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TOWN OF ESSEX 

ZONING COMMISSION 
29 WEST AVENUE – ESSEX, CT 06426 

 

 

MEETING MINUTES – January 28, 2019 

 

 

PUBLIC HEARING 

 

Present:  Larry Shipman, Chairman  

  Russ Smith, Vice-Chairman 

Bill Reichenbach, Secretary  

Jim Hill, Regular Member 

Mark Reeves, Regular Member 

Jeffrey Lovelace, Alternate Member 

Robert Day, Alternate Member 

                                                                        

Absent:    Thomas Carroll, Alternate Member 

 _________________________________________________________________ 

Also Present: Joe Budrow, Zoning Enforcement Official 

 

CALL TO ORDER:  Larry Shipman, Chairman called the Public Hearing to order at 7:00 PM.  

Seated for the Public Hearing were Regular Members Larry Shipman, Russ Smith, Bill 

Reichenbach, Jim Hill and Mark Reeves. Alternate Members Jeff Lovelace and Rob Day were 

also present.   

 

Application 18-21 – Gary Dayharsh – A Petition for a Text Amendment to Section 62 of the 

Essex Zoning Regulations, adding commercial uses to the RUM district.   

 

Mr. Day was seated for Mr. Reichenbach for this application. 

 

 Mr. Shipman read the legal notice into the record. 

 

Attorney Mike Dowley presented on behalf of the client.  He gave the synopsis of the project 

explaining that the motive for the text amendment is an attempt to save the Ivoryton 

Congregational Church that is currently located on property in a zoning district with very limited 

uses, therefore the property is in need of creative zoning.  Attorney Dowley tried to create a zone 

which would protect the town and would only allow for uses by special permit.  This permit 

would only apply to the areas that are adjacent to a state highway.   

 

Attorney Dowley stated that the Planning Commission found it to be consistent with their goal of 

encouraging “strong streetscape and active uses in corridors connecting development hubs”.  

 

Rick Reinhardt, member of the Executive Team of Globe Pequot Press in Guilford, CT explained 
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that they are looking at this building as a serious possibility for office space for their business, 

which would be used as an editorial, sales and marketing office with 25 to 30 people.  No 

manufacturing would be done on site.   

 

Mr. Budrow mentioned that a number of people have inquired about this space.  For each 

instance, the regulations state that it cannot be done.  Mr. Budrow is happy to see that the 

applicant is looking for creative zoning for this property. 

 

Mr. Shipman clarified that even if this application gets approved, the project will come back as a 

special permit.  The business is not approved to move in at this time. 

 

There were no questions or comments from the audience. 

 

The Commission asked a few general questions of the applicant. 

 

MOTION made by Russ Smith to close this application.  Rob Day seconded the motion.  All in 

favor, Motion carried, 5-0. 

 

Application 18-19 – Essex Zoning Commission – A Petition for a Text Amendment proposing 

the updated Gateway Conservation District regulations (Section 101).   

 

Mr. Reichenbach read the legal notice into the record.   

 

Mr. Budrow explained the application and that there were some edits made to their regulations 

since the last public hearing. 

 

Torrance Downes, Executive Staff of the Gateway Commission presented to the Zoning 

Commission.   He explained that in 2004 they adopted new standards which Essex did not adopt 

at the time.  About five years ago, two sub-committees formed to see what needed to be changed 

in the standards in order to get Essex to adopt them, being that the standards need to be 

consistent with all eight towns that are considered to be part of the Gateway District.  In August, 

the Gateway Commission held its public hearing to adopt their new standards.  Mr. Downes 

explained that once Gateway adopts these standards, then the eight towns are obligated to adopt 

them as well. 

 

Mr. Downes stated that some minor modifications were made since the last Public Hearing,  He 

reviewed these changes with the Commission.  Mr. Shipman said that he was on the sub-

committee from five years ago and these regulations are consistent with what the Committee 

agreed upon then.   

 

Mr. Budrow stated that a hundred foot buffer zone (rather than a fifty foot buffer zone) is to take 

affect soon, which means that this application will soon be given to the Zoning Board of 

Appeals. 
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Mr. Budrow mentioned that he has not gotten feedback from DEEP yet, but Mr. Shipman feels 

that since this application has been ongoing for so many years, DEEP should not have anything 

to add by statute.  Mr. Budrow said that he will look back in his records, but feels confident that 

the application can now be closed. 

 

MOTION made by Bill Reichenbach to close this application.  Jim Hill seconded the motion.  

All in favor, Motion carried, 5-0. 

 

REGULAR MEETING 

 

Present:  Larry Shipman, Chairman  

  Russ Smith, Vice-Chairman 

Bill Reichenbach, Secretary  

Jim Hill, Regular Member 

Mark Reeves, Regular Member 

Jeffrey Lovelace, Alternate Member 

Robert Day, Alternate Member 

                                                                        

Absent:    Thomas Carroll, Alternate Member 

 _________________________________________________________________ 

Also Present: Joe Budrow, Zoning Enforcement Official 

 

1. CALL TO ORDER:  Larry Shipman, Chairman called the Regular Meeting to order at 7:32 

PM.  Seated for the Regular Meeting were Larry Shipman, Russ Smith, Bill Reichenbach, 

Jim Hill and Mark Reeves. 

 

2.   APPROVAL OF THE AGENDA 

   

The agenda was modified to add Application 18-21, Gary Dayharsh and Application 19-2, 

Essex Zoning Commission under New Business for deliberation.   

 

MOTION made by Russ Smith to modify the agenda.  Jim Hill seconded the motion.  

Motion carried, 5-0. 

 

3.   RECEIPT OF NEW APPLICATIONS 

 

None. 

 

4.   NEW BUSINESS 

 

Application 19-1 – Steve Ariyan – A Site Plan Review proposing to add an apartment over 

a commercial space at 5 North Main Street, Essex. 

 

 Steve Ariyan, applicant and owner of the property stood before the Commission.  He is 
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looking to have a two bedroom apartment over top of his business (an artisan chocolate 

shop). 

 

Mr. Budrow mentioned that a long time ago, the Zoning Commission had approved the 

parking layout that is currently used on that property.  It was approved for at least two uses 

that are business related.  The apartment will only require two spaces; therefore Mr. Budrow 

does not see the need for this application to go before the Zoning Board of Appeals.     

 

Mr. Budrow said that this application definitely conforms to the intent of Section 45-1 of the 

Zoning Regulations. 

 

Mr. Ariyan explained where the tenant parking will be located in relation to the building.   

 

Mr. Budrow said that the town Health Department has approved this application, with the 

agreement that the applicant is not permitted to sell ice cream.   

 

MOTION made by Russ Smith to close this application.  Jim Hill seconded the motion.  All 

in favor, Motion carried, 5-0. 

 

Application 18-21 – Gary Dayharsh – A Petition for a Text Amendment to Section 62 of 

the Essex Zoning Regulations, adding commercial uses to the RUM district.   

 

MOTION made by Rob Day to approve this application, consistent with Sections 120 and 

130 (g) of the zoning regulations.  Mark Reeves seconded the motion.  All in favor, Motion 

carried, 5-0. 

 

Application 18-19 – Essex Zoning Commission –  A Petition for a Text Amendment 

proposing the updated Gateway Conservation District regulations (Section 101).   

 

MOTION made by Russ Smith to approve this application.  Bill Reichenbach seconded the 

motion.  All in favor, Motion carried, 5-0. 

 

Application 19-1 – Steve Ariyan – A Site Plan Review proposing to add an apartment over 

a commercial space at 5 North Main Street, Essex. 

 

MOTION made by Larry Shipman to accept this application and schedule for the next 

hearing on February 25, 2019.  Bill Reichenbach seconded the motion.  All in favor, Motion 

carried, 5-0. 

 

Application 19-2 – Essex Zoning Commission – A Text Amendment to add retail as a 

principal use within the Business District.  

 

Mr. Budrow mentioned that this application falls under Regulation 82A.2, Section S. 

 

MOTION made by Larry Shipman to accept this application and schedule for the next 
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hearing on February 25, 2019.  Bill Reichenbach seconded the motion.  All in favor, Motion 

carried, 5-0. 

 

5.    OLD BUSINESS 

 

Mr. Shipman has spoke to Attorney Mark Branse about representing the Commission.  Mr. 

Branse is in the process of doing a conflict check now.  Mr. Shipman also talked to him about  

putting in five to ten hours now to review the revised regulations and then schedule a meeting 

with Mr. Budrow, Mr. Shipman and First Selectman Norm Needleman to give his feedback. 

 

Regulation Update –  

Mr. Budrow explained that there have been a few more corrections and amendments made to 

the newest set of regulations.  He handed out new supplements to add to each Commission 

Members book of regulations.  

 

6.    VISITORS AND GUESTS 

 

Jeff Cook, General Contractor from Killingworth is working on a project in Ivoryton, in 

which his client moved in with her daughter and son-in-law to what she intended to be an in-

law type apartment.  Originally this space was a three car garage which is located about 3 ½ 

feet away from the house.  When the previous owner sold the house, he portrayed to the 

client that the building was already approved as an apartment use and could be converted at 

any time. 

 

The living space will be 650 to 700 square feet.  At this time it is an open office space with 

no kitchen or bathroom.  Mr. Budrow said that there is a possibility to connect the space to 

the house to make it attached, but in that instance, there must be a common wall which is not 

easy to do in this situation.   

 

The Commission deliberated on what could be done to make this space allowable.  Mr. 

Shipman said being that it’s no longer feasible to be a garage, it would cost more to convert it 

back to a garage rather than to convert it to an apartment, being that it is already an open 

office space.   

 

Mr. Budrow explained that the Commission approved some new language for accessory 

apartments, but he accidentally left out the language of garage and barns, so this language 

will be part of the proposed book and is not yet part of the current book of regulations.  

Therefore, there is a loophole for this applicant.  Mr. Budrow asked Mr. Cook to come to the 

zoning meeting on February 25th with a site plan. 

 

 

7.    REPORT FROM LEGAL COUNSEL AND ZONING ENFORCEMENT OFFICIAL 

 

Mr. Budrow said that a Special Exception application was submitted a few days prior for a 

culinary school to go above The Essex restaurant. He would like to hold a Special Meeting to 

accept this application and schedule a public hearing so that the application can be part of the 
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February 25th Public Hearing.  The Commission has agreed to meeting on February 11th.   

 

MOTION made by Larry Shipman to hold a Special Meeting on February 11, 2019 to accept 

this application for a Special Permit.  Bill Reichenbach seconded the motion.  All in favor, 

Motion carried, 5-0. 

 

Mr. Budrow mentioned that the lighting issue in the parking lot at Cumberland Farms has 

been resolved. 

 

Mr. Budrow stated that Essex Glen is now getting there permits.  Bob Doane from Doane’s 

Engineering has given his approval for the project to move forward. 

 

Mr. Lovelace asked Mr. Budrow about the lighting regulations in the village.  Mr. Budrow 

answered his question. 

 

8.    OTHER BUSINESS 

 

Mr. Lovelace spoke about the sandwich board signs on Main Street.  He passed around 

pictures that he took of these signs to the Commission.  He has concerns about the number of 

signs that are displayed.   

 

Mr. Day said that he as well has walked around downtown and did not see many signs on the 

actual sidewalk.  He does not feel that there is an overabundance of signs. 

 

Mr. Shipman agreed with Mr. Day.  He does not think that the sandwich board signs are out 

of control at this point.  Mr. Reichenbach agrees with Mr. Shipman and thinks that this would 

be more of an issue for the police department if signs were unsafely located. 

 

Mr. Shipman mentioned that it’s difficult for the Zoning Commission to enforce this because 

Mr. Budrow is not able to go down Main Street every day.  Therefore, he thinks that it should 

be an issue with the police department through the Board of Selectman passing a regulation 

that states that no signs are allowed on the sidewalk. 

 

Mr. Budrow recommended that he write a memo for an opinion to the Essex Board of Trade, 

Economic Development Commission and Ivoryton Alliance with the Board of Selectman 

copied on it.   

 

9.    APPROVAL OF MINUTES 

 

MOTION made by Larry Shipman to approve the minutes of the December 17, 2018 

meeting. Jim Hill seconded the motion.  All in favor, Motion carried, 5-0. 
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10.   CORRESPONDENCE AND PAYMENT OF BILLS 

 

None. 

  

11.   ADJOURNMENT 

 

The next scheduled meeting is February 25, 2019.  

 

MOTION made by Larry Shipman to adjourn the meeting at 8:31 pm. Jim Hill seconded the 

motion. All in favor, Motion carried, 5-0. 

 

 

Shannon DeLorso, 

Zoning Board Clerk 

 


