshal, File 21-017, plans reviewed 03-
29-2021. 

 
2. In adherence to: 

a. The Assistant Town Engineer’s memorandum dated March 29, 2021. 
b. The Police Chief’s memorandum dated March 29, 2021. 
c. The Sanitarian’s memorandum dated March 31, 2021. 

 
3. This is a Subdivision approval with a Sec�on 6.8 Rear Lot Special Permit. If unforeseen condi�ons are 

encountered during construc�on that would cause devia�on from the approved plans, the applicant shall 
consult with the Office of Community Development to determine what further approvals, if any, are 
required.  

 
APPROVED:  TOWN PLAN & ZONING COMMISSION  

APRIL 6, 2021 
 
  

____________________________ 
ROBERT J. ZANLUNGO JR., CHAIRMAN  

 























 TOWN OF GLASTONBURY 
 FIRE MARSHAL'S OFFICE 
 SITE PLAN/SUBDIVISION REVIEW 
 
 
 
 
 
PROJECT:  Casella Three Lot Subdivision        LOCATION:   Knollwood Drive 
 
XX NEW CONSTRUCTION CHANGE OF USE    X SUBDIVISION       COMMERCIAL 
 
OCCUPANCY CLASSIFICATION:  Rural Residence     FILE #   21-0017 
 
PROPOSED FIRE PROTECTION:  via Manchester Water Department water main & GFD 
ENGINEER'S PLAN:    A-03-098-1    INITIAL PLAN     REVISED PLAN  1-26-21 
 
ENGINEER: John Martucci -Dutton Associates, Inc 
  
ADDRESS: 67 Eastern Blvd Glastonbury CT.       PHONE: 860-633-8851 
 
DATE PLANS RECEIVED: 3-29-21   DATE PLANS REVIEWED: 3-29-21 
 
COMMENTS: Post address numerals in accordance with state and local requirements – 
visible from the street and at each driveway bifurcation. 
Gradient slope of driveways as near as practical, should not be in excess of ten percent.  
Blasting activity will need to follow Federal & State regulations and Industry Standards. 
No open burning is permitted of construction debris, including any vegetation that might 
be cleared as part of the proposal. 
The use of, and location of temporary fuel tanks utilized for construction purposes, will 
need to be reviewed buy this office.   
   
                                                                                                                                                           
                                                                                                                                                           

                                                                                             
                          
REVIEWED BY 
                                     Deputy Chief Chris Siwy –Fire Marshal 
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