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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
FINAL MEETING MINUTES 

June 18, 2015 
 
 
Meeting:  Planning and Zoning Commission 

Regular Meeting – June 18, 2015 
7 Fan Hill Road, Town Hall, Council Chambers 

 
Present:  Chairman Patrick O’Hara  

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

Absent:   Commissioner Dave Townson 
 
Also Present:  Will Agresta, Planning and Zoning Administrator  

Scott Schatzlein, Land Use Group Director/Town Engineer 
Carol Re, Recording Secretary 
 
 

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

Chairman O’Hara called the meeting to order at 7:00 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.  Commissioner Lindstrom was seated. 
 

3. GENERAL PUBLIC PARTICIPATION – None 
 
4. GENERAL APPOINTMENTS – None 
 
 
PUBLIC HEARINGS 
 
5. SPECIAL EXCEPTION PERMIT 
 

SEP-2015-02, File # 1552A: 505, 509,515 Monroe Turnpike & 220 Cross Hill Road – Construct 
CVS retail pharmacy and site improvements, TMC New England, LLC 
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Secretary Martin read the public notice and Chairman O’Hara read the instructions for the public 
hearing.  Planner Agresta listed Exhibits 26 through 38 for the record. 
Commissioner Flader arrived at 7:03 pm. 
 
Attorney Daniel Kleinman, representing the applicant TMC New England, LLC, introduced 
himself and Paul Vitaliano, the project manager for this application. 
 
Mr. Vitaliano began by providing the Commission with paperwork regarding the sight lines at 
the proposed Cross Hill Road entrance, labeled exhibit #39.  They are proposing to level out the 
ground by the road at abutting 224 Cross Hill Road and extend the retaining wall onto that 
neighbor’s property to improve the sight line.  The neighbor is ok with the wall but they have yet 
to decide on the financial reimbursement for this agreement and the applicant asks that the 
Commission accept this as a condition of approval. 
 
Chairman O’Hara asked Mr. Vitaliano to acknowledge that “lack of sight line would be a killer for 
this application.”  Mr. Vitaliano said that lack of sight line would bring up very drastic changes 
that would lead to restricting the entry drive on Cross Hill Road and the full access the seek 
approval for. 
 
The applicant is requesting three waivers the first being waiver of no grading change within 25 
feet of the property line around the perimeter of the entire property, the second is a maximum 
4 to 1 grade within 50 feet of the property line and the third is no more that a 4 to 1 grade 
within 50 feet of the street line. 
 
There is a Town Engineer comment about the possible need for an additional pipe line to the 
road and whether or not that needs to be replaced.  The Town Planner comments still 
outstanding have to do with landscaping, the retaining wall in front of the site and its 
appearance, and site lighting.  The applicant is proposing a three foot high split faced block wall 
but if during construction they are able to use rock from the site construction the wall would 
reuse the stone.  The applicant has reconfigured the driveway on Route 111 and made it wider 
for truck access which entailed going back to the Inland/Wetlands Commission with a 
modification which modified approval was received.  White Pines were eliminated as requested 
by the Commission for White Spruce trees. 
 
Mr. Vitaliano confirmed the store hours of operation will be Monday through Sunday 8:00 am to 
10:00 pm.  The pharmacy hours will be Monday through Friday 8:00 am to 9:00 pm, Saturday 
and Sunday 9:00 am to 6:00 pm. 
 
 
Although CVS is still not proposing a generator for the site they have allocated a spot for one 
near where the transformer will be located and it will be screened as requested.  In response to 
concerns about the water quality exiting the site they have added a catch basin and water 
quality unit as well as minor modifications to the detention system. 
 
Commissioner Lindstrom asked what the distance is between the neighbor at 220 Cross Hill 
Road and the driveway exiting the site on Cross Hill Road.  Mr. Vitaliano was unsure but Planner 
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Agresta answered saying that it is 40 feet from the house corner to the site driveway and 150 
feet to the back corner of the building. 
 
Commissioner Lindstrom asked Mr. Vitaliano to speak about the potential environmental issues 
of this application.  Mr. Vitaliano invited their environmental consultant, Mr. Barrett Smith, to 
respond to this.  Mr. Smith introduced himself and discussed the environmental issues as they 
pertain to the Town Planner comments.  In regard to the notifications for new release he said 
that is the responsibility of the current owners and has not been done.  In addition, Mr. Smith 
has recommended that a program be implemented at 515 Monroe Turnpike to identify ground 
water quality.  For water remediation they will remove the underground source tanks, a water 
separator, hydraulic lifts, and some above ground storage tanks currently located at the site and 
they are anticipating removing approximately 1,200 yards of petroleum impacted soil.  Their 
goal is that they would accept the ground water conditions after this work is done as the water 
quality will improve substantially.  They have a sequencing time for the proposed construction 
and if the applicant agrees to it the Commission can consider making the soil ground water plan 
a condition of approval.  In regard to site mitigation and soil restoration if they should find 
contaminated soil at the site, Mr. Smith said they have not set up an action plan because there 
is none required at this time.  This was discussed with the Inland/Wetlands Commission and 
other than the various UST systems being removed no soil remediation was discussed.  At this 
point they are not planning on doing any post remediation ground water monitoring however, 
depending on what they find they may have to implement a program to do so. 
 
Chairman O’Hara asked who decides if a ground water monitoring plan is appropriate.  Mr. 
Smith said if the site doesn’t go into the voluntary clean up program then it would be up to the 
discretion of the applicants and their consultants.  Chairman O’Hara asked if the applicant has to 
submit reports on what is found to any State organization.  Mr. Smith said that because it is not 
a Transfer Act Site, because it is not defined as an establishment, they are not required to 
report.  They will pull tanks out of the ground and submit those reports to the DEEP and if there 
are concerns with what is found the DEEP will make a final determination regarding 
remediation.  Vice Chairman Porter asked if Mr. Smith’s company will involved during the tank 
removal process to which he answered yes.  Commissioner Lindstrom asked if they will notify 
the State of the removal of tanks before they do it and Mr. Smith said they would. 
 
Commissioner Lindstrom asked Mr. Vitaliano if they have done everything they can to allow 
trucks to exit onto Cross Hill Road easily and without blocking traffic.  Mr. Vitaliano said that it 
was staff’s preference to have all trucks enter the site from Route 111 and exit onto Cross Hill 
Road and they have added signage to indicate that. 
 
Commissioner Quinn asked if they would consider installing a sidewalk on Cross Hill Road.  Mr. 
Vitaliano said that there is a significant grade in the area where the retaining wall is being placed 
and extends onto the neighbors property and if they had to change the grade for a sidewalk it 
would impact the height of the proposed wall.  Planner Agresta suggested instead of making the 
wall higher they could make a tiered wall.  The neighbor’s preference is to have the proposed 
wall and not any additional grading done to keep as much property as they can but Mr. Vitaliano 
said that if they can make it work to install the sidewalk they are open to that.  Engineer 
Schatzlein said that the upside to a sidewalk is that it helps maintain the sight line whereas if 
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you left grass there, even though they have allowed an 18 inch setback, potentially something 
could be planted there to block the sight line or snow mounds could too. 
 
Chairman O’Hara asked if they are planning on drafting an easement to do the work on the 
neighbor’s property and maintain the sight line.  Mr. Vitaliano said they definitely need an 
easement to do the work and that the area isn’t a town right of way but if they need to maintain 
it that is no problem. 
 
Vice Chairman Porter questioned the location of the anti-seepage collars in the plans and noted 
that they are marked differently than where they are described to be.  Vice Chairman Porter 
asked what they thought of the Town Planner’s comment to construct a wet set stone wall with 
stone from the site as opposed to the dry stack masonry wall they are proposing.  Mr. Vitaliano 
said that they exceed the regulation of how far away the wall needs to be from the septic to 
avoid any leeching.  Vice Chairman Porter gave a description of how a standard split faced wall 
needs to be installed including crushed stone as a base with a drain line and that the stone, 
because it is constructed with no mortar, automatically drains and expressed his concerns about 
the walls longevity.  Mr. Vitaliano said that they would do all of the above mentioned 
requirements when they install the wall in front of the building which meets the health code 
requirements and put the drainage back in the plan so the wall will release water to reduce 
hydrostatic pressure.  Planner Agresta is concerned about the look of the wall and asked the 
applicant to look into other types of masonry walls that may look nicer. 
 
Vice Chairman Porter asked about a tree being planted in an area by the front door and Mr. 
Vitaliano said that he needs to find a conical tree at the right height and one that won’t block 
visibility but they are willing to take care of that. 
 
Vice Chairman asked if the mechanical units are going to be on the roof.  Brice from BK 
Architects said yes the 5 units will be housed on the roof in what is called a “bathtub” and will 
not be visible above the roof line. 
 
Secretary Martin asked if they would do the natural stone wall instead of a block wall.  Mr. 
Vitaliano said that they spent money on the building and the landscape and wanted to do a 
block wall screened with landscaping but if the Commission makes it a condition of approval to 
do the natural stone wall then they will have to do it. 
 
Secretary Martin asked about crosswalk striping and concrete walkways.  Mr. Vitaliano said they 
extended the concrete walkways to eliminate some of the crosswalk striping. 
Secretary Martin wanted to know how they would take care of their wild flower/meadow mix.  
They have decided not to do the wild flower mix but just the meadow mix which grows like tall 
grass and doesn’t have the variations that the wild flowers do and only gets mowed a few times 
a year. 
Secretary Martin asked about an operational plan for the lights.  Mr. Vitaliano said he has 
reached out to the appropriate people to determine what that will be.  Planner Agresta 
explained that it is about when the lights are in operation servicing the parking lot and then 
after hours there may be a different sequence of lights.  It’s the overall maintenance of the 
lights in general. 
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Mr. Vitaliano mentioned the lighting for the monument sign will be an LED strip illuminating 
down over the sign.  In addition, the monument sign will be the color of Manchester Tan and 
this color will also be used on the base of the sign. 
 
Engineer Schatzlein listed his outstanding items which are; they need to provide an updated 
survey, check with the DOT about a stop bar on Cross Hill Road to allow more room for trucks to 
turn, he would like to have a 4 foot sidewalk instead of a 3 foot sidewalk, they need to address 
the fence proposed to be installed on the retaining wall on the neighbor’s property and that it 
may be a safety issue.  Engineer Schatzlein suggested some hedges instead.  Lastly, the bond 
recommendation is $65,000. 
 
Secretary Martin asked if there would be any outside storage and Mr. Vitaliano said none is 
proposed beyond the usual trash receptacle located near the entrance.  She is also requesting 
that they try to choose another more New England style light fixture.  Planner Agresta suggested 
one in particular and Mr. Vitaliano will consider it. 
 
Chairman O’Hara asked Attorney Kleinman if they felt there were enough items outstanding to 
continue the public hearing and he responded that they are anxious to close the hearing and 
deal with the conditions of approval later. 
 
Chairman O’Hara asked what the guard rail on top of the front retaining wall would look like to 
which Mr. Vitaliano said they have spoken with the DOT about that and will not be installing the 
guard rail. 
 
Chairman O’Hara asked if they would accept as a condition of approval coming back to the 
Commission to pick a final wall choice and using the stone from the site to construct the wall if 
they find it suitable.  Mr. Vitaliano said they would be open to this, not only for the front wall 
but the wall in the back too, if it did not delay their construction.  Chairman O’Hara reassured 
him that it would just be a construction modification not a new public hearing.   Engineer 
Schatzlein explained that if they come back wanting to use rock ledge as part of their wall 
construction they would need to submit a report from a Geo-technical Engineer verifying that 
the wall is stable enough to do that.  Secondly, they would need to submit a report showing how 
they will contain the soil from the top of the rock and keep it from eroding. 
 
Chairman O’Hara opened the floor to public comment to which there were none.  Attorney 
Kleinman provided closing remarks.  Poling the commission hearing no objections, Chairman 
O’Hara closed the public hearing. 
 
 
SEP-2015-03, File # 1554A: 288 Monroe Turnpike – Construct daycare center and site 
improvements, Gary Brown. 
 
Secretary Martin read the notice of the public hearing, Chairman O’Hara reminded all in 
attendance that the public hearing rules read earlier still apply, and Planner Agresta listed 
exhibits 25-30. 
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Mr. David Bjorklund, Civil Engineer and President of the firm Spath Bjorklund Associates, Inc. 
introduced himself and began by describing the changes that were made to the design of the 
proposed parking lot.  They widened a previous one way lane in the parking lot to 24 feet 
allowing it to become a two way lane, added 6 more parking spaces with a walkway down the 
center leading to the front door, moved the loading area to the north side of the property near 
the dumpster and expanded the islands to allow for more landscaping. 
 
They need to finalize the plans for the monument sign with The Goddard School marketing 
people and will come back with it when it is ready. 
 
Planner Agresta proposed a Colonial light fixture for the site which the applicant is ok with using 
however they are best suited to light sidewalks and pedestrian ways so they may have to add 
some additional lighting to the parking lot. 
 
The applicant studied the 85th percentile of traffic on Route 111 and modified the sight line to 
meet the requirements based upon their results. 
 
In response to the neighbors concerns about runoff from the site, the applicant found that there 
will actually be less runoff because the watershed will flow toward the proposed building and all 
the drainage from the building is going out to Route 111.  The distance of the septic system to 
the neighbors well is approximately 120 feet and the health code requirement is to be 75 feet so 
they feel the neighbor will not experience any problems and their water is protected.  In 
reference to the air handlers, this is a commercial building and requires air handlers but there is 
a 50 foot separation distance from the neighbor in addition to dense landscaping on both sides 
that should help with the sound.  The playgrounds will be active from 9 to 3 and are also 
buffered by landscaping and a significant change in grade from the adjoining properties so that 
should help lower the sound as well. 
 
Mr. Bjorklund said they made adjustments to satisfy staff comments on the storm water control 
tanks and they will add them to the plan.  Engineer Schatzlein said he would have 
Inland/Wetlands approve the loading area being moved near the dumpster and he is confident 
that will not be a problem as it does not pose any further disturbance. 
 
Mr. Bjorklund concluded his statements and invited any questions from the Commission. 
 
Commissioner Lindstrom asked if the lights were dark sky compliant and Mr. Bjorklund 
confirmed they were. 
 
Chairman O’Hara asked about them installing a sidewalk.  Mr. Bjorklund said the applicants are 
not in favor of a sidewalk and as it would lead to nowhere but are thrilled that the State will be 
installing a sidewalk on the west side of Route 111. 
 
Chairman O’Hara asked if they would be ok with doing a monument sign.  Mr. Bjorklund said 
yes, they are working toward a 32 square foot monument sign with an LED strip on top 
illuminating down. 
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Commissioner Lindstrom asked what material the playground equipment is made of.  Mr. Norm 
Ramonte, Director of Research for the Goddard School said they are working with the 
manufacturer, Little Tykes to obtain their playground equipment and it is approved plastic, not 
wood. 
 
Engineer Schatzlein recommended a bond amount of $23,000. 
 
Chairman O’Hara opened the floor to public comment to which there was none.  Poling the 
commission hearing no objections, Chairman O’Hara closed the public hearing. 

 
6. REGULATION AMENDMENT 

 
RAA-2015-01, File # 972E: Proposed amendments to the Zoning Regulations Section 3.5 Elderly 
Residence District, Beaver Brook LLC. 
 
Secretary Martin read the notice of the public hearing, Chairman O’Hara reminded all in 
attendance that the public hearing rules read earlier still apply, and Planner Agresta listed 
exhibits 1-17. 
 
Mr. David Bjorklund, Civil Engineer and President of the firm Spath Bjorklund Associates, Inc. 
introduced himself and began with a brief history of the Zoning Regulations for elderly housing.  
The current regulation was established March 20, 1977 as a result of the Town’s need for 
housing other than single family homes on large lots on public roads.  The current regulations 
provide for smaller units in multi-family buildings allowing 5 units per acre.  Ownership was in 
the form of condominium association where the building and property are taken care of by the 
association and not the homeowner.  Three communities that emerged from the regulations are 
Hidden Knolls, High Meadows and Fairway Acres. 
 
Currently, the trend for Elderly housing is moving toward single family detached units still held 
in an association but not being attached to the unit next to them.  This trend is being driven by 
people wanting to downsize from their large home into something smaller that has all the latest 
amenities in addition to the master bedroom on the first floor and a garage. 
 
Mr. Bjorklund said they updated the current regulations to accommodate the changing needs of 
the elderly in Monroe.  The new regulations will allow for 2 units per acre with the number of 
single family units being 6% of the total number of single family homes in Monroe.  They 
adjusted the set back for the single family units to 50 feet from the property line and adjusted 
other items such as; square footage, parking, sidewalks and street setbacks. 
 
Mr. Bjorklund provided the Commission with a handout containing new information on the 
proposed regulation changes.  They based their decisions on suggestions made by Planner 
Agresta but modified some to their liking.  They are proposing a 20 foot set back from the street 
or dwelling sidewalk, the distance between the buildings be 25 feet but may have to be adjusted 
to 30 feet per the building code.  They propose visitor parking for each unit in addition to the 
parking available in the garage and a maximum grade for parking at 5%.  They recommend that 
sidewalks only be provided where active pedestrian traffic is anticipated. 
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Vice Chairman Porter asked if there was any design criteria for the maximum slope on the 
street.  Mr. Bjorklund said there is not but they had talked about 8 to 10%.  Vice Chairman 
Porter confirmed that with that slope they would be unable to create sidewalks and Mr. 
Bjorklund agreed. 
 
In the new regulations they have included utilities such as cable, phone and internet as well as 
fire protection.  They are proposing a maximum number of bedrooms be three which allows for 
family members and a possible care giver. 
 
Chairman O’Hara had concerns with the age restriction of residents as it relates to the number 
of bedrooms in each home and how it pertains to the school age population.  Mr. Bjorklund 
responded saying that under the Federal Fair Housing Regulation there is a provision stating that 
you can restrict residents in the development under the age of 55 and the number of 
inhabitants can be capped.  The provision also states that the age and number of residents be 
policed on a yearly basis.  Mr. Bjorklund said they could make this part of the regulation to 
protect against under age residents and the number of residents in each dwelling.  Planner 
Agresta felt they would not be able to cap or restrict the actual number of people per household 
but could set a limit on age by percentage of units. 
 
Commissioner Flader wanted to know if all the units would be 3 bedrooms or some would also 
be 2 bedrooms.  Mr. Bjorklund said they are proposing all the units to be 3 bedrooms. 
 
Commissioner Lindstrom asked if the 10 acres would be a minimum or a maximum to which Mr. 
Bjorklund answered it’s a minimum so a parcel with 30 acres could contain this type of 
development. 
 
Commissioner Lindstrom asked Mr. Bjorklund to explain why they are not proposing multi-unit 
and single family homes in the same development.  He felt it was a bad mix due to the type of 
living differences.  Commissioner Lindstrom asked if the proposal includes any affordable 
housing units to which Mr. Bjorklund said no. 
 
It was discussed that this proposal will only be for currently residentially zoned areas in town 
but Planner Agresta interjected saying that it limits someone from petitioning an industrial zone 
change to the proposed new ARR District. 
 
Commissioner Lindstrom wanted to know the distance between the units currently at High 
Meadows and Mr. Bjorklund said he did not know. 
 
Commission Quinn pointed out that Aquarion Water Co. recommends 1 unit per 2 acres and by 
that standard we are at capacity for our watershed but this suggests 1 per 2.5 which is over the 
per acre gross use which speaks to the impervious surface in that area.  He feels that Monroe 
cannot support the 3 bedroom option just to provide room for a caregiver and they should 
adjust it down to 2 bedrooms.  Mr. Bjorklund feels that there are other factors to look at when 
deciding what the Town can handle as it pertains to housing such as public water which is 
available, soils, topography, etc. He feels the Commission should take into consideration 
weather or not public water is available and that there are areas in Monroe that are not part of 
the public watershed. 
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Commissioner Lindstrom asked if they would consider doing a 2 bedroom unit with a finished 
basement or a den that could potentially become a bedroom.  Mr. Bjorklund felt that the Health 
Department would have a problem with that as it relates to the access to the nearest bathroom 
and the width of the openings in that room.  Chairman O’Hara spoke on the importance of 
knowing how many bedrooms there are because that is how you size the septic needed for the 
residence. 
 
Vice Chairman Porter inquired why they reduced the separation between units to 25 feet.  Mr. 
Bjorklund said that it works for their site.  They looked at many other sites and in their opinion 
25 feet of separation is enough. 
 
Vice Chairman Porter asked if any of the units will be ADA compliant.  Mr. Bjorklund said that 
the developer must provide that if a homeowner is in need of it.  Vice Chairman Porter is 
concerned that if the maximum grade is 5% then a unit cannot be compliant with ADA 
regulations due to the steep grade.  The homeowner would have to request their need for an 
ADA compliant unit during development but once they are sold out that is no longer an option.  
Planner Agresta suggested that the applicant put a provision in the regulation so that some of 
the units would be built ADA compliant and then have them available when someone was in 
need. 
 
Secretary Martin expressed concerns saying the sidewalks should be 4 feet wide instead of 3, 
the distance between the buildings is too close, there should be larger setbacks, whether or not 
the Town can handle the amount of proposed septic systems and having 1 parking space for 
every 5 units is insufficient. 
 
Chairman O’Hara asked Mr. Bjorklund to provide additional information on the lower age 
restrictions and he said he would.  Chairman O’Hara asked if the new provisions for the 
detached units would have any effect on the three existing senior housing developments, in 
particular could there be any detached units built within those developments? 
 
Mr. Bjorklund stated that his firm represents both Hidden Knolls and High Meadows.  He said 
that High Meadows and Fairway Acres are maxed out based upon septic capacity.  The units 
located at Hidden Knolls are already 100 feet from the property lines so there isn’t any room left 
to develop any detached units there.  He confirmed that the new regulations do not allow for 
multi-unit and single family dwellings to exist on the same property.  Chairman O’Hara asked if 
the minimum lot size is currently 10 acres and Mr. Bjorklund replied yes. 
 
Chairman O’Hara asked what a typical home size is going to be and Mr. Bjorklund answered 
2,200 square feet.  The Chairman then asked Mr. Bjorklund and or Planner Agresta to speak 
about coverage areas.  Planner Agresta said that the current regulation calls for no more than 
35% of the total area be covered by an impervious surface while under the new regulation they 
are proposing no more than 30% for the building and another 35% for sidewalks and parking lots 
etc. bringing the total to 65%.  Mr. Bjorklund said the percentage of site coverage could be 
brought down and he would like the chance to readdress that later.  Chairman O’Hara suggested 
that the applicant make a decision on the sidewalks and if there are areas where they feel they 
don’t need them they need to word it into the regulation. 
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Mr. Bjorklund introduced one of the petitioners and invited him to speak.  Mr. Kim Danziger 5 
Stonewall Ridge Road Newtown, CT stated he is a builder and developer and has been for 35 
years.  He spoke of his associate Ken Twombly, a local nursery owner who currently owns the 
piece of property they are looking to develop.  He feels that there is a demand for people over 
55 who want affordable housing and an age restricted high end product that is maintenance 
free.  They are proposing to build 3 bedroom houses so that according to the health code the 
septic systems will be adequate and there is room for family, most importantly, grandchildren 
could come and visit.  There will be deed restrictions on having pools, tennis courts or 
developing large expansive areas.  They feel the separation distance will not be a problem based 
on the landscaping ability of Ken Twombly and if they go under the 30 foot minimum and it 
warrants fire separation they will decide if it is cost effective to do so.  They’re opinion about 
having sidewalks is that with detached homes people want the feeling of separation, not to be 
linked by sidewalks and there will not be any common areas in the development.  They feel it is 
a maintenance item, its more imperviousness and something that will probably not get used.  
They feel that the parking is ample based on each home having a two car garage, room for two 
more cars in the driveway and one more allocated for each unit in the parking lot. 
 
Chairman O’Hara asked if Mr. Danziger could supply staff with copies of these developments for 
the Commission to review to which he said he would.  Vice Chairman Porter reminded Mr. 
Danziger that this hearing is about the zone regulation and is not site specific and any decision 
made will affect the entire Town of Monroe. 
 
Chairman O’Hara opened the floor for public comments. 
 
Elize Delarosa, 376 Wheeler Road feels the current regulations are working because the current 
senior housing is at near full capacity.  The new homes are too expensive and too large and thus 
will remain vacant. 
 
Nancy Zarena, 1215 Monroe Turnpike lives at the bottom of the hill across from High Meadows 
and is concerned with the impact on the drinking water and damage from hillside runoff on her 
septic system. 
 
Maria Davich, 1232 Holly Place agrees with what Nancy Zarena said and inquired as to why the 
regulations have to change as opposed to each house applying for a variance individually. 
 
Karen Planch, 1153 Monroe Turnpike said her property borders High Meadows.  She was in 
front of the Commission 20 years ago protesting the expansion of High Meadows and was told 
there would be no more units built.  They did build more units in and they “sold like hotcakes”.  
She feels that retirees will not be able to afford a $400,000 dollar home and the State of 
Connecticut is not a prime place for retirement. 
 
Robert Blackwell, 103 Old Zoar Road agrees with the previous speaker and feels the Town is too 
wet to handle 85 new homes and he feels, because he has well water he has no way to protect it 
from being contaminated.  He read that the new units will require a secondary access and wants 
to know if they need to put in a new road to comply with the regulations. 
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Rebecca Lopez, 26 Lanthorne Road said her road abuts to Hidden Knolls which still has 
undeveloped property in the back which could be developed and abuts property owned by the 
Town and if the Town sells that to Hidden Knolls they could expand even further.  She currently 
lives in a house smaller than 2,200 square feet and the new houses are too large.  She feels the 
applicants are using the age restricted housing need as an excuse to make money.  She 
referenced the homes in Great Oak Farms and the lack of distance between homes and setbacks 
from the road and feels it is over crowded. 
 
David Williams, 42 Old Zoar Road has a problem with the reduced setbacks, increased area 
coverage, and the potential impact upon his septic and well.  Wants to know how 85 new units 
would benefit the Town of Monroe. 
 
Stacy Troutline, 89 Old Zoar Road lives across from High Meadows and agrees with all previous 
speakers.  She is not sure why homes would be built for people who would be opposed to the 
2.5 tax increase that happens most every year and she is opposed to the whole regulation 
change. 
 
Gail Bunovsky, 76 Holly Place said this is insane.  The Town is too wet and has no sewers to 
accommodate what is being proposed.  She read some items from the POCD such as density of 
houses, current infrastructures, adding more congestion to the roadways, lot sizes and how they 
relate to our agricultural past, schools and parks.  She spoke about the need to protect the 
water supply within the Town and told the Commission that it is their responsibility too. 
 
Paul Fernandez, 46 Richmond Drive spoke in opposition of the setbacks. 
 
Ron Bunovsky, 76 Holly Place said there is not a burning need for age restricted housing in 
Monroe.  He lives in a 2,200 square foot house with a septic and a well on 2 acres which the 
septic requires.  The applicant has not shown the feasibility of the capacity of the land to 
accommodate the proposed development.  He said it is the responsibility of the Commission to 
protect the health and safety of the Town residents not to provide a variety of housing that the 
land in Monroe cannot support. 
 
Karen Planch, 1153 Monroe Turnpike spoke in opposition in regard to houses with two floors for 
age restricted people. 
 
Bob, 88 Holly Place has lived in Monroe for 45 years and had no problems before High Meadows 
was developed but then had to put in a drain along the whole back of his property.  Any new 
housing would only make the problem worse. 
 
Martin Planch, 1153 Monroe Turnpike is concerned what will happen to the existing senior 
developments. 
 
Steve Downs, 32 Holly Place agrees with all the previous speakers and said that just about his 
whole neighborhood qualifies for age restricted housing.  All this is doing is opening up high 
density housing with no respect for current homeowners in the Town. 
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Lois Spence, 29 Partridge Drive feels that sidewalks are essential.  She thinks that we have to 
make sure before anything happens that the proper waste water systems will be used in these 
developments so as to not contaminate the water system.  She wanted to know if the new 
regulations could only apply to new developments so that the existing developments are 
unchanged. 
 
Chairman O’Hara stated that Planner Agresta would make the information regarding this 
hearing available on the Town website.  Polling the Commission and hearing no objections, 
Chairman O’Hara adjourned the public hearing until 7/9/15. 
 

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

SEP-2014-13, File # 1549A – 462 Main Street - Time Extension 
OWNER: 462 Main Street, LLC 
APPLICANT: 462 Main Street, LLC 
MOTION: Porter – To grant a 90 day extension to meet conditions of approval. 
SECOND: Quinn 
DISCUSSION: None 
VOTE:  5-0-0 – Approved 

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

 
9. BOND RELEASES OR REDUCTIONS – None 
 
10. MEETING MINUTES – Tabled 
 
11. APPLICATION DELIBERATIONS/DETERMINATIONS 

 
SEP-2015-01, File # 1551A – 5 Victoria Drive – Special Exception Permit 
OWNER: Victoria Drive Associates, LLC 
APPLICANT: Victoria Drive Associates, LLC 
MOTION: Martin – To approve Special Exception Permit SEP-2015-01 as set forth in the 

draft approval dated June 18, 2015. 
SECOND: Flader 
 
DISCUSSION: Confirmed the bond in the amount of 28,000, if the applicant decides he needs 

lights in the back of the building he has to remove what’s there and change 
them to ones that are dark sky compliant, the applicant can occupy the space 
while last minute items are finished within 6 months and it is an existing 
building so let the applicant move forward with the plan. 
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VOTE:  4-0-0 – Approved 
Ayes  O’Hara, Martin, Lindstrom, Flader 
Nays  None 
Abstain None 

 
 
SEP-2015-04, File #1555A – 7 Fan Hill Road (Town Hall) – Closure and/or removal of 
underground gasoline and oil storage tanks, installation of dual compartment above ground 
storage tank for heating oil and diesel fuel, Town of Monroe – Tabled 
 
 
SEP-2015-05, File # 1556A – 447 Purdy Hill Road (D.P.W) – Closure and/or removal of 
underground gasoline and oil storage tanks, installation of above ground storage tanks for 
heating oil, gasoline and diesel fuel, installation of new generator and modification of truck 
circulation for on-site fueling, Town of Monroe – Tabled 
 
 
SEP-2015-06 File # 1557A – 801 Main Street (Stepney Firehouse No. 2) – Removal of abandoned 
underground heating oil storage tank and restore site conditions, Town of Monroe – Tabled 
 
 
SEP-2015-07 File # 1558A – 285 Cutlers Farm Road (Wolfe Park) – Closure of underground 
heating oil storage tanks & interior installation of two above ground heating oil storage tanks, 
Town of Monroe – Tabled 
 
 
SEP-2015-08 File # 1559A – 1260 Monroe Turnpike (Stevenson Firehouse No. 2) – Closure of 
underground storage tanks, relocation of an above ground storage tank off site & installation of 
dual compartment above ground storage tank for heating oil and diesel fuel, Town of Monroe - 
Tabled 

 
OTHER BUSINESS 
 
12. REGULATIONS REVIEW/AMENDMENT WORK SESSION – None 
 
13. CORRESPONDENCE/OTHER RECEIVED – None 
 
14. COMMISSIONER’S REPORTS 

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

 
15. MEETING AJOURNMENT 
 

With no objections, Chairman O’Hara adjourned the meeting at 11:25 pm. 
 
Respectfully submitted, Carol Re, Recording Secretary 




























