
Sterling Planning & Zoning Commission

Regular Meeting Agenda

Monday -February 9, 2026

Sterling Municipal Building -Room #15

1183 Plainfield Pike Oneco, CT 06373

Time: 6:30 p.m.
Available Via Zoom

Call To Order

Pledge Of Allegiance

Audience Comments

Approval Of Minutes

2026 January 12th Public Hearing Minutes-Amendment Needed.

PLANNING AND ZONING 1.12.26 PUBLIC HEARING MINUTES.PDF

2026 January 12th Regular Meeting Minutes

PLANNING AND ZONING 1.12.26 REGULAR MEETING MINUTES.PDF

Correspondence

Unfinished Business

Special Permit-Earth Excavation, 0 Plainfield Pike (RT 14A), Charles Corson

25041 CORSON - BOND ESTIMATE.PDF
25041 CORSON - EXCAVATION PLAN 2026-01-05.PDF
25041 CORSON - MEMO ON BLASTING.PDF
CT DOT-CORSON LETTER.PDF
TOWNE ENGINEERING REVIEW 1.9.2026.PDF
25041 CORSON - J AND D RESPONSE TO COMMENTS 2025-01-05.PDF

25-2SA-Judith Iafrate, 80 Porter Pond Road, Moosup, CT 1-Lot Re-Subdivision

IAFRATE RESUBDIVISION APPLICATION.PDF
IAFRATE RESUBDIVISION PLANS.PDF

Consider & Act On Boards & Commissions Questionnaire-Ed Adams-Planning & Zoning 
Commission

New Business

ZEO Report

ZEO REPORT FEB 2026.PDF

Any Other Business To Come Before The Planning & Zoning Commission

Regulation Priorities

Audience Comments

Adjournment

Join Zoom Meeting
Register in advance for this meeting:

https://us06web.zoom.us/meeting/register/lf4Jv45jRsau10EleIM8CQ

After registering, you will receive a confirmation email containing information about joining the 
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STERLING PLANNING & ZONING COMMISSION  

PUBLIC HEARING MINUTES 
1183 PLAINFIELD PIKE, ONECO, CT 

MONDAY, JANUARY 12, 2026, 6:15 P.M. 
 

Members Present: Jason McLevy, John Angelone, Stephen Thompson, and Jon Turban 

Members Absent: None 

Alternate Members Present:  None 

Staff Present:      Selectman Ron Whitcomb, Revenue Collector Judy Stumpo, Administrative 
Assistant Ashley St Jean (via Zoom) 

Call to Order: J. McLevy called the meeting to order at 6:16 pm.   

J. McLevy opened the floor to public comments on 25-2SA – Judi Iafrate, 80 Porter Pond Road, 
Sterling (Moosup), CT, 1-Lot Re-subdivision.  J. Iafrate provided a brief overview of this re-
subdivision application.  This is a 27 acre lot which is intended to be subdivided roughly in half, the 
process began nearly two years ago, when the application was denied because the buildable 
polygon encroached on the man-made pond.  The Zoning Board of Appeals granted a waiver at the 
May 27, 2025 Special Meeting allowing the re-subdivision application to proceed to the Planning 
and Zoning Commission.  Richard Angus, 138 Porter Pond Rd, Sterling, CT stated that as a property 
abutter, he is in support of this re-subdivision application.   

The Public Hearing will remain open until the next Planning and Zoning Regular Meeting scheduled 
for February 12, 2026.  Public hearing time will be 6:15 on February 12, 2026. 

 

Respectfully Submitted: 

 

Judith Stumpo 
Recording Secretary 
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STERLING PLANNING & ZONING COMMISSION 
REGULAR MEETING MINUTES 

1183 PLAINFIELD PIKE, ONECO, CT 
MONDAY, JANUARY 12, 2026, 6:30 P.M. 

 
Members Present: Jason McLevy, John Angelone, Stephen Thompson, and John Turban 

Members Absent: None 

Alternate Members Present:  None 

Staff Present: Consulting Planner Jim Larkin (via Zoom), Selectman Ron Whitcomb, Revenue 
Collector Judy Stumpo, Administrative Assistant Ashley St Jean via Zoom), Democrat Registrar of 
Voters Cathy Levine. 

Call to Order: J. McLevy called the meeting to order at 6:30 pm.   

Alternate Seated: N/A 

Pledge of Allegiance: All stood to honor the Pledge of Allegiance. 

I. Audience Comments:   None 
 

II. Approval of Minutes:  
 

a. Approval of November 17, 2025 Public Hearing Minutes; S. Thompson made a 
motion to approve the minutes as presented, seconded by J. Turban; motion carries 
3-0-1 (J. Turban abstained). 

b. Approval of November 17, 2025 Regular Meeting Minutes; S. Thompson made a 
motion to approve the minutes with the following amendment: “to hold a Public 
Hearing, within the next regular meeting on January 12, 2026” to “to hold a Public 
Hearing at 6:15pm on January 12, 2026”, seconded by J. Angelone; motion carries 3-
0-1 (J. Turban abstained). 

c. Approval of December 15, 2025 Special Meeting Minutes; S. Thompson made a 
motion, seconded by J. Turban, to approve the minutes as presented. Motion carries 
4-0.   

III. Correspondence:  None 
 

IV. Unfinished Business:  
 
A. Special Permit, Earth Excavation, Application of Charles Corson, effective 9/15/25, 

for an Excavation /Quarry Permit for property located on Plainfield Pike, Map 3830 
Block 27 Lot 15.   S. Thompson made a motion, seconded by J. Turban, to continue the 
application until the next regular meeting ; motion carries 4-0.   

a. The commission discussed the action necessary to draft conditions for 
approval, as the Public Hearing was closed on December 17, 2025, and any 
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information presented after that may not be accepted as part of the application, 
but in response to conditions.  Mr. Blanchette PE LS and Mr. Corson understand.  

B. 25-2SA – Judith Iafrate, 80 Porter Pond Road, Sterling (Moosup) CT 1-Lot Re-
Subdivision – J. Larkin, Consulting Planner, shared that he will work with the Iafrate’s 
and J. Guszkowski, ZEO, to determine additional information needed to complete the 
application; there is a question about how to merge the original and current plans to 
incorporate all of the plan information for mylars.  S. Thompson made a motion to 
continue the Public Hearing at 6:15pm on February 9, 2026, and to continue the 
application until the February 9, 2026, Regular Meeting, seconded by J. Turban, motion 
carries 4-0. 

 
V. New Business:   

 
a. Consider and Act on Boards & Commissions Questionnaire – Judith Stumpo – 

Planning & Zoning Commission – J. Stumpo withdrew her application as the Town 
does not have an ordinance allowing a municipal salaried employee to serve on the 
Planning & Zoning Commission. 

b. Consider and Act on Boards & Commissions Questionnaire – Ed Adams – 
Planning & Zoning Commission – The commission reviewed the application and 
decided they will invite Mr. Adams to the next commission meeting to discuss his 
application. No action taken. 
 

VI. ZEO Report: Report was reviewed.  
a. ZEO Report was reviewed. 
b. Strmiska Excavation, 140 Newport Rd, Sterling, CT - Erosion & Sedimentation site 

inspection by M. Maynard P.E. or Towne Engineering, of Wednesday, December 24,  
2025 was reviewed; the site is fully contained and is being maintained well.  No 
action necessary. 

 
VII. Other Business:   

 
a. Election of Officers.  J. McLevy opened nominations: 

i. Chairman:  J. Angelone nominated J. McLevy for Chairman, seconded by S. 
Thompson; J. McLevy accepted the nomination; no other members were 
nominated; motion carries 3-0-1 (J. McLevy abstains). 

ii. Vice Chairman: J. McLevy nominated J. Angelone, seconded by S. 
Thompson; no other members were nominated; J. Angelone accepted the 
nomination; motion carries 3-0-1 (J. Angelone abstains). 

iii. Secretary: J. Angelone nominated J. Turban for Secretary, seconded by S. 
Thompson; no other members were nominated; J. Turban accepted the 
nomination; motion carries 3-0-1 (J. Turban abstains). 

 
b. Regulation Priorities: Discussion regarding Section 5.02.A. Non-Conforming 

Buildings and Structures, for which a text amendment will be proposed.  J. Angelone 
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made a motion, seconded by J. Turban to table discussion until the February 9, 
2026, regular meeting; motion carries 4-0. 

 
VIII. Audience Comments: None   

 
IX. Adjournment: J. Turban made a motion to adjourn the meeting at 8:26 pm, seconded by J. 

Angelone; motion carries 4-0.  

 

Respectfully Submitted: 

 

Judith Stumpo 
Recording Secretary 
 

 



25041 Corson - Bond Estimate

January 5, 2025

Item Quantity Units Price Total

Silt Fence 950 FT 5.00$                     4,750.00$               

Anti-Tracking Pad 1 each 1,500.00$             1,500.00$               

Restoration and Seeding 170,000 SF 0.20$                     34,000.00$            

Total 40,250.00$            













                               SITE 
                  DESIGNS LLC 
               
 
 
 
 
January 5, 2025 
 
Town of Sterling 
Planning and Zoning Commission 
PO Box 157 
Oneco, CT 06373-0157 
 
RE: Job # 25041 
 Encroachment Permit for Quarry 
 0 Plainfield Pike, Sterling CT 
 
 
Dear Commissioners: 
 
 As required by Section 6.03.E.2 of the zoning regulations, we are submitting the 
following information to discuss the proposed blasting associated with this application. The 
applicant is proposing to operate a small quarry on the subject property. The overall intent is to 
create fairly large, rectangular sections of stone. Those rocks will then be transported to their 
final location and cut to the size requested by the buyer. Some blasting will be necessary to 
create the initial fractures in the bedrock.  
 After the trees have been cleared, and soil removed and stockpiled, the next step will be 
to blast the ledge or bedrock. The applicant has stated that blasting will occur very infrequently, 
twice a year at the very most. Since the intent is to create larger sections of stone, less 
explosive material will be used, and each “shot” or hole will be widely spaced. All blasting will 
be roughly 500 feet from any nearby structures; blasting regularly occurs in much closer 
proximity. All blasting will be performed by licensed contractors after receiving the necessary 
permits from the Fire Marshal.  
  The proposed blasting, when correctly done by a licensed contractor, should not 
damage any nearby structures or affect surface or ground water flows. Surficial drainage 
patterns will not be substantially altered by the proposed work. The depth and size of the 
charges will be designed for this specific project, taking in account the distance to nearby 
structures, to minimize any adverse impacts. Potentially a pre-blast survey will be performed, 
that inspects nearby foundations for existing damage. And seismographs may be installed, to 
confirm that the appropriate limits for ground vibration are being met. We do not anticipate any 
adverse impacts from the proposed blasting.    
 
Sincerely, 
 
 
Daniel Blanchette, PE LS 
J&D Site Designs LLC 

J&D 
401 Ravenelle Road 

N. Grosvenordale, CT 06255 
www.jdsitedesigns.com 

(860) 923-2920 
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                  DESIGNS LLC 
               
 
 
 
 
January 5, 2025 
 
Town of Sterling 
Planning and Zoning Commission 
PO Box 157 
Oneco, CT 06373-0157 
 
RE: Job # 25041 
 Encroachment Permit for Quarry 
 0 Plainfield Pike, Sterling CT 
 
 
Dear Commissioners: 
 
 The following information is provided in response to the review and comment letter we 
received from Towne Engineering dated October 17, 2025. The following constitutes an 
itemized response to those comments, including explanations and any necessary revisions. We 
look forward to working with the commissioners and town staff to get this project approved. 
 

1. The applicant is aware of the excavator on site, and intends to fix the equipment and 
use it during quarrying operations once the permit has been approved.  

2. The attached site plans have been revised to include the existing limits of disturbance. 
My firm did an independent topographic and boundary survey of the property during the 
summer of 2025. We used Javad GNSS equipment for the survey, and therefore there 
are no cut lines and very few benchmarks or other control points visible.  

3. The applicant has confirmed that some blasting had occurred on site previously.  
4. Noted. 
5. The attached plans have been revised to include the existing stockpile of topsoil. 
6. Noted. 
7. In speaking with the applicant, we believe the previous quarrying activity that occurred 

towards the south side of the site was done many decades ago, likely before detailed 
plans and permits were required for that type of activity. Quarrying activities done under 
the 2007 permit was very minimal, and mostly consisted of site preparation such as 
clearing trees, improving the access road, and stripping topsoil.  

8. The attached Sheet 4 of the plans has been revised to include the correct title block and 
the notes have been updated to reflect current zoning requirements.  

9. The paper prints submitted to the town have been signed and sealed, only the digital 
PDF’s which are identical are unsigned. We can provide you with signed PDFs upon 
request. Two of the property lines were missing bearings and distances, and those have 
been added to the revised plans. Since Sheet 3 does not show bearings and distances or 

J&D 
401 Ravenelle Road 

N. Grosvenordale, CT 06255 
www.jdsitedesigns.com 

(860) 923-2920 
 



the entire perimeter of the property, we felt it was not appropriate to express a 
boundary opinion on Sheet 3.  

10. My firm was provided with all the CAD and DWG files for the previous 2007 Messier 
plans, included topographic shots. We then performed our own topographic survey of 
the area proposed for excavation, to confirm the site conditions had not changed. The 
topography shown on our plans should conform to Class T-2 standards, and is based on 
the latest NAVD88 datum. The plans have been updated to include a benchmark just 
west of the excavation area. Additional bench marks can be installed upon request from 
the contractor.  

11. The attached plans have been revised to include a detail for the paved parking pad and 
to show the proposed clearing limits. We do not believe any improvements are 
necessary for the existing haul road or gravel driveway, other than some minor trimming 
of brush. The road has been used to transport heavy machinery for many years already 
and is in good condition. The details for the swale and check dam are included “just in 
case,” if the contractor feels they might be necessary due to some unforeseen 
circumstance.  

12. An updated E&S cost estimate is attached.  
13. We are currently working with DOT to achieve their requested sight distances. The 

attached plans have been revised to include the culvert you requested.  
14. Regulation Compliance 

a. The list of abutters within 300 feet was included with our original submission to 
the town, but perhaps it got lost along the way. We will re-send it with this 
submission.  

b. We will include a brief report discussing the proposed blasting with this 
submission. 

c. We do not believe a DEEP stormwater permit is required. Since the total area of 
distance is under 5 acres, this should be considered a “locally approvable small 
construction activity” as described in Section 2.5.3 of the General Permit. If a 
DEEP permit is required, of course J&D will submit the necessary paperwork after 
receiving all town approvals.  

d. When preparing the cover sheet to show homes within 1000’ feet of the site, we 
used the base mapping on the town’s GIS, which apparently shows most houses 
but not all of them. The cover sheet has been revised accordingly, using the 
latest aerial photography. Please let us know if we missed any specific houses.  

e. A new sheet 4 has been added to include cross sections of the proposed 
excavation activities.  

f. The attached plans have been revised to include the correct hours of operation.  
g. The signature blocks on Sheet 1 have been revised to include an expiration date.  
h. A cost estimate for erosion controls and site restoration is included with this 

submission.  
i. This was discussed at the previous P&Z meeting. After excavation is complete, 

there is adequate space at the north of the site, towards the road, for a future 
house or other use. At least 3 acres of good buildable land should be available 
for future development. Additionally, the proposed excavation will not create any 
steep or hazardous slopes that would pose a danger to future owners.  

j. The restoration notes have been revised to specify 4” of topsoil and 8” of subsoil, 
in accordance with the regulations.  

k. The NDDB area has been added Sheet 1 of the revised plans.  



15. The applicant explained in greater detail at the previous P&Z Commission meeting the 
exact procedure for rock removal. The zoning regulations do not allow for “screening, 
sifting, washing, and crushing” within 1,000’ of a residence, as that work is very loud 
and presents a noise pollution issue for neighbors. None of those loud activities, 
especially screening and crushing, are proposed with this application. The activity will 
include occasional blasting, perhaps once or twice a year, to create relatively large 
sections of stone. The largest rocks may be further split by hand. Then the rocks will be 
loaded into a dump truck or storage container, and removed from the site. Noise 
pollution should be fairly minimal, the loudest activities will be from typical excavator 
operation, and placing rocks into the storage containers. The goal is to remove fairly 
large, rectangular sections of stone, that can be transported to a final location and then 
cut to size. As such, very little “processing” of stone will occur on site, and noise 
pollution should be fairly minimal compared with a typical quarry or gravel plant.  

 
 
We thank you for your attention to this matter, and look forward to your reply. Please do not 
hesitate to contact me with additional questions or concerns.  
 
Sincerely, 
 
 
Daniel Blanchette, PE LS 
J&D Site Designs LLC 

























Town of Sterling 
Zoning Enforcement Officer Report 

1. 261 River Road 
A Request for Compliance letter was issued to the property owner at 261 River Road 
regarding ongoing excavation activity. The letter directs cease of excavation 
activities, or to cease operations until a Special Permit for excavation is reviewed 
and approved in accordance with the Zoning Regulations of the Town of Sterling. 

2. 1092 & 1100 Plainfield Pike 
Variance approvals were granted for a proposed lot line adjustment between the 
properties located at 1092 and 1100 Plainfield Pike. Relief was approved from 
Section 4.02(c) regarding the required 150-foot by 150-foot building rectangle, and a 
variance from Section 4.01 was approved for the property at 1100 Plainfield Pike. 

3. Residential Zoning Approvals 
Two applications for single-family residential dwellings were reviewed and approved 
for zoning compliance. The approved locations are Sterling Ridge Lane and Margaret 
Henry Road. 

4. Accessory Dwelling Unit (ADU) Inquiries 
Responded to an inquiry regarding the conversion of existing garages into Accessory 
Dwelling Units. Information was provided concerning zoning requirements, 
permitting procedures, and applicable regulations. 

5. 0 Plainfield Pike – Excavation Site (Corson) 
Correspondence was conducted with abutting property owners regarding the 
excavation activity at 0 Plainfield Pike. Communications addressed zoning 
compliance concerns and provided clarification regarding the permitting process. 
 
As always, please feel free to contact us at zeo@sterlingct.us 
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