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Planning & Zoning Commission 
Monroe, Connecticut 

Thursday ~ January 8, 2015 ~ 7:00 PM 
Town Hall Council Chambers 

 
Regular Meeting 

MINUTES 
 
Present:  Chairman Patrick O’Hara 
   Secretary Karen Martin 

Commissioner Brian Quinn (arrived 7:08 p.m.) 
    Commissioner Cathleen Lindstrom (alternate) 
   Commissioner Jane Flader (alternate) 
 
Absent:  Vice Chairman William Porter 
   Commissioner Jim Weinberg 
   Commissioner Pedro Villanueva (alternate) 
    
Also Present:  Will Agresta Planning and Zoning Administrator 
   Scott Schatzlein Land Use Group Director/Town Engineer 
   Amy Guerra, Recording Secretary   
    
    

 
OPENING of MEETING 
 
1. CALL TO ORDER AND PLEDGE OF ALLEGIANCE 

 
Chairman O’Hara called the meeting to order at 7:05p.m. and invited those in attendance 
to join in the Pledge of Allegiance 

 
 
2. ROLL CALL AND SEATING OF ALTERNATES (if required) 
 

Commissioners were seated on a roll call.  Commissioner Porter and Commissioner 
Weinberg were absent.  Commissioner Lindstrom and Commissioner Flader were seated. 

 
3. GENERAL PUBLIC PARTICIPATION – None  
 
 
4. GENERAL APPOINTMENTS – None  
 
 

Commissioner Quinn arrived 7:08 p.m.. 
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PUBLIC HEARINGS  
 
 
5. REGULATION AMENDMENT 
  

 RAA-2014-06 – zoning text amendments to B-1 and B-2 District Uses  
 

Secretary Martin read the Legal Notice of Public Hearing, noting its publication in 
the Monroe Courier. 

 
Chairman O’Hara read the rules of the public hearing. 
 

Planner Agresta read the list of exhibits 1-6. 
  
Planner Agresta stated that this application proposes to amend the Non-Residential 
Districts, specifically the Business 1 (B1) and Business 2 (B2) Districts, by 
establishing that the uses that are allowed in the Limited Office Retail District 
(LOR), would now be allowed in the B1 and B2 Districts as they are presently not 
permitted.  In the B1 District, under the “Permitted Principal Uses” section, Town of 
Monroe Government Uses and Facilities is being added.  The other uses being added 
will be going under the Special Exception Uses, Section 4.1.3, and include: 
Research and Development Laboratories, Public Utility Facilities, Schools including 
Preschools and Nursery Schools, Childcare Centers and Adult Daycare Centers.  
Planner Agresta stated that the text with the bold underline are proposed to be 
allowed in the B1 and B2 Districts and are currently allowed in the LOR District.  
There is no text amendment needed for these uses to be permitted in the B2 District 
because currently in the regulations under the Permitted Uses section, it refers to the 
B1 District.     
 
Planner Agresta indicated that the amendments were circulated to neighboring 
Towns and Regional Planning Agencies as required by State Statue.  He read the 
responses from said Agencies into the record.  Planner Agresta stated that the record 
also includes documentation referencing the Notice, the filing of the Notice in the 
Clerk’s office noting the appropriateness of the timing. 
 
Chairman O’Hara reminded the Commission that at a previous meeting these 
amendments were detailed and thoroughly reviewed.  He inquired about whether or 
not we wanted to add the word “alteration and” in Section 4.1.1.  Planner Agresta 
indicated that change was included in the draft that was circulated to the 
Commission in November.  O’Hara questioned the Commission members about 
their remembrance of the discussion. Planner Agresta clarified specifics regarding 
use of the word “alteration” in the proposed amendments to the regulations. 
 
There were no public comments regarding the proposed text amendments. 
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With no objections, Chairman O’Hara thanked the Commission and Staff for their 
efforts and closed the hearing. 
    
  

6. ZONE BOUNDARY CHANGE 
 

 ZCA-2014-06 – 458 Purdy Hill Road, zone change from RF-2 to RF-1, Morawski 
(reconvened from 12/4/14; however applicant extension granted postponing to 
1/22/15) 

 
Chairman O’Hara read a letter from Attorney Raymond Rizio dated January 5, 2015 
requesting to adjourn and postpone the hearing until the January 22, 2015 meeting. 

 
 
7. SUBDIVISION/RESUBDIVISION 

 SUB-2014-02 – 65 Hammertown Road, 10 lot subdivision, Jans Land Development, 
LLC (applicant extension granted postponing opening to 1/8/15) 

 
Secretary Martin read the Legal Notice of Public Hearing, noting its publication in 
the Monroe Courier. 
 

Planner Agresta read the list of exhibits 1-22. 
 

Attorney Raymond Rizio, Quatrella & Rizio, LLC, introduced himself and stated 
he is representing the applicant, Jans Land Development.  This application is for a 
10 lot subdivision on 24 acres noting that the property owner currently lives on the 
parcel reflected as Lot 9 on the subdivision map.  Attorney Rizio stated that Lot 9 
also has frontage on Wheeler Road.  He explained that there are wetlands on the 
parcel and the previous owner reserved a 50 foot Right-of-Way, which won’t be 
used for access.  Attorney Rizio stated that a Conservation Easement will be offered 
so the wetlands would not be disturbed or crossed onto Wheeler Rd.  He stated that 
there will be a 320 foot road coming in off Hammertown Road.  Each lot in the 
subdivision will be at least 2 acres, noting that Lot 7 will be about 4 acres as there is 
a portion of wetlands on that parcel, which will be part of a Conservation Easement.  
Attorney Rizio provided an orientation of the road called “Whitetail Drive” in 
relation to the lots, stating that the subdivision will be called Deer Meadow Estates.  
He indicated that there is an off set cul-de-sac at the end of the street which is a 
result of discussions with the Inland Wetlands Commission.  Attorney Rizio 
reviewed the letter from Town Attorney, Jack Fracassini that express his concerns 
regarding the proposed open space parcel located at 42 Fox Run.  Said parcel is 
approximately 2 acres and is situated between two other parcels that are owned by 
the Town.  Attorney Rizio indicated that this parcel is being considered because 
there aren’t any other open space areas connected to the proposed subdivision 
parcel.   
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He summarized that Attorney Fracassini is concerned about the title issues as 
stipulated in his letter as well as the Town taking on a property that could potentially 
have issues.  Attorney Rizio stated that his client is offering to purchase a title 
insurance policy to protect the Town and provide an environmental report to ensure 
there are no issues on the property subject to the satisfactory review of Attorney 
Fracassini.  Attorney Rizio indicated that both these items could be made conditions 
of the approval to be completed prior to the filing of the subdivision map.  
 
Chairman O’Hara requested that Attorney Rizio reiterate for the Commission why 
they are considering an open space parcel that isn’t connected to the property and 
what allows the Commission to take this matter into account in our regulations.  
Attorney Rizio explains that his understanding is that the regulations allow the 
Commission the right to waive the ability to accept open space; therefore allowing 
them to accept a parcel of open space that is detached.   He reviewed a map 
depicting the open space parcel at 42 Fox Run explaining that this will connect the 
parcels on either side of this property that the Town already owns.    
 
Commissioner Lindstrom requested that Attorney Rizio provide additional 
clarification as to the location of 42 Fox Run on the open space map being 
referenced.   
 
William Carboni, P.E., Spath-Bjorklund Associates, Inc., introduced himself and 
stated that the proposed 10 lot subdivision is situated on the west side of 
Hammertown Road.  This subdivision proposes 9 new building lots as there is an 
existing house on Lot 9.  He indicated that the application is requesting waivers of 
the road width as the regulations currently require 32 foot road width and we are 
requesting a 28 foot road width as this is a residential road that will serve a 
maximum of 13 lots.  The decrease in road width will reduce the impervious area by 
10 percent.    
 
Commissioner Flader questioned how the subdivision went from 10 to 13 lots.  Mr. 
Carboni explained that it was requested for him to determine what would happen if 
the road continued and how it would be configured on the adjacent property.  He 
reviewed the configuration of the adjacent property and how 3 more lots could be 
created.  Mr. Carboni explained that this is not part of the proposed application but 
the staff asked that we make sure the alignment of the continuation of the road could 
work.   
 
Mr. Carboni reviewed details regarding the off-set cul-de-sac proposed with this 
subdivision, which increases the separation distance between the wetlands and the 
pavement.  He explained the location of the two wetland areas on the property as 
well as a stream that flows into a pond.  He provided clarification on the locations of 
the two proposed Conservation Easements which will encompass the two wetland 
areas. 
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Mr. Carboni explained the specifics of the proposed road drainage system 
referencing the location of the catch basins and pipes which will feed into two 
detention basins.  He stated that the drainage system is designed to accommodate the 
100 year storm.  Mr. Carboni also explained the drainage flow from each of the 
proposed lots. 
 
Mr. Carboni reviewed the traffic flow entering the subdivision and provided 
specifics regarding the sight lines.  In addition, he indicated that the lines of sight for 
each driveway were detailed at the request of Staff. He explained that the road will 
have a standard street planting program as outlined in the regulations.  Mr. Carboni 
stated that additional trees and buffers are being provided primarily around the two 
detention basins at the request of the Inland Wetlands Commission which will offer 
habitat and food sources.   
 
Mr. Carboni stated that the Fire Marshal has requested a ten to twelve thousand 
gallon water tank to handle fires within the subdivision; however, through 
discussions with the Fire Marshal, we would rather provide a dry hydrant that will 
connect into the pond which has a much larger storage capacity than the water tank.   
The Fire Marshal has agreed that the dry hydrant is a much better solution.   
 
Mr. Carboni reiterated that Deer Meadow Estates has been approved by the Inland 
Wetlands Commission and stated that the plans submitted to the Planning & Zoning 
Commission include all the conditions of approval from the Inland Wetlands 
Commission.    
 
Commissioner Flader inquired about the swale on the back of lots 7, 8 and 10 
relative to the maintenance of the vegetation of the swale.  Mr. Carboni explained 
the details of the swale and indicated that the maintenance of the swale would be the 
property owner’s responsibility.   
 
Commissioner Martin requested that Mr. Carboni address the Town Planner’s 
comments regarding the garage located on the applicant’s property that appears to 
be for a business use.  Mr. Carboni confirmed that there is a garage on the property; 
however, Mr. Martin indicated that a Building Permit was issued for a barn.  She 
inquired as to whether or not the garage is being used for a contractor’s business.  
Mike Czesnowski, property owner, stated that the barn is being used to store 
equipment being used on the property.  Attorney Rizio restated that it is not being 
used for a contractor’s business.  Commissioner Martin asked Mr. Agresta to review 
his comments after the applicant is done presenting the application. 
 
Attorney Rizio reviewed the Town Planner’s Comments to ensure all items have 
been discussed.  He stated that the Easement Documents could be made a condition 
of approval to be reviewed by the Town Attorney.   
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There were discussions regarding the possible continuation of the road in the future 
relative to the current placement of the cul-de-sac. Mr. Carboni reviewed 
engineering details of the cul-de-sac and road extension considering the topography.      
 
Mr. Schatzlein questioned the grading details involved with the connection of the 
the road extension to the cul-de-sac.  Attorney Rizio stated that the cul-de-sac was 
designed so that the road could be extended; however, the details surrounding the 
extension of the road would need to be addressed by a future applicant.   
 
Mr. Carboni stated that the applicant is proposing a street tree program that is in 
compliance with the regulations and will not be requesting a waiver to change the 
street trees.  Mr. Schatzlein inquired about the coordination of the installation of the 
utilities and planting of the street trees to avoid issues during the construction phase 
of the subdivision.  Mr. Czesnowski stated that he has dealt with CL&P for many 
years during the development of many subdivisions within the Town.  He explained 
that his company is quite familiar with utility easements and stated that in past 
subdivisions he normally works with the Tree Warden to coordinate the installation 
of the trees.   Planner Agresta agreed but noted that the location of the trees should 
be determined and referenced on the plan and shouldn’t be left at the sole discretion 
of the Tree Warden.   
 
Mr. Carboni discussed the comments regarding the storm water improvements and 
basin plantings as requested by the Inland Wetlands Commission.  Attorney Rizio 
discussed the use of the dry hydrant.  Mr. Schatzlein indicated that he spoke with the 
Fire Marshal and he does prefer the use of the dry hydrant, but the issue with that is 
the applicant would need to get approval from the Inland Wetlands Commission.  
Attorney Rizio acknowledged the need to get approval from the Inland Wetlands 
Commission and agreed.   Planner Agresta stated that the Wetlands approval of the 
dry hydrant should be obtained by the applicant prior to the close of the PZC 
hearing.  Attorney Rizio offered to install the ten to twelve thousand gallon tank in 
an area designated by the Town Engineer unless they are able to obtain approval 
from the Inland Wetlands Commission for the dry hydrant.   
 
Attorney Rizio discussed the comment on the Accessory Structures/Uses and 
indicated the parcels are on 2 acres and the future property owners would need to 
obtain permits for whatever structures they want to install.  There are no community 
structures (i.e. tennis court, pool) proposed. 
 
Attorney Rizio addressed the comment regarding Limits of Disturbance between lot 
lines and stated that it would be inappropriate to have Limits of Disturbance 
between lot lines that are in an Upland Review Areas within this subdivision.  He 
stated that it is not his intent to clear cut lots and stated that the future property 
owners should be able to determine what type of landscaping they would like to 
install on their lots. 
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Mr. Carboni discussed the comment regarding the location of the wells and the 
health department standards versus the subdivision standards. 
 
Attorney Rizio addressed the comment regarding driveway standards and stated that 
one curb cut per lot is very restrictive and does not allow for circular driveways 
which are feasible on two acre lots.  This would necessitate the property owner in 
obtaining a building permit to create a circular driveway.   
 
Attorney Rizio reviewed the Town Engineer’s Comments regarding the sight lines 
to the driveways and his comment about obtaining easements when the sight line 
goes across someone else’s property.  He stated that the consequences of such 
easement might be such that someone might conduct activity in the easement area of 
your property, for example, mow the lawn or remove or plant landscaping.  Mr. 
Schatzlein stated that roadways are designed with minimum standards and the 
application must provide driveway sight lines within those minimum standards.  He 
stated that the driveway sight lines must be improved if they can’t meet the 
minimum standards.   Mr. Carboni suggested a blanket easement outside the fifty 
foot Right-of-Way and described the associated details.  Mr. Schatzlein indicated 
the details could be finalized later. 
 
Commissioner Martin stated that she does not like the soldier coursing of the trees 
and inquired as to whether or not the applicant would consider a different 
arrangement.  Mr. Carboni questioned whether that requirement in the subdivision 
regulations is able to be waived.  Planner Agresta stated that the Commission can 
waive the regulation if they so chose.  The Commission agreed to waive the soldier 
arrangement of trees noting that the applicant is working with the Tree Warden and 
Staff regarding said placement of trees as well.  Commissioner Martin stated that 
they should not plant any white pines. 
 
Mr. Schatzlein reviewed the Bond Estimate with the Commission and applicant.  
Mr. Czesnowski questioned the bond amount and whether or not it was within 
D.O.T. Standards.  He reiterated that there are no major cuts or ledge, the piping is 
standard and the road width is being reduced and stated that the bond amount seems 
extreme.  Chairman O’Hara confirmed that the applicant’s bond estimate was 
$390,000 and the Town Engineer’s estimate was $670,000.  Mr. Schatzlein stated 
that he uses D.O.T. standards for most of his bond calculations noting that the 
numbers used have to hold for ten years.  If the Town had to call the bond to rebuild 
the road, the Town has to bid the work through a municipal process, which is very 
costly. 
 
Chairman O’Hara opened the floor for public comment.  There were no public 
comments in favor of or in opposition to the application.  A general comment on the 
application was made by Louis Cappucci, 673 Wheeler Road.  Mr. Capucci inquired 
about whether or not the access way connecting Wheeler Road to the proposed 
subdivision.   
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He stated that the neighborhood was concerned that this might be made a walking 
trail.  Attorney Rizio reiterated there will be no access into the subdivision from 
Wheeler Road.  Chairman O’Hara confirmed that the access way in question is on 
Lot 3 and questioned why it was made part of Lot 3.   
 
Attorney Rizio indicated that it made the lot 2 acres and there isn’t anything else to 
do with the area.  This area will be private property as it is part of Lot 3.  Chairman 
O’Hara questioned how the owner of Lot 3 will know that this area is not a 
driveway onto Wheeler Road.  Attorney Rizio stated that area will be a 
Conservation Easement and reflected as such on the title, on the deed and recorded 
on the subdivision map. 
 
Commissioner Lindstrom asked whether the barn located on the parcel with the 
existing house will remain.  Attorney Rizio indicated the barn will be removed. 
 
Commissioner Quinn asked how the landscape plan will be finalized.  Attorney 
Rizio stated upon approval we will work with staff to complete the landscape plan, 
which will be in the subdivision file. 
 
Attorney Rizio provided closing comments. 
 
With no objection, Chairman O’Hara closed the public hearing. 
   

 
SITE PLAN REVIEW  - None  
 
 
DELIBERATIONS and DETERMINATIONS 
 
8. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS  

 SEP-2014-01 – 1428 Monroe Turnpike (Mixed Use Landmark) – time extension to 
meet Conditions of Approval 

 
Chairman O’Hara indicated that the Commission received a letter from the applicant 
requesting a 60 day extension to meet the conditions of the approval. 
 
MOTION TO APPROVE TIME EXTENSION FOR SEP-2014-01 1428 
MONROE TURNPIKE 
MOTION:  (C. Lindstrom) 
To approve time extension for SEP-2014-01 1428 Monroe Turnpike 
SECOND:  (B. Quinn) 
Discussion:  None 
Motion Passes 5-0 (Ayes:  O’Hara, Quinn, Martin, Flader, Lindstrom) 
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9. BOND RELEASES OR REDUCTIONS – None  
 
 
10. MEETING MINUTES  
 

 October 16, 2014 
 

MOTION TO APPROVE MINUTES FOR 10/16/14 
MOTION:  (J. Flader) 
To approve meeting minutes from October 16, 2014. 
SECOND:  (K. Martin) 
Discussion:  None 
Motion Passes 4-0 (Ayes:  O’Hara, Martin, Flader, Lindstrom) 

 
 
11.  APPLICATION DELIBERATIONS/DETERMINATIONS 
 

 ZCA-2014-07 – 2 Victoria and 10 & 36 Main Street, zone change from I-2, I-3 and 
B-1 districts to B-2 district, Kimball Land Holdings, LLC and 10 Main Street, LLC 

 
MOTION TO APPROVE ZCA-2014-07, 2 VICTORIA AND 10 & 36 MAIN 
STREET 
MOTION:  (B. Quinn) 
To approve application ZCA-2014-07 for 2 Victoria and 10 and 36 Main Street for a 
Zone Change from I-2, I-3, and B-1 Districts to B-2 District.   
SECOND:  (K. Martin) 
Discussion: Chairman O’Hara reviewed the approval letter with the 

Commission.   
Motion Passes 5-0 (Ayes:  O’Hara, Quinn, Martin, Flader, Lindstrom) 

 
(See Approval Letter at end of Minutes) 

 
 RAA-2014-06 – zoning text amendments to B-1 and B-2 District Uses  

 
The Commission had no additional comments.  Chairman O’Hara stated that this 
application is self explanatory because the Commission submitted this application as 
part of being consistent with our own regulations on allowed uses.   
 
With consensus, the Commission directed Staff to prepare a draft approval for 
consideration at its next meeting. 
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 SUB-2014-02 – 65 Hammertown Road, 10 lot subdivision, Jans Land Development, 

LLC  
 

Chairman O’Hara reminded the Commission that there were a few waiver requests 
that need to be discussed.  Commissioner Quinn agreed with the proposed reduced 
width of the proposed 28 foot road in lieu of the required 32 foot road width.   
 
With consensus, Chairman O’Hara indicated that the Commission is in favor of the 
proposed 28 foot road width.  The next waiver request encompasses the off set cul-
de-sac which keeps the impervious surface out of the regulated area.   
 
Chairman O’Hara stated the final waiver request concerned the soldier coursed 
trees.  Commissioner Lindstrom would agree to eliminating the soldier coursed trees 
if the landscaping could be enhanced in other ways.  The consensus was to eliminate 
the soldier coursing of trees.  Chairman O’Hara asked the Commission if they 
preferred the applicant to submit the planting plan for review by the Commission or 
if staff approval is acceptable, barring any unforeseen issues/questions.  The 
Commission indicated staff approval is satisfactory.  Chairman O’Hara reviewed the 
remainder of Planner Agresta’s comments to ensure the Commission addressed all 
items and provided direction for a draft decision.  Commissioner Quinn questioned 
the difference in the applicant’s bond estimate and the Town Engineer’s bond 
estimate.  Chairman O’Hara requested that staff review the bond to determine if the 
requested amount is still accurate.   
 
With consensus, the Commission directed Staff to prepare a draft approval for 
consideration at its next meeting. 
  

 
OTHER BUSINESS 
 
12. REGULATION REVIEW/AMENDMENT WORK SESSION - None 
  
 
13. CORRESPONDENCE/OTHER RECEIVED  
 

 Amend 2015 PZC Meeting Schedule to revise April meeting dates 
 

Chairman O’Hara explained the request to revise the April meeting dates. 
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MOTION TO AMMEND 2015 MEETING SCHEDULE 
MOTION:  (B. Quinn) 
To approve the amendment in the 2015 meeting schedule.  To change April 2nd to 
the 9th and the 16th to the 23rd.  
SECOND:  (J. Flader) 
Discussion:  None  
Motion Passes 5-0 (Ayes:  O’Hara, Quinn, Martin, Flader, Lindstrom) 

 
 
14. COMMISSIONER’S REPORTS 

 Chairman’s Report – None 
 Commissioner’s Reports – None 
 Land Use Staff Reports – None 

 
 
15. ADJOURN 
 

With no objections, Chairman O’Hara adjourned the meeting at 9:51 p.m. 
 
 

Respectfully submitted, 
 
 
  Tanya Bombero 
  Acting Recording Clerk 
 












