
PINE ORCHARD ASSOCIATION
EXECUTIVE BOARD MEETING NOTICE 

AND AGENDA
MONDAY, January 9th, 2023 via Zoom

 
 

At the call of the President, The Pine Orchard Executive Board will hold its'
January board meeting via Zoom on Monday Jan.9th 2023 at 7PM. All are
welcomed to attend.
 
1) Call to order

2) Approve minutes from Nov. 7th, 2022 Executive Board Meeting

3) Officers and Committee Reports
By Laws – David Scheer
Treasurer – John Grathwol
Zoning - Matt Barez
Waterfront – David Silverstone
Others -

4) Old Business - Follow-up Report on Crescent Bluff.

5) New Business -

6) Public Comments

7) Move to Executive Session pertaining to Crescent Bluff and/or New Business
as appropriate.

8) Public Comments

9) Adjournment.

Public Comment Rules:
1. Individual public comments are limited to 3 minutes.
2. Individuals shall identify themselves by name and address.
3. The public portion of the meeting shall be limited to 15 minutes in total.
4. Proper and respectful conduct is expected from any speaker during the

public comment section of the meeting. Those not adhering to such
guidelines will begiven a warning, and absent restoration of orderly
questions and/or comments the speaker's privilege to participate in the

http://poa-ct.org/v1/


public comment via this meeting site will be terminated.

Zoom meeting info

Meeting ID: 861 1192 7434
Passcode: 612843 

Click Here to Join meeting

Vincent Giordano
President, POA Executive Board

https://us02web.zoom.us/j/86111927434?pwd=bkdsYTA0YWwrYWhJb1RzckY5SEVKZz09


MINUTES OF THE MEETING OF THE EXECUTIVE BOARD OF THE PINE 
ORCHARD ASSOCIATION 

MONDAY, JANUARY 9, 2023, AT 7:00 PM 
Conducted via Zoom application 

 
 
 
1) Call to order.  The meeting was called to order by Vin Giordano at 7:00 p.m. 
Board members present: Vin Giordano, John Grathwol, Peggy Haering, Bruce 
Calderone, Peggy Taylor, Mark Law, Niall Ferguson, David Scheer, Matt Barez, and 
Curtis O’Connor 
Absent:  Seth Herschman, David Silverstone 
 
2) Approval of minutes.  Upon motion and second the minutes of the Executive Board 
meeting on Nov. 7, 2022, were approved. 
 
3) Officers and Committee Reports 

 Office Manager. Robinson reported that all taxes were collected with the 
exception of amounts owed for one property at 34 Thimble Farms Road.  
The Association now has emails for 77% of its members.  He had the  
internet connection for the headquarters upgraded and arranged for 
maintenance of the generator to be done.  The Town has taken over the 
maintenance of the plantings made by the Association at Triangle Park and 
is paying for watering the plants. 

 By Laws – David Scheer reported that the current members of the 
committee are himself, John Grathwol, Peggy Haering and Bob Buckholz.  
A report will be prepared for the board by the Committee.  He thinks it is 
unlikely that the committee will recommend proceeding with charter 
revision.  However, he hopes that the committee’s report will point out 
weaknesses or inconsistencies in the Charter and Bylaws and provide 
insights for the community. 

 Treasurer – John Grathwol stated that the Association has $222,783.79 in 
funds on hand.  Expenditures for shoreline maintenance are just under the 
$30,000 budget.  We have unpaid legal bills of approximately $28,000 and 
will face another $6000 to $10,000 in future expenses through the end of 
the fiscal year.  He wants to adjust the budget for legal expenses and take 
some funds from savings to those bills.  David Scheer recommended 
increasing the legal expense budget to $50,500 for the year.  Niall felt that it 
was important to show that the legal budget was adjusted by $30,000.  
Upon motion and second, the board voted to increase the legal budget to 
$50,500 for the year and to use savings to pay that amount.  

 Zoning - Matt Barez had nothing to report.  It was suggested that the 
Zoning Enforcement Officer be asked to review outdoor lighting at a 
recently renovated house overlooking the Golf Club.   

 Waterfront – David Silverstone  was not present.  Vin Girodano reported 
that repairs at the end of Island View Avenue are progressing slowly due to 



temperature.  For Crescent Bluff Avenue the Association got an estimate of 
$3800 for obtaining a DEEP permit for stairway repairs.  Vin also got two 
estimates for replacing the railing:  $7500 for galvanized metal and $10,000 
for stainless steel. 

 The Association paid $1500 for tree removal in the pathway at Crescent 
Bluff and will incur another $4400 in expenses for delineating the path. 
John Grathwol asked if any further work was planned.  Vin said that the 
access point at Waterside Avenue seems okay.  Peggy Haering reported 
that the top wooden step at Chapel Avenue needs to be replaced.   

 Others – Peg Taylor wants to add 2 bushes at either side of the water 
source in the Triangle.   

 
4) Old Business - Follow-up Report on Crescent Bluff. Vin reported that the POA 
finalized documents for the settlement.  They were recorded on December 15th.  This 
should conclude the Wheeler litigation.  The POA is also a party in the case of 
Beechcroft v. McBurney.  McBurney has made a claim for adverse possession of part of 
path conveyed to the POA by Beechcroft; he also claims an implied easement over the 
whole of the Lawn owned by Beechcroft.  Due to the conveyance of the path to the POA 
by Beechcroft, the Association is now aligned with Beechcroft’s position in the litigation.  
The judge is due to rule on a motion for summary judgment in the McBurney matter on 
January 19, 2023. The Association attempted to reach a settlement of the adverse 
possession with McBurney, but was unable to do so. 
 
5) New Business – None. 
 
6) Public Comments—None. 
 
7) Public Comments—None. 
 
9) Adjournment  Upon motion and second, the Board voted to adjourn the meeting at 
7:55 p.m. 
 
Respectfully submitted, 
 
Margaret Haering, Clerk 
 
Documents received:  POA Budget 
 
 



Office Manager Report for Nov/Dec. 2022 
 

1) POA Tax Collection: One outstanding bill for 34 Thimble Farms Road (empty lot) in the amount 
of $90. I have sent a Demand letter to the agent listed on the Town TAX database (trust 
account). If I do not receive payment by Feb. 1st 2023 I will file a lean on the property.    

2) Zoning: Defer to Matt Barez 

3) POA Office: 
Outreach:  

a. We have a 77% coverage via email for all POA residences (499 emails). 

b. I continue to get back to 90% of the POA inquiries within 24 hours.  

c. Sent out 1 welcome letter this period 

Building:  
a. I upgraded the Frontier internet access from DSL to fiber/cable at a savings of $6/month. 

Frontier will discontinue DSL in 2023.  
b. Maintenance for generator – DONE 
c. Set mouse traps in garage – ten down and sprayed for crickets.  

 

Community: 

No new action 



Approved Budget Budget % of Budget
Budget Activity Remaining Used
1-Jul-22 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$        76,843$       505$           99%
Rent 5,200$          4,000$         1,200$        77%
Building & Permit Fees 8,800$          3,250$         5,550$        37%
Other (Interest, Moorings) 55$               378$            (323)$          688%
Use of Capital Savings -$              -$             -$            -
Total 91,403$        84,471$       6,932$        92%

DISBURSEMENTS
Security -$              -$             -$            -
Shorefront Maintenance* 30,000$        7,815$         22,185$      26%
Building Maint/Utilities 9,000$          3,777$         5,223$        42%
Property Improvements -$              -$             -$            -
Office/General 18,000$        8,774$         9,226$        49%
Insurance 7,800$          3,309$         4,491$        42%
Legal** 20,000$        3,591$         16,409$      18%
Zoning 6,000$          2,250$         3,750$        38%
PO Web -$              -$             -$            0%
Acctg Annual Review 5,600$          4,064$         1,536$        73%
Beautification Committee 1,000$          -$             1,000$        0%
Sidewalks -$              -$             -$            -
Total 97,400$        33,580$       34%

NET INCOME (LOSS) (5,997)$         50,891$       

BOA checking $94,477.02
BOA Savings $128,306.77
BOA total balance $222,783.79

Pine Orchard Association Treasurer's Budget Report FY22-FY23
as of 12/31/2022

Account Balance as of10/31/22



1.)  Shoreline maintenance: No change in allocation, but page 
2 shows expected expenses which have not all been fully 
incurred. 
 

2.)  Office/General an increase of $2,100 reflecting the increase 
in the Office Mangers salary from $250/week to $300/week. 
 

3.)  Legal Fees; An increase in legal fees above what was budgeted 
of $28,000, reflecting Crescent Bluff related legal expenditures 
in excess of the budget amount through the end of December 
plus a forecast of legal fees through the end of the year. 
 

4.) Final Point: Page 2 includes a sub-total line showing total 
expenses less Legal and Shoreline Maintenance.  This 
demonstrates that the sums of all the other categories, at this 
point in the year, are more-or-less on budget across all these 
categories.   
 



Approved Budget Budget % of Budget
Budget Activity Remaining Used
1-Jul-22 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$        76,843$       505$           99%
Rent 5,200$          4,000$         1,200$        77%
Building & Permit Fees 8,800$          3,250$         5,550$        37%
Other (Interest, Moorings) 55$               378$            (323)$          688%
Use of Capital Savings -$              -$             -$            -
Total 91,403$        84,471$       6,932$        92%

DISBURSEMENTS
Security -$              -$             -$            -
Shorefront Maintenance* 30,000$        7,815$         22,185$      26%
Building Maint/Utilities 9,000$          3,777$         5,223$        42%
Property Improvements -$              -$             -$            -
Office/General 18,000$        8,774$         9,226$        49%
Insurance 7,800$          3,309$         4,491$        42%
Legal** 20,000$        3,591$         16,409$      18%
Zoning 6,000$          2,250$         3,750$        38%
PO Web -$              -$             -$            0%
Acctg Annual Review 5,600$          4,064$         1,536$        73%
Beautification Committee 1,000$          -$             1,000$        0%
Sidewalks -$              -$             -$            -
Total 97,400$        33,580$       34%

NET INCOME (LOSS) (5,997)$         50,891$       

BOA checking $94,477.02
BOA Savings $128,306.77
BOA total balance $222,783.79

Pine Orchard Association Treasurer's Budget Report FY22-FY23
as of 12/31/2022

Account Balance as of10/31/22



PINE ORCHARD ASSOCIATION
EXECUTIVE BOARD MEETING NOTICE 

AND AGENDA
TUESDAY, March 14th, 2023 via Zoom

 
 

At the call of the President, The Pine Orchard Executive Board will hold its' March
board meeting via Zoom on Tuesday March Nov. 14th 2023 at 7PM. All are
welcomed to attend.
 
1) Call to order - Mark Law presiding
2) Approve minutes from Jan 9th, 2023 Executive Board Meeting
3) Officers and Committee Reports

By Laws – David Scheer
Treasurer – John Grathwol
Nominating Committee - Mark Law
Office Manager - Peter Robinson
Others -

4) Old Business - Update on Crescent Bluff
5) New Business - Discussion of establishing a POA Kayak storage point at the end of
Island View Ave.
6) Public Comments
7) Executive Session - (optional) to discuss POA Kayak issue as noted in item #5
8) Public Comments
9) Adjournment.
 
Public Comment Rules:

1. Individual public comments are limited to 3 minutes.
2. Individuals shall identify themselves by name and address.
3. The public portion of the meeting shall be limited to 15 minutes in total.
4. Proper and respectful conduct is expected from any speaker during the

public comment section of the meeting. Those not adhering to such
guidelines will begiven a warning, and absent restoration of orderly
questions and/or comments the speaker's privilege to participate in the
public comment via this meeting site will be terminated.

Zoom meeting info

Meeting ID: 842 6708 9006
Passcode: 812263  

http://poa-ct.org/v1/


Click Here to Join meeting

Mark Law
POA Executive Board

https://us02web.zoom.us/j/84267089006?pwd=c20xUURMYTNoaTVXbHBNblo2TDgrQT09


MINUTES OF THE MEETING OF THE EXECUTIVE BOARD OF THE PINE 
ORCHARD ASSOCIATION 

TUESDAY, MARCH 14, AT 7:00 PM 
Conducted via Zoom application. 

 
1) Call to order.  The meeting was called to order by Vice President Mark Law at 7:01 
p.m. Board members present:  Mark Law John Grathwol, Peggy Haering, Niall 
Ferguson, David Scheer, Matt Barez, Seth Herschman,  and David Silverstone 
Absent:  Vin Giordano, Peg Taylor, Curtis O’Connor, and Bruce Calderone 
 
2) Approval of minutes.  Upon motion and second the minutes of the Executive Board 
meeting on January 9, 2023, were approved. 
 
3) Committee Reports 

 By Laws – David Scheer reported that the current members of the 
committee are himself, John Grathwol, Peggy Haering and Bob Buckholz.  
The committee has prepared a report and received advice from Peter 
Berdon.  We are not quite ready to submit our report to the Board. 

 Treasurer – John Grathwol presented the Treasurer’s report as of 
2/28/2023.   He reviewed expenditures for legal expenses related to the 
Crescent Bluff litigation, which included a recent bill for $36,804.    
Remaining costs for the year for shorefront maintenance and legal 
expenses are presently unknown.  However, there are sufficient funds in 
the Association’s checking and savings accounts.  Niall Fergusson asked 
whether John will prepare a draft budget for next year in anticipation of the 
annual meeting.  John responded that it was his plan to do so.  

 Nominating—Seth Herschman indicated that four members of the Board 
are finishing their first term and he will encourage community participation 
in the nominating process.  Matt Barez asked whether there were any 
terminations on the ZBA and questioned the process for their nomination 
and membership.  Mark Law said that he would raise the issue with Vin 
Giordano.  Matt said that he thought that 2 terms were expiring and 2 terms 
on the ZBA were over.  

 Office Manager’s Report—Peter Robinson could not be present.  His 
written report indicates that all property taxes have been collected.  We 
now have email addresses for 76% of the population.  The Association’s 
website was hacked; we acquired new software to address the issue.  

 Zoning - Matt Barez reported that there were 4 applications for generators.  
The ZBA recently approved a variance to install a permanent generator in 
the setback.  It was asked what the setback requirements for generators.  
Laura Magarucci, our zoning enforcement officer, said that the Branford 
building code has constraints on placement of generators.  They must be 2 
feet from a window and source of ignition. Under Branford’s building code 
anything that requires a permit must have zoning approval.   Mark Law said 
that there was a concern about the noise levels for generators if placed 
within setbacks.  



 
4) Old Business - Follow-up Report on Crescent Bluff. Mark reported that there is 
ongoing work to ensure the safety of the stairs on Crescent Bluff and that the 
Association has applied for DEEP approval to carry out work on the stairs.  McBurney 
has appealed the judgment of the Court in the Beachcroft v. McBurney litigation. The 
POA is also a party in that case and concluding the appeal could be a long process. 
 
5) New Business – The office manager has been researching whether the Association 
can install racks for kayak storage at the beach access point at the end of Island View 
Avenue now that we have ceased offering moorings.  Peggy Haering is opposed to 
installing kayak racks there.  The site frequently floods, and water completely covers the 
sand several times per year.  She feels it would not be a safe place to store kayaks.  
Matt Barez suggested that perhaps we could store kayaks at the end of the street.  
David Silvesrstone wondered about the safety of storing kayaks on the street and 
whether the town world allow the association to make use the street for that purpose.  
Mark Law said that more research is required. 
 
6) Public Comments on Kayak Proposal—Linda Sachs of 57 Island View Avenue 
said that she is opposed to the installation of a kayak racks on the beach access point.  
She lives at the end of the street and it has flooded about 20 times in the 5 years.  The 
o be getting worse.  Also, it is a tight road, and she cannot imagine how cars could be 
accommodated. Karen Jubanyik {47 Griffing Pond Rd.) offered the opinion that boats 
are intended to get wet and she cannot imagine how water could harm them.   
.   
7) Public Comments—None. 
 
8) Adjournment  Upon motion and second, the Board voted to adjourn the meeting at 
7:49 p.m. 
 
Respectfully submitted, 
 
Margaret Haering, Clerk 
 
Documents received:  POA Treasurer’s Report 
 
 



Approved Budget Budget
Budget Activity Remaining
1-Jul-22 YTD YTD

RECEIPTS
Tax Collections 77,348$        76,843$        505$             
Rent 5,200$          4,000$          1,200$          
Building & Permit Fees 8,800$          3,250$          5,550$          
Other (Interest, Moorings) 55$               378$             (323)$            
Use of Capital Savings -$              -$              -$              
Total 91,403$        84,471$        6,932$          

DISBURSEMENTS
Security -$              -$              -$              
Shorefront Maintenance 30,000$        7,815$          22,185$        
Building Maint/Utilities 9,000$          3,777$          5,223$          
Property Improvements -$              -$              -$              
Office/General 18,000$        8,774$          9,226$          
Insurance 7,800$          3,309$          4,491$          
Legal** 20,000$        3,591$          16,409$        
Zoning 6,000$          2,250$          3,750$          
PO Web -$              -$              -$              
Acctg Annual Review 5,600$          4,064$          1,536$          
Beautification Committee 1,000$          -$              1,000$          
Sidewalks -$              -$              -$              
Total 97,400$        33,580$        63,820$        

NET INCOME (LOSS) (5,997)$         50,891$        

BOA checking $94,477.02
BOA Savings $128,306.77
BOA total balance $222,783.79

Pine Orchard Association Treasurer's Budget Report FY22-FY
as of 12/31/2022

Account Balance as of 12/31/22



% of Budget
Used
YTD

99%
77%
37%

688%
-

92%

-
26%
42%

-
49%
42%
18%
38%
0%

73%
0%

-
34%

Y23



Approved Budget Budget % of Budget
Budget Activity Remaining Used

9-Jan-23 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$        76,851$        497$             99%
Rent 5,200$          4,000$          1,200$          77%
Building & Permit Fees 8,800$          5,011$          3,789$          57%
Other (Interest, Moorings) 55$               387$             (332)$            704%
Use of Capital Savings 30,500$        30,500$        -$              -
Total 121,903$      116,749$      5,154$          96%

DISBURSEMENTS
Security -$              -$              -$              -
Shorefront Maintenance 30,000$        11,315$        18,685$        38%
Building Maint/Utilities 9,000$          3,891$          5,109$          43%
Property Improvements -$              -$              -$              -
Office/General 18,000$        11,204$        6,796$          62%
Insurance 7,800$          3,309$          4,491$          42%
Legal** 50,500$        40,395$        10,105$        80%
Zoning 6,000$          2,250$          3,750$          38%
PO Web -$              -$              -$              0%
Acctg Annual Review 5,600$          4,064$          1,536$          73%
Beautification Committee 1,000$          -$              1,000$          0%
Sidewalks -$              -$              -$              -
Total 127,900$      76,428$        51,472$        60%

NET INCOME (LOSS) (5,997)$         40,320$        

BOA checking $82,833.75
BOA Savings $97,814.06
BOA total balance $180,647.81

as of 2/28/2023

Account Balance as of 02/28/2023

Pine Orchard Association Treasurer's Budget Report FY22-FY23



Approved Budget Budget % of Budget
Budget Activity Remaining Used

9-Jan-23 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$        76,851$        497$             99%
Rent 5,200$          4,000$          1,200$          77%
Building & Permit Fees 8,800$          5,011$          3,789$          57%
Other (Interest, Moorings) 55$               387$             (332)$            704%
Use of Capital Savings 30,500$        30,500$        -$              -
Total 121,903$      116,749$      5,154$          96%

DISBURSEMENTS
Security -$              -$              -$              -
Shorefront Maintenance 30,000$        11,315$        18,685$        38%
Building Maint/Utilities 9,000$          3,891$          5,109$          43%
Property Improvements -$              -$              -$              -
Office/General 18,000$        11,204$        6,796$          62%
Insurance 7,800$          3,309$          4,491$          42%
Legal** 50,500$        40,395$        10,105$        80%
Zoning 6,000$          2,250$          3,750$          38%
PO Web -$              -$              -$              0%
Acctg Annual Review 5,600$          4,064$          1,536$          73%
Beautification Committee 1,000$          -$              1,000$          0%
Sidewalks -$              -$              -$              -
Total 127,900$      76,428$        51,472$        60%

NET INCOME (LOSS) (5,997)$         40,320$        

BOA checking $82,833.75
BOA Savings $97,814.06
BOA total balance $180,647.81

as of 2/28/2023

Account Balance as of 02/28/2023

Pine Orchard Association Treasurer's Budget Report FY22-FY23



Office Manager Report for Jan/Feb. 2023 
 

1) POA Tax Collection: All POA property taxes have been collected.    

2) Zoning: Defer to Matt Barez 

3) Executed a ZBA ruling for 5 Blackstone Ave. 

4) POA Office: 
Outreach:  

a. Did a state filing of 5003E UNITED STATES BANKRUPTCY COURT Notification  

b. We have 76% coverage via email for all POA residences (496 emails). 

c. I continue to get back to 90% of the POA inquiries within 24 hours.  

d. Sent out 2 welcome letters this period. 

Building:  
a. Our POA website got hacked. I had to upgrade WordPress to the latest version, remove two 

offending applications and install SiteLock™ to prevent future attacks at a cost of $300/yr.   
b. Have Scheduled Spring Clean‐up with lawn care company for late March. 
c. Replaced external lights.  

 

Community: 

Did a background study on installing to Kayaks racks at the end of Island View Ave. 



1. Inform the POA Board via email that there is an expressed need for Kayak storage for residence 
within Pine Orchard. Historically, the POA has provided small boat moorings. However, the polls 
and pullies are no longer safe to use, and sand has washed into the mooring area making the 
area too shallow to use. Ask the board if there are any objections to looking into installing a 
kayak rack at the end of Island View on POA property.  

2. Conduct an outreach to the three homes adjacent to the proposed area for kayak storage 
(seawall at the end of Island View Ave.) Make sure we have no reasonable objections to placing 
the two proposed storage units along the seawall. 

a. 61 Island View – Michael & Joyce Schiavone 
b. 57 Island View – Howard & Linda Sachs 
c. 50 Island View – Nick and Emily Fisser 

3. Solicit the Greater POA to see how many residents are interested in storing their Kayaks and 
only Kayaks at the proposed locations with the following restrictions.  

a. No parking of vehicles along Island View. 
b. Parking bicycles is permitted.  
c. The POA assumes no liability for theft or damage of units stored on the proposed rack. 
d. The annual fee for storage is $50/season (Saturday May 27th Memorial Day weekend to 

Sunday Oct 9th (Columbus Day weekend).  
e. You must own property in Pine Orchard to be considered. 
f. If selected, the renter must sign an agreement indemnifying the POA for all liability, loss 

or damage of property stored on the proposed rack. 
g. If there are more POA residence requesting space then what is available, we will have a 

lottery.  

4. The recks will only be up during the stated timeframe (3d) and will be stored at the POA office 
during the off season. The office manager will ensure the process is carried out. 

If the above procedure yields a positive result, the issue will be presented and voted on during the 
March Executive Board Meeting. The cost for two units (4‐Kayaks per unit @ $500 each) is ~$1000.   

 









MINUTES OF A SPECIAL MEETING OF  
THE EXECUTIVE BOARD OF THE PINE ORCHARD ASSOCIATION 

MONDAY, APRIL 10, 2023, AT 7:00 PM 
Conducted via Zoom application. 

 
1) Call to order.  The meeting was called to order by President Vincent Giordano at 

7:02 p.m.  
2) Roll Call Board members present:  Vincent Giordano, Mark Law John Grathwol, 

Peggy Haering, Niall Ferguson, David Scheer, Matt Barez, Bruce Calderone, Peg 
Taylor, and David Silverstone 
Absent:  Curtis O’Connor, and Seth Hershman. 

 
3) Kayak Storage.  Vin Girodano asked Mark Law to summarize the discussion of 

the prior meeting’s review of a request to store kayaks at the end of Island View 
Avenue.  Mark said that due to traffic concerns and considerations about 
flooding, there was no real momentum to proceed with that plan.  Vin said that he 
had received a letter from Feldman, Perlstein & Greene to the effect that its 
clients, who live adjacent to the beach access point, strongly oppose the storage 
of kayaks on Island View Avenue and fear that it would create a nuisance.  Vin 
read his response to the attorney’s letter.  Vin said that the best place for 
accessing the water with a kayak was town-owned property near the Pine 
Orchard Club; however, there is no obvious place for storage of kayaks there. 

 
4) Discussion of need for seawall repair at Island View beach access point.  

Vin reported that the seawall at the end of Island View Avenue has been 
deteriorating for years.  Josh Brooks, who has been conducting repairs says that 
one portion of the seawall is beyond repair.  Vin has received estimates for 
carrying out the work needed.  The proposal is to install rebar and to encapsulate 
the portion of the seawall that has failed.  The estimate for the work is $28,000.  
The proposed contractor is Gary Lyon, who is available to do the work now.  No 
DEEP approval required as long as we stay within the confines of the existing 
wall.  Bruce Calderone commented that the price seems good, but he wanted to 
know about the longevity of the repair.  Josh Brooks said that the repair would 
outlive him.  Vin thinks the proposal is solid.  John Grathwol said that the 
shoreline maintenance budget about $14,000 remaining. He said that the 
addition to the budget for legal fees required the expenditure of about f $30,000 
from the Association’s savings.  Niall Ferguson stated that the seawall repair not 
an anticipated expense and that the Association needs savings for this very 
purpose. Vin believes the contractor will stand up to his work.  Encapsulation is a 
new process, and this seems like a workable solution. 
Mark Law (seconded by David Silverstone) made a motion to spend up to 
$30,000 to authorize this repair.  The motion carried unanimously. 
 

5) Short Term Rentals.  Peter Berdon, the Association’s counsel, recited the history 
of the litigation involving Francis Wihbey’s property at 3 Crescent Bluff Avenue.  
He has been using the property as a short term rental, which has generated 



numerous complaints.  The Zoning Enforcement Officer issued a cease and 
desist order, which Wihbey appealed to the ZBA, claiming that he had a valid 
non-conforming use.  The ZBA ruled against him, and Wihbey appealed to the 
Superior Court.  That court found for Wihbey, and the Association and 
intervenors, Michal Hopkins and Jacqueline Wolff, who live next to the Wihbey 
property, appealed.  The Appellate Court recently upheld the trial court’s decision 
that the use of the property for short term rental did not violate the POA’s 1994 
zoning ordinance but ruled that Wihbey must return to the ZBA to prove that he 
rented only to single families.  Michael Hopkins and Jacqueline Wolff will appeal 
this ruling and the issue is whether the POA will join in the appeal. 

. 
6. Public Comment.  Neil Goodlad of 8 Pine Wood Road wanted to know what 

chemicals would be used on the encapsulation.  He is a marine biologist and 
wanted to ensure that there will be no impact on flora/fauna.  He also asked 
whether the Association could revise its regulations to resolve the short term 
rental question.  Vin said that he will get more details on the encapsulation 
process and the materials used.  Karen Jubanyik, of 57 Griffin Pond Road asked 
about the timing of the work on Island View Ave.  Vin said that the work could 
start within the next 2 weeks and that it should take 3-4 weeks to complete. Ryan 
Smith owns 5 Waterside Avenue.  He used his own property as a short-term 
rental and feels that it is a tremendous waste of time and money for the 
Association to appeal the ruling. 

 
7. Executive Session.  Upon motion and second, the Board voted to go into 

executive session to discuss the Wihbey litigation.  The Board came out of 
executive session 8:23 p.m.  

 
Upon motion and second, the board voted unanimously to proceed with an 
appeal to the CT Supreme Court in the Wihbey matter.   

 
8. Adjournment.  There being no further public comment, the meeting was 

adjourned at 8:26 p.m. 



PINE ORCHARD ASSOCIATION
EXECUTIVE BOARD MEETING NOTICE 

AND AGENDA
MONDAY, May 8th, 2023 via Zoom

 
 

At the call of the President, The Pine Orchard Executive Board will hold its' May
board meeting via Zoom on Monday May 8th 2023 at 7PM. All are welcomed to
attend.
 
1) Call to order
2) Approve minutes from March 14th, 2023 Executive Board Meeting
3) Officers and Committee Reports

By Laws – David Scheer
Treasurer – Budget Report; John Grathwol, set mill rate for 23/24
Zoning - Matt Barez
Nomination Committee – Seth Hershman and Mark Law

Report on vacancies for coming year and proposed candidates
Special Note: Any community member who wishes to come forward
to be a candidate for the Executive Board please contact the office
Manager, Peter Robinson, at om@poa-ct.org

Waterfront - David Silverstone and Vincent Giordano – Progress on Island
View Seawall and Crescent Bluff Stairs
Office Manager - Peter Robinson
Other Issues

4) Old Business - Update on Crescent Bluff, Kayak rack for POA
5) New Business - A) State Transportation Committee related to safety and
beautification of Rt. 146. B) Crescent Bluff lawn work $660 (remove existing matting,
bring in top soil, seed, cut back and taper the lawn at drain). Weekly lawn upkeep
$35/Week for Crescent Bluff.
6) Public Comments
7) Executive Session - (optional) to discuss POA issue in above items
8) Public Comments
9) Adjournment.
 
Public Comment Rules:

1. Individual public comments are limited to 3 minutes.
2. Individuals shall identify themselves by name and address.
3. The public portion of the meeting shall be limited to 15 minutes in total.
4. Proper and respectful conduct is expected from any speaker during the

public comment section of the meeting. Those not adhering to such
guidelines will begiven a warning, and absent restoration of orderly

http://poa-ct.org/v1/
mailto:om@poa-ct.org


questions and/or comments the speaker's privilege to participate in the
public comment via this meeting site will be terminated.

Zoom meeting info

Meeting ID: 810 0903 2176
Passcode: 290196   

Join Zoom Meeting HERE

Mark Law
POA Executive Board

Pine Orchard Association | 180 Pine Orchard Road, Branford, CT 06405

Unsubscribe om@poa-ct.org

Update Profile |Constant Contact Data
Notice

Sent byom@poa-ct.orgpowered by

Try email marketing for free today!

https://us02web.zoom.us/j/81009032176?pwd=WEVhMk95c0lvcStnNiswMloydHM4Zz09
https://www.constantcontact.com/legal/customer-contact-data-notice
mailto:om@poa-ct.org
http://www.constantcontact.com/index.jsp?cc=nge&rmc=VF19_3GE
http://www.constantcontact.com/index.jsp?cc=nge&rmc=VF19_3GE


MINUTES OF PINE ORCHARD ASSOCIATION 

EXECUTIVE BOARD MEETING  
TUESDAY, May 8th, 2023 at 7:00 p.m. via Zoom 

  
  

Agenda Item 1--The meeting was called to order at 7:02 p.m.  Board members present:  Vin 
Giordano, Mark Law, John Grathwol, Peggy Haering, Seth Hershman, David Scheer, Niall 
Ferguson, David Silverstone, Bruce Calderone, Peg Taylor, Matt Barez. Absent:  Curtis 
O’Connor.  
 
Agenda Item 2—Upon motion and second, the board voted to approve the minutes of the March 
14th, 2023 Executive Board Meeting. 
 
Agenda Item 3--Officers and Committee Reports 

 By Laws –David Scheer detailed the work of the by-laws committee including 
consideration of whether to recommend that the Board consider Charter revision.  
David said that the committee would not recommend a Charter revision.  He said 
that the presence of unclear language in the 1973 Charter revision initially suggested 
there may be some restriction on voting applicable to Board members from the 
untaxed district of Pine Orchard.  However, after further research, including review 
of Board minutes closer in time to the 1973 change in language, he said the 
committee concluded that there was no need for a change in governance.  Bob 
Buckholz will summarize the committee’s findings in a report to the Board. 

 Treasurer –John Grathwol, reviewed the Budget Report for FY 23.  During the 
fiscal year the association accessed savings to pay for larger than expected legal fees 
and costs for shoreline maintenance and repairs. The repairs addressed deterioration 
of the seawall on Island View Avenue and expenses associated with the access point 
on Crescent Bluff Avenue.  The legal fees arose from the Crescent Bluff litigation 
and the Wihbey appeal.  John next presented the proposed budget for FY 24.  The 
overall budget for next year, while lower, would require transfer of another $45,000 
from the savings account to cover anticipated legal fees and shorefront maintenance 
costs.  John recommended that the Association maintain a mil rate of 4 for the 
upcoming year.  There was a discussion of what the mil rate should be for next year 
and whether it would be sufficient to replenish savings.  Niall Ferguson said that 
while the association had no set savings target, it was important to have savings that 
can be used for unanticipated expenses like the ones encountered this year.  Vin 
Giordano commented on the anticipated repairs that were needed on Island View 
Avenue and Crescent Bluff.  It was proposed to have Lyons complete the work on 
Island View Avenue now while he is available to do so; the railing on Island View is 
in bad shape as is the one on Crescent Bluff. Following discussion of the cost of 
conducting repairs and the value of addressing the work now, Matt Barez, seconded 
by Mark Law moved to accept the proposed budget as presented and to set the mil 
rate for the upcoming year at 5.0.  The motion carried, with Niall Ferguson voting 
nay.  



 Zoning-- Matt Barez reported that a new subdivision application has been filed for 
66 Totoket Road.  Peter Berdon said that the  application must go through a special 
exception process and that a public hearing will be required. 

 Nomination Committee – Seth Hershman and Mark Law reported on Board 
vacancies for the coming year. There are four vacancies and the following four 
candidates will be presented:  David Scheer, 2 Spring Rock Road, Thomas Roche, 
14 Spring Rock Road, Andrew Ruff, 67 Sunset Hill Drive, and Karen Jubanyik, 47 
Griffing Pond Road.  

 Waterfront -David Silverstone reported on the progress of repairs at the beach 
access on Island View Seawall. He said that Lyons did a good job on the seawall and 
expressed gratitude for Vin Giordano’s close monitoring the course of work there 
and on Crescent Bluff.  It was proposed that Lyons’ work should be continued, with 
2/3 to be paid in this fiscal year and the remaining 1/3 paid after July 1st. The stairs 
on Crescent Bluff are to be repaired.  The association has hired John Lusk to work 
with DEEP on the approval for t he work.  It was initially intended that we turn the 
lower part of the stair westward; however, Jim McBurney does not want us to extend 
the stairway toward his property.   

 Office Manager’s report   Peter Robinson reported on landscaping and 
maintenance activities at the Headquarters building and on Crescent Bluff Avenue. 

4) Old Business - There was a consensus that the POA should not pursue installing kayak racks 
at beach access points in Pine Orchard.   
5) New Business  Vin Giordano reported that a State Transportation Committee has been formed 
to improve safety and beautify State Route 146 as it passes through Branford and Guilford.  John 
Grathwol and Peggy Haering volunteered to monitor the study.  
6) Public Comments:  None 
7) Executive Session:  -Upon motion and second, the Board at 8:53 p.m. voted to go into 
executive session to discuss legal matters with counsel.  The Board came out of executive 
session at 9:27 p.m.  Vin Giordano reported that in view of a homeowner’s objection he will ask 
the engineer to consider a redesign of the bottom of the stairway on Crescent Bluff Avenue.   
8) Public Comments:  None 
9) Adjournment. Upon motion and second, the Board voted to adjourn the meeting at 9:39 p.m. 

 

Respectfully submitted, 
 
Margaret Haering, Clerk 
 
Documents received:   Proposed Budget, Office Manager’s Report 











POA ‐ Shoreline Maintenance Expenditures Jul ‐Apr _ FY 20222/2023

Date Description Amount

Transaction 
Type Notes

07/11/22 Brooks Stone    Bill Payment 2,750.00$             debit 2023 Shorefront Maintenance For repairing steps for Seldon Ave Statement June 24th, 2022

08/05/22 Fedus Engineering, LLC Bill Payment 2,000.00$             debit 2023 Shorefront Maintenance 07/27/2022 Sea Wall Analysis Retainer

10/12/22 Check 1017 1017 2,650.00$             debit 2023 Shorefront Maintenance 9/8/2022 Fedus Engineering.

01/09/23 Check 1049 1049 1,500.00$             debit 2023 Shorefront Maintenance 12/21/2022 - J. Witkowski & Sons - Tree removal at Crescent Bluff.  POA 50% share.

01/23/23 Check 1056 1056 2,000.00$             debit 2023 Shorefront Maintenance John Lust - retainer, deposit for CT DEEP-AEOC permitting at Crescent Bluff.

04/12/23 John Lust      ; ID: B14BZYAXCZUAH5D 4,115.00$             debit 2023 Shorefront Maintenance John Lust Jr. Crescent Bluff Stair project.

04/17/23 CRISCUOLO ENGIN; ID: B14KESCJKVM 900.00$                debit 2023 Shorefront Maintenance

Current Month Cum Total 16,330.44$         

Prior Month 11,315.44$         

Incremental Additional Exenditures 5,015.00$            Change from prior montg equasl last two payments 900 + 4115

Current Shoreline Maint. Budget 60,000.00$          1st $30K approved in July budget / 2nd $30 approved in Apr Special Meeting.

Category

44124 Invoice dated 06/23/202207/11/22 Branford Building Supplies Bill Payment 415.44$                debit 2023 Shorefro
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Approved Budget $ %
Budget Activity Remaining Remaining

10-Apr-23 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$      76,851$      497$       99%
Rent 5,200$        4,600$        600$       88%
Building & Permit Fees 8,800$        6,886$        1,914$    78%
Other (Interest, Moorings) 55$             387$           (332)$      704%
Use of Capital Savings 60,500$      60,500$      -$        -
Total 151,903$    149,224$    2,679$    98%

DISBURSEMENTS
Security -$            -$            -$        -
Shorefront Maintenance 60,000$      16,330$      43,670$  27% <<< YTD June expected
Building Maint/Utilities 9,000$        8,111$        889$       90%    to be $38,840, for yr.

Property Improvements -$            -$            -$        -    totaling $54,170.

Office/General 18,000$      14,398$      3,602$    80%
Insurance 7,800$        3,309$        4,491$    42%
Legal** 50,500$      40,395$      10,105$  80% <<< YTD-June expected
Zoning 6,000$        4,360$        1,640$    73%    to be $3,500

PO Web -$            -$            -$        0%
Acctg Annual Review 5,600$        4,064$        1,536$    73%
Beautification Committee 1,000$        -$            1,000$    0%
Sidewalks -$            -$            -$        -
Total 157,900$    90,967$      66,933$  58%

NET INCOME (LOSS) (5,997)$       58,256$      

BOA checking $100,729.70
BOA Savings $67,820.60
BOA total balance $168,550.30

* Transfer fo $30,000 from BOA saving, to BOA checking, occurred on 5/3/2023 but is reflect as completed 4/30/23.

as of 5/01/2023

Account Balance as of 04/30/2023*

Pine Orchard Association Treasurer's Budget Report FY22-FY23
Current Approved Budget vs. Expenditure Activty YTD



4 Mil* 4.25 Mil 4.5 Mil 5.0 Mil
Currrent & Not Not Adopted
Not Recom. Recommend Recommend By Exec. Com.

RECEIPTS
Tax Collections 78,007$        82,882$        87,758$        97,509$          
Rent 5,200$          5,200$          5,200$          5,200$            
Building & Permit Fees 8,800$          8,800$          8,800$          8,800$            
Other (Interest, Moorings) 55$               55$               55$               55$                 
Tax Collections 92,062$        96,937$        101,813$      111,564$        

Tax Changes >>> >> 4,875$          9,751$          19,502$          
Use of Capital Savings 45,000$        -$              -$              45,000$          
Total 137,062$      156,564$        

DISBURSEMENTS
Security -$              -$                
Shorefront Maintenance 60,000$        60,000$          
Building Maint/Utilities 9,000$          9,000$            
Property Improvements -$              -$                
Office/General 18,000$        18,000$          
Insurance 7,800$          7,800$            
Legal** 28,900$        28,900$          
Zoning 6,000$          6,000$            
PO Web -$              -$                
Acctg Annual Review 5,600$          5,600$            
Beautification Committee 1,000$          1,000$            
Sidewalks -$              -$                
Total 136,300$      -$              -$              136,300$        

NET INCOME (LOSS) 762$             20,264$          

Notes:
    1.) Town of Branford assesses property values on a 5 year cycle.  Last reassessment was FY 19/20.
          Next cycle occurs FY 24/25 and may capture signiicant value increases seen over the last 5 years.
    2.) Exec. Board members should evalutate the appropriate "prudent reserve" level for savings.

* Propose POA mainttain current 4 Mil rate on property assesed value.

Proposed Budget for FY 23/24 - Analysis
Pine Orchard Association Treasurer's Budget Report FY22-FY23

as of 5/01/2023
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FY 22/23 FY 23/24
Approved Proposed

Budget Budget
10-Apr-23 5/8/2023

RECEIPTS
Tax Collections 77,348$      97,509$        << Reflects Mil rate 5
Rent 5,200$        5,200$             Adopt. by Exec. Bd.
Building & Permit Fees 8,800$        8,800$          
Other (Interest, Moorings) 55$             55$               
Use of Capital Savings 60,500$      45,000$        << Transfer will reduce
Total 151,903$    156,564$         BOA saving to

     $22,820
DISBURSEMENTS

Security -$            -$             
Shorefront Maintenance 60,000$      60,000$        << V. Giordano ests.
Building Maint/Utilities 9,000$        9,000$          
Property Improvements -$            -$             
Office/General 18,000$      18,000$        
Insurance 7,800$        7,800$          
Legal** 50,500$      28,900$        << Berdon ests.
Zoning 6,000$        6,000$          
PO Web -$            -$             
Acctg Annual Review 5,600$        5,600$          
Beautification Committee 1,000$        1,000$          <<< Lawn mowing
Sidewalks -$            -$                 Crescent Bluff
Total 157,900$    136,300$      

NET INCOME (LOSS) (5,997)$       20,264$        

BOA checking $100,729.70
BOA Savings $67,820.60
BOA total balance $168,550.30

* Apr. 10, 2023 authroized transfer of $30,000 from savings, to checking account occurred on 5/3/23 but is reflect as 
completed on 4/30/23 balance.  Additional transer authorized May 8,2023 ($45K) will  reduce savings to $22,820.

as of 5/01/2023

Account Balance as of 04/30/2023*

Pine Orchard Association Treasurer's Budget Report FY22-FY23
Proposed FY 23/24 Budget
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Approved Budget $ %
Budget Activity Remaining Remaining

10-Apr-23 YTD YTD YTD

RECEIPTS
Tax Collections 77,348$      76,851$      497$        99%
Rent 5,200$        4,600$        600$        88%
Building & Permit Fees 8,800$        6,886$        1,914$     78% <<<  < ‐‐ Last 2 mo ‐$1,875

Other (Interest, Moorings) 55$             387$           (332)$       704%
Use of Capital Savings 60,500$      60,500$      -$         -
Total 151,903$     149,224$     2,679$     98%

DISBURSEMENTS
Security -$            -$            -$         -
Shorefront Maintenance 60,000$      16,330$      43,670$   27% <<< YTD June expected
Building Maint/Utilities 9,000$        8,111$        889$        90%    to be $38,840, for yr.

Property Improvements -$            -$            -$         -    totaling $54,170.

Office/General 18,000$      14,398$      3,602$     80%     =$5,830 unspent.
Insurance 7,800$        3,309$        4,491$     42%
Legal** 50,500$      40,395$      10,105$   80% <<< YTD-June expected
Zoning 6,000$        4,360$        1,640$     73%    to be $3,500

PO Web -$            -$            -$         0%     =$6,605 unspent.
Acctg Annual Review 5,600$        4,064$        1,536$     73%
Beautification Committee 1,000$        -$            1,000$     0%
Sidewalks -$            -$            -$         -
Total 157,900$     90,967$      66,933$   58%

NET INCOME (LOSS) (5,997)$       58,256$      

BOA checking $100,729.70
BOA Savings $67,820.60
BOA total balance $168,550.30

* Transfer fo $30,000 from BOA saving, to BOA checking, occurred on 5/3/2023 but is reflect as completed 4/30/23.

as of 5/01/2023

Account Balance as of 04/30/2023*

Pine Orchard Association Treasurer's Budget Report FY22-FY23
Current Approved Budget vs. Expenditure Activty YTD



Pine Orchard Association – Zoning Committee Update
Executive Board Meeting - 5/8/23

Revenue/Expenditure Summary

Zoning 19/20 20/21 21/22 22/23 23/24

Revenue Budget $5,000 $4,000 $10,000 $8,800 $8,800
Revenue Actual * $3,950 $14,500 $7,200 $6,886

Expense Budget $5,000 $5,500 $10,000 $6,000 $6,000
Expense Actual * $5,215 $7,826 $5,023 $4,360

*  Actual through 4/30/23 for current year

Application Category: 21/22 22/23
Additions 5 6
Garage 1 3
Generator 10 5
New Const 1 1
Pool/HT/Deck 3 2
Shed/GH 3 0
Solar 4 4
Unknown 4 3
FY Totals 31 24

Current Updates:
Recent application filed with the town for a subdivision at 66 Totoket Road
Application is to subdivide 1 lot into 4 and create a public road to access
Needs to be reviewed by Town P&Z, POA Zoning, and Public Hearing before confirmed, more to follow


Sheet1

				File date		Property Address		Description		Fee		Status

		1		2/24/22		96 Sunset Hill Rd		Solar		$250		pending

		2		2/24/22		5 THIMBLE Farms Rd		Garage		$250		pending

		3		6/6/22		15 Pleasant Point RD		Addition		$250		denied

		4		4/18/22		18 Hart Ave		Hot Tub		$250		approved

		5		4/14/22		1 Island View		Generator		$250		approved

		6		3/30/22		31 Meadow Wood 		Generator		$250		approved

		7		3/19/22		265 Pine Orchard Rd		Pool		$250		approved

		8		3/19/22		314 Pine Orchard Rd		Pool		$250		approved

		9		3/11/22		211 Totoket Rd		Generator		$250		approved

		10		2/11/22		35 Thimble Farms		Green House		$250		approved

		11		1/28/22		35 Thimble Farms		Green House		$100		denied

		12		1/28/22		1 Hastead		New Construction		$250		approved

		13		1/28/22		30 Crescent Bluff		Generator		$250		approved

		14		1/21/22		17 Sunset Hill 		Solar		$250		approved

		15		2/21/22		35 Thimble  Farms 		Shed		$250		approved

		16		1/14/22		18 Hart Ave		Solar		$250		approved

		17		1/7/22		33 Thimble Farms		Addition		$100		approved

		18		12/17/21		314 Pine Orchard Rd		Unknown		$250		approved

		19		12/17/21		224 Totoket Rd		Unknown		$250		approved

		20		12/17/21		33 Island View		Unknown		$250		approved

		21		12/17/21		35 Griffing Pond		Unknown		$250		approved

		22		11/19/21		64 Sunset Hill		Solar		$250		approved

		23		11/15/21		15 Pleasant Point RD		Generator		$250		approved

		24		11/5/22		35 Birch Road		Generator		$250		approved

		25		10/22/21		12 Juniper Point 		Addition		$250		approved						$7,450		Total Revenue

		26		10/22/21		45 Island View		Generator		$250		approved								.

		27		10/15/21		50 Sunset Hill 		Generator		$250		approved						10		Generator

		28		10/8/21		265 Pine Orchard Rd		Addition		$250		approved						5		Additions

		29		9/24/21		1 Maclean Place		Addition		$250		approved						4		Solar Panels

		30		7/20/21		25 Crescent Bluff		Generator		$250		approved						4		Unknown

		31		7/2/21		32 Meadow Wood		Generator		$250		approved						3		Pool/Hot Tub

										$7,450								1		Garage

																		1		New Construction

																		3		Shed/Green House

																		31































Sheet2

		Revenue/Expenditure Summary



		Zoning				19/20		20/21		21/22		22/23		23/24



		Revenue		Budget		$5,000		$4,000		$10,000		$8,800		$8,800

		Revenue		Actual *		$3,950		$14,500		$7,200		$6,886



		Expense		Budget		$5,000		$5,500		$10,000		$6,000		$6,000

		Expense		Actual *		$5,215		$7,826		$5,023		$4,360



						*  Actual through 4/30/23 for current year



				Application Category:						21/22		22/23

				Additions						5		6

				Garage						1		3

				Generator						10		5

				New Const						1		1

				Pool/HT/Deck						3		2

				Shed/GH						3		0

				Solar						4		4

				Unknown						4		3

				FY Totals						31		24








Sheet1

				File date		Property Address		Description		Fee		Status

		1		2/24/22		96 Sunset Hill Rd		Solar		$250		pending

		2		2/24/22		5 THIMBLE Farms Rd		Garage		$250		pending

		3		6/6/22		15 Pleasant Point RD		Addition		$250		denied

		4		4/18/22		18 Hart Ave		Hot Tub		$250		approved

		5		4/14/22		1 Island View		Generator		$250		approved

		6		3/30/22		31 Meadow Wood 		Generator		$250		approved

		7		3/19/22		265 Pine Orchard Rd		Pool		$250		approved

		8		3/19/22		314 Pine Orchard Rd		Pool		$250		approved

		9		3/11/22		211 Totoket Rd		Generator		$250		approved

		10		2/11/22		35 Thimble Farms		Green House		$250		approved

		11		1/28/22		35 Thimble Farms		Green House		$100		denied

		12		1/28/22		1 Hastead		New Construction		$250		approved

		13		1/28/22		30 Crescent Bluff		Generator		$250		approved

		14		1/21/22		17 Sunset Hill 		Solar		$250		approved

		15		2/21/22		35 Thimble  Farms 		Shed		$250		approved

		16		1/14/22		18 Hart Ave		Solar		$250		approved

		17		1/7/22		33 Thimble Farms		Addition		$100		approved

		18		12/17/21		314 Pine Orchard Rd		Unknown		$250		approved

		19		12/17/21		224 Totoket Rd		Unknown		$250		approved

		20		12/17/21		33 Island View		Unknown		$250		approved

		21		12/17/21		35 Griffing Pond		Unknown		$250		approved

		22		11/19/21		64 Sunset Hill		Solar		$250		approved

		23		11/15/21		15 Pleasant Point RD		Generator		$250		approved

		24		11/5/22		35 Birch Road		Generator		$250		approved

		25		10/22/21		12 Juniper Point 		Addition		$250		approved						$7,450		Total Revenue

		26		10/22/21		45 Island View		Generator		$250		approved								.

		27		10/15/21		50 Sunset Hill 		Generator		$250		approved						10		Generator

		28		10/8/21		265 Pine Orchard Rd		Addition		$250		approved						5		Additions

		29		9/24/21		1 Maclean Place		Addition		$250		approved						4		Solar Panels

		30		7/20/21		25 Crescent Bluff		Generator		$250		approved						4		Unknown

		31		7/2/21		32 Meadow Wood		Generator		$250		approved						3		Pool/Hot Tub

										$7,450								1		Garage

																		1		New Construction

																		3		Shed/Green House

																		31
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		Revenue/Expenditure Summary



		Zoning				19/20		20/21		21/22		22/23		23/24



		Revenue		Budget		$5,000		$4,000		$10,000		$8,800		$8,800

		Revenue		Actual *		$3,950		$14,500		$7,200		$6,886



		Expense		Budget		$5,000		$5,500		$10,000		$6,000		$6,000

		Expense		Actual *		$5,215		$7,826		$5,023		$4,360



						*  Actual through 4/30/23 for current year



				Application Category:						21/22		22/23

				Additions						5		6

				Garage						1		3

				Generator						10		5

				New Const						1		1

				Pool/HT/Deck						3		2

				Shed/GH						3		0

				Solar						4		4

				Unknown						4		3

				FY Totals						31		24







		Current Updates:



				Recent application filed with the town for a subdivision at 66 Totoket Road

				Application is to subdivide 1 lot into 4 and create a public road to access

				Needs to be reviewed by Town P&Z, POA Zoning, and Public Hearing before confirmed, more to follow

























From: James McBurney
To: Pine Orchard Association
Subject: Re: NOTICE - May 8th, 2023 POA Executive Board Meeting Agenda
Date: Friday, May 5, 2023 8:25:07 AM

Dan,

As noted previously, Vin Giordano, Pine Orchard Association president, is hoping to tie new POA stairs
into our seawall (plan A)even though it would require DEEP permitting and our explicit permission,
neither of which he has. 

We think it might be appropriate for you to communicate to Peter Berdon prior to the POA Monday
evening meeting that our preference is for the POA to run their stairs to the east; that under the
circumstances (the POA is suing us), we will oppose Giordano’s plan A and B—running the stairs west
and adjacent to our seawall, but not connected—as either option will cause erosion and damage our
seawall.

For background, the POA used to install wooden stairs seasonally (indeed many beach access points east
of Crescent Bluff do this now). Lowlicht built cement stairs down to the beach in 1996 (without permit or
permission) and they have washed away regularly ever since.

Also, we will be painting the house in June and will have painters using the Lawn to paint a twenty foot
lower section of our porch.  We assume that we can give a heads up to the POA and the police that we
will be doing so and that Saggese/Beachcroft cannot block our access. 

Your thoughts/recommendations are welcome!

Jim & Erin

James McBurney | jas.mcburney@icloud.com | +1 203.606.5597 | +44 (0) 7760.172.796

On May 4, 2023, at 10:57, Pine Orchard Association <om@poa-ct.org> wrote:

mailto:jas.mcburney@icloud.com
mailto:om@poa-ct.org


Office Manager Report for March/April. 2023 
 

1) POA Tax Collection: As reported in March, all POA property taxes have been collected.  
a. The mill rate is unchanged at 4 mills. The treasurer sends letter to QDS stating same.  
b. Current Grand List transmitted to POA treasurer. (DONE) 
c. Verified that the POA has envelopes to send our tax bills. (DONE) 
d. Week of June 1st, submit the Final Posted Rate Book Transmittal form for the current 

Oct. 1st assessment to QDS. 
e. In June, I will transmit to POA treasurer the new 2023/24 estimated revenue from taxes. 
f. Tax bills received and sent before June 30th (typically sent by June 15th.)   
g.  On or about May 30th and again on June 30th the legal notice will be published. 
h. Tax collection begins on July 3rd. 
i. First delinquency notices go out Aug. 1st.     

2) Zoning: Defer to Matt Barez 

3) POA Office: 
Outreach:  

a. We have 76% coverage via email for all POA residences (496 emails). 
b. I continue to get back to 90% of the POA inquiries within 24 hours.  
c. Sent out 2 welcome letters this period. 

Building:  
a. Replaced broken latch and removed gate at Island View for contractor. 
b. Maintenance for generator – DONE. 
c. Grounds cleanup for POA office completed. 4% price increase over last year. 
d. Received quote from Perfect Turf for path at Crescent Bluff - $660 (onetime fee): 

a. Remove matting, 
b. Drop 1 yd of topsoil, 
c. Rake and seed, 
d. Cut down lawn at beginning of access-way, rake, and seed, 
e. Fee to mow weekly - $35 

 

Community: 
Supporting the Union Chapel with email announcement of their 2023 events.  



MINUTES OF PINE ORCHARD ASSOCIATION 
EXECUTIVE BOARD MEETING NOTICE  

TUESDAY, June 26, 2023, at 7:00 p.m. via Zoom 
 

Agenda Item 1--The meeting was called to order at 7:03p.m.   

Agenda Item 2, Roll call of members: Board members present:  Vin Giordano, Mark Law, John 
Grathwol, Peggy Haering, Seth Hershman, David Scheer, Matt Barez, Curtis O’Connor, and Peg 
Taylor (arrived after roll call).  Absent:  Niall Ferguson, David Silverstone, Bruce Calderone 

Agenda Item 3,  Officers and Committee Reports 

By-laws committee.  David Scheer detailed the by-laws committee’s consideration of whether to 
recommend that the Board consider Charter revision.  The committee members included David 
Scheer (chair), John Grathwol , Peggy Haering, and Bob Buckholtz.  Al DeFillipo and Peter 
Hugret participated in the Committee’s work through November 2022.  The committee does not 
recommend a Charter revision.  The committee prepared a lengthy report detailing its analysis of 
the Charter and the resources it considered in reaching its conclusion.  Charter revision is a 
lengthy process and community polarization could be an issue.  David said that he hopes these 
materials will provide a resource should others wish to consider Charter revision in the future.  
The committee intends to make recommendations for revisions to the by-laws.  John Grathwol 
then presented an executive summary of the Committee’s observations and research of the 
Charter provisions. Vin Giordano expressed appreciation for the Committee’s efforts.  Peter 
Hugret said that he agreed with David’s comments and agreed with the Committee’s result. 

Treasurer. John Grathwol asked for the Board’s approval to make final payments for 
completion of the Island View Avenue stair repairs and replacement railing.  (This encompasses 
Agenda Items 4 and 6.)  These improvements were approved at the Board’s meeting on 5/8/2023 
and were to be included in the FY 2024 budget.  However, because the work is now finished 
John wants to pay the following amounts,   

 $5,000 to Lyon Construction 
$3,250 to Goodyfab for the stair railing. 
$5,940 for the remaining balance of railing replacement.  
 

The checks will be written during the last week of June but will likely not be cashed until after 
7/01/2023.  For that reason, these expenses will be counted against the FY 2024 Shoreline 
Maintenance budget. 

Agenda Item 4.  Upon motion and second, the Board voted unanimously to pay the 
contractors noted above f(Agenda Item 4) for completion of the work noted above. 

John then discussed updating the FY 2024 budget.  He stated that the expected tax revenues for 
FY 2024 will be $97,509.  Based on that amount we would end the year with $20,264.  (The 
budget approved on 5/08/2023 assumed that we would use $45,000 from Capital Savings to pay 
for shoreline maintenance.)  However, because of the expected surplus, John proposed to reduce 



the amount taken from Capital Savings in next year’s budget. A discussion ensued about the 
need to recast the budget to take into account changes of this nature.  David Scheer observed that 
taking an advance from Capital Savings should not be counted as a revenue item.   

Agenda Item 5. Crescent Bluff update.  Vin Giordano reported on the proposed improvements 
to the stairs and pathway.  The redesign of the stairs has been sent to DEEP for approval,, which 
is needed because the stairs go below the high water mark.  We have added the Town Engineer 
to the process because the Town’s culvert runs through the property deeded to the Association. 

Agenda Item 6.  2023 Budget Update. Upon motion and second, the board voted (8-1) in 
favor of updating the budget as presented by the Treasurer, with Matt Barez voting nay.  

Agenda Item 7, Correspondence.  Vin Giordano referenced an exchange of correspondence 
with Jim McBurney regarding ongoing litigation. 

Agenda Item 8  Public comments, Frank Cirillo of 13 Crescent Bluff Avenue asked for 
clarification of the usage of the pathway on Crescent Bluff.  He referenced complaints about 
children playing on the path.  Vin Giordano said that the path was to pass and repass to the beach 
and that there was no provision allowing “recreating” on it.  Vin also noted there had been an 
objection about children playing on the path.  Barbara Saggese of 1 Crescent Bluff Avenue said 
that there is a court order the prohibits anyone from recreating on the path.  She said that the deal 
she made with the Association had that restriction and that it was very upsetting to hear people 
talking about allowing kids to play on the path.  Paul Saggese said that the path should be used 
only for passing and repassing to the beach. 

Agenda Item 9, Executive Session.  Upon motion and second the Board voted to go into 
executive session at 8:10 p.m. The Board came out of executive session at 8:31 p.m.  Vin 
Giordano said that the parents of the children involved had been notified not allow their children 
to play in or occupy the path and to make sure that their dog does not lie on the path.  He further 
indicated the Board’s intention to comply with the court order and added that the Association 
will add signage about proper use of the path.  

Agenda Item 10. Public comments.  Barbara Saggese voiced her concern about noise on the 
pathway and her objection about the dog that was lying in the path.  David Scheer reiterated that 
the Association is seeking peace with respect to the path.   

Agenda Item 11. Adjournment.  Upon motion and second, the Board voted to adjourn the 
meeting at 8:53 p.m. 

 

Respectfully submitted, 

Margaret Haering, Clerk 

Documents received:  Report of By-Laws Committee on Charter Revision and  

Treasurer’s Proposed Budget updates. 



PINE ORCHARD ASSOCIATION

ANNUAL MEETING NOTICE 
AND AGENDA

MONDAY, July 10, 2023 @ 7:00 PM
 
 

At the call of the President, The Pine Orchard Executive Board will hold its'
annual meeting at the Union Chapel on Monday July 10th 2023 at 7PM.
All are welcomed.
 

1. Call to order 
2. Approval of Minutes from previous annual meeting
3. President’s Report.
4. Treasurers' Report 
5. Committee Reports
6.  Nominating Committee
7. Election of New Executive Board Members
8. Public Comments
9. Adjournment.

 
Public Comment Rules:
1.   Individual public comments are limited to 3 minutes.
2.   Individuals shall identify themselves by name and address.
3.   The public portion of the meeting shall be limited to 15 minutes in total.
4.   Proper and respectful conduct is expected from any speaker during the public
comment section of the meeting. Those not adhering to such guidelines will
begiven a verbal warning. If they persist, they will be asked to leave.

2022/2023 POA meeting Schedule (Zoom)
Monday September 4th 2023
Monday November 6th 2023
Monday January 8th 2024
Monday March 4th 2024
Monday May 6th 2024

Vincent Giordano Jr.
President, POA Executive Board

http://poa-ct.org/v1/
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PINE ORCHARD ASSOCIATION

ANNUAL MEETING NOTICE 
AND AGENDA

MONDAY, July 11, 2022 @ 7:00 PM
 
 

At the call of the President, The Pine Orchard Executive Board will hold its' annual
meeting at the POYCC on Monday July 11th 2022 - all are welcomed.
 

1. Call to order 
2. Approval of Minutes from previous annual meeting
3. President’s Report.
4. Treasurers' Report 
5. Committee Reports
6.  Nominating Committee
7. Election of New Executive Board Members
8. Public Comments
9. Adjournment.

 
Public Comment Rules:
1.   Individual public comments are limited to 3 minutes.
2.   Individuals shall identify themselves by name and address.
3.   The public portion of the meeting shall be limited to 15 minutes in total.
4.   Proper and respectful conduct is expected from any speaker during the public
comment section of the meeting. Those not adhering to such guidelines will
begiven a warning, and absent restoration of orderly questions and/or comments
the speaker's privilege to participate in the public comment via this meeting site
will be terminated.

NOTE: Remote Option currently expires 4/30/2022, PA 21-2, Section 149
(May be extended by CT legislature soon.)

2022/2023 POA meeting Schedule (Zoom)
Monday September 5th 2022
Monday November 7th 2022
Monday January 2nd 2023
Monday March 6th 2023
Monday May 1st 2023

http://poa-ct.org/v1/


Mark Law
President, POA



PINE ORCHARD ASSOCIATION 
MINUTES OF ANNUAL MEETING 

MONDAY, July 11, 2022  
 

At the call of the President, The Pine Orchard Executive Board convened the annual meeting at the Pine 

Orchard Yacht and Country Club.  

Agenda Item 1. Call to order. The meeting was called to order by Mark Law at 7:03 p.m.  

Board members present:  Mark Law, Peggy Taylor, Matt Barez, Linda Sachs, Peggy Haering, Bruce 

Calderone, John Grathwol, David Silverstone, David Scheer, Vin Giordano, Seth Herschman 

Absent:  Len Farber  

Agenda Item 2. Approval of Minutes. Upon motion and second the minutes from the Annual Meeting on 

July 12, 2021, were approved.  

Agenda Item 3. President’s Report. Mark Law reported that the Association was financially sound. We 

kept the mil rate the same for this year and collected all taxes due.  The irrigation has now been 

installed in the Triangle and we are waiting for planting of additional bushes.  The Association’s appeal 

of the Superior Court decision on our short term rental ordinance has been fully briefed and is awaiting 

argument. The Crescent Bluff litigation is approaching the July 15, 2022, deadline for resolution of the 

settlement reached by the parties.  Mark indicated that waterfront repairs are being addressed. 

Agenda Item 4. Treasurers' Report.  Linda Sachs reported that the Association took in $88,676 in income 

last year and expended $69,606, leaving us with a balance of $19,069 to the positive. The Association’s 

cash on hand is $44,209, with savings of $128089, for a total of 172,379. 

Agenda Item 5. Committee Reports.  Waterfront:  David Silverstone reported that Vin Giordano did an 

incredible job in monitoring the status of access repairs.  Last year we had to do emergency repairs and 

the seawall on Brown’s point is in danger of collapse.  The steps leading down from the Selden Avenue 

beach access were also in need of repair.  The steps on the Island View Avenue access point at the end 

of Waterside Drive were destroyed in a storm and need to be replaced.  A question was raised about 

responsibility for repairs on Selden Ave.  David said that the Town owns the right‐of‐way but that 

ownership of the stairs was unclear.  For the coming year we expect major repairs to be required on 

Island View Avenue to Brown’s Point.  The Club is now repairing the breakwater, but the seawall and 

steps leading to Long Island Sound need repair.  David predicted that this will be a large job and needs to 

be done properly.  The plan is to put out and RFP to get an engineering report and then to solicit bids for 

the construction.  Ed Crowley of 10 Island View Avenue asked about the location of surveyor’s stakes for 

the beach access point on the end of Chapel Avenue and encouraged the Board to look at all access 

points. 

By‐Laws, John Grathwol reported on the activities of t he By‐Laws committee and its investigation of 

whether or not to recommend that the board pursue a revision of the Association’s Charter. The 

committee is reviewing the Charter with a view of identifying issues for consideration.  The Committee 

has met with two attorneys from two law firms familiar with the process.  David Scheer will take over as 

chair of that committee in the upcoming year. 



Zoning. Matt Barez said that we have increased the charges for review of Building plans and filing of 

appeals with the Zoning Board of Appeals to $275, each.  The Association took in $7450 in income last 

year from zoning/building permit applications, mostly from placement of generators and condensers.  

The State enacted legislation requiring municipalities to permit accessory apartments as of right unless 

the municipality elects to opt out.  The Town of Branford  has elected to opt out of this.  The Board will 

be conducting public meetings concerning this issue.  Public notices will be forthcoming. 

Municipal Liaison.  Bruce Calderone had no updates on municipal issues.   

Agenda Item 6. Nominating Committee, Seth Herschman reported that the  nominees for four open 

Board seats were Curtis O’Connor, Niall Ferguson, Vin Giordano and John Grathwol.  He asked whether 

there were any nominations from the floor.  Hearing none, the Board meeting took a brief recess for 

tallying of the ballots.   

Agenda Item 7. Election of New Executive Board Members.  Following the count of the votes, Mark Law 

announced that Curtis O’Connor, Niall Ferguson, Vin Giordano and John Grathwol were elected as Board 

members for the upcoming year.  He also thanked Linda Sachs for her service on the Board. 

Agenda Item 8. Public Comments.  Jeanne Hughes of 39 Meadow Wood Road asked about proposed 

changes to the Charter.  John Grathwol pointed out the Charter had some archaic provisions, such as the 

right to regulate the keeping of swine or authority to hire our own police office.  He said that the 

committee is raising issues to be considered should Charter revision proceed.  He said there was no 

change to zoning.  David Scheer pointed out any Charter review would be interactive and require 

involvement primarily from the community. Michael Cronin of 10 Crescent Bluff Avenue expressed his 

appreciation for the Association’s support during the years of litigation and helping to bring it to a close 

9. Adjournment. Upon motion and second, the Board voted to adjourn the meeting at 7:35 p.m. 

Respectfully submitted, 

 

Margaret Haering, Clerk 

2022/2023 Meeting Schedule 

Monday, September 5, 2022 
Monday, November 7, 2022 
Monday, January 2, 2023 
Monday, March 6, 2023 
Monday, May 1, 2023 



Request for Design Proposals 
July 12, 2022 

From: Pine Orchard Association 
180 Pine Orchard Road 
Branford, Ct 06405 
 
To: RACE Costal Engineering 
611 Access Road, Stratford CT 06615 
 
Fedus Engineering 
70 Essex Street 2c Mystic CT 06355 
 
GNCB Engineering  
1358 Boston Post Road Old Saybrook, CT 06475 
 
K-2 Infrastructure 
60 Newell Lane Glastonbury, CT 06033 
 
Pinder Construction 
27 Old Post Road Clinton CT 06413 
 
Proposers, 
 The Pine Orchard Association owns approximately 300 lineal feet of wall, walkway, and stairs, beginning at the 
end of Island View and ending at the Pine Orchard harbor breakwater. The wall, walkway, and stairs are in varying 
degrees of disrepair (photos attached).  It is our intention to retain a consultant to assess the condition and specify the 
repairs.  On Wednesday July 20th at 10:30 we will meet at the Pine Orchard Yacht and Country Club in the parking lot 
west of the tennis courts and walk to the site from there.  By return email to Vincent Giordano vsg@giordano.build and 
David Silverstone david13@snet.net, please indicate your interest and plan to attend the design pre-bid on the 20th. 
 
The schedule for the project is as follows: 

• July 12th  Notice to Proposers 
• July 20th at 10:30 AM Design pre-bid Walkthrough 
• July 22nd by COB Design proposals Due 
• July 27th   Award  
• August 12th   Documents Due 
• August 15th   Out for Bid  
• Aug 18th at 10:30 AM Contractor pre-bid Walkthrough 
• August 26th  Bids Due 
• August 31st  Awards 
• Sept 5thto Oct 28th Construction Period 

 
Sincerely, 
 
David Silverstone 
Vincent S. Giordano Jr. 
 
Co-chairmen 
Pine Orchard Association 
Waterfront Committee 
 

mailto:vsg@giordano.build
mailto:david13@snet.net


 
 
 
Dear Neighbors, 
 
As we approach our Annual Meeting at 7PM on Monday July 10th at the Pine Orchard Union 
Chapel, I would like to offer a review of the past year and discuss some of the outstanding 
challenges that we will face in 2023/24. 
 
Neighborhood Safety continues to be a focus for the POA and the Branford Police.  Please 
report all incidents to the office manager (om@poa-ct.org) as well as to the Branford Police. 
 
The Community Notification system was enhanced thanks to our Office Manager, Peter 
Robinson. This allows us to support programs that impact the Branford community. It also keeps 
neighbors informed of a potential emergency situation, such as car thefts, bear, and 
bobcat sightings (although these sightings are fortunately infrequent). 
 
Triangle Park continues to be maintained in a high state of care by the Town’s Public Works 
Department.   
 
Kayaks: For launching and use of Kayaks, the POA encourages residents to use the access 
alongside the Pine Orchard Yacht and Country Club.  Kayak storage is not permitted at any of 
the POA access points. 
 
Beach Access Improvements: This past year’s improvements mainly consisted of 
new concrete stairs at the Island View seawall access.  Additionally, we have formally acquired 
access to the beach at Crescent Bluff.  
 
*Crescent Bluff Access: The bulk of the litigation on Crescent Bluff beach access has been 
successfully resolved. There have been some remaining questions and concerns regarding the 
use of the 11-foot -footpath that the POA acquired as part of the settlement among all parties.  
The Board met and decided to reaffirm and clarify publicly the permitted use of the access point 
and the 11-foot path which the POA now owns. Accordingly, the court-mandated settlement 
permits access across the path to the stairs and beach exclusively for pass and repass. The 
POA will post appropriate signage to this effect. For details pertaining to all the conditions of the 
settlement, please visit the POA website at (poa-ct.org). You can click to a copy of the entire 
August 11th, 2020,  Order Summarily Enforcing Settlement. 
 
For the benefit of all association members, the Board remains committed to working with all 
parties to find workable solutions for those designated access points which are under POA 
control or ownership. 
 
 
 



 
 
POA Litigation: There are two remaining lawsuits which the Association is party to: 
 
First, finalizing over 20 years of litigation, the Crescent Bluff path has been conveyed to the 
POA.  However, the POA is now party to a separate litigation between the owners of #1 
Crescent Bluff and #2 Crescent Bluff.  This past winter, the court granted summary judgment in 
favor of the POA and the owner of #1 Crescent Bluff finding that the owner of #2 Crescent Bluff 
has no interest in the Lawn or the Path.  The owner of #2 Crescent Bluff has appealed this 
decision. 
 
Secondly, the appeal of the enforcement of the 2018 POA’s Zoning Regulation prohibiting short 
term rentals remains pending before the CT State Supreme Court. We believe that this is an 
important example of where the POA needs to be prepared to enforce zoning ordinances 
relating to quality of life in our community. 
 
The Bylaws Committee has met over the past year and a half to review the POA’s By-laws and 
Charter.  This was particularly focused on whether or not to recommend to the board the 
establishment of a Charter Revision Commission to evaluate potential changes in the Charter. 
The committee report will provide more of its feedback for its work, but on a top-line basis, has 
recommended not to pursue Charter Revision at this time.. 
 
The Pine Orchard Association Executive Board [through its Charter, By-Laws, and Ordinances] 
seeks to 'provide for the ... health, comfort, protection, and convenience of persons … ‘ who 
have chosen to make Pine Orchard their home. The board is made up entirely of your neighbors 
in the community. Please let us know if you have community concerns that you feel should be 
addressed by the Board. 
 
Looking forward to continuing to serve,  
 

 
 
President 
Pine Orchard Association Executive Board    
        
*Personal Note:  As President, our committee and Board has led a highly successful effort to 
finalize documents to the court ordered 2020 settlement which provides all POA residents 
access to Long Island Sound at Crescent Bluff.  I would like to especially thank our ad hoc 
committee members consisting of Niall Ferguson, Margaret Hearing, and Peter Berdon for 
assisting in this endeavor as well as the support of the entire board along the way.  I would also 
like to thank David Scheer who has also tirelessly promoted peace in the neighborhood.     
While few such settlements leave everyone fully satisfied with the result, it is our hope that the 
residents of Crescent Bluff and of the POA at large can enjoy access to the path, while staying 
within the constraints associated with the settlement.   
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Approved Budget $
as of 6/30/2023 Budget Activity Surplus/

10-Apr-23 YTD Shortfall

RECEIPTS
Tax Collections 77,348$       76,851$       497$            Due to exemptions

Rent 5,200$         5,800$         (600)$          
Building & Permit Fees 8,800$         7,850$         950$            <<  Actuals, ~$1K LT plan

Other (Interest, Moorings) 55$              523$            (468)$          <<  Book sales, exp. refund

Use of Capital Savings 60,500$       60,500$       -$            
Total 151,903$     151,524$     379$            

DISBURSEMENTS
Security -$            -$            -$            
Shorefront Maintenance 60,000$       63,420$       (3,420)$       << Reflects advanced FY23/24
Building Maint/Utilities 9,000$         9,238$         (238)$            expenses of $8.25 K
Property Improvements -$            -$            -$            
Office/General 18,000$       17,001$       999$            
Insurance 7,800$         7,846$         (46)$            
Legal** 50,500$       41,872$       8,628$         <<  $8.6K LT expected.
Zoning 6,000$         4,960$         1,040$             

PO Web -$            -$            -$            
Acctg Annual Review 5,600$         4,064$         1,536$         
Beautification Committee 1,000$         1,019$         (19)$            
Sidewalks -$            -$            -$            
Total 157,900$     149,421$     8,479$         

NET INCOME (LOSS) (5,997)$       2,103$         8,100$         << Est. Net Income $2.1 K

BOA checking 45,662$       
BOA Savings 67,825$       
BOA total balance 113,488$     

Account Balance as of 06/30/2023

POA Treasurer Report - FY22/FY23
Approved Budget vs. YTD Expenditures

Annual Meeting - 7/10/23
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as of 7/10/2023 Prior Yr Current Yr
FY 22/23 FY 23/24

Approved Approved
10-Apr-23 26-May-23

RECEIPTS
Tax Collections 77,348$         97,509$         << Reflects Mil rate of 5
Rent 5,200$           5,200$           
Building & Permit Fees 8,800$           8,800$           
Other (Int., Moorings) 55$                55$                
Use of Capital Savings 60,500$         16,486$         << Recommend use 
Total 151,903$       128,050$          savings + mill rate

   increase to balance
   FY 23/24 budget.

DISBURSEMENTS
Security -$              -$              
Shorefront Maintenance 60,000$         51,750$         <<  Shorefront Committee
Building Maint/Utilities 9,000$           9,000$              estimate.
Property Improvements -$              -$              
Office/General 18,000$         18,000$         
Insurance 7,800$           7,800$           
Legal** 50,500$         28,900$         << Attny. Berdon estimate.
Zoning 6,000$           6,000$           
PO Web -$              -$              
Acctg Annual Review 5,600$           5,600$           
Beautification 1,000$           1,000$           << Grounds keeping -
Sidewalks -$              -$                  Crescent. Bluff
Total 157,900$       128,050$       

NET INCOME (LOSS) (5,997)$         -$              

Before 
Withdrawal

After 
Withdrawal*

BOA checking $45,662.36 45,662.36$    
BOA Savings $67,825.20 51,339.20$    
BOA total balance $113,487.56 97,001.56$    
* Reflects savings after planned withdrawal of $16,486.

Account Balance as of 06/30/2023

POA Treasurer Report FY22-FY23
Proposed FY 23/24 Budget

Annual Meeting - 7/10/23



POA Tax Collector Report 
Annual Meeting – 7/10/23 

 
 

 Last year’s tax collections reached 100% – finished by November – 2022 
 

 Tax bills for 2023/24 went out on June 25th 
 

 There are 344 taxable properties within District 5 (taxable POA district). 
 

 Total revenues expected to be collected in 2023/24 is $97,509. 
 

 To date, 110 bills received, totaling $32,490 in collections. 
 

 Normally we have received about: 
 

o 70% of billed tax revenues by the end of July; 
o 94% of billed tax revenues by the end of August; 
o 98% of billed tax revenues by the end of September; 

 
 The mill rate was increased from 4 mills to 5 mills: 

 
o The mill rate increase will increase tax collections by $19,502 in FY23/24. 
o The average tax bill / taxable lot will have increased by $45. 

  
 



Pine Orchard Association – Zoning Committee Update
Executive Board Meeting - 7/10/2023

Application Category: 21/22 22/23 23/24
Additions 5 6 1
Garage 1 3 0
Generator 10 6 0
New Const 1 1 0
Pool/HT/Deck 3 4 0
Shed/GH 3 0 0
Solar 4 6 1
Unknown 4 3 0
FY Totals 31 29 2

2022/2023 Action:
 10/11/2022 – POA voted to opt out on PA 21-29 regarding affordable housing plan.

Current Updates:
4/20/2023 - Application filed with the town for a subdivision at 66 Totoket Road
Application is to subdivide 1 lot into 4 and create a public road to access
6/15/2023 - Initial Public Hearing, continued until 7/20/2023
No zoning ordinance conformity application received to date by POA

Revenue/Expenditure Summary

Zoning 19/20 20/21 21/22 22/23 23/24

Revenue Budget $5,000 $4,000 $10,000 $8,800 $8,800
Revenue Actual $3,950 $14,500 $7,200 $7,850 $550

Expense Budget $5,000 $5,500 $10,000 $6,000 $6,000
Expense Actual $5,215 $7,826 $5,023 $4,960 $0



Pine Orchard Association – Zoning Board of Appeals (ZBA) Status
Executive Board Meeting - 7/10/2023

2022/2023 Action:
 8/19/2022 Approved setback variance application for greenhouse
 3/3/2023  Approved setback variance application for generator

Current Membership Status:
8 member board selected by the Executive Board for 5-year terms, 5 regular and 3 alternate.
Executive Board is presently delinquent on reappointing terms that have expired and would
like to solicit other association participation for membership.  Appointments to take place at
next POA meeting (September 4, 2023). 

Marshall Gibson – 2022 (President)  would like to remain
Jeremy Zimmermann – 2023 (Secretary)  wishes to step down
Jeanne Hughes – 2023  would like to remain
Eric Rose – 2023  no contact yet
James Killelea – 2022  would like to remain
Vining Bigelow – 2024 (Alternate)  
Maureen Herbert – 2024 (Alternate)
Judith Liebmann – 2024 (Alternate)  



POA 
By-Laws Committee

Summary of Findings and Recommendations



Committee Membership

• David Scheer, Chair
• John Grathwol, Co-Chair
• Peggy Haering
• Peter Hugret (withdrew from the committee after 11/15/22)
• Allan DeFilippo (withdrew from the committee after 11/15/22)
• Bob Buckholz

POA By-Laws Committee Working DRAFT of 12.3.22 3



Objective

• To consider, investigate and study whether or not to recommend 
to the Executive Board of the Pine Orchard Association that it 
convene a charter revision commission pursuant to state law 
and if appropriate make said recommendation.

POA By-Laws Committee Working DRAFT of 12.3.22 4



Executive Summary
• The By-Laws Committee met throughout 2022 and the 6 months of 

2023, completed a detailed review of the POA’s Charter and By-laws, 
consulted with outside resources, experienced in the charter process 
executed by other local governments in CT and identified certain issues 
determined to be significant enough to merit being brought to the 
Executive Board’s attention.  

• Presented below is a summary of the most significant issues. The Charter 
was first enacted in 1903 and was revised in 1973.  Through our analysis 
and discussion over the past year or more, we have come to the 
conclusion that no action needs to be taken.  

POA By-Laws Committee Working DRAFT of 12.3.22 5



Executive Summary -- Recommendations
• The Committee does not recommend the POA Exec. Board engage in a Charter Revision process at this time 

because: 
• It would likely require significant effort by the board /community, entail significant legal costs, and may raise 

policy decisions that are polarizing;
• The summary slide deck and markup of the POA Charter, Appendix – A, and the other Appendices remain a 

resource to provide clarity on Charter issues and for any future  re-examination of the Charter;
• Community members have not expressed to the committee a current desire for Charter reform; and
• A number of issues raised by the Committee may be resolved by a By-laws update:

• Electronic Notification – implement where practical
• Committee Memberships - Full Committees or Individual Executive Committee members?  Agree upon a 

term to describe the role of an individual performing duties, and cease to refer to these roles as a 
committee.  Rename these roles appropriate to their function.

• Voting - The Committee has analyzed the issue and has concluded that no change is 
necessary.  In addition, the Committee has prepared a specific memorandum reflecting 
how we have reached this recommendation, and it wlll be made available for review by 
the Executive Board.

POA By-Laws Committee Working DRAFT of 12.3.22 6



Executive Summary – Issues Explored

• Section 1: Incurring Debt: The POA has the authority to borrow money 
and issue bonds in order to carry out the POA purposes.  Section 17 sets 
an annual limit on additional annual borrowing (7 mils of the value of the 
real estate within the POA (about $136,512 in 2023). 

• Issue: There a question of limits, or whether such indebtedness is 
needed, given the issues with authorities as described below. Under CT 
Statutes there are debt limits for municipal entities. Some provisions in 
this Section are not entirely clear as to their effect.  Debt service and 
security for such indebtedness would be via tax revenues of the POA, and 
there would be no encumbrances on individual properties.

POA By-Laws Committee Working DRAFT of 12.3.22 7



Executive Summary – Issues Explored

• Section 1: Eminent Domain: The association may take any land within 
the limits of said association, as hereinafter specified, when required for 
fire protection, the constructing or maintaining sewers or sewage disposal 
plants, upon paying the owner just compensation. 

• Issue:  There is a question of whether such eminent domain authority 
should be retained?  Originally, the POA founders envisaged carrying out 
a large number of authorities which the town of Branford or the State of 
Connecticut currently provide.  The Committee sees no reason to change 
this now.

POA By-Laws Committee Working DRAFT of 12.3.22 8



Executive Summary – Issues Explored

Section 4: POA Voting Rights: “Every member of the association of the 
age of eighteen years or over so long as he or she continues to own real 
estate within the limits of said association, shall be entitled to vote at any 
meeting of said association” 

• Issue: Property owners, only, are allowed to vote - one property/one vote.  
Joint owners in one household are only allowed one vote.  Renters in POA 
are not allowed to vote.  An owner of multiple properties in POA is only 
allowed one vote.  We see no reason to change this now.

POA By-Laws Committee Working DRAFT of 12.3.22 9



Executive Summary – Issues Explored
• The Charter provides authority for the POA to perform a long list of activities which are 

currently not being performed by the POA but are being performed by Branford or the 
State of CT:
• Maintenance of Fire Department and Fire Apparatus (Section 9) .
• Establishment of Wells or Cisterns and Waterworks (Section 9).
• Regulate, telegraph, telephone and electric light posts and wires (Section 9).
• Regulate the construction of cesspools, drains, sewers, and privies (Section 9).
• Regulate/prevent pigpens and the deposit of rubbish (Section 9).
• Prevent/regulate the removal of offensive manure, swill, nightsoil (Section 9).
• Maintenance of public and private thoroughfares – order the owner(s) to construct 

or repair sidewalks, curbs, gutters adjacent to such public street. (Section 10).
• Act as a board of public health (Section 13).
• Appoint police officers to act within the limits of the association. (Section 14)

• Although these are not being used, there is no affirmative reason to change any of them.
POA By-Laws Committee Working DRAFT of 12.3.22 10



Executive Summary – Issues Explored

• Section 20 : Taxation:  The POA may levy a tax up 7 mills on the dollar of 
the total value of the real estate shown the assessment list.  But real estate 
within the POA north of the railroad tracks, shall not be taxed except for 
sanitary purposes. Only two POA members from north of the railroad tracks 
can serve on the POA executive board at the same time.  

• Issue:  The Committee did discuss the ambiguous language in the third 
sentence of this Section but concluded that this language can be read 
literally, and therefore does not affect Executive Board voting or 
procedures, so that no action is required.  See memorandum.  

POA By-Laws Committee Working DRAFT of 12.3.22 11
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NOTES ON SECTION 20 OF THE POA CHARTER 

In its review of the existing POA charter, the Committee had an extended 
discussion of Section 20, titled “Taxation”, and in particular, the meaning of the third sentence of 
that section.  Section 20 authorizes the executive board to lay an annual tax on real estate, specifies 
procedures for collecting that tax, and exempts properties “north of the tracks” from any such taxes 
not assessed for sanitary purposes.  The third sentence reads as follows: 

“Members of the association who are assessed only for sanitary 
purposes shall not be eligible to vote on any question which involves 
the taxation or expenditure of association funds for any purpose 
other than sanitary purposes; and two but not more than two of such 
members shall serve on the executive board at the same time.” 

The principal question discussed by the Committee was whether this sentence was 
intended to restrict voting by members from “north of the tracks” when acting in the capacity of 
executive board members, or only when acting in the capacity of POA members. 

The Committee was initially advised that the Charter had been enacted by the 
Connecticut General Assembly in 1903 and not revised since.  That led some Committee members 
(applying conventional principles of construction) to think that the section should be read as a 
whole; and that since the main thrust of the section was authorization of the Executive Board to 
impose taxes, the better reading of the third sentence was as a limitation (albeit awkwardly drafted) 
on voting by the specified executive board members in their capacity as executive board members.  
It was also noted that POA members are not, so far as the Committee is aware, ever called to vote 
on questions of taxing and spending, meaning that a limitation on such votes did not seem 
particularly meaningful. 

Other Committee members felt the language of the third sentence should be read 
literally, to limit voting by POA members in that capacity.  It was noted that, so far as the Committee 
is aware, the Executive Board had always conducted business on a basis consistent with such a 
literal reading (i.e., had never treated the third sentence as limiting voting by members of the 
Executive Board). 

The Committee subsequently learned that the third sentence of Section 20 had in 
fact been added to the Charter only in 1973, and as one of a number of changes specifically focused 
on voting by POA members in their capacity as POA members (other changes limited voting to 
taxpayers, lowered the voting age to 18, and introduced staggered elections of executive board 
members).  In light of this new information, which really undercuts the notion that Section 20 has 
to be read as one logical whole, the Committee has come to a consensus view that the third sentence 
should be read literally, as a limitation on voting by POA members in that capacity, and not as a 
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limitation on voting by members of the Executive Board, consistent with what it understands to 
have been past Executive Board practice. 



PINE ORCHARD ASSOCIATION 

EXECUTIVE BOARD MEETING 

MONDAY, JULY 10, 2023 

 

At the call of the President, The Pine Orchard Executive Board convened  its meeting at the Pine Orchard 

Chapel   

Agenda item 1. Call to order. The meeting was called to order at 8:05 p.m. Board members present were 

Matt Barez, Niall Ferguson, Peggy Haering, John Grathwol, David Silverstone, David Scheer, Vin 

Giordano, Seth Hershman, Curtis O’Connor, Tom Roche, Andrew Ruff and Karen Jubanyik. 

Agenda item 2. Approval of minutes.  Upon motion and second, the minutes from the Board’s May 23, 

2023, meeting were approved.    

Agenda item 3. Election of Officers of Pine Orchard Association.  Vin Giordano announced the nominees 

for the Board’s officers. They were:  Vin Giordano as President, John Grathwol as Treasurer, Peggy 

Haering as Clerk, Seth Hershman as Vice President.  Upon motion and second the slate of officers was 

approved.  

Agenda item 4. Treasurers' Report (waived)  

Agenda item 5. Committee Reports  (waived) 

Agenda item 6. Old Business – The Board briefly discussed appointments to the Zoning Board of Appeals 

and the need to reappoint members whose terms had expired.  We may need to schedule a special 

meeting to do so.  Vin Giordano said that we need to consider he use of the Association’s headquarters 

building for something other than storage of documents and to determine whether in‐person meetings 

will resume.   

Agenda Item 7.  Office Manager’s Annual Report (waived).  

Agenda Item 8 (Public Comments) None. 

Agenda Item 9.  Adjournment.  Upon motion and second, the Board voted to adjourn the meeting at 

8:20 p.m.  

Respectfully submitted,  

Margaret Haering, Clerk 

 



 

 

 

 

PINE ORCHARD ASSOCIATION  
Bylaws Committee 

Minutes of Special Meeting on  
July 31, 2023, at 7:00 PM 

Held using Zoom Application 
 
 

 
1. Call to order: The meeting was called to order by Vin Giordano at 7:01 p.m. 

 
2. Roll call of members:  The following members were present: Vin Giordano, Matt 

Barez, David Scheer, John Grathwol, Peggy Haering, David Silverstone, Andrew 
Ruff, Tom Roche, Karen Jubanyik, Niall Ferguson, and Seth Hershman.  Absent: 
Curtis O’Connor. 

 
3. By-Laws Review.  The president asked for a report of the bylaw committee.  

David Scheer discussed proposed updates to the by-laws and a communications 
plan to make a final appeal for Association members to provide an email address 
to facilitate providing meeting notices.  John Grathwol said that while email is 
preferred, he wanted to continue mailings to those members that do not provide an 
email address for certain meetings, like Nominations, By-laws, and Zoning. The by-
laws committee is still considering how to designate certain board assignments, 
which are currently called ‘committees’ even though they may have only one 
member.   
 
David Scheer said that he and John Grathwol recommended creation of an ad hoc 
procurements committee to conduct vendor searches for services likely to exceed 
$10,000 on a periodic basis.  Those might include insurance, zoning, landscaping, 
and legal services.  David Sheer said that it was a matter of good governance, and 
he did not want to have any appearance of cronyism.  Matt Barez said that the only 
service that was likely to be captured by David’s description was legal services.  
Peggy expressed concern that creation of the proposed committee was focused on 
review/replacement of counsel and that it made no sense to pursue such an 
activity where the Association is engaged in ongoing litigation.  Niall Ferguson 
spoke in favor of vetting long-term vendors like accountants, zoning and insurance.  
After further discussion, Vin said that he would be in favor of creating a provisional 
committee to review long-term vendor relationships, develop procedures for such 
review, and potentially to undertake procurements to ensure that we are getting the 
best value and quality of service.  It was agreed that the proposed new committee 
would not be included in any by-laws revision.  Peggy recommended that rather 
than continuing to discuss proposed changes, the by-laws committee get on with 
the task of drafting actual language that could be presented to the Board. 
 

4. Committee Assignments.  Vin Giordano said that he will shortly be issuing 
committee assignments for Board members.  There was a brief discussion of 
nomenclature to be used. 



 

 

 

 

 
5. ZBA Appointments.  Matt Barez reported that an alternate member of the ZBA 

expressed interest in becoming a full-time member and that he would be making 
recommendations for ZBA appointments soon.  Matt has scheduled a review with 
the Zoning Enforcement Officer to explore how the Board could improve oversight 
of zoning matters. 

 
6. Pending litigation.  The POA’s attorney, Peter Berdon, was unable to attend the 

meeting due to a conflicting obligation.  Vin Giordano reported that the POA’s brief 
in the Wihbey appeal (involving short term rentals) is due in the CT Supreme Court 
on August 25, 2023.  Peggy said that she checked the Appellate Court docket in the 
McBurney matter and that a briefing schedule has not yet been issued. 

. 
7. POA Building status update.  Vin reported on damage to the Association HQ that 

was caused by a rabid raccoon that fell down the flue. The animal gnawed through 
doors and created a mess throughout the building. The Association will need to 
replace some interior doors, floor coverings, and undertake furnace repair.  The 
damage is covered by insurance, but we have a $5000 deductible.  The insurance 
adjuster has surveyed the damage and confirmed that the amount of damage 
exceeds $5000. David Sheer questioned whether the Association should continue 
ownership of the building in light of the cost of carrying it.  Peter Robinson reported 
that we receive $5200 in rental income for the building and total maintenance 
expenses come to$13,667—for a net annual cost of approximately $8000. Vin 
Giordano pointed out that the Association needs somewhere to keep its files and 
hold meetings.  David Sheer said that there were other places where Association 
meetings could be held and felt that some members preferred Zoom rather than in-
person meetings.  Peggy recommended that we not make such a decision based 
on the experience of the past 3 years and expressed a preference for keeping the 
building for community meetings.  She also said that the Board should not take any 
action on the disposing of the building without soliciting community input. Andy 
Ruff and Peter Robinson will prepare a brief study of different scenarios for the 
September 11 meeting, looking at strategies to accommodate the office manager 
and archive materials in the event the building is conveyed back to the Town of 
Branford. 

 
8. Review quotes for Crescent Bluff. Vin reported that we have received DEEP 

permission to proceed with the replacement of the stairway leading to the beach.  
There is an ongoing debate about whether the Association is required by the 
judgment to reinstate access to the walkway.  Vin observed that some people have 
been reaching the walkway, but current conditions are dangerous.  Niall Ferguson 
and David Scheer opposed the Association taking any action to reconnect to the 
walkway at the end of Crescent Bluff.  David Silverstone proposed the Association 
replace the stairway and not take any action to construct access to the walkway at 
the present time.  Vin said that the cost of the proposed stairway replacement is 
approximately $30,000 and that the quote does not include replacing the hand-
railing, which is also costly.  As the currently proposed work (in addition to funds 



 

 

 

 

already expended) will consume most of the $60,000 that was budgeted for 
shoreline maintenance for this year, Vin felt it was best to limit the present work to  
stairway replacement, which will be done in such a manner as to preserve our 
ability to undertake future work to preserve access if we so desire.  He intends to 
solicit the views of residents of Crescent Bluff Avenue on the issue of walkway 
access. 

  
9. Public comments. None. 

 
10. Adjournment.  Upon motion and second, the Board voted to adjourn the meeting 

at 9:15 p.m. 
 
Respectfully submitted, 
 
 
Margaret Haering 
Clerk 



PINE ORCHARD ASSOCIATION
EXECUTIVE BOARD MEETING NOTICE 

AND AGENDA
MONDAY, SEPT 11th, 2023 via Zoom

 
 

At the call of the President, The Pine Orchard Executive Board will hold its' Sept.
board meeting via Zoom on Monday Sept. 11th 2023 at 7PM. All are welcomed to
attend.
 
1) Call to order
2) Approve minutes from July 10th, 2023 Executive Board Meeting
3) Officers and Committee Reports

By Laws – David Scheer, bylaws draft presentation 
Treasurer – John Grathwol
Tax Collection - John Grathwol
Zoning - Matt Barez & Thomas Roche
Building - Andrew Ruff
Waterfront - David Silverstone and Karen Jubanyik
Office Manager - Peter Robinson
Other Issues

4) Old Business -
5) New Business -
6) Public Comments
7) Executive Session - (optional) to discuss POA issue in above items
8) Public Comments
9) Adjournment.
 
Public Comment Rules:

1. Individual public comments are limited to 3 minutes.
2. Individuals shall identify themselves by name and address.
3. The public portion of the meeting shall be limited to 15 minutes in total.
4. Proper and respectful conduct is expected from any speaker during the

public comment section of the meeting. Those not adhering to such
guidelines will begiven a warning, and absent restoration of orderly
questions and/or comments the speaker's privilege to participate in the
public comment via this meeting site will be terminated.

Zoom meeting info

Meeting ID: 889 4834 0027

http://poa-ct.org/v1/


 

PINE ORCHARD ASSOCIATION 
REGULAR MEETING OF THE EXECUTIVE BOARD 

MONDAY, SEPT 11th, 2023, via the Zoom Application 
 
Agenda Item 1:  The meeting of the Pine Orchard Executive Board was called to order at 7:08 p.m.  The 

following members were present:  Vincent Giordano, John Grathwol, Karen Jubanyik, Matt Barez, Andy 

Ruff, Tom Roche, Niall Ferguson, Peggy Haering, Seth Hershman.  Absent: David Silverstone, David 

Scheer. 

Agenda Item 2:  Upon motion and second, the board unanimously approved the minutes from the July 

10th, 2023, Executive Board Meeting 

Agenda Item 3:  Officers and Committee Reports 

By Laws – John Grathwol introduced the discussion of the proposed changes to the Association’s By‐

laws.  Peggy Haering, a member of the committee, reviewed the language of the proposed changes, 

which include updating how notice of meetings will be made and posted, clarifying term limits for Board 

members, providing a mechanism for making a determination as to a conflict of interest, and separating 

Board committees and assignments.  Upon motion and second the Board agreed to present the 

proposed By‐laws revision at a public meeting to be scheduled in November 2023.  Peggy Haering 

reviewed the procedures to be followed for By‐laws amendment.  She will prepare the draft with 

suggested changes for circulation prior to the meeting.     

Treasurer –John Grathwol presented the Treasurer’s report based on the first two months of the fiscal 

year.  The Association has $67,830 in savings and $103,225 in checking.   

Tax Collection—John Grathwol reported that $97,000 in taxes had been collected thus far.  At the end of 

the month, we will send notices to the 14 households that are delinquent in payment of taxes.  

Zoning ‐ Matt Barez reported that we are still waiting on the subdivision application on Totoket Road.  

The ZBA has received a filing regarding a property on Crescent Bluff Avenue.  There is a meeting 

scheduled with our zoning officer the following day.   Matt plans to consult with the Town of Branford 

regarding approvals needed for installing steps to the beach.  Karen Jubanyik asked whether there was 

any ordinance that applied to decrepit properties.  In particular, she indicated concern about a property 

with two abandoned houses next to the Pine Orchard Club.  Matt said that he would follow up with the 

Town of Branford about its blight regulations. 

Building ‐ Andrew Ruff said that one of the questions he was exploring was whether it made sense to 

continue operation of the POA headquarters building.  The Board discussed the various uses that were 

made of the facility.  These include storage of documents, providing office space for the Office manager, 

holding in ‐person Zoning Board of Appeals hearings, holding in‐person Board meetings, providing a 

place for residents to drop off zoning applications and printing sets of zoning documents.  It was 

suggested that the next Board meeting take place in person at the Association headquarters. 

Waterfront ‐ Karen Jubanyik reported that she had inspected the Crescent Bluff access point with David 

Silverstone and Vin Giordano.  A new staircase will be constructed; however, it has been determined 

that the work on the steps will not be completed until the McBurney litigation is concluded.  In the 



interim, the Association has focused on improving safety by adding a new step to the beach at the 

bottom, installing plastic matting on the concrete step and replaced the rail.  Some Crescent Bluff 

residents are using the access point to access the pathway. 

Office Manager ‐ Peter Robinson reported that he and Peggy Haering had conducted an initial review to 

determine whether some of the Association’s older records could be discarded.  The review is ongoing. 

There is a need for a new filing cabinet for the office. 

Agenda Item 4‐‐Old Business (None). 

Agenda Item 5‐‐New Business  

Agenda Item 6‐‐Public Comments (None). 

Agenda Item 7—Executive Session, if needed (None)  

Agenda Item 8‐‐Public Comments (None) 

Agenda Item 9)‐‐Adjournment.  Upon motion and second the meeting was adjourned at 8:30 p.m. 

Respectfully submitted,  

 

Margaret Haering, Clerk 

Upcoming Board meetings  

– Monday Nov 6th, 2023 
– Monday, Jan 8th, 2024 
– Monday, March 4th, 2024 
– Monday, May 6th, 2024 
– POA Annual Meeting, Monday July 8, 2024 
 

Documents received:  Treasurer’s Report 
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Approved Budget $ %
Budget Activity Remaining Remaining

26-Jun-23 YTD YTD YTD

RECEIPTS
Tax Collections 97,509$    91,179$    6,330$     6%
Rent 5,200$      2,800$      2,400$     46%
Building & Permit Fees 8,800$      1,100$      7,700$     88%
Other (Int., Moorings) 55$           -$          55$          100%
Use of Capital Savings 16,486$    -$          16,486$   100%
Total 128,050$   95,079$    32,971$   26%

DISBURSEMENTS
Security -$          -$          -$         -
Shorefront Maintenance 51,750$    18,590$    33,160$   64% <<  Estimated budget may change.
Building Maint/Utilities 9,000$      13,437$    (4,437)$    -49% << Racoon damage/repairs
Property Improvements -$          -$          -$         -   Over $12,000 in costs.
Office/General 18,000$    5,163$      12,837$   71%   Prior to Ins. Claim.
Insurance 7,800$      -$          7,800$     100%
Legal** 28,900$    -$          28,900$   100% <<  Estimated budget may change.
Zoning 6,000$      -$          6,000$     100%
PO Web -$          -$          -$         0%
Acctg Annual Review 5,600$      -$          5,600$     100%
Beautification Committee 1,000$      327$         673$        67%
Sidewalks -$          -$          -$         -

Total 128,050$   37,517$    90,533$   71%

NET INCOME (LOSS) -$          57,563$    

BOA checking $103,225
BOA Savings $67,830
BOA total balance $171,055

         The transfer, once made, will reduce BOA savings to $50,983.8.
* Transfer of $16,486 from BOA saving, to BOA checking, remains to be made.

as of 8/31/2023

Account Balance as of 08/31/2023*

Pine Orchard Association Treasurer's Budget Report FY22-FY23
Current Approved Budget vs. Expenditure Activty YTD



FY 22/23 FY 23/24
Prior Yr. Approved 
Budget Budget

10-Apr-23 6/26/2023

RECEIPTS
Tax Collections 77,348$        97,509$        <<< Reflects Mil rate 5
Rent 5,200$          5,200$          
Building & Permit Fees 8,800$          8,800$          
Other (Interest, Moorings) 55$               55$               
Use of Capital Savings 60,500$        16,486$        <<< Transfer not yet made
Total 151,903$      128,050$      

DISBURSEMENTS
Security -$              -$              
Shorefront Maintenance 60,000$        51,750$        <<< June estimates.
Building Maint/Utilities 9,000$          9,000$          
Property Improvements -$              -$              
Office/General 18,000$        18,000$        
Insurance 7,800$          7,800$          
Legal** 50,500$        28,900$        <<< Attorney estimates.
Zoning 6,000$          6,000$          
PO Web -$              -$              
Acctg Annual Review 5,600$          5,600$          
Beautification Committee 1,000$          1,000$          <<< Lawn mowing
Sidewalks -$              -$                  Cresct. Bluff
Total 157,900$      128,050$      

NET INCOME (LOSS) (5,997)$         -$              

BOA checking $103,224.90
BOA Savings $67,829.80
BOA total balance $171,054.70

    The transfer, once made, will reduce BOA savings to $50,983.8.

as of 6/26/2023

Account Balance as of 08/31/2023*

Pine Orchard Association  Budget FY22/23 and FY 23/23
Proposed FY 23/24 Budget

* Transfer of $16,486 from BOA saving, to BOA checking, remains to be made.



 
  

Pine Orchard Association 

By-Laws 

POA Board 
 



Page 1 of 5 
 

 
 

Contents 
1. POA Board Meetings ............................................................................................................................. 2 

2. Members and Duties of Members of the Executive Board .................................................................. 2 

3. Recusal .................................................................................................................................................. 2 

4. The Officers ........................................................................................................................................... 3 

5. Annual Review of Finances ................................................................................................................... 3 

6. Committees ........................................................................................................................................... 4 

a) By-Laws ............................................................................................................................................. 4 

b) Nominations ...................................................................................................................................... 4 

e) Tax Collector ...................................................................................... Error! Bookmark not defined. 

7. Board Assignments ............................................................................................................................... 5 

8. Term Limits ........................................................................................................................................... 5 

9. Changes to By-Laws .............................................................................................................................. 5 

10. Charter 

Revision Log 
Date of Revision  Description Author 
November 9th 2015  Addition of new paragraph 3, 

Conflict of Interest 
approved by the Executive Board at 
a Meeting held September 7, 2016 

Oct. 4, 2017  Convert to MS Word Peter Robinson 
[            ]August 2023 Update notice provisions, revise 

Board committee and 
assignments 

 

   
   
   
   

  



Page 2 of 5 
 

 

1. POA Board Meetings 
There shall be an Annual Meeting of the Pine Orchard Association (POA) on the first Monday after the 
first Wednesday of July, except for when July 4th is celebrated on a Monday, when the meeting will be 
on the second Monday. A quorum for the Annual Meeting is a minimum of twelve members of the 
Association. 

There shall be a minimum of five regular meetings of the Executive Board each year.  A majority of the 
members of the Executive Board in office shall constitute a quorum at any meeting of the Executive 
Board, and the vote of a majority of those present shall constitute the act of the Executive Board. 

Notice of the time and place of the Annual Meeting and any regular or special Board meeting shall be 
given personally made by personal notice or by regular or electronicU.S. mail.  “Personal notice will be 
provided ” shall mean notice by electronic mail at least three days before such meeting to members who 
have provided an electronic mail address to the Association for that purpose.  Notice by regularU.S. mail 
will be sent to members that have not providedregistered an electronic mail address; said notice with 
the Association. In the case of the Annual Meeting, notice will be provided at least five (5) days in 
advance.  Notice of regular meetings of the Executive Board will be mailed from New Haven County 
provided at least three (3) days before the appointed meeting time.  In addition, notice of all such 
meetings shall be and posted on the sign board at the POA headquarters and on the Association’s 
website at least three days before the appointed meeting time.    

Special meetings of the Executive Board and the Association may be called with 24 hours’ notice by 
electronic mail and U.S. mail, and details will be posted on the notice board at the POA office and on the 
Association’s website. 

2. Members and Duties of Members of the Executive Board 
There shall be twelve members of the Executive Board, four of whom shall be elected at the Annual 
Meeting of the Executive Board for three- year terms. Each member of the Executive Board shall hold a 
position of responsibility on the Executive Board, either as Officer, Tax Collector,  Chair of a cCommittee, 
member of a committee, or by carrying out a designated assignment, as set forth below.   

Vacancies occurring in the membership of the Executive Board or among the officers, from whatever 
cause arising, may be filled by a majority vote of the remaining members of the Executive Board.. 

The Executive Board shall have the power to establish an annual budget, call meetings, make regulations 
and ordinances, regulate assessment and collection of taxes as well as other duties as set out in the 
Charter. 

The Executive Board shall appoint a Board of Zoning Appeals consisting of five regular members and 
three alternate members who shall have the powers and duties set forth in the general statutes. Section 
VIII of the Zoning Ordinances describes terms, removal and vacancies as well as outlining the powers 
and duties of the Board of Zoning Appeals. 

3. Conflict of Interest 
No director shall discuss or vote on any matter which would involve a conflict of interest. Any director 
for whom there may exist a conflict of interest shall refrain from discussion or vote on any such matter. 
Executive Board MemberDirectors shall refer to Connecticut General Statutes § 1-85, “Interest in 
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conflict with discharge of duties”,, for guidance in this area.   Upon motion of any Executive Board 
member, the Executive Board shall consider and make a determination as to whether a conflict of 
interest exists with respect to a director and any particular matter, which determination shall be binding 
on all Executive Board Member.  

Upon motion of any director, the Executive Board shall consider and make a determination as to 
whether a conflict of interest exists with respect to a director and any particular matter, which 
determination shall be binding on all directors.  

 

 

4. The Officers 

The officers of the Executive Board shall be a President, a Vice President, a Clerk, and a Treasurer. The 
officers shall be elected by the Executive Board for a one- year term, or until their successors are duly 
elected, from among the Association’s members every year after the Annual meeting of the Board. 

The President shall preside at all meetings of the Executive Board and shall have such other powers and 
perform such other duties as may from time to time be assigned to him/her by the Executive Board. 

In the absence, disability, or death of the President, the Vice President shall have and possess all the 
powers and duties of the President.  

The Clerk shall keep the minutes of all meetings of the Executive Board and shall have charge of all 
papers and records of the Association. S/he shall keep correct and complete books, records, and 
minutes of the proceedings of the Executive Board. All such financial reports and minutes such books 
shall be kept at the principal place of business of the Association, and/or via electronic records which 
can be viewed publicly on the Association web site. S/he shall see that all notices required to be given by 
the Association are duly given or served, and shall in general perform all the duties incident to the office 
of the Clerk. 

The Treasurer shall have responsibility for the funds of the Association and for causing to be kept full 
and accurate accounts of all receipts and disbursements of the Association. At the close of each fiscal 
year and at such other times as the Executive Board may direct, the Treasurer shall cause to be prepared 
a report showing the financial condition of the Association and a statement of receipts and 
disbursements for the fiscal year, which statement shall be kept on file at the principal office of the 
Association, and/or in electronic format available for review publicly on the Association web site.. S/he 
shall in general perform all the duties incident to the office of Treasurer. No bill shall be paid by the 
Treasurer unless the expenditure has been authorized and the bill is approved by the appropriate 
officer, committee chairperson or other person designated for that purpose. 

The Executive Board may employ an Office Manager and a Zoning Enforcement Officer, both of whom 
may be compensated to assist in any of the above duties as authorized by the Executive Board. 

5.4. Annual Review of Finances 
The Executive Board shall annually appoint a Certified Public Accountant to do a compilation level or 
higher review of the accounts of the Association and report said findings to the Executive Board. 

Commented [DS2]: If there is a determination by a 
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6.5. Committees 
The Executive Board shall annually appoint the following standing committees. The Chairperson of each 
committee shall be a member of the Executive Board. The membership of the committees may include 
other members of the Executive Board and otherat the election of the Chairperson of a committee in 
conjunction with the President, one or more Association members. For certain committees, such as 
Nominations, these By-laws call formandate  inclusion of Association members (see 6.b. below) Such 
committee members shall serve after their appointment until others are appointed in their place. Such 
committees shall act under the direction of the Executive Board and report to the Executive Board on all 
matters committed to their care. The Executive Board shall have the right to appoint ad hoc committees 
as needed in addition to the standing committees listed below. 

a) By-Laws 
A committee on By-Laws, which shall consider and report upon all by-laws proposed for change and/or 
adoption by the Executive Board. 

b) Nominations  
A committee on Nominations which shall consist of three members of the Executive Board and two 
members of the Pine Orchard Association who are not on the Executive Board. The committee shall be 
appointed by the Executive Board. The Nominating Committee shall present no later than the May 
meeting of the Executive Board proposed candidates for election or re-election to the Executive Board. 
The Vice President of the Executive Board shall be co- chair of the committee. 

c) Planning and Zoning  
A committee on Planning and Zoning which shall act as a liaison between the Executive Board and the 
Zoning Boards and oversee the zoning issues concerning Pine Orchard. 

7.6.   Board Assignments 

The Executive Board shall annually designate one or more Board members to carry out administrative 
functions as outlined below.  Such appointees shall act under the direction of the Executive Board and 
report to the Executive Board on all matters committed to their care. The Executive Board shall have the 
right to make ad hoc assignments in addition to the those listed below. 

 
a) Communications  

The designated Board member(s) shall represent the Executive Board in matters of communications to 
the Pine Orchard Association members, by electronic mail, regular mail, and posting on the Association’s 
notice board and website.  

 
b) Shoreline Maintenance and Access  

The designated Board member(s) shall be responsible for overseeing the upkeep and maintenance of 
the shoreline access points.s, which are owned or under the control of the POA. 

c) Building Maintenance  
The designated Board member(s) shall be responsible for the maintenance of the Pine Orchard 
Association building and the property where the building is located.   
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d) Municipal Interface  
The designated Board member(s) shall act as the liaison between the Pine Orchard Association and the 
town of Branford agencies, such as police, fire, and public works. 

 
e) Tax Collector 

The designated Board member(s) shall be responsible to ensure proper notice and collection of taxes 
and to issue liens on property when taxes are unpaid. 

 

8.7. Term Limits 
Each member of the Executive Board shall be elected for a three-year term. An Executive Board 
member, after serving two full consecutive terms, must vacate his or her position for at least one year 
before seeking re-election for another term. 

9.8. Changes to By-Laws 
In accordance with Section 9 of the Charter of The Pine Orchard Association the Executive Board may 
alter, amend, or repeal the By-laws of the Association, at any annual meeting of the membership or at 
any regular or special meeting of the Executive Board, called for such purpose or purposes, by a vote of 
two-thirds (2/3) of the Executive Board members entitled to vote.  

The notice of any proposed change to the By-laws shall be provided to the members of the Association 
at least two weeks prior to the meeting of the Executive Board at which the proposed change will be 
considered. The notice shall be provided to the membership of the Association by: 

1. sending it by regularU.S. mail or electronic mail and  

2. posting it on the Association’s public signpost and website.  

Said notice shall describe the subject matter of the proposed change and provide the text of the 
proposed change. Said notice shall also state the date, time, and location of the meeting of the 
Executive Board at which the proposed change will be considered. 

The Executive Board shall, at its meeting at which any proposed change to the By-laws is to be 
considered, accept, and receive comments, either written or oral, from members of the Association. The 
proposed change, if approved, shall be posted on the public signpost and website of the Association 
within seven days of passage and maintained on the signpost and website for at least thirty days. The 
change shall take effect fifteen days after its passage by the Executive Board. A certificate of the Clerk of 
the Association of the posting of the By-law, shall be prima facie evidence of such posting. 

10.9. Charter 
The provision of these bylaws is subject to the Charter of the Pine Orchard Association and in case of a 
conflict between provisions, the provisions of the Charter shall prevail.  

 

Proposed as of August 2023 
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om@poa-ct.org

From: Peter Berdon <Peter.Berdon@bymlaw.com>
Sent: Monday, September 11, 2023 5:44 PM
To: Vincent Giordano Jr
Cc: Peter Robinson (om@poa-ct.org)
Subject: Litigation Update

Vin: 
 
In furtherance of our call here is a brief update on the status of the current liƟgaƟon. 
 
Wihbey v POA, et al This is the zoning appeal relaƟve to alleged violaƟons of the POA Zoning Ordinance wrt to short 
term rentals.  The appeal is currently pending before the CT supreme court.  The POA filed its brief on August 24 (copies 
previously distributed).  Wihbey has requested an extension to file his brief unƟl October 9.  I expect arguments to occur 
during the winter and a decision in the spring. 
 
BeachcroŌ v. McBurney  This is the case to determine the rights if any of McBurney in and to the lawn, including the 
adverse possession of the gardens.  In the trial court the McBurney’s lost the moƟons for summary judgment, effecƟvely 
denying their claims. They have appealed and the appeal is pending. McBurney’s brief is due in several weeks (9/22), but 
they have an opportunity to request an extension.  The POA brief is due 30 days aŌer the McBurney Brief is filed.  No 
pre‐argument seƩlement conference has been scheduled as of yet.  All parƟes agree that the maƩer should be referred 
to the Supreme Court.  I would expect a decision in this maƩer in the late spring or early summer.  
 
Regards, 
 
Peter A. Berdon 
Berdon, Young & Margolis, PC 
350 Orange Street, 2nd Flr 
New Haven, CT  06511 
Phone: 203‐772‐3740 
Direct Dial: 203‐439‐7857 
Fax 203‐492‐4444 
Peter.berdon@bymlaw.com  
 

 

Prevent wire fraud, verify all wiring instructions through a trusted source. 

NOTICE:   Please be advised that the information contained in this transmittal and in its attachments, if any, is intended for the 

exclusive use of the recipient(s) named above, and may also be confidential and subject to legal privileges.  If you are not the 

intended recipient of this message nor a person responsible for the delivery of this transmittal to an intended recipient, you are 

hereby notified that any unauthorized use, duplication, or dissemination of this transmittal or its contents is strictly prohibited.  If 

you have received this transmission in error, please notify us immediately at (203) 772‐3740 or by return email to the sender. Thank 

you in advance for your cooperation. 

 



Office Manager Report for July/Aug 2023 
 

1) POA Tax Collection: As of September 11th, $4,406/15‐homes have not been collected (~5%).  
a. The first delinquency notices went out on Sept. 1st  
b. For all district 5 property owners, whom we do not have an email address for, a note 

was included with the bill asking for an email address and a cell phone number.       

2) Zoning: Defer to Matt Barez 

3) POA Office: 
Outreach:  

a. We have 76% coverage via email for all POA residences (496 emails). 

b. I continue to get back to 90% of the POA inquiries within 24 hours.  

c. Sent out 2 welcome letters this period. 

d. I sent out two (2) postcard mailings (~100 postcards) to all property owners who we 

have no email address for, requesting an email address. I also noted the days and 

times of remaining POA Executive board meetings and informed them of the website 

and posting board. Got three (3) replies.  

e. Ordered 1,000 post cards for $61 

Building:  
a. Worked with Vin to repair the building from the Raccoon damage. 

a. The Roof access was sealed off. 
b. The building interior was cleaned and sanitized.  
c. Flooring replaced. 
d. Office door repaired. 
e. Furnace cleaned and inspected (that’s how the raccoon got in) 

 
b. Fall maintenance for generator – Pending. 
c. Document purge – Peggy and I went through the legacy documents that were piling up 

on the two desks in the office to either: 
a. Scan 
b. Discard 
c. Keep and file. 

A log was kept describing anything that was discarded. Also, I have a 1960’s style metal desk 
and an electric typewriter that need a home. 
 

Zoning: 
a. One pending hearing in Sept. for 13 Crescent Bluff 
b. Need to add a file cabinet to the zoning files (running out of room) 

 

Community: 

Supporting the Union Chapel with email announcement of their 2023 events.  



NOTICE: PINE ORCHARD ASSOCIATION
PUBLIC MEETING TO DISCUSS PROPOSED BY-LAWS

CHANGES
* FOLLOWED BY *

REGULAR EXECUTIVE BOARD MEETING
AGENDA NOTED BELOW

MONDAY, NOV. 6th 2023, at the POA Office and via Zoom
 
 

At the call of the President, The Pine Orchard Executive Board will hold a
PUBLIC HEARING to (1) Discuss proposed changes to the POA By-Laws and
vote on said changes followed by, (2) Regular November Executive Board
Meeting. Said meetings will be held at the POA offices at 180 Pine Orchards
Road and via Zoom on Monday Nov. 6th, 2023, at 7PM. All are welcome to
attend.
 
1) Call to order
2) PUBLIC HEARING
(To be conducted by the POA Board in its legislative authority):
To discussion and vote on the adoption of new language for the POA By-Laws.

View marked-up By-Laws Document

View clean By-Laws Document

By-laws amendment—to receive public comments on proposed amendments to the
by-laws governing the Executive Board with respect to means for delivery of public
notices, potential conflicts of interest, clarification of limits on duration of Board
service, and assignment of responsibilities to Board member. All Public
Comments accepted per Public Comment Rules as noted below.
Close By-Laws public hearing

At the completion of the By-Laws hearing, the scheduled November Executive
Board Meeting will commence per the agenda note below.

3) Approve minutes from Sept. 11th, 2023, Executive Board Meeting
4) Executive Board to consider and adopt the by-laws changes as proposed if approved
by 2/3 vote.
4) Officers and Committee Reports

http://poa-ct.org/v1/
http://poa-ct.org/v1/wp-content/uploads/2023/11/2023-11-01-Proposed-By-laws-redline.pdf
http://poa-ct.org/v1/wp-content/uploads/2023/10/2023-10-01-Proposed-by-laws-changes.pdf


By Laws – David Scheer 
Treasurer – John Grathwol
Tax Collection - John Grathwol
Zoning - Matt Barez & Thomas Roche
Building - Andrew Ruff
Waterfront - David Silverstone and Karen Jubanyik
Office Manager - Peter Robinson
Other Issues

5) Old Business - Short Term Rentals update (Brief filing)
6) New Business - (1) Receive Application for Special Permit for Tweed Road
Development and schedule Public Hearing on same (2) Correspondence
7) Executive Session - (optional) to discuss issue as noted above
8) Public Comments
9) Adjournment.
 
Public Comment Rules:

1. Individual public comments are limited to 3 minutes.
2. Individuals shall identify themselves by name and address.
3. The public portion of the meeting shall be limited to 15 minutes in total.
4. Proper and respectful conduct is expected from any speaker during the

public comment section of the meeting. Those not adhering to such
guidelines will begiven a warning, and absent restoration of orderly
questions and/or comments the speaker's privilege to participate in the
public comment via this meeting site will be terminated.

Zoom meeting info

Meeting ID: 838 2347 9974
Passcode: 485895

Please Note: This will be be the first time we have broadcast a live POA
Executive Board meeting on Zoom. We will attempt to address all questions
proposed by the Zoom audience during the meeting.

Join Zoom Meeting HERE

Vincent Girodano
President, POA Executive Board

Pine Orchard Association | 180 Pine Orchard Road, Branford, CT 06405

Unsubscribe om@poa-ct.org

Update Profile |Constant Contact Data
Notice

Sent byom@poa-ct.orgpowered by

https://us02web.zoom.us/j/83823479974?pwd=NEhzWVJrT2lSWXRwdlRFVFFjbWJadz09
https://www.constantcontact.com/legal/customer-contact-data-notice
mailto:om@poa-ct.org
http://www.constantcontact.com/index.jsp?cc=nge&rmc=VF19_3GE


Try email marketing for free today!
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PINE ORCHARD ASSOCIATION 
PUBLIC HEARING AND REGULAR MEETING OF THE EXECUTIVE BOARD 

MONDAY, November 6, 2023, at 7:00 p.m.  
180 Pine Orchard Avenue and via the Zoom Application 

 
Agenda Item 1:   Call to order. The meeting of the Pine Orchard Executive Board was called to order at 

7:00 p.m.  The following members were present:  Vincent Giordano, John Grathwol, Karen Jubanyik, 

Matt Barez, Andy Ruff, Tom Roche, Niall Ferguson, Peggy Haering, David Silverstone, David Scheer. 

Absent:  Curtis O’Connor and Seth Hershman. 

Agenda Item 2: PUBLIC HEARING.  (Conducted by the Board in its legislative capacity to consider 

proposed amendments to the By‐Laws of the Pine Orchard Association. 

 

The public hearing was called to order at 7:00 p.m.  The President noticed David Scheer, the chair 

of the By‐Laws committee to review proposed amendments, which were previously circulated.  

David stated that the committee had originally been tasked with reviewing the Association’s 

Charter to determine whether or not to recommend formation of a charter revision committee.  

After its review, the committee ultimately determined that charter revision was unwarranted and 

then considered updating the by‐laws.  One of the first proposed revisions was to provide for use 

of email communication to notify members of upcoming meetings and to specify that all required 

notices would be posted on the Association’s website as well as on the notice board adjacent to 

the headquarters building.  The proposal was made to revise the provision on conflict of interest 

to allow fellow Board members to raise an objection to a member’s participation if he or she had 

a conflict of interest with regard to a specific matter.  The By‐Laws were also revised to delineate 

the difference between certain standing committees (nomination, zoning, and by‐laws) and 

specific board assignments, which frequently designated a single member as having responsibility 

for carrying out a given function (such as building or shoreline maintenance, communications, or 

municipal liaison).   

Vin Giordano clarified the limits of the zoning committee’s role, emphasizing that the committee 

itself did not act as the Association’s Zoning Commission and that its responsibility was acting as a 

liaison between the Board and the Zoning Board of Appeals (ZBA) and Zoning Enforcement Officer 

(ZEO).  Niall Ferguson recommended that the Association procure and post guidance on the 

difference between committees and single‐member assignments for purposes of compliance with 

public notice requirements.   

James Killilea, of 22 Halstead Lane suggested modification of the proposed language of the 

section 6(c) regarding the Zoning Committee by removing the reference to “Zoning Boards” and 

insert the words “Zoning Enforcement Officer and Zoning Board of Appeals” in its place.  The 

Board agreed that the suggestion was well‐taken.  There being no further public comment, the 

public hearing was closed at 7:30 p.m. 

Agenda Item 3:  Approval of Minutes. Upon motion and second, the board unanimously approved the 

minutes from the September 11, 2023, Executive Board Meeting 



Agenda Item 4:  Officers and Committee Reports 

By Laws –Upon motion and second, the Board unanimously voted to approve the proposed 

amendments to the By‐Laws as modified to include the changes proposed by Mr. Killelea.   

Treasurer’s Report–John Grathwol presented the Treasurer’s report as of October 31, 2023.    The 

Association has collected 98% of its tax revenues, with one taxpayer outstanding.  Year to date building 

and permit fees are slightly down; John said that this represents activity for approximately one‐third of 

the fiscal year.  He said that Office General expenses are generally front‐loaded as preparing and 

sending tax bills consumes a substantial part of that budget.  He also reviewed the expenses incurred to 

repair the damage to the headquarters building caused by a rabid raccoon this summer.   

Zoning ‐ Matt Barez provided a summary of his committee’s duties.  All zoning applications need to go 

through Laura Magaraci, the ZEO.  The briefing in the Whibey matter has been completed and we are 

waiting for an argument date.  In the McBurney matter we are waiting for a pre‐argument conference; 

no briefing schedule has been set. 

Building Maintenance. Andy Ruff led off with inquiring about the future of the headquarters building.  

Vin Giordano said that additional upgrades may be required.  A discussion ensued about the present use 

of the building.  The ZBA holds its meetings in the building and wants to continue to do so.  The ZEO 

works in the headquarters office and utilizes the zoning applications that are housed there.  The Office 

Manager also works in the office, and we store all files here.  We also collect rent for use of garage.  A 

future discussion of this issue may be scheduled once we collect all relevant information. 

Waterfront ‐ David Silverstone reported that the railing at the end of Island View Avenue has still not 

been replaced.  The fabricator has promised that it will be installed during the month of November.  We 

still have $33,000 in the budget for work on Crescent Bluff Avenue; however, we will hold off the work 

on the steps until the McBurney litigation is concluded.  In the interim, the Association has focused on 

improving safety of the steps.  David asked whether the Association should hire someone to periodically 

clean up the beach at the end of Island View Avenue because of all the debris that washes up on a 

regular basis.  It was agreed to monitor the situation for the next 6 months to determine whether we 

need to hire an on call contractor. 

Office Manager – Peter Robinson explained that the repairs on the headquarters building have been 

completed.  He was asked about plans to collect outstanding taxes.  He indicated that a letter will be 

sent out shortly and a lien would be filed by February 1st if the bill remains unpaid. 

Agenda Item 5‐‐Old Business  Matt Barez reported that there had been complaints of short term rental 

violations on Island View Avenue.  The policy on short term rentals was sent out to the community in 

September.  Initial notices were sent to homeowners in September; however, the Association will re‐

issue notices regarding the two properties on Island View Avenue to correct clerical errors and send a 

notice regarding one additional property with short‐term rental activity. 

Agenda Item 6‐‐New Business  Matt Barez reported that a subdivision application for 66 Totoket Road 

has been received.  The project has Town of Branford approval, and the POA must conduct a public 

hearing and act on the application within 65 days. Based upon the notice and publication requirements, 

Peter Robinson said that the earliest date we could schedule the public hearing would be December 4, 



2023.  Matt will follow up with the ZEO to determine whether she would have adequate time to prepare 

for a hearing on that date.  

Agenda Item 7—Executive Session, if needed (None)  

Agenda Item 8‐‐Public Comments Ed Kelleher of 14 Halstead Lane said that he was concerned about the 

recent attempted vehicle theft on Island View Avenue.  He said that the perpetrators of these crimes 

seem to be getting more brazen.  He wanted to follow the lead of North Branford in letting our 

legislators know of our concerns about this activity and urging action on these car thefts.  He also 

favored bringing back the full‐time security patrols in Pine Orchard.  We will invite the Branford Police to 

a future Board meeting to address this issue. 

Agenda Item 9)‐‐Adjournment.  Upon motion and second the meeting was adjourned at 8:30 p.m. 

Respectfully submitted,  

 

Margaret Haering, Clerk 

Upcoming Board meetings  

– Monday, Jan 8th, 2024 
– Monday, March 4th, 2024 
– Monday, May 6th, 2024 
– POA Annual Meeting, Monday July 8, 2024 
 

Documents received:  Treasurer’s Report, Proposed By‐law revisions, Summary of building repairs. 
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1. POA Board Meetings 
There shall be an Annual Meeting of the Pine Orchard Association (POA) on the first Monday after the 
first Wednesday of July, except for when July 4th is celebrated on a Monday, when the meeting will be 
on the second Monday. Notice of the Annual Meeting shall be by mail. A quorum for the Annual 
Meeting is a minimum of twelve members of the Association.  
There shall be a minimum of five additionalregular meetings of the Executive Board each year with 
notice of the date, time, place, and agenda given to the residents of Pine Orchard by mail and posting on 
the notice board at the POA office.  

. A majority of the members of the Executive Board in office shall constitute a quorum at any meeting of 
the Executive Board, and the vote of a majority of those present shall constitute the act of the Executive 
Board.  

Notice of the time and place of the Annual Meeting and any regular Board meeting shall posted on the 
notice board at the POA headquarters and on the Association’s website and provided by personal notice 
as defined herein and filed with the Branford Town Clerk. “Personal notice” shall mean notice by 
electronic mail to members who have provided an electronic mail address to the Association for that 
purpose.  Notice of the time and place of the Annual Meeting will be provided at least five (5) days in 
advance.  Notice of regular meetings of the Executive Board will be provided at least three (3) days 
before the appointed meeting time.  
Special meetings of the Executive Board and the Association may be called with 24 hours’ notice either 
by regular mail.  Details of the time and postedplace of the meeting will be made by personal notice and 
by posting on the notice board at the POA office.   and the Association’s website and filing with the 
Branford Town Clerk. 

2.  Members and Duties of Members of the Executive Board  
There shall be twelve members of the Executive Board, four of whom shall be elected at the Annual 
Meeting of the Executive Board for three‐ ‐year terms. Each member of the Executive Board shall hold a 
position of responsibility on the Executive Board, either as Officer, Tax Collector, or Chair of a 
Committee.Chair of a committee, member of a committee, or by carrying out a designated assignment, 
as set forth below.   

Vacancies occurring in the membership of the Executive Board or among the officers, from whatever 
cause arising, may be filled by a majority vote of the remaining members of the Executive Board.  

The Executive Board shall have the power to establish an annual budget, call meetings, make regulations 
and ordinances, regulate assessment and collection of taxes as well as other duties as set out in the 
Charter.  

The Executive Board shall appoint a Board of Zoning Appeals consisting of five regular members and 
three alternate members who shall have the powers and duties set forth in the general statutes. Section 
VIII of the Zoning Ordinances describes terms, removal and vacancies as well as outlining the powers 
and duties of the Board of Zoning Appeals.  

3. . Conflict of Interest  
No director shall discuss or vote on any matter which would involve a conflict of interest. Any director 
for whom there may exist a conflict of interest shall refrain from discussion or vote on any such matter. 
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DirectorsExecutive Board Members shall refer to Connecticut statute 1‐General Statutes Section1‐85, 
“Interest in conflict with discharge of duties,”, for guidance in this area.  Executive Board Members shall 
refer to Connecticut General Statutes Section1‐85, “Interest in conflict with discharge of duties”, for 
guidance in this area. Upon motion of any Executive Board member, the Executive Board shall consider 
and make a  

determination as to whether a conflict of interest exists with respect to a director and any particular 
matter, which determination shall be binding on all Executive Board Members and upon such a finding 
may censure the director and/or take such other actions as permitted by law. 

4.  The Officers  
The officers of the Executive Board shall be a President, a Vice President, a Clerk, and a Treasurer. The 
officers shall be elected by the Executive Board for a one‐ ‐year term, or until their successors are duly 
elected, from among the Association’s members every year after the Annual meeting of the Board.  

The President shall preside at all meetings of the Executive Board and shall have such other powers and 
perform such other duties as may from time to time be assigned to him/her by the Executive Board.  

In the absence, disability, or death of the President, the Vice President shall have and possess all the 
powers and duties of the President.   

The Clerk shall keep the minutes of all meetings of the Executive Board and shall have charge of all 
papers and records of the Association. S/he shall keep correct and complete books, records, and 
minutes of the proceedings of the Executive Board. All such booksrecords and minutes shall be kept at 
the principal place of business of the Association. S/he; financial reports and minutes shall be posted on 
the Association website.  The Clerk shall see that all notices required to be given by the Association are 
duly given or served, and shall in general perform all the duties incident to the office of the Clerk.  

The Treasurer shall have responsibility for the funds of the Association and for causing to be kept full 
and accurate accounts of all receipts and disbursements of the Association. At the close of each fiscal 
year and at such other times as the Executive Board may direct, the Treasurer shall cause to be prepared 
a report showing the financial condition of the Association and a statement of receipts and 
disbursements for the fiscal year, which statement shall be kept on file at the principal office of the 
Association. S/he, and posted on the Association website. The Treasurer shall in general perform all the 
duties incident to the office of the Treasurer. No bill shall be paid by the Treasurer unless the 
expenditure has been authorized and the bill is approved by the appropriate officer, committee 
chairperson or other person designated for that purpose.  

The Executive Board may employ an Office Manager and a Zoning Enforcement Officer, both of whom 
may be compensated to assist in any of the above duties as authorized by the Executive Board.  

5.  Annual Review of Finances  
The Executive Board shall annually appoint a Certified Public Accountant to do a compilation level or 
higher review of the accounts of the Association and report said findings to the Executive Board.  

6.  Committees  
The Executive Board shall annually appoint the following standing committees. The Chairperson of each 
committee shall be a member of the Executive Board. The membership of the committees may include 
other members of the Executive Board and membersat the election of the community.Chairperson of a 
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committee in conjunction with the President, one or more Association members. For Nominations, 
these By‐laws call for inclusion of Association members (see 6.b. below) Such committee members shall 
serve after their appointment until others are appointed in their place. Such committees shall act under 
the direction of the Executive Board and report to the Executive Board on all matters committed to their 
care. The Executive Board shall have the right to appoint ad hoc committees as needed in addition to 
the standing committees listed below.  

a)  By-Laws  

A committee on By‐‐Laws, which shall consider and report upon all by‐‐laws proposed for change and/or 
adoption by the Executive Board.  

b)  Nominations   

A committee on Nominations which shall consist of three members of the Executive Board and two 
members of the Pine Orchard Association who are not on the Executive Board. The committee shall be 
appointed by the Executive Board. The Nominating Committee shall present no later than the May 
meeting of the Executive Board proposed candidates for election or re‐‐election to the Executive Board. 
The Vice President of the Executive Board shall be co‐chair of the committee. 
The Vice President of the Executive Board shall be co‐ chair of the committee.  

c)  Planning and Zoning   
A committee on Planning and Zoning, which shall act as a liaison between the Executive Board, the 
Zoning Enforcement Officer, and the  

Zoning Board of Appeals and oversee the zoning issues concerning Pine Orchard.  

d) Communications   

7. A committee on Communications, which  Board Assignments 
The Executive Board shall annually designate one or more Board members to carry out administrative 
functions as outlined below.  Such appointees shall act as representativesunder the direction of the 
Executive Board in and report to the Executive Board on all matters committed to their care. The 
Executive Board shall have the right to make ad hoc assignments in addition to the those listed below. 

a) Communications of communications to the membership of 

The designated Board member(s) shall represent the Executive Board in matters of communication to 
the Pine Orchard Association members, by regularelectronic mail and posting on the Association’s 
notice board at the POA officeand website.  

b)  Shoreline Maintenance and Access   

A committee on Shoreline Maintenance and Access, which shall have as its focusThe designated Board 
member(s) shall be responsible for overseeing the upkeep and maintenance of the shoreline access 
points.  

c)  Building Maintenance   
A committee on Building Maintenance, whichThe designated Board member(s) shall be responsible for 
overseeing the maintenance of the Pine Orchard Association building and the property where the 
building is located.   
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d)  Municipal Interface   

A committee on Municipal Interface, whichThe designated Board member(s) shall act as the liaison 
between the Pine Orchard Association and the town of Branford agencies, such as police, fire, and 
public works.  

e)  Tax Collector  

ThereThe designated Board member(s) shall be a Tax Collector appointed annually by the Executive 
Board from among the members of the Executive Board. The Tax Collector’s responsibility isresponsible 
to ensure the proper notice and collection of taxes and to issue liens on property when taxes are 
unpaid.  

 

8. Term Limits  
Each member of the Executive Board shall be elected for a three‐‐year term. An Executive Board 
member, after serving two full consecutive terms, must vacate his or her position for at least one year 
before seeking re‐‐election for another term.  

9. 8. Changes to By-Laws  
In accordance with Section 9 of the Charter of The Pine Orchard Association the Executive Board may 
alter, amend, or repeal the By‐‐laws of the Association, at any annual meeting of the membership or at 
any regular or special meeting of the Executive Board, called for such purpose or purposes, by a vote of 
two‐‐thirds (2/3) of the Executive Board members entitled to vote.   

The noticeNotice of any proposed change to the By‐‐laws shall be provided to the members of the 
Association at least two weeks prior to the meeting of the Executive Board at which the proposed 
change will be considered. The notice shall be provided to the membership of the Association by:  

1. sending it by regular mail and   

1. postingPersonal notice,  

2. Posting it on the Association’s public signpost. notice board and website 

3.  Filing with the Branford Town Clerk.  

Said notice shall describe the subject matter of the proposed change and provide the text of the 
proposed change. Said notice shall also state the date, time, and location of the meeting of the 
Executive Board at which the proposed change will be considered. 

The Executive Board shall, at its meeting at which any proposed change to the By‐‐laws is to be 
considered, accept, and receive comments, either written or oral, from members of the Association. The 
proposed change, if approved, shall be posted on the public signpostnotice board and website of the 
Association within seven days of passage and maintained on the signpostnotice board and website for at 
least threethirty days. The change shall take effect fifteen days after its passage by the Executive Board. 
A certificate of the Clerk of the Association of the posting of the By‐‐laws, shall be prima facie evidence 
of such posting.  
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10. 9. Charter  
The provision of these bylawsby‐laws is subject to the Charter of the Pine Orchard Association and in 
case of a conflict between provisions, the provisions of the Charter shall prevail.   
  

 

Effective as of November 21, 2023 



 

     

        PINE ORCHARD ASSOCIATION 

By‐Laws 
 

POA Executive Board  

Effective as of November 21, 2023 
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1. POA Board Meetings 
There shall be an Annual Meeting of the Pine Orchard Association (POA) on the first Monday after the 
first Wednesday of July, except for when July 4th is celebrated on a Monday, when the meeting will be 
on the second Monday. A quorum for the Annual Meeting is a minimum of twelve members of the 
Association. 

There shall be a minimum of five regular meetings of the Executive Board each year. A majority of the 
members of the Executive Board in office shall constitute a quorum at any meeting of the Executive 
Board, and the vote of a majority of those present shall constitute the act of the Executive Board. 

Notice of the time and place of the Annual Meeting and any regular Board meeting shall posted on the 
notice board at the POA headquarters and on the Association’s website and provided by personal notice 
as defined herein and filed with the Branford Town Clerk. “Personal notice” shall mean notice by 
electronic mail to members who have provided an electronic mail address to the Association for that 
purpose.  Notice of the time and place of the Annual Meeting will be provided at least five (5) days in 
advance.  Notice of regular meetings of the Executive Board will be provided at least three (3) days 
before the appointed meeting time.  
Special meetings of the Executive Board and the Association may be called with 24 hours’ notice.  
Details of the time and place of the meeting will be made by personal notice and by posting on the 
notice board at the POA office  and the Association’s website and filing with the Branford Town Clerk. 

2. Members and Duties of Members of the Executive Board 
There shall be twelve members of the Executive Board, four of whom shall be elected at the Annual 
Meeting of the Executive Board for three‐year terms. Each member of the Executive Board shall hold a 
position of responsibility on the Executive Board, either as Officer, Tax Collector, Chair of a committee, 
member of a committee, or by carrying out a designated assignment, as set forth below.   

Vacancies occurring in the membership of the Executive Board or among the officers, from whatever 
cause arising, may be filled by a majority vote of the remaining members of the Executive Board. 

The Executive Board shall have the power to establish an annual budget, call meetings, make regulations 
and ordinances, regulate assessment and collection of taxes as well as other duties as set out in the 
Charter. 

The Executive Board shall appoint a Board of Zoning Appeals consisting of five regular members and 
three alternate members who shall have the powers and duties set forth in the general statutes. Section 
VIII of the Zoning Ordinances describes terms, removal and vacancies as well as outlining the powers 
and duties of the Board of Zoning Appeals. 

3. Conflict of Interest 
No director shall discuss or vote on any matter which would involve a conflict of interest. Any director 
for whom there may exist a conflict of interest shall refrain from discussion or vote on any such matter. 
Executive Board Members shall refer to Connecticut General Statutes Section1‐85, “Interest in conflict 
with discharge of duties”, for guidance in this area. Executive Board Members shall refer to Connecticut 
General Statutes Section1‐85, “Interest in conflict with discharge of duties”, for guidance in this area. 
Upon motion of any Executive Board member, the Executive Board shall consider and make a  
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determination as to whether a conflict of interest exists with respect to a director and any particular 
matter, which determination shall be binding on all Executive Board Members and upon such a finding 
may censure the director and/or take such other actions as permitted by law. 

4. The Officers 
The officers of the Executive Board shall be a President, a Vice President, a Clerk, and a Treasurer. The 
officers shall be elected by the Executive Board for a one‐year term, or until their successors are duly 
elected, from among the Association’s members every year after the Annual meeting of the Board. 

The President shall preside at all meetings of the Executive Board and shall have such other powers and 
perform such other duties as may from time to time be assigned to him/her by the Executive Board. 

In the absence, disability, or death of the President, the Vice President shall have and possess all the 
powers and duties of the President.  

The Clerk shall keep the minutes of all meetings of the Executive Board and shall have charge of all 
papers and records of the Association. S/he shall keep correct and complete books, records, and 
minutes of the proceedings of the Executive Board. All such records and minutes shall be kept at the 
principal place of business of the Association; financial reports and minutes shall be posted on the 
Association website.  The Clerk shall see that all notices required to be given by the Association are duly 
given or served and shall in general perform all the duties incident to the office of the Clerk. 

The Treasurer shall have responsibility for the funds of the Association and for causing to be kept full 
and accurate accounts of all receipts and disbursements of the Association. At the close of each fiscal 
year and at such other times as the Executive Board may direct, the Treasurer shall cause to be prepared 
a report showing the financial condition of the Association and a statement of receipts and 
disbursements for the fiscal year, which statement shall be kept on file at the principal office of the 
Association, and posted on the Association website. The Treasurer shall in general perform all the duties 
incident to the office of the Treasurer. No bill shall be paid by the Treasurer unless the expenditure has 
been authorized and the bill is approved by the appropriate officer, committee chairperson or other 
person designated for that purpose. 

The Executive Board may employ an Office Manager and a Zoning Enforcement Officer, both of whom 
may be compensated to assist in any of the above duties as authorized by the Executive Board. 

5. Annual Review of Finances 
The Executive Board shall annually appoint a Certified Public Accountant to do a compilation level or 
higher review of the accounts of the Association and report said findings to the Executive Board. 

6. Committees 
The Executive Board shall annually appoint the following standing committees. The Chairperson of each 
committee shall be a member of the Executive Board. The membership of the committees may include 
other members of the Executive Board and at the election of the Chairperson of a committee in 
conjunction with the President, one or more Association members. For Nominations, these By‐laws call 
for inclusion of Association members (see 6.b. below) Such committee members shall serve after their 
appointment until others are appointed in their place. Such committees shall act under the direction of 
the Executive Board and report to the Executive Board on all matters committed to their care. The 
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Executive Board shall have the right to appoint ad hoc committees as needed in addition to the standing 
committees listed below. 

a) By-Laws 

A committee on By‐Laws, which shall consider and report upon all by‐laws proposed for change and/or 
adoption by the Executive Board. 

b) Nominations  

A committee on Nominations which shall consist of three members of the Executive Board and two 
members of the Pine Orchard Association who are not on the Executive Board. The committee shall be 
appointed by the Executive Board. The Nominating Committee shall present no later than the May 
meeting of the Executive Board proposed candidates for election or re‐election to the Executive Board. 
The Vice President of the Executive Board shall be co‐chair of the committee. 

c) Planning and Zoning  

A committee on Planning and Zoning, which shall act as a liaison between the Executive Board, the 
Zoning Enforcement Officer, and the Zoning Board of Appeals and oversee the zoning issues concerning 
Pine Orchard. 

7.   Board Assignments 
The Executive Board shall annually designate one or more Board members to carry out administrative 
functions as outlined below.  Such appointees shall act under the direction of the Executive Board and 
report to the Executive Board on all matters committed to their care. The Executive Board shall have the 
right to make ad hoc assignments in addition to the those listed below. 

a) Communications  

The designated Board member(s) shall represent the Executive Board in matters of communication to 
the Pine Orchard Association members, by electronic mail and posting on the Association’s notice board 
and website.  

b) Shoreline Maintenance and Access  

The designated Board member(s) shall be responsible for overseeing the upkeep and maintenance of 
the shoreline access points. 

c) Building Maintenance  
The designated Board member(s) shall be responsible for overseeing the maintenance of the Pine 
Orchard Association building and the property where the building is located.   

d) Municipal Interface  

The designated Board member(s) shall act as the liaison between the Pine Orchard Association and the 
town of Branford agencies, such as police, fire, and public works. 

e) Tax Collector 

The designated Board member(s) shall be responsible to ensure proper notice and collection of taxes 
and to issue liens on property when taxes are unpaid. 
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8. Term Limits 
Each member of the Executive Board shall be elected for a three‐year term. An Executive Board 
member, after serving two full consecutive terms, must vacate his or her position for at least one year 
before seeking re‐election for another term. 

9. Changes to By-Laws 
In accordance with Section 9 of the Charter of The Pine Orchard Association the Executive Board may 
alter, amend, or repeal the By‐laws of the Association, at any annual meeting of the membership or at 
any regular or special meeting of the Executive Board, called for such purpose or purposes, by a vote of 
two‐thirds (2/3) of the Executive Board members entitled to vote.  

Notice of any proposed change to the By‐laws shall be provided to the members of the Association at 
least two weeks prior to the meeting of the Executive Board at which the proposed change will be 
considered. The notice shall be provided to the membership of the Association by: 

1. Personal notice,  

2. Posting it on the Association’s notice board and website 

3.  Filing with the Branford Town Clerk.  

Said notice shall describe the subject matter of the proposed change and provide the text of the 
proposed change. Said notice shall also state the date, time, and location of the meeting of the 
Executive Board at which the proposed change will be considered. 

The Executive Board shall, at its meeting at which any proposed change to the By‐laws is to be 
considered, accept, and receive comments, either written or oral, from members of the Association. The 
proposed change, if approved, shall be posted on the public notice board and website of the Association 
within seven days of passage and maintained on the notice board and website for at least thirty days. 
The change shall take effect fifteen days after its passage by the Executive Board. A certificate of the 
Clerk of the Association of the posting of the By‐laws, shall be prima facie evidence of such posting. 

10. Charter 
The provision of these by‐laws is subject to the Charter of the Pine Orchard Association and in case of a 
conflict between provisions, the provisions of the Charter shall prevail.  

 

Effective as of November 21, 2023 



FY 22/23 FY 23/24
Budget Budget

4/10/2023 6/26/2023 <<< Approval date

RECEIPTS
Tax Collections 77,348$        97,509$        <<< Reflects Mil rate 5
Rent 5,200$          5,200$          
Building & Permit Fees 8,800$          8,800$          
Other (Interest, Moorings) 55$               55$               
Use of Capital Savings 60,500$        16,486$        <<< Transfer not yet made
Total 151,903$      128,050$      

DISBURSEMENTS
Security -$              -$             
Shorefront Maintenance 60,000$        51,750$        <<< June estimates.
Building Maint/Utilities 9,000$          9,000$          
Property Improvements -$              -$             
Office/General 18,000$        18,000$        
Insurance 7,800$          7,800$          
Legal** 50,500$        28,900$        <<< Attorney estimate.
Zoning 6,000$          6,000$          ($6,549.75 - 11/3/23 Inv.)
PO Web -$              -$             
Acctg Annual Review 5,600$          5,600$          
Beautification Comm. 1,000$          1,000$          <<< Lawn mowing, etc.
Sidewalks -$              -$                Cresct. Bluff
Total 157,900$      128,050$      

NET INCOME (LOSS) (5,997)$        -$             

BOA checking $108,717.89
BOA Savings $67,834.33
BOA total balance $176,552.22

         The transfer, once made, will reduce BOA savings to $51,348.33

as of 6/26/2023

Account Balance as of 10/31/2023*

Pine Orchard Association  Budgets -  FY22/23 and FY 23/24

* Transfer of $16,486 from BOA saving, to BOA checking, remains to be made.
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Approved Budget $ %
Budget Activity Remaining Remaining

26-Jun-23 YTD YTD YTD

RECEIPTS
Tax Collections 97,509$      95,900$    1,609$    2%
Rent 5,200$        2,800$      2,400$    46%
Building & Permit Fees 8,800$        2,538$      6,262$    71%
Other (Int., Moorings) 55$             -$          55$         100%
Use of Capital Savings 16,486$      -$          16,486$  100%
Total 128,050$    101,238$  26,812$  21%

DISBURSEMENTS
Security -$            -$          -$        -
Shorefront Maintenance 51,750$      18,590$    33,160$  64% Incudes YTD net raccoon
Building Maint/Utilities 9,000$        9,150$      (150)$      -2% << < YTD net repair costs of $5,7
Property Improvements -$            -$          -$        -   Tot. net costs to be $6,239
Office/General 18,000$      8,616$      9,384$    52%
Insurance 7,800$        -$          7,800$    100%
Legal** 28,900$      -$          28,900$  100% << Attorney annual estimate.
Zoning 6,000$        1,500$      4,500$    75% ($6,549.75 - 11/3/23 Inv.)
PO Web -$            -$          -$        0%
Acctg Annual Review 5,600$        -$          5,600$    100%
Beautification Com. 1,000$        327$         673$       67%
Sidewalks -$            -$          -$        -

Total 128,050$    38,182$    89,868$  70%

NET INCOME (LOSS) -$            63,056$    

BOA checking $108,717.89

BOA Savings $67,834.33

BOA total balance $176,552.22

* Transfer of $16,486 from BOA saving, to BOA checking, remains to be made.

as of 10/31/2023

Account Balance as of 10/31/2023*

Pine Orchard Association Treasurer's Budget Report FY22-FY23
Current Approved Budget vs. Expenditure Activty YTD



Description Date Paid Amount
Rings End Lumber (door stop) 7/21/2023 -
Door Plate 7/28/2023 -
Bontatibus Floors 8/4/2023 $10,000.00
Lyon Construction 8/4/2023 $0.00 <<<< The $2,400 is in Shoreline Maintenance - Crescnt. 
Jani-King 8/4/2023 $2,000.00
Professional Extermination Inc. 8/14/2023 $160.00
Giordano Constructin 8/25/2023 $1,520.94
Branford Building Supplies 9/7/2023 -
Integrity Plumbing 9/12/2023 -
Richlin 9/15/2023 -
Lopez and Daughter Painting - 1st 10/12/2023 $465.00
Lopez and Daughter Painting - 2nd 11/2/2023 $465.00 <<<< 2nd $465 not hit bank yet

TOTAL $14,610.94
Insurance payout -$8,372.05 Expense - YTD
Out of pocket cost to POA $6,238.89 <<<< $5,773.89

Racoon Building Damage Costs
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om@poa-ct.org

From: Peter Berdon <Peter.Berdon@bymlaw.com>
Sent: Sunday, November 5, 2023 9:18 PM
To: matt.k.barez@lmco.com; Laura Magaraci; Laura Magaraci; pres@poa-ct.org; Thomas Roche; Vincent 

Giordano Jr
Cc: margaret haering; 'Peter Robinson'
Subject: RE: Zoning review for Board Meeting - Personal Information

Matt:   I have dictated a lengthier memo on the issues below; however, my assistant, who is new to her position, is a 
little backed up, so here is a brief response to your email. 
                 

1. Zoning Compliance/Applications. My recommendation is that the ZEO, currently Laura, be the sole and only 
point person to act on complaints, provide information concerning applications, or respond to complaints.   If 
any board member receives any communication or inquiry from either the subject owner or an interested third 
party, then that person should be directed to communicate with Laura. The only exception would be for matters 
that are presently in Court, in which case, the Board may want to provide authority to a board member (usually 
the president) to respond to inquiries. 

2. Zoning Liaisons – Primary functions are to: oversee and supervise Laura; relay information for Laura to the 
Board; update the Board on general zoning matters; and to suggest to the Board revisions to the Zoning 
Ordinance for either legal compliance or to improve the community. 

3. Litigation:   
A. Wihbey Appeal: The matter is pending before the Supreme Court of CT. It is fully briefed and is waiting for 

the assignment for oral argument to be scheduled. Oral argument will likely occur in next 2-4 months. 
B. Beachcroft v McBurney:  The granting of judgment in favor of the POA (denying the McBurney claim to 

adverse possession of a part of the path) was appealed. We are currently waiting to hear from the Court as 
to whether or not the matter is eligible for the Pre-Argument Conference process. The PAC is a mediation 
process wherein the Court attempts to resolve the case through mediation before the briefing schedule is 
established. 

4. STR Enforcement. 
a. We are working on a revised letter for each of the properties, including Waterside.  It will not go out 

before your meeting.  The property owners will have 30 days to respond. 
b. The POA can require that the ad specifically prevent/state “ no rental for less than 30 days” and have 

the property owner acknowledge and agree that they will not violate the Ordinance. 
c. If you wanted to get super strict on the issue, you could require all STRs to register with POA and 

provide their historical rental calendar periodically.  This would require an amendment to the Zoning 
Ordinance. 

5. Tweed Application 
a. November 6 Meeting: 

i. Officially “receipt” in the application.  (Receipting the application just requires making a 
statement that the application has been received and is in order.)  FYI I do not belive that the 
filing fee has been paid as of yet. Paying the fee is required prior to “Receipting” the application. 

ii. Set a Public Hearing Date – either at the regular January meeting or a Special meeting in 
December. 

b. Note the Public Hearing must commence within 65 days of receipt and conclude 35 days after the first 
public hearing (unless extended with the applicant's consent).  A decision must be issued within 65 days 
of the conclusion of the public hearing(unless extended with the applicant's consent – the total days of 
consent for all extensions cannot exceed 65 days). 
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c. Items for consideration of approval.  Laura will provide you with a memo after receipt of the 
application and before the public hearing addessing the conditions for your consideration and her 
findings as to each. 

 
I think that this addresses all your points/questions.  If not, please let me know 
 
Regards, 
 
Peter A. Berdon 
Berdon, Young & Margolis, PC 
350 Orange Street, 2nd Flr 
New Haven, CT  06511 
Phone: 203-772-3740 
Direct Dial: 203-439-7857 
Fax 203-492-4444 
Peter.berdon@bymlaw.com  
 

 

Prevent wire fraud, verify all wiring instructions through a trusted source. 

NOTICE:   Please be advised that the information contained in this transmittal and in its attachments, if any, is intended for the 
exclusive use of the recipient(s) named above, and may also be confidential and subject to legal privileges.  If you are not the 
intended recipient of this message nor a person responsible for the delivery of this transmittal to an intended recipient, you are 
hereby notified that any unauthorized use, duplication, or dissemination of this transmittal or its contents is strictly prohibited.  If 
you have received this transmission in error, please notify us immediately at (203) 772-3740 or by return email to the sender. Thank 
you in advance for your cooperation. 

 

From: matt.k.barez@lmco.com <matt.k.barez@lmco.com>  
Sent: Sunday, November 5, 2023 7:28 AM 
To: Peter Berdon <Peter.Berdon@bymlaw.com>; Laura Magaraci <Magaraci.Laura@northhaven-ct.gov>; Laura Magaraci 
<magaracilaura17@gmail.com>; pres@poa-ct.org; Thomas Roche <thomasroche2016@gmail.com>; Vincent Giordano Jr 
<vsg@giordano.build> 
Cc: margaret haering <mehaering@outlook.com>; 'Peter Robinson' <om@poa-ct.org> 
Subject: Zoning review for Board Meeting - Personal Information 
 

Personal Information 

 
Good morning all, just wanted to go over what Tom and I will present relative to the agenda items below.  When we get 
to #4 Zoning below, our two biggest items are below it so we will introduce ourselves as the Zoning liaisons and remind 
people that our Zoning Enforcement Officer is responsible for all conformity application approvals/denials and best to 
consult with Laura at zeo@poa-ct.org (Laura/Tom/Peter – can we all access those emails or have you forward when 
received?).  Let’s make sure that is the best way for a member to get a response/advise. 
 
I think it might also be a good point to reference that we are about (or have?) to file our appeal to the Supreme Court of 
CT in the Whibey vs PO case.  That is all we would say on this item, would hate to bring it up under short-term rentals 
and then we get distracted.  I don’t think it’s right to say nothing at all, members should at least know the status.  
 
STR – I would review steps to date … PeterB/Laura, can you provide the xxx dates from the revised certified letters? 
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              9/13 – Community reminder after receiving a number of complaints and seeing a few houses on VRBO and 
AIRBNB 
              9/15 – 2 Certified letters sent out regarding potential violations 
              Xxx – Revised 2 and additional 3rd certified letters sent out after legal review – (Has this happened?) 
              Xxx – Date of response required before moving to the next step 
                             End the discussion there but mention that the Association would require you to put “Monthly Rental 
Only” in the header of your add or be subject to potential violations. 
                             (is that to tough “require” or would we need to change the ordinance to be able to say that?) 
 
Public Hearing – assuming we receive the application inform the members that we have 65 days to have a public hearing 
and our recommendation would be prior to our next Board Meeting on January 8th, similar to what we are doing with 
the By-Laws?  Thought that was what we agreed on but would there be a reason to get it done sooner?  We have 
another 65 days after the public hearing to decide on the application and would there be any reason to getting that 
done in less time?   In approving this application can we introduce any additional conditions and safeguards that might 
be deemed necessary for the community?  Is that something that might take place between the public hearing and our 
approval, negotiating final terms?  Sorry with lots of questions but I have not been to a Public Hearing of this 
type.  Otherwise, we can schedule the Public Hearing for next meeting and figure it out from there. 
 
Feedback is welcome and have a happy Sunday! 
 
 
 

Personal Information 

From: Pine Orchard Association <om@poa-ct.org>  
Sent: Wednesday, November 1, 2023 11:11 AM 
To: Barez, MATT K (US) <matt.k.barez@lmco.com> 
Subject: EXTERNAL: NOTICE - November 6th, 2023 POA Executive Board Meeting Agenda - UPDATE 
 
Review and vote on proposed changes to POA By-Laws - redline copy noted 

 

 

 

 

 

 

 

 
 

 

 

 

NOTICE: PINE ORCHARD ASSOCIATION 

PUBLIC MEETING TO DISCUSS PROPOSED BY-LAWS 
CHANGES 





                              

PINE ORCHARD 
YACHT & COUNTRY CLUB 

2 CLUB PARKWAY, PINE ORCHARD, CONNECTICUT  06405-0327 
TELEPHONE (203) 488-2575   FAX (203) 488-5951 

www.poycc.org 

 
 
 

Pine Orchard Yacht and Country Club 
2 Club Parkway 
Branford, CT 06405 
 
October 14, 2023 
 
Peter R. Hugret 
6 Elizabeth Street 
Branford CT 06405 
 
Re: Speed Hump Request on Pine Orchard Road 
 
Dear Peter, 
 
On October 12, 2023, the Board of Governors of the Pine Orchard Yacht and Country Club 
(“POYCC”) discussed and voted unanimously to support Norm Gavin’s and your request 
that the Branford Board of Police Commissioners authorize installation of a speed hump on 
Pine Orchard Road at or near the area of the POYCC golf driving range and first tee box. 
 
Sincerely, 
 
 
 
Nancy Patton 
POYCC Board President 
 
 
 
CC: Norman Gavin 
 



Office Manager Report for Sept/Oct 2023 
 

1) POA Tax Collection: As of Oct 31st, all but one property is collected.  
a. I will send out a Demand Notice on Dec. 1st. If I am still not paid I will notify that a lean 

will be filed with the town on Feb 1st.  

2) Zoning: Defer to Matt Barez 

3) POA Office: 
Outreach:  

a. We have 77% coverage via email for all POA residences (512 emails). 
b. I continue to get back to 90% of the POA inquiries within 24 hours.  
c. Sent out 2 welcome letters this period. 

Building:  
a. Ready for physical meetings. 

a. Still working on toilet, need to add a shim and caulk. 
b. The building interior trim was painted.   

b. Fall maintenance for generator completed. 
 

Zoning: 
a. Re packed the zoning files to defer adding new cabinet.  

 

Community: 
Supporting the Union Chapel with email announcement of their 2023 events.  



MINUTES OF PUBLIC HEARING, 
MONDAY December 11, 2023, 

TO DISCUSS SPECIAL PERMIT APPLICATION FOR 
TWEED ROAD SUBDIVISION FOLLOWED BY 

SPECIAL EXECUTIVE BOARD MEETING 

Held at 180 Pine Orchard Road, Branford, CT and on the Zoom Applica�on (recorded) 

The Special Mee�ng of the Pine Orchard Execu�ve Board was called to order at 7:00 p.m. Director’s 
present were: Vincent Giordano, Peggy Haering, David Silverstone, Seth Hershman, Niall Ferguson, Andy 

Ruff, Tom Roche, Mat Barez, John Grathwol, Karen Jubanyik.  Absent:  David Scheer and Cur�s O’Connor. 

Before opening the Public Hearing, the President introduced Branford Police Chief John Mulhern and 
Deputy Police Chief John Alven to discuss recent ques�ons about car the�s in Pine Orchard.  Chief 

Mulhern said that the Pine Orchard data is encouraging.  Cars are usually stolen in the overnight hours, 
and there is no real consensus as to where they occurred. Most offenders are juveniles. He said larceny 

in cars is mostly triggered by the� of high value items visible in cars.  He stated that staff is not patrolling 

Pine Orchard in the overnight hours and that the Police Department is hoping to hire more officers.  Niall 

Ferguson asked what happens when crimes occur and whether the perpetrators are armed.  The Deputy 
Chief said that only one car was stolen in the past year.  Karen Jubanyik asked whether Branford is doing 

anything specific to deal with mental health issues of perpetrators.  The Police Chief said there was a 

masters social worker on staff. Peggy Haering asked whether there any way to contact parents or local 

community groups about criminal ac�vi�es of the perpetrators.  The Chief said that juvenile arrests had 

to be maintained in secrecy.   

Vin Giordano asked whether it made sense to install a camera on the Pine Orchard headquarters building 

to monitor roadway traffic.  The Chief said that cameras are beter for a�er the fact review and rather 

than intervening in crime in process.  Susan Dahill, a member of the RTM for the 7th District, asked about 

preven�on of speeding on the roads.  She commented that a recent hearing on Route 146 indicated that 
making roads narrower might reduce speeding.  The Chief Deputy said that the police have been looking 
at narrowing lanes and using speed signs to remind people to slow down.  Vin Giordano noted that one 
community has appealed to the Governor to provide more deterrents.  The Police Chief said that they 

are interested in hearing from the community. The Board thanked the Police Chief and Deputy for their 

atendance.  The Board mee�ng was then suspended. 

The Public Hearing was opened at 7:45 p.m. The purpose of the public hearing was to consider the 

Special Permit Applica�on of Anthony Capasso, Applicant, and Walter Maguire Jr, Owner, rela�ve to a 4-
lot subdivision of property known as 66 and 76-82 Totoket Road and 0 Tweed Road in the AA-1 Zoning 

District.  The Associa�on’s Zoning Enforcement Officer, Laura Magaraci atended the public hearing via 

the Zoom applica�on.  The applicant, Anthony Capasso, has a contract to purchase the property known 

as 66, 76-82 Totoket Road, 0 Tweed Road, located in the Pine Orchard sec�on of Branford.  It is an eight 

acre parcel.  Timothy Lee, atorney, and James H. Galligan, appeared on behalf of the applicant.  Mr. Lee 
said that Mr. Capasso wishes to create a family compound and create four lots on which family members 

will build homes.  The Subdivision has been approved by the Town of Branford and is now before the 

Board of the Pine Orchard Associa�on for approval in its capacity as Zoning Authority. He introduced Jim 

Galligan to review the site plan.    



Mr. Galligan said that all lots in the subdivision will have frontage on a private road.  There will be no 
access to Totoket Road.  Public water and sep�c have been approved.  A fire hydrant will be placed on 

the premises.  A deten�on pond to mi�gate water runoff will be located on the premises; its design was 
based on 100- year storm numbers. The system is designed to handle 8.7 inches of rain. 

The Zoning Enforcement Officer, Laura Magaraci, read her staff report into the record.  She 

recommended that the applica�on be approved with condi�ons.  She said that the applica�on was 

compliant with our ordinance and that the applicant will provide financial guarantees to the town.  The 

condi�ons stated were providing an as-built founda�on plan before framing, demonstra�on of required 
off street parking, no zoning compliance leter shall be issued un�l the proposed road, drainage and fire 

hydrant are constructed/installed, and compliance with all condi�ons in the Branford Planning and 

Zoning approval of October 5, 2023.  She added that stormwater has to be managed throughout the 
project before construc�on can begin. 

Jim Galligan confirmed that the deten�on basin would be built first. Tim Lee added that the subdivision 

plan approved by the town did not delineate how open areas would be designated on deeds.  Vin 

Giordano recommended adding a deed restric�on to advise lot purchasers that undelineated areas on 
the site plan were not subject to development. 

Tome Roche asked whether there were wetlands on the property.  The response was no. 

Jim Galligan men�oned that the applicant was trying to minimize blas�ng and confirmed the road would 
have a 5% grade, which was not considered steep. 

Vin Giordano asked if there were any public ques�ons.  Chris Curl [23 Tweed Road] said that he lived 

adjacent to lots 3 and 4 on the site plan.  He is concerned about runoff from a pond shown between lots 

3 and 4 coming onto his property.  The pond got filled in some �me ago, but the area s�ll gets really 

swampy.   

Jim Galligan said there would be a “rain garden” where water would collect.  He said the driveway will 

not prevent water from draining away. Vin Giordano requested designa�on of the “rain garden” on the 
plans and details of construc�on and vegeta�on to mi�gate standing water and mosquito breeding.  

Bill Tweed [11 Tweed Road] lives adjacent to the property and has great knowledge of the site.  He is 

concerned about the blas�ng and feels that the pond may be a breeding ground for mosquitos.  He also 
said that old growth trees on the site should be kept. 

Tim Lee said that the Town engineer had approved the site plan.  He asked that an email from John 
Hoefferle dated 9/15/2023 indicated the suitability of the proposed sewage disposal system be read into 
the record and noted that the East Shore District Health Department had approved the plan.  He 

referenced a 10/17/2023 leter from the Branford Planning and Zoning Commission approving the 
subdivision applica�on.  He also noted that an email dated April 28, 2014, concluded that were no 

wetlands on the property. 

Jeanne Hughes [39 Meadow /Wood Rd] said that she was worried about concentra�on of housing and 
felt that we needed undeveloped areas in order for nature to survive. She asked about any current deed 

restric�ons affec�ng the property. 



Tim Lee said that he was not aware of any deed restric�ons. Jim Galligan said that the applicant was not 

asking for special treatment--just permission to subdivide the property. 

Billy Tweed asked why, if they had eight acres of land, they would propose to put a house only forty-two 
feet from  his property. 

There being no further public comment, the public mee�ng was closed at 8:25 p.m. 

The Special Mee�ng of the Board was resumed, at 8:25 p.m.  Vin Giordano asked board members for 

comments on the subdivision applica�on.  Mat Barez said that he was okay with the plan and that it 

conformed to the Pine Orchard Zoning Ordinance.  Tom Roche noted that the setbacks on the plan were 

compliant.  Andy Ruff said that the applicant had followed the rules of a typical subdivision. He noted 
that a more ar�ul arrangement of lots might have been presented.  Karen Jubanyik had an issue with the 

equity of allowing construc�on of what might be expensive housing when the Town of Branford and Pine 

Orchard do not allow construc�on of Accessory Dwelling Units.  John Grathwol said that the applica�on 

appears to comply with the rules.  Vin Giordano would like to add to condi�ons that a deed restric�on 

rela�ng to non-disturbance of undeveloped areas be added so that lot purchasers would be on no�ce.  

He also expressed concern about erosion control and onsite/offsite sedimenta�on. 

Niall Ferguson stated his conclusion that the applica�on met our zoning ordinance.  David Silverstone 

said that the engineer’s report counters objec�ons that had been raised about the project. 

Peggy Haering had concerns about the depression in the land between lots 3 and 4 and wanted to be 

sure that the developer took steps to protect it from becoming a breeding ground for mosquitos. 

Lauar Magaraci said that soil and erosion controls onsite and offsite were necessary.  The ques�on arose 

whether we could receive bi-monthly reports on erosion controls during construc�on. 

There being no further discussion, Karen Jubanyik, seconded by John Grathwol, moved to approve the 

applica�on.  Seth Hershman abstained from vo�ng.  Subject to that absten�on, the mo�on passed with 

unanimous consent.   

The mee�ng was adjourned at 9:00 p.m.  

Respec�ully submited,  

Margaret Haering, Clerk 

Documents received during Public Hearing:   

• Applica�on for Special Permit 
• Leter from Branford Planning and Zoning Commission, 10/17/2023 
• Subdivision Site Plan, prepared by Nafis & Young, dated 7/05/2023, revised 7/21/2023, 

9/6/2023, and 10/17/2023. 
• Email from David Lord, dated 4/28/2014. 
• Leter from Soil Resource Consultants, 8/15/2014 
• Leter from East Shore District Health Department, 9/20/2023 
• Email from John Hoefferle, PE, Town Engineer, Town of Branford, 9/15/2023.Memorandum, 

12/11/2023, from Zoning Enforcement Officer, Laura Magaraci 



















































A-2 SURVEY

EXISTING CONDITIONS

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



RESUBDIVISION PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT

1. Proposed road will be a private

road and maintained by the owners.

2. A pre-development meeting shall take place with the

Town Engineer and the Town Planner or their designees.

3. A cash bond or other suitable financial guarantee shall be provided

to the Town for soil erosion and sediment control.

4. Protection for significant trees to be preserved shall be installed.



SITE PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT

ENERGY EFFICIENT AND/OR RENEWABLE SOURCES OF

ENERGY FOR THIS PROJECT IS BEING CONSIDERED.

AND WILL BE DETERMINED ON A LOT BY LOT BASIS AT

THE SUBMITTAL OF INDIVIDUAL LOT PLANS

AND RECONSIDERED PRIOR TO ISSUANCE OF BUILDING PERMITS.

EXISTING SIGNIFICANT TREES SHOWN IN GRAY ARE PROPOSED TO BE REMOVED

EXISTING SIGNIFICANT TREES SHOWN IN BLACK ARE PROPOSED TO REMAIN



GRADING, DRAINAGE

& UTILITY PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



PROFILE PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



EROSION CONTROL PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT

“
”

“ ”



EROSION CONTROL

DETAILS

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



DETAILS

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



SOIL TEST DATA

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



LANDSCAPING & STREET

TREES PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



SIGHT LINE PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT

SOUTHERLY SIGHTLINE B

NORTHERLY SIGHTLINE A

NORTHERLY SIGHTLINE C

SOUTHERLY SIGHTLINE D



ROAD GRADING &

DRAINAGE PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



OPEN SPACE PLAN

66, 76-82 TOTOKET ROAD &

0 TWEED ROAD RESUBDIVISION

BRANFORD, CONNECTICUT



 
 
 
 
 

PINE ORCHARD ASSOCIATION 
 180 Pine Orchard Road 

Branford, CT 06405 
 
 
MEMO-Draft 
 
December 8, 2023 
 
To: Pine Orchard Association  
Zoning Committee 
 
RE: Special Permit, 4-lot Re-Subdivision, Land of Walter Macquire 
       66, 76-82 Totoket Road, 0 Tweed Road, Branford, Connecticut 
 
Dear Members, 
 
Property known as 66, 76-82 Totoket Road, 0 Tweed Road received re-subdivision and 
Coastal Area Management (CAM) approval of the Planning and Zoning Commission of the 
Town of Branford on October 5, 2023 (see approval letter, attached).   
 
I have reviewed the plans entitled 66, 76-82 Totoket Road, 0 Tweed Road, Branford, 
Connecticut, revised through October 17, 2023 for conformance with the Pine Orchard 
Zoning Ordinance. 
 
The property is located in an AA-1 zone.   Single family homes are allowed as of right in this 
zone, per Section 4 of the Pine Orchard Zoning Ordinance.  New lots will be served by water 
and septic. 
 
All lots meet or exceed the bulk requirements set forth in Section 6 for the AA-1 Zone in 
regarding lot area and width.  In addition, the proposed house locations shown on the plans 
demonstrate that compliance with the Ordinance is obtainable within the building square.  
Individual site plans for the new homes will be required prior to construction. 
 
The 20’ paved access required by Section 5.2.5 has been provided. Accommodations for one 
off-street parking space and parking/driveway surface types will be confirmed as part of the 
review of the individual lots. 
 
Accommodations have been proposed to address stormwater (basin on lot 2, roof leaders for 
individual lots to connect).  
 



A sediment and erosion control financial guarantee will be submitted to the Town to ensure 
that erosion issues can be dealt with in the event of a failure.  
 
If not already addressed by the Town of Branford P&Z, questions to consider would be timing 
of the installation of the road and basin to ensure that stormwater can be managed in all 
phases of site development. In addition, it would be important to know whether the proposed 
areas of non-disturbance will be recorded on the deeds for individual lots to alert perspective 
buyers of limitations.  While the maps will be filed, this information can sometimes be lost in 
the transfer.  
 
 
 
Laura Magaraci 
Zoning Enforcement Officer 
Pine Orchard Association 



NOTICE:  
PINE ORCHARD ASSOCIATION (POA) 

PUBLIC HEARING MONDAY DECEMBER 11 AT 7PM TO 
DISCUSS SPECIAL PERMIT APPLICATION FOR TWEED 

ROAD SUBDIVISION 
* FOLLOWED BY * 

SPECIAL EXECUTIVE BOARD MEETING 
AGENDA NOTED BELOW 

MONDAY, DEC. 11th, 2023, at the POA Office and via Zoom 

At the call of the POA President, The Pine Orchard Execu�ve Board will hold a special PUBLIC HEARING to 
(1) Discuss Special Permit Applica�on of Anthony Capasso, Applicant, and Walter Maguire Jr, Owner, 
rela�ve to a 4-lot Resubdivision of property known as 66 and 76-82 Totoket Road and 0 Tweed Road in 
the AA-1 Zoning District. (2) Special Execu�ve Board Mee�ng to vote on said subdivision plan. Said 
mee�ngs will be held at the POA offices at 180 Pine Orchards Road and via Zoom on Monday Dec. 11th, 
2023, at 7PM. All are welcome to atend. The plans are available for review on the POA website (poa-
ct.org, home page), the POA office, (email the office manager at om@poa-ct.org) and at the Town 
Clerk’s Office. 

1) Call to order 

2) PUBLIC HEARING 

(To be conducted by the POA Board in its authority as Zoning Commission): 

• Special Permit Applica�on of Anthony Capasso, Applicant, and Walter Maguire Jr, Owner, rela�ve 
to a 4-lot Resubdivision of property known as 66 and 76-82 Totoket Road and Tweed Road in the 
AA-1 Zoning District. All Public Comments accepted per Public Comment Rules as noted below. 

• Public Comments 

• Close public hearing 

At the comple�on of the public hearing, the Execu�ve Board Special Mee�ng will commence per the 
agenda note below. 

3) Execu�ve Board to consider and adopt the Zoning applica�on as proposed if approved by 2/3 vote. 

4) Review ac�ons related to neighborhood security. 

5) Execu�ve Session - (op�onal) to discuss issue as noted above 

6) Public Comments 

7) Adjournment. 



Notice of Public Hearing 

The Pine Orchard Association, (POA) Executive Board, sitting as the Zoning 
Commission, will hold a public hearing on Monday, December 11th, 2023, at 7p.m. to be 
held at the Pine Orchard Association Office, 180 Pine Orchard Road, Branford, and via 
Zoom™ to consider the following application:  
Special Permit Application of Anthony Capasso, Applicant, and Walter Maguire Jr, 
Owner, relative to a 4-lot Resubdivision of property known as 66 and 76-82 Totoket 
Road and 0 Tweed Road in the AA-1 Zoning District.  
Plans are available for review on the POA Website, at the POA Office and on file at the 
office of the Branford Town Clerk. 
 
Vincent Giordano,  
President, Executive Board 
Pine Orchard Association 



 
 
 
 
 

PINE ORCHARD ASSOCIATION 
 180 Pine Orchard Road 

Branford, CT 06405 
 
 
MEMORANDUM 
December 11, 2023 
 
To: Pine Orchard Association  
Zoning Committee 
 
RE: Special Permit, 4-lot Re-Subdivision, Land of Walter Macquire 
       66, 76-82 Totoket Road, 0 Tweed Road, Branford, Connecticut 
 
Dear Members, 
 
Property known as 66, 76-82 Totoket Road, 0 Tweed Road received re-subdivision and 
Coastal Area Management (CAM) approval of the Planning and Zoning Commission of the 
Town of Branford on October 5, 2023 (see approval letter, attached).   
 
I have reviewed the plans entitled 66, 76-82 Totoket Road, 0 Tweed Road, Branford, 
Connecticut, revised through October 17, 2023, for conformance with the Pine Orchard 
Zoning Ordinance. 
 
Recommendation:  Approve with conditions. 
 
Discussion:  The property is located in an AA-1 zone.   Single family homes are allowed as of 
right in this zone, per Section 4 of the Pine Orchard Zoning Ordinance.  New lots will be 
served by water and septic. 
 
All lots meet or exceed the bulk requirements set forth in Section 6 for the AA-1 Zone in 
regarding lot area and width.  In addition, the proposed house locations shown on the plans 
demonstrate that compliance with the Ordinance is obtainable within the building square.  
Individual site plans for the new homes will be required prior to construction. 
 
The 20’ paved access (and 50’ right of way) required by Section 5.2.5 has been provided. 
Accommodations for one off-street parking space and parking/driveway surface types will be 
confirmed as part of the review of the individual lots. 
 
Accommodations have been proposed to address stormwater (basin on lot 2, roof leaders for 
individual lots to connect).  
 



A sediment and erosion control financial guarantee will be submitted to the Town to ensure 
that erosion issues can be dealt with in the event of failure.  
 
If not already addressed by the Town of Branford P&Z, questions to consider would be timing 
of the installation of the road and basin to ensure that stormwater can be managed in all 
phases of site development. In addition, it would be important to know whether the proposed 
areas of non-disturbance will be recorded on the deeds for individual lots to alert perspective 
buyers of limitations.  While the maps will be filed, this information can sometimes be lost in 
the transfer.  
 
Recommended Conditions: 

1. As-Built Foundation Plan to be provided prior to framing construction for each lot. 
2. Submission of detailed lot plans prior to construction to demonstrate compliance 

with off-street parking space and parking/driveway surface types. 
3. No zoning compliance letter shall be issued until the proposed road, drainage and 

fire hydrant are constructed/installed. 
4. Compliance with all conditions of approval as provided in the Branford Planning 

and Zoning approval of October 5, 2023. 
 
 
Laura Magaraci 
Zoning Enforcement Officer 
Pine Orchard Association 



 

 

 

 

 

Walter L Maguire Jr. 
66 Totoket Road 
Branford, CT  06405 
 

At a mee�ng of the Pine Orchard Execu�ve Board ac�ng as the Zoning Commission held on 
December 11, 2023, following a public hearing, the Pine Orchard Zoning Commission made the 
following decision and took the following ac�ons: 

GRANTED the applica�on for a Special Permit, 4-lot Re-Subdivision, Land of Walter Macquire 66, 76-82 
Totoket Road, 0 Tweed Road, Branford, Connec�cut in order to construct an access road and four new 
houses on the said property. Said permission is con�ngent of the following five (5) condi�ons as 
presented by the ZEO and one request presented by the POA Board: 

1. As-Built Foundation Plan to be provided prior to framing construction for each lot. 

2. Submission of detailed lot plans prior to construction to demonstrate compliance with off-street 
parking space and parking/driveway surface types, to also include specific nomenclature 
identification of the rain garden and specification of construction and vegetation in order to 
mitigate standing water. 

3. No zoning compliance letter shall be issued until the proposed road, drainage and fire hydrant 
are constructed/installed. 

4. Compliance with all conditions of approval as provided in the Branford Planning and Zoning 
approval of October 5, 2023. 

5. The proposed areas of non-disturbance will be recorded on the deeds for individual lots to 
alert perspective buyers of limitations. 

 
 
 
 
Vincent Giordano 
Execu�ve Board President 
Pine Orchard Associa�on 
 
Cc:  Atorney Timothy J. Lee 

Atorney Robin Sandler 



December 15, 2023 

 
Town Clerk 
The Town of Branford 
Town Hall  
Branford CT 06405 
 
Re:  Notice of Action 

The Pine Orchard Association 
POA Board acting as the Zoning Commission 
December 11, 2023 
 
Delivered herewith for filing in your office, pursuant to Section 8-7 of the General statutes, is a 
Notice of Action document with respect to rulings made by the POA Board acting as the Zoning 
Commission on December 11th 2023. Also enclosed is a filing fee (check/cash) for $60.00.  

 
 
 
 
 
Vincent Giordano 
Executive Board President 
                   For 
The Pine Orchard Association  
Zoning Commission 
 
Enclosures  
 
Cc:  Attorney Timothy J. Lee 
 Attorney Robin Sandler  



LEGAL NOTICE 
POA EXECUTIVE BOARD 

ACTING AS THE ZONING COMMISSION 
THE PINE ORCHARD ASSOCIATION 

PINE ORCHARD, CONNECTICUT 

At a meeting of the Pine Orchard Executive Board acting as the Zoning Commission held on 
December 11, 2023, following a public hearing, the Pine Orchard Zoning Commission made the 
following decision and took the following actions: 

GRANTED the application for a Special Permit, 4-lot Re-Subdivision, Land of Walter Macquire 66, 76-82 
Totoket Road, 0 Tweed Road, Branford, Connecticut in order to construct an access road and four new 
houses on the said property. Said permission is contingent of the following five (5) conditions as 
presented by the ZEO and one request presented by the POA Board: 

1. As-Built Foundation Plan to be provided prior to framing construction for each lot. 

2. Submission of detailed lot plans prior to construction to demonstrate compliance with off-street 
parking space and parking/driveway surface types, to also include specific nomenclature 
identification of the rain garden and specification of construction and vegetation in order to 
mitigate standing water. 

3. No zoning compliance letter shall be issued until the proposed road, drainage and fire hydrant 
are constructed/installed. 

4. Compliance with all conditions of approval as provided in the Branford Planning and Zoning 
approval of October 5, 2023. 

5. The proposed areas of non-disturbance will be recorded on the deeds for individual lots to 
alert perspective buyers of limitations. 

 
 
 
 
Vincent Giordano 
Executive Board President 
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