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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
MEETING MINUTES 
JANUARY 22, 2015 

 
 
Meeting:  Planning and Zoning Commission 

Regular Meeting – January 22, 2015 
7 Fan Hill Road, Town Hall, Council Chambers 

 
Present:  Chairman Patrick O’Hara 

Vice Chairman William Porter 
Secretary Karen Martin 
Commissioner Jim Weinberg 
Commissioner Brian Quinn  
Commissioner Pedro Villanueva (alternate) 
Commissioner Cathleen Lindstrom (alternate) 
Commissioner Jane Flader (alternate) 

 
Absent:   None 
 
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 7:05 p.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. 
 
 

3. GENERAL PUBLIC PARTICIPATION – None 
 
 
4. GENERAL APPOINTMENTS – None 
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PUBLIC HEARINGS 
 
5. ZONE BOUNDRY CHANGE 
 

ZCA-2014-06 – 458 Purdy Hill Road, zone change from RF-2 to RF-1, Morawski (adjourned on 
12/4/14; scheduled to reconvene on 2/19/15 per applicant’s request) 
 
Chairman O’Hara read a letter from the applicant’s Attorney Ray Rizzio requesting that the 
public hearing be adjourned to the February 19, 2015 meeting, to which the Commission 
consented. 

 
 
6. EXCAVATION/FILLING PERMIT 

 
EFP-2014-01 – 298 Spring Hill Road, grading & installation of retaining walls, Amie and Kevin P. 
Reid (adjourned on 12/18/14; scheduled to reconvene on 2/19/15 per applicant’s request) 

 
Chairman O’Hara read a letter from the applicant/owner, Kevin Reid, requesting that the public 
hearing be adjourned to the February 19, 2015 meeting, to which the Commission consented. 

 
 

7. SUBDIVISION/RESUBDIVISION 
 

SUB-2014-03 – 36 Timothy Hill Road, Industrial 5 lot subdivision, Monroe Land Holdings, LLC 
(reconvened from 12/18/14; postponed to 2/5/15) 

               Secretary Martin read the public hearing notice 
Mr. Kevin Solli requested this application remain open so he can meet with staff and develop all 
their comments so that when he presents it to the commission the application would be more 
complete.  In addition, this would save all parties involved a lot of time with the approval 
process.  The commission granted the extension followed up by a letter of request from Mr. Solli 
on behalf of the applicant.  

 
 
8. SPECIAL EXCEPTION PERMIT 

 
SEP-2014-13, File #1549A – 462, 464, 466 & 470 Main Street, construct commercial building for 
retail and office use, JV462, JV464, JV466 and JV470 Main Street, LLC. (postponed to 2/5/15 per 
applicant’s request) 
 

Chairman O’Hara read the letter requesting an extension from Attorney Rizzio on behalf of the 
applicant. 
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SEP-2014-14 File #15508 – 496 Pepper Street & 50 Cambridge Drive, construct industrial 
building, Cambridge Drive, LLC  
 

Secretary Martin read the public notice and Chairman O’Hara read the instructions for the public 
hearing.  Planner Agresta listed Exhibits 1 through 20 for the record. 
 
Mr. Bill Carboni, a professional engineer licensed in the state of Connecticut and representing 
Axel Plastics introduced himself.  The proposed project is lots 3 & 4 of Pepper Street Business 
Park (shown to commission on overhead projector).  Lot 3 has frontage on Pepper Street and 
measures 3.2 acres while lot 4 has frontage on Cambridge Drive and measures 13.4 acres for a 
total of 16.6 acres.  In 2005 a Special Exception Permit was granted for an industrial building on 
lot 3 where the site work was done but the building was never constructed.  In 2006 a Special 
Exception Permit was granted for both lots for a nursery use.  The land was cleared, leveled and 
used for plant storage that contained several approved green houses.  Based on the work that 
was done on this site and soil tests that were done there is only one location for the septic and 
the properties will have to be combined in order to do that. 
 
Mr. Carboni stated that the project is to construct a 43,039. square foot building, associated 
parking, detention facilities and utilities.  The building will occupy the central portion of lot 4.  
There are 3 detention basins that will be constructed and have incorporated several LID 
measures to reduce the impact.  All drainage will be via swales on either side of the building 
and there will no height run off which has several benefits.  It will provide a disconnect between 
the paved areas and XXXXX facilities, the swale is very flat and will have 6 inch stone burms 
along its length to slow run off and will be lined with grass for nutrient uptake.  Lastly, the 
concentration of the water from this site in the basin will be light. 
 
This project is surrounded by wetland soils so what they are proposing to do in the main basin is 
to over excavate it to an elevation of 398 and then build it back up with wetland compatible 
soils.  The ground water they have measured is 395 so what they intend to end up with is a 
wetlands meadow.  They plan to increase the wetland vegetation as some already exists in a 
pre-existing basin.  The building will be served by public water and public utilities.  It will have a 
septic tank on lot 3 and an additional septic tank and pump station area (shown on a map).   
 
There is that potential of a second phase of this project which they are presenting but don’t 
know when or if it will get built.  There is a proposed addition of 19,000 square feet which 
would force them to remove some of the original parking but would create replacement 
parking in another area that is surrounded by wetlands but has been leveled off. 
 
In 2009 the wetlands commission gave an order to L&L Evergreen to correct some problems 
with the construction of the driveway.  The applicant will incorporate the requirement given to 
L&L Evergreen and complete this work during phase 1 and will lead to phase 2. 
 
There is a proposed planting plan that includes both wetland plants and normal landscaping 
around the building.  The buffer on Cambridge Drive will be 100 feet to shield the building from 
the road.  There will be ground cover plants around the building and outside the parking lot will 
be planted with grass until or when they do phase 2.  The installation and maintenance plans 
are included in the application. 
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The count of employees needed for this project is 40 from both phases.  There are expected to 
be approximately 3 to 4 deliveries per day and 3 to 5 shipments per day with all truck traffic 
coming and going in one area and all employee traffic coming and going in another.  The zoning 
requirements based on land use and on square footage is for 101 spaces for phase 1 and 110 
spaces for both phases.  With only 40 employees the applicant is in excess of the number or 
parking spaces needed and asked for a deferral of 15% of the number of parking spaces.  That 
would bring the number of spaces down to 85 with only 40 employees. 
 
Axel Plastics is a research development production company that produces lubricants that allow 
plastics to be released from their mold.  They use a variety of animal, vegetable, and petroleum 
derived materials.  The majority of these products are hydrocarbon solvents, fatty acids, and pal 
metric waxes.  They blend these chemicals in closed tanks and package them for shipment.  The 
process is batch manufacturing in closed stainless steel vessels.  Chemicals come into the plant 
and leave the plant in sealed containers.  The materials are in liquid form and are purchased 
275 gallon totes and 55 gallon drums they leave the same way and in containers as small as half 
gallon containers.  There are never any exposed fluids outside of the building.  All waste from 
the lab will be pumped into a holding tank and the tank will be removed from the site.  The only 
material that will leave the building that’s not in a container is the normal domestic sewage that 
will be pumped over to the septic system.  The by-products materials from the manufacturing 
will be stored in storage rooms and be removed from the site by a licensed waste hauler.  Axel 
Plastics has provided the town staff with a hazardous removal report from their existing facility 
in New York. 
 
In regard to comments to the compatibility of this use with the zoning regulations, Axel Plastics 
does not violate section 4.3.4 which prohibits the operation of products, processing of 
explosives, or manufacturing various acids, pesticides, herbicides, or the bulk manufacturing of 
chemicals.  Axel Plastics provided a statement that they do not use any of these materials and 
are not a manufacturer of chemicals by industry standards. 
 
The applicant wanted to request a waiver on the driveway to be reduced from the required 24 
feet to 22 feet curb to curb width as it may never be used and to reduce the impact on the 
adjacent wetlands.  As an alternative, the applicant will keep the 24 foot width of the driveway 
and will reduce the curbs to satisfy the wetlands requirements.  The wetlands commission 
agreed to that plan so the applicant is withdrawing their request for this waiver.  There is a 
lighting plan for the site.  The fixtures will be 14 feet high and will be night sky compliant. 
 
Mr. Carboni invited any questions.  Chairman O’Hara declined saying they would address their 
questions after the entire presentation was complete. 
 
Mr. Phil Clark, an Architect from Newtown, Ct. introduced himself.  He began by stating that the 
building is 33 feet high made of pre-engineered metal on four sides with some attractive 
features on the front comprised of manufacturing offices and labs.  The front of the building will 
be two stories high which will house addition office space.  The loading dock located on the 
right side will be shielded by landscaping. 
 
Commissioner Flader asked how many work shifts there would be.  Mr. Carboni answered there 
would be one working during the day time. 
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Commissioner Lindstrom asked, in the projected second phase would that be additional space 
for the same operation or would they be doing something else with that space.  Mr. Carboni 
said, for now that additional space projected in phase 2 would be used for the same operations 
but would allow for more storage capacity and production capacity. 
 
Commissioner Lindstrom wanted to know about the additional parking spaces and when they 
would be constructed.  Mr. Carboni confirmed that they would be added in the second phase 
on a level piece of the property they call “the island” and would have no impact on the 
wetlands. 
 
Commissioner Weinberg wanted to clarify if this application includes phase 2 or just phase 1.  
Mr. Carboni said the application includes both phases so they could avoid having to come back 
in 5 or 10 years with a new application although there is no plan to build phase 2 at this time.  
Commissioner Weinberg asked if they added more parking by the wetlands would the applicant 
have to get a new wetlands permit.  Mr. Carboni said they would not because the wetlands 
permit would be approved for both phases. 
 
Commissioner Weinberg said, because the amount of parking would be adequate even with the 
deferment would they still have to add more parking during phase 2?  Mr. Carboni said they 
would have to do it in order to be compliant with the zoning regulations even though they may 
not need them.  Commissioner Weinberg asked about eliminating a section of driveway and Mr. 
Carboni said they would be using it for a truck turn around so it would be useful.  
 
Commissioner Weinberg wanted to know where the regulation comes from that says you can’t 
use the septic system on a different lot without combining them.  Mr. Carboni said it’s from the 
state public health code which says that the septic system has to be on the lot as the building 
being served. 
 
Commissioner Quinn asked how many truck deliveries there would be each day and what route 
they would be using.  Mr. Carboni responded, 3 to 4 deliveries incoming per day and 3 to 5 
outgoing per day and that he was not sure what routes they would be using, either 95 or Route 
84. 
 
Commissioner Porter said that Aquarion Water Co. had some concerns with this particular 
operation taking place in this specific location and wanted to know what precautions would be 
taken to prevent any wetlands contamination.  Mr. Carboni said they didn’t like the idea of a 
plastics manufacturer in this location but they do not manufacture plastics.  The materials at 
the site do not leave the building, there are no floor drains in the building, and all wastes are 
removed from the building in closed containers.  In the loading dock area there is an under 
drain that is pumped out into a drainage swale and if there is a spill they would shut the pump 
off.  Consequently, since it is located four feet below the finished floor level.  In addition they 
have standard industrial precautions taken for the materials that are inside the building.  This is 
a sealed building dealing with no floor drains and processes that are all done in sealed stainless 
steel manufacturing vessels that do not lend themselves to spills.  Mr. Carboni stated that other 
than that they were only dealing with standard vehicular oils and greases.  He does not feel that 
Aquarion Water Co. knows what would be going on in the building nor have they ever asked for 
any information. 
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Commissioner Porter wanted to know how they would address the parking lot contamination 
run off.  The water would run at a slow velocity into the swales allowing for the suspended 
solids to separate and eventually drain into the basins where there would be a large amount of 
specialized wetland plants for nutrient uptake and to absorb the materials.  This system would 
have to be routinely maintained in order to work correctly. 
 
Secretary Martin requested written responses to the town engineer and town planner 
comments.  Mr. Carboni said he provided written responses to all comments except for ones 
given to him at the time of this meeting. 
 
Secretary Martin wanted to hear about the violations this company has experienced with their 
business in New York.  The company owner, Jake Axel, 4 Cherry Hill Lane Westport, CT and his 
father Frank Axel 228 Overlook Road introduced for the record.  Jake Axel said he had been 
with the company for 12 years and had no knowledge of any violations.  Secretary Martin said 
she searched the company on Google and it came up with a few violations although, she could 
not recall any of them specifically.  Frank Axel said that if there were any they were minor in 
nature that did not involve any kind of spillage or manufacturing criticism and they have regular 
fire inspections.  Frank Axel suggested that a violation came from the DEP over air emissions.  
Jake Axel said that the company is regulated by Iyata which is for shipments by air and also by 
DOT.  He said they had an Iyata violation because they did not understand the training 
requirements but since have updated those working with them directly to become compliant.  
Frank Axel stated the company has been in business for 73 years, since 1941 and Jake 
confirmed that New York is there only current location. 
 
Secretary Martin requested to have an outside evaluation done on the documents dealing with 
the chemicals at the applicant’s expense.  Jake Axel asked what kind of further evaluation she 
wanted done.  Secretary Martin referred to a 2003 report from Chemtron Corp. in Ohio that 
says RT waste flammable liquid and hazardous waste and she isn’t sure about that.  She feels 
that if this company is going to be in someone’s back yard the commission has an obligation to 
know what they are dealing with.  Chairman O’Hara suggested that the owners could tell the 
commission more about what they do.  Frank Axel said they do not produce plastic, don’t have 
plastics in their building but the plastics industry is their customer.  They produce additives in 
one phase and coatings in the other phase to perform the same function that Pam performs in 
a frying pan.  They produce mold resistant agents, anti-sticking agents that are used by 
companies that do molding, whether it be rubber, fiberglass, interior trim automotive parts, 
technical commercial housings or anything that goes into a mold that has to come out of the 
mold without sticking.  The do this by compounding, mixing and blending.  They don’t 
synthesize chemicals they only use what is commercially available from primary sources. 
 
Commissioner Quinn stated that whatever comes into this facility gets mixed and then leaves 
the facility.  Jake Axel replied by saying they are a small quantity waste generator.  There is an 
EPA trigger of 2,000 kilos and if you are more than that you are a large quantity generator.  He 
continued by saying flammables under DOT and OSHA designation are materials that could 
reach a flash point at a certain temperature and those are the hazardous wastes they produce 
and are regulated.  Those materials are kept in rooms that are designed to codes to be 
compliant with the regulations.   
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He said they are spending about 7.5 million dollars putting the building up of which 3 million is 
for the building itself and the other 4 million on equipment and safety systems.  Their plan is 
designed to protect the workers and the town and they have done what they need to do to be 
good neighbors. 
 
Secretary asked if the commission has a copy of a spill response procedure plan.  Jake Axel said 
that if it is required, he will provide that to the commission. 
 
Commissioner Villanueva explained that at the beginning of this project, 4 or 5 years ago they 
met with the fire marshal to go over all the chemicals and the process, so this has been 
reviewed and he had no problems with the chemicals and the process.  Jake Axel said they 
would file a report on all their chemicals each year with the DEP and would give a copy to the 
firehouse so they would be aware. 
 
Secretary Martin asked them to explain the chemicals.  Jake Axel explained they have 
approximately 300 formulations blending ingredients called esters, soybean oil, canola oil and 
different types of fats to give them certain properties.  He said they do have flammable 
materials that are stored in certain parts of the building designed to hold them and then 
processed in an area designed for them as well.  Secretary Martin asked if they have ever had 
any explosions and Mr. Axel said no.  Kevin Axel defined flammability as industrial solvents 
which will ignite when exposed to a flame, by themselves, they are not flammable.  Secretary 
Martin requested for a second time a report be done by an independent expert on chemicals at 
the applicant’s expense.  Commissioner Weinberg states that they are not using these 
chemicals at a temperature where they would ignite and they are no more flammable then 
what we use in our lawn mowers.   
 
Commissioner Porter asked Jake Axel to explain ISO 9000.  Mr. Axel stated that ISO 9000 is a 
quality system which requires them to document all of their procedures also required by OSHA.  
They have a quality manager who audits all of their procedures yearly so that they remain 
compliant.  Kevin Axel added that it is an international standard representing accountability.  
There is traceability and accountability in every stage of their receiving, manufacturing and 
distribution.  They have to file for recertification for the ISO 9000 every year and there is an 
independent outside company that audits them every year as well.  They receive a certificate of 
compliance every year and would be happy to provide a copy to the commission. 
 
Commissioner Villanueva asked Jake Axel to explain further the waste that is produced at their 
site.  Mr. Axel said there are two types of waste, hazardous and non-hazardous.  The non-
hazardous waste will be collected and trucked out, as there is no sewer system in Monroe, to a 
local DEP company primarily being water based materials with a small amount of solids.  The 
hazardous waste would be flammable and would truck that out using the same hauler they 
have for years and it would be properly incinerated. 
 
Chairman O’Hara asked if they plan to have any un-manned operations and Mr. Axel said no.  
Chairman O’Hara then asked if they plan to sell any of the used storage containers.  Kevin Axel 
replied, they don’t get them back.  The only containers they receive are full of raw materials 
and once they have emptied them they get returned to the supplier. 
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Chairman O’Hara asked if and when phase 2 happens will there be a need for loading and un-
loading docks or will that all be in phase 1?  Phil Clark answered that it would all be in phase 1 
but there would be a loading and unloading area in phase 2 for deliveries of office supplies. 
 
Chairman O’Hara questioned a space on the plan between the building of phase 1 and phase 2 
and was there a purpose for that?  Phil Clark said there is a code that requires a 50 foot 
clearance.  Chairman O’Hara referenced a comment from the Town Engineer that on the 
northeast corner of the building in regard to lighting and whether or not that was something 
they already agreed to and need to put on the plan?  Mr. Clark said it was already on the plan. 
(G1) 
 
Secretary Martin asked if there would be any outside storage and the owners said no. 
 
Chairman O’Hara asked if there were any plans for plantings or fencing on the driveway into lot 
3 on Pepper Street.  The owners said they thought the plan called for a gate at the entrance of 
the driveway and they would be happy to do that.  Chairman asked them to consider adding 
some plantings to make the entrance look less inviting. 
 
Engineer Schatzlein asked them if they would be willing to convey property in lieu of easement. 
He explained that the town would be doing road work of Pepper Street and would need some 
addition right of way from the property owners.  Mr. Carboni said they reserve the right to see 
the plan but did not feel they would be opposed to it. 
 
Planner Agresta wanted them to provide more detailed lighting information and they said they 
would before construction.  Mr. Clark added that in phase 2 if employees should ever need to 
park in “the island” they are proposing Ballard type lighting.  These lights would go on shortly 
after dusk and go off just after dawn.  The lights would be on timers that would get changed 4 
times a year to correspond with the seasons.  Chairman O’Hara asked if the plantings around 
the parking area in phase 2 part of phase 1.  Mr. Carboni said the establishment of grasses 
would be part of phase 1 which is part of the wetlands permit.  There is a planting plan for 
phase 2 if they construct the additional parking. 
 
Chairman O’Hara asked them to review the signage for the road and asked them to consider a 
monument type sign, incorporating some elements from the building and some low impact LED 
lighting.  The owners said they would and preferred the idea over what was in the plan. 
 
Commissioner Lindstrom asked what they do with leftover pallets.  They use some for 
reshipment and throw out the rest but they are stored inside, not outside on the lot.  She also 
wanted to know how they remove the liquids they receive to mix or put into another vessel.  
Jake Axel explained that there are two holes in the drum which get opened up, a hose is placed 
inside and the liquid is pumped out. 
 
Secretary Martin questioned a previous irrigation system and weather it exists on lot 4.  Mr. 
Carboni said that it would have been a well dug by L&L for their irrigation system and he does 
not know if it has been properly abandoned but it will have to be per health code requirements.  
The owners added that this facility would be their only one and they would shut down their 
New York location and rent out that building for storage. 
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Planner Agresta wanted them to elaborate on comments from the ARB in regard to roof top 
units and mechanicals are shielded from view on Cambridge Drive.  Jake Axel said that they 
don’t believe they could be seen from Cambridge Drive because the building it set back but if 
the roof top units are they would be happy to screen them.  Chairman O’Hara wanted to know 
who would decide if you could see it from the road to which the owners responded that staff 
would determine this and they agreed to screen it if necessary. 
 
Planner Agresta reviewed the waiver that says they want to go to 1 to 1 slope from 1 to 2 in the 
area of the access driveway to lessen the impact on the wetlands.  Mr. Carboni concurred.   
Planner Agresta also wanted confirmation of the proposed plan for a walk way from the 
building to the phase 2 parking lot which is a stripe 4 feet from the curb.  The owners confirmed 
that is what they are proposing and all parties feel this is adequate.  Lastly, Planner Agresta 
requested they add to the plan more landscaping and shielding of the front as that is the tallest 
part of the building. 
 
Polling the commission hearing no objections, Chairman O’Hara closed the hearing. 
 
The Commission recessed for a 5 minute break. 

 
 
SITE PLAN REVIEW 
 
8. SITE DEVELOPMENT PLAN  
 

SDP-2014-12 – 731 Main Street, site improvements including reconstruction of stairs, removal 
of cupola, and construction of retention wall and pergola’s, 731 Main Street, LLC 

 
Planner Agresta listed Exhibits 1 through 9 for the record. 

 
Mr. Howard Safan, principle of 731 Main Street introduced himself and his partner Joseph 
Grasso.  They purchased this property at auction from TD Bank as a foreclosure.  The property is 
4 acres which has 26 thousand square feet of office space on it.  They closed in October 2013 at 
which time they had 9 tenants and within 3 to 6 months they had 3 tenants on the property.  
This was a distressed property that hadn’t been maintained in over 8 years and in retrospect 
they shouldn’t have bought the property.  Their goal is to make this a, “class A”, property with 
tenants that the commission would be proud of.  It is a beautiful piece of property with great 
potential and they have 4 potential tenants already.  They are seeking to reconstruct the stairs, 
beautification of soft scape, construct Pergola’s at the top of the stairs, replace all the roofs, 
remove the cupolas and replace or repair the site lighting. 
 
Planner Agresta asked if the dumpster exists and where it is located.  Mr. Safan said that the 
dumpster exists but it needs to be relocated.  They have decided where it will be but need to 
provide an enclosure and agreed to provide the plans for such enclosure.  Chairman O’Hara 
asked if they had ample parking.  Both Planner Agresta and Mr. Safan responded yes, in fact 
they are in excess of what they require for parking spaces. 

 



Meeting Minutes Planning and Zoning Commission 
January 22, 2015 Monroe, Connecticut  

Page 10 of 14 

Planner Agresta was happy with the lighting plan and the proposed lights are dark sky compliant 
but suggested they look at a light with more of a crown top as opposed to the flat disk they had 
chosen.  Mr. Safan explained that they chose that style to match their next door neighbors, the 
Electrical Union. 
 
Engineer Schatzlein recommended a minimum bond of 2,500 as a follow up process with the 
minimal amount of sit work left. 
 
Commissioner Lindstrom asked if their intentions for this building are for professional uses only 
and not for retail purposes.  Mr. Safan said that it may be mixed but the majority of it would be 
for professional use as this building is built in 1,600 square foot pods.  They are not interested in 
retail so they hope to have mostly professional space. 
Secretary Martin said that Monroe is trying to have the lighting be more of a New England look 
to which Mr. Safan responded that they are going for more of a barn type look, Goose neck 
fixtures etc. and the plan will show all of that.  Secretary Martin brought up signage and Mr. 
Safan said they would wait for the commission’s recommendations on that and come up with a 
proposed plan for them. 
 
Chairman O’Hara did a site visit to the current retail business and they have a 4’ x 8’ piece of 
plywood in front of the building and he suggested that the owners speak with him on that 
sooner rather than later before it becomes a problem.  Mr. Safan said they intend to submit 
their signage plan to the commission as soon as possible so they can resolve that issue. 
 
Polling the commission hearing no objections, Chairman O’Hara closed the site development 
plan. 

 
 
DELIBERATIONS and DETERMINATIONS 
 
10. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS 

 
SUB-2014-01 – 2 Victoria Drive – time extension to meet conditions of approval 
OWNER Kimball Development, LLC Kimball Land Holdings, LLC, John M. Kimball, Member 
APPLICANT Kimball Development, LLC Kimball Land Holdings, LLC, John M. Kimball, Member  
MOTION: PORTER -To grant a 90 day extension to Victoria Drive SUB-2014-01 
SECOND: QUINN 
Discussion: None 
VOTE:  5-0-0 - Approve  

  Ayes O’Hara, Porter, Martin, Quinn, Weinberg 
  Nays None  
  Abstain None 
 

SUB-2014-01 – 2 Victoria Drive – modification of approval conditions - Tabled 
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11. BOND RELEASES OR REDUCTIONS  
 
MOTION TO APPROVE BOND RELEASE 04-03-SUB 
 
MOTION: PORTER - To release bond 04-03-SUB Phase 1 of Pepper Street Business Park. 
SECOND: QUINN 

  DISCUSSION: Engineer Schatzlein stated there were some items that were not completed  
                                             from the original approval. 
   VOTE:  5-0-0 - Approve  

 Ayes O’Hara, Porter, Martin, Quinn, Weinberg  
 Nays None 
 Abstain None 
 
  MOTION TO APPROVE BOND RELEASE 05-06-SUB 

 
MOTION: PORTER - To release the bond 05-06-SUB Phase 2 of Pepper Street Business                                                             

Park        
  SECOND: QUINN 
  DISCUSSION: None  
  VOTE:                  5-0-0 - Approve 
  Ayes O’Hara, Porter, Martin, Quinn, Weinberg 
  Nays None 
  Abstain None 
 
  MOTION TO APPROVE BOND RELEASE 05-13-SUB  
 
 MOTION: PORTER - To release the bond 05-13-SUB Phase 3 of Pepper Street Business  
    Park 
  SECOND: QUINN 
  DISCUSSION: None 
  VOTE:  5-0-0 - Approve  
  Ayes O’Hara, Porter, Martin, Quinn, Weinberg 
 Nays None 
 Abstain  None 
 
  MOTION TO APPROVE BOND RELEASE 12-1-SUB 
   
  MOTION: PORTER - To reduce the bond for 12-1-SUB 1421 Monroe Turnpike to $30,000. 
  SECOND: QUINN 
  DISCUSSION: There are still some items that need to be completed.  There was a 
                                 recommendation from Staff to reduce the 97,000 dollar bond amount to 
                                            30,000. 
  VOTE:   5-0-0 - Approve 
  Ayes O’Hara, Porter, Martin, Quinn, Weinberg 
  Nays None 
  Abstain None 
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12. MEETING MINUTES - None 
 

 
13. APPLICATION DELIBERATIONS/DETERMINATIONS  

 
 MOTION TO APPROVE RAA-2014-06 

OWNER Town of Monroe 
APPLICANT Planning and Zoning Commission 

 MOTION: LINDSTROM - To approve the approval letter for RAA-2014-06. 
  SECOND: QUINN 
  DISCUSSION: Chairman O’Hara briefly summarized the letter of approval.  
   VOTE:  5-0-0 - Approve  
 Ayes O’Hara, Martin, Quinn, Flader, Lindstrom 
 Nays None 
 Abstain None 
 

MOTION TO APPROVE SUB-2014-02, 65 HAMMERTOWN ROAD  
OWNER Mary Jane Czesnowki 
APPLICANT Jans Land Development, LLC  
MOTION: QUINN - To approve SUB-2014-02, 65 Hammertown Road, Jans Land  

                                            Development. 
SECOND: FLADER 
DISCUSSION: Planner Agresta briefly summarized the letter of approval. 
VOTE:   5-0-0 - Approve 

 Ayes O’Hara, Martin, Quinn, Flader, Lindstrom 
 Nays  None 
 Abstain  None 
 

SDP-2014-12 – 731 Main Street 
 

Chairman O’Hara recapped the proposal made by Mr. Safan.  The commission deliberated on 
the proposed lighting styles.  Chairman O’Hara asked Engineer Schatzlein if the 2,500. bond was 
necessary and he explained it was minimal but forces the finalization of the project.  Ultimately, 
the commission decided to pass on the bond.  Engineer Schatzlein brought up his comments 
about taking the word proposed off the plan, they agreed to do the line striping, stop bar and 
stop sign and the plans showing the removal of the cupola and the roof railings they are putting 
on.  Lastly, Commissioner Weinberg stated that this property was in dire need of someone to 
step in and within reason the commission should be as flexible as possible so it can get done.  
The commission recommended a letter of approval be drafted. 

 
SEP-2014-14 – 496 Pepper Street & 50 Cambridge Drive 

 
The commission was in agreement on the gate and plantings at the entrance of lot 3, the idea of 
a monument sign, no outdoor storage and the parking waiver.  They discussed that the 
applicants must combine the lots and will make it a condition of approval.   
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They discussed the applicant’s willingness to screen the roof top units and they would make a 
condition that they provide the commission with a simple drawing that says that it’s not visible 
but will be inspected so that if any adjustments need to me made they would be.   
 
Commissioner Weinberg said that the 2 to 1 slope in the plan would encroach more on the 
wetlands and that they should approve the 1 to1 slope waiver.  The commission agreed and will 
vote on it later.  They approved the stripe for the walk way as proposed.  In regard to the 
additional landscaping in the front of the building the majority of the commission did not feel it 
was necessary as the building is set off the road and is an attractive building.  In addition, they 
did not want to have the applicant draw up a new set of plans just to move the planting beds 
and add landscape.  It was decided that what the applicant’s initially proposed for this would be 
fine.  Engineer Schatzlein discussed survey #2 which the applicant agreed to, the loading for 
phase 2 is ok, the grading, the lighting that they already did needs to be on the plan and he had 
a 26,000 bond.  Chairman O’Hara brought up the letter to the applicant from Aquarion Water 
Co. and the commission deemed it to be inaccurate under the circumstances.  It was decided 
that in the letter of approval they will include the measures that the applicant is taking to satisfy 
the issues that the water company has.  The commission recommended a letter of approval to 
be drafted. 

 
 
 OTHER BUSINESS 
 
14. REGULATIONS REVIEW/AMENDMENT WORK SESSION 

 
The commission will meet; weather permitting, on 1/26/2015 

 
 
15. CORRESPONDENCE/OTHER RECEIVED  
 
 Chairman O’Hara offered a workshop to attend if anyone was interested. 
 
 
16. COMMISSIONER’S REPORTS 

 
• Chairman’s Report - He sat in court for 3 hours for the Walmart hearing and judge Galardi 

has 120 days to render a decision.  The commission won the McDonald’s hearing. 
 

• Commissioner’s Reports – None 
 

• Land Use Staff Reports – None 
 

• Discussion of application submission copies – Planner Agresta discussed how they receive 
the applications and wanted to know how best to deliver them to the commissioners.  To 
date they have just been available in the office and the commission agreed that works best 
for them.  The question is should they force the applicant to make available 10 copies of 
something that is extremely extensive and the commission may not need all that 
information.   
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Engineer Schatzlein proposed the applicant provide a narrative that describes what is 
available.  The commission agreed that they want full size plans, 24x36, so they can read 
them.  Secretary Martin would like to promote the applicant’s to come to them with fully 
completed applications.  The commissioners were in agreement but understand that that 
can’t always be the case. 
 
 

17.  MEETING AJOURNMENT 
 

With no objections, Chairman O’Hara adjourned the meeting at 10:06 pm. 
 
 
 
Respectfully submitted, 
Carol Re, Recording Secretary In-Training 


















































