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Meeting: December 2, 2024
Decision: December 2, 2024
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December 5, 2024

Andy Soumelidis
LANDTECH

518 Riverside Avenue
Westport, CT 06880

RE: 11 Edgemarth Hill Road, Subdivision Appl.#PZ-24-00621
Dear Mr. Soumelidis:

This is to certify that at a meeting of the Westport Planning and Zoning Commission held on
December 2, 2024, it was moved by Mr, Cammeyer and seconded by Ms. Wistreich to adopt the
following resolution:

RESOLUTION #PZ-24-00621

WHEREAS, THE PLANNING AND ZONING COMMISSION met on December 2, 2024, and
made the following findings:

FINDINGS

Property Description/Background

1. The parcel is a 2.75-acre lot located in the Residence AA district (I1-acre zoning district). The
property is considered a through lot with frontage on Greens Farms Road and Edgemarth
Hill Road. The property is outside the 100-year floodplain, within the WPLO and within
the Coastal Area Management boundary. The proposal is exempt from Coastal Site Plan
Review since it is more than 200 feet from Mean High Water Line. There are 12,507 SF of
steep slopes and 1,295 SF of wetlands within the accessway.

2. The 3-acre lot was created from a 45-lot subdivision approved by the P&Z Commission
on October 24, 1961. The subject property is Lot #45 on WLR Map #5284.

3. A zoning permit was issued on 6/11/24 for construction of a new single family residence
with swimming pool, patio, firepit, driveway, grading and drainage with finished cellar
and third floor, overall dimensions 94' x 60'. The house is still under construction.
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Proposal

4. The proposal includes dividing the existing property into two (2) conforming lots per the
Subdivision regulations. The existing 2.75-acre lot is proposed to be subdivided to 1.293-
acres for Lot #X and 1.457-acres for Lot Y, not including 0.24-acres reserved for the
accessway. All lots will be accessed via the existing private road, Edgemarth Hill Road,
and the accessway to Greens Farms Road will be abandoned.

5. The Site Improvements for a Proposed 2 lot Subdivision depicts the construction of a
single-family dwelling, in-ground swimming pool, driveway, and drainage for Lot X and
a single-family dwelling, driveway, and drainage for Lot Y, complying with the
standards listed in §12, Residence AA district, regulations.

6. Grading will be required to construct the new house and any approval should be
conditioned upon final review by the Engineering Department. Future grading for the
new house will be exempt from requiring an excavation and fill permit if they are
consistent with the grading shown on the proposed plans pursuant to §32-8.1.2(c).

7. The applicant’s plans also show the location of the first twenty (20) feet of the proposed
driveway as required pursuant to §52-4.4.3 of the Subdivision Regulations. The Planning
and Zoning Commission is required to approve driveway locations in subdivisions, and
their locations may not be relocated without the approval of the Commission pursuant to
§54-16.3.

8. The proposed lots access the private roadway Edgemarth Hill Road. The Subdivision Site
Development plan shows future residences will both have driveways that access

Edgemarth Hill Road. Fhe-applicant-hasprovided-doewmentation-that the roadway-is
owned by-anassociation and that the associationwill allowthe ad dition-of anewlot

aeceessing-the-privateroadway. A majority of the homeowners on Edgemarth Hill

agreewith an additional accessway.

9. The Department of Public Works (DPW) has not yet apfaroved the proposed street
address for Lot Y but will do so subject to the filing of the Subdivision map on the
Westport Land Records when a formal street address change will be required.

10. Grading will be required to construct the new houses and any approval should be
conditioned upon final review by the Engineering Department. Future grading for the
new houses will be exempt from requiring an excavation and fill permit if they are
consistent with the grading shown on the proposed plans pursuant to §32-8.1.2(c).

11. Subsurface drainage systems will be utilized to capture stormwater runoff. The Drainage
Computations prepared LANDTECH revised 9/9/24 stated, “It is our professional opinion
that upon construction of the proposed improvements, stormwater discharge from the site will
comply with the applicable rules and regulations of the Town of Westport.”

Department Approvals/Comments

12. The Conservation Commission approved the proposal at their 10/16/24 meeting,
resolution found here. Conditions of approval include:



13.

14.
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a. Buffer plantings shall be installed at the top of bank of steep slopes to stabilize soil
and treat general site stormwater runoff before it discharges downgradient into
the onsite watercourse and wetlands; and

b. 100 ft upland review area for all site work shall be applied to the future review of
the planned residential development of Lot Y for the presence of steep slopes in
the rear of the property.

Ted Gill, P.E., Town Engineer, also submitted comments dated 11/4/24 stating, “The
proposed activity does not have any adverse engineering impacts with respect to drainage,
grading, or other public safety considerations. While the granting of this approval is at the
discretion of the Commission, we find no issues in our review that would preclude such action.”

Comments from the Aspetuck Health District dated 11/1/24 indicate they have no objections
to approval of the subdivision at 11 Edgemarth Hill Road.

Public Hearing

15,

16.

d i

18.

19.

A public hearing was held pursuant to §53-3 of the Subdivision Regulations that requires
the Planning and Zoning Commission shall hold a public hearing on a subdivision or
resubdivision.

The public hearing for this application was opened with testimony received at the
December 2, 2024 public hearing.

The public hearing was held remotely consistent with State Statutes. The hearing was
broadcast live on public access television, was live streamed on the Town's website, and
anyone could join the meeting and offer testimony by accessing the meeting link
published on the agenda one week prior to the meeting.

The Planning and Zoning Commission unanimously determined open space is required
for this subdivision in the form of a conservation easement over a portion of Lot Y
including the accessway up to El. 44, excluding the portion of accessway that contains a
driveway easement for a neighboring property.

The Planning and Zoning Commission finds this application complies with the standards
found in §51-§56, Subdivision Regulations.

NOW THEREFORE, BE IT RESOLVED that 11 Edgemarth Hill Rd: Subdivision Appl. #PZ-24-
00621 submitted by Andy Soumelidis, LANDTECH, on behalf of owner Venti, LLC proposing
division of existing property into two (2) conforming lots and construction of a single-family
dwelling, in-ground swimming pool, driveway, and drainage for Lot X and a single-family
dwelling, driveway, and drainage for Lot Y, located on property in the Residence AA district, PID
#E07069000 is APPROVED, subject to the modification below:

Modifications

L

Conformance to the Subdivision Map prepared for Scott Marona prepared by
LANDTECH, dated 5/7/24, revised 11/4/24, revised to show a conservation easement



I L A

8.

9.
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covering the accessway up to El 44 on Lot Y excluding the portion of accessway that
contains a driveway easement for a neighboring property.

Conformance to Site Plan prepared for Scott Marona prepared by LANDTECH, dated
5/7/24, revised 11/4/24 revised to show a conservation easement covering the accessway
up to ElL 44 on Lot Y excluding the portion of accessway that contains a driveway
easement for a neighboring property.

Conformance to the Conservation Commission Resolution #IWW/11973-24 on 10/16/24.
Conformance to the Aspetuck Health District comments dated 11/1/24.
Conformance to Engineering Department Comments dated 11/4/24.

The endorsed Record Plan (mylar) for Subdivision shall be recorded by the applicant on
the Westport Land Records in compliance with the timelines set forth in §8-25(a) of the
Connecticut General Statutes.

Prior to the endorsement of the Subdivision map and prior to recording this map on the
Land Records, the applicant shall submit the following documents to the Planning &
Zoning Department:

A. Final approval from the Department of Public Works for the subdivision plan and
all applicable DPW permits.

B. Final version of the Conservation Easement and any other legal documents which
shall be transmitted to the Town Attorney’s Office for the their review.

C. A record map that identifies the location of the monuments and pins that will be
installed according to the “Boundary Line Delineation Criteria,” as required by the
Town Engineer.

D. The record map shall contain the following note:

“This subdivision approval shall lapse five years form the date it is granted on December 2,
2024. The Commission may extend this approval for an additional 5-year period if
requested.”

E. A check made payable to the Town of Westport in the amount of $75 for P&Z Staff
review of the final My]ar.

F. An electronic version of a 1:100 reduction of the Record Map to update the Town
base maps.

Trees and shrubs on Town property or in the Town right of way shall not be removed,
pruned, injured, or defaced without consent of the Town’s Tree Warden.

Prior to the issuance of the Zoning Permit for any lot, the applicant shall:

A. Provide evidence that the endorsed Record Map has been filed on the Westport
Land Records; and

B. Submit a Conservation Easement which will be reviewed by the Town Attorney’s
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offcie; and
C. Obtain final sign-off from the Engineering Department;
D. Obtain approval from the Aspetuck Health District; and
E. Obtain final sign-off from the Conservation Department.

10. The replacement and/or repair of a stone wall greater than four (4) feet in height shall
require the issuance of a building permit.

11. All new utilities shall be placed underground.

12. Grading for each lot created in this subdivision will be exempt from excavation and fill
Special Permit/Site Plan review if they remain consistent with the grading shown on the
submitted site development plans, pursuant to §32-8.1.2(c).

13. This application is granted upon the condition that all construction and site
improvements shall be in strict accordance with the plans and other documents
submitted and any statements or representations made by the applicant or agent on the
record. Any deviation from such documents or representations shall require further
review and approval from the Commission.

14. All work approved pursuant to this Subdivision shall be completed within 5 years of date
of approval, by December 2, 2029,

15. This is a conditional approval. Each and every condition is an integral part of the
Commission decision. Should any of the conditions, on appeal from this decision, be
found to be void or of no legal effect, then this conditional approval is likewise void. The
applicant may refile another application for review.

ENFORCEMENT

Failure to comply with any standard or condition contained in this Resolution, shall be considered
a zoning violation pursuant to §45-2 of the Westport Zoning Regulations. The failure to
undertake corrective action within ten (10) days of being notified of such violation may result in
the following remedies: 1) issuance of a notice of violation; 2) issuance of a cease and desist order;
3) issuance of a municipal citation with daily fines of up the maximum allowed by statute; and/or
4) enforcement action through a judicial proceeding,.

Reasons:

The application as modified above conforms to all applicable zoning and subdivision

regulations.
VOTE:
AYES -6- Lebowitz, Cohn, Cammeyer, Bolton, Calise, Wistriech
NAYS -0-
ABSTENTIONS -0-




Very truly yours,

@Cmﬁ tjﬁlofw s @

Paul Lebowitz
Chairman, Planning & Zoning Commission

cc: Keith Wilberg, Town Engineer
Edward Gill, DPW Engineering Department
Colin Kelly, Conservation Department Director
Luci Bango, Aspetuck Health District Director
Paul Friia, Tax Assessor
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