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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
FINAL MEETING MINUTES 

July 9, 2015 
 
 
Meeting:  Planning and Zoning Commission 

Regular Meeting – July 9, 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 Dave Townson 
Commissioner Jane Flader (alternate) 
 

Absent:   Commissioner Pedro Villanueva (alternate)  
Commissioner Cathleen Lindstrom (alternate) 

 
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 7:03 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 Flader was seated. 
 

3. GENERAL PUBLIC PARTICIPATION – None 
For the record, Commissioner Quinn arrived at 7:05 and Commissioner Flader was unseated. 

 
4. GENERAL APPOINTMENTS – 742 Nursery, LLC 

 
Mr. Keith Bunovsky, owner and operator of 742 Nursery, LLC and TLC Nursery gave the locations 
of his businesses and stated that his sole purpose is to plant, raise and sell live plants, shrubs 
and other crops.  He said the Planning Administrator questioned what he was doing when he 
began excavating his property to water his plants in 2014.  He spoke specifically about his 
properties located at 21 and 29 Hubble Drive.  His plan is to excavate approximately 400 to 500 
yards of soil to enlarge the farm pond for watering his plants. 
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All of the excavated materials will be used to correct areas of disturbance on that same property 
and no materials will leave the site.  He said he has an approval from the Inland/Wetlands 
Commission to do so as the project is for agricultural purposes.  He feels that he should be 
exempt from having to get a Special Exception Permit and present a site plan for approval for 
the work he wants to do and is imploring the Commission to make a determination in his favor. 
 
Chairman O’Hara polled the Commission for questions or comments of which there were none.  
Secretary Martin asked Planner Agresta to comment. 
 
Planner Agresta stated that the request was misplaced because determinations regarding the 
decisions of the Zoning Enforcement Officer lie with the Zoning Board of Appeals not the 
Planning and Zoning Commission.  He feels Mr. Bunovsky has misrepresented the comments 
with staff and the extent of the land use on his property.  The regulations for farming or 
agriculture are different for the Inland/Wetlands Commission then they are for the Planning and 
Zoning Commission.  They are separate regulations with different requirements and rules. 
 
Chairman O’Hara spoke for the Commission stating to Mr. Bunovsky that if he feels an order has 
been given to him in violation from the Zoning Enforcement Officer then he needs to go in front 
of the Zoning Board of Appeals. 
 
 

PUBLIC HEARINGS 
 
5. REGULATION AMENDMENT 

 
RAA-2015-01, File # 972E: Proposed amendments to the Zoning Regulations Section 3.5 Elderly 
Residence District, Beaver Brook LLC. (reconvened from 6/18/15) 
 
Secretary Martin read the notice of the public hearing and Planner Agresta listed exhibits 20-22. 
 
Mr. David Bjorklund, Civil Engineer and President of the firm Spath Bjorklund Associates, Inc. 
introduced himself and although prepared to present revisions that were made to the 
application since 6/18/15 he offered to defer his comments until the next hearing.  The reason 
for this request was that Planner Agresta had been unavailable to review the revisions.  
Chairman O’Hara agreed that this hearing would continue but that Mr. Bjorklund present the 
revisions for the Commission to hear and perhaps have an opportunity for questions.  Mr. 
Bjorklund agreed to this and also to provide a letter to the Commission granting an extension of 
the next meeting to 7/30/15 as it was previously scheduled for 7/23/15. 
 
Mr. Bjorklund began with occupancy which will be one owner or renter over the age of 55 and 
occupied by persons age 6-18 is limited to 3 months for any consecutive 12 month period.  They 
are still proposing 3 bedroom units to allow for family members to visit and or a health care 
worker to reside at the residence.  The distance between the buildings will be 30 feet rather 
than 25 feet from foundation to foundation.  The building coverage will be set at 15% and the 
total site coverage will be 35% reduced from 65%.  Sidewalks will be required in areas with more 
than 20 units and will be widened to 5 feet.  They are continuing to work on design standards 
and need to meet with staff about that. 
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Chairman O’Hara asked Mr. Bjorklund to meet with staff to discuss the wording of the 
application and access management, i.e.; road widths and road grades.  The Commission prefers 
less impervious surfaces. 
 
Secretary Martin wanted to make sure that the Commission gets a legal opinion on the 
application so they make sure all the wording is accurate.  Chairman O’Hara reassured her that 
all the information has been given to the Town Attorney for review.  The Commission feels the 
wording about the owner, renter, resident and whether or not they are over 55 years old needs 
to be clarified and the Fair Housing Act will help define what is necessary for age restricted 
housing. 
 
Secretary Martin asked where people would be parking.  Mr. Bjorklund replied saying that the 
units will have a 2 car garage, another 2 spaces in the driveway and they are proposing another 
1.5 spaces per unit.  By law the applicant has to provide 50% of the parking inside which they 
have done by providing the garage parking.  The access roads will contain parking spaces 
dispersed throughout the community. 
 
Secretary Martin asked about a caretaker/maintenance residence.  Mr. Bjorklund explained that 
this is a carry over from the original regulation stating that there may be someone in a 
caretaker/maintenance unit that lives on the premises who is under 55 but is employed by the 
association to help maintain the properties and homes of the residents.  Secretary Martin is 
uncomfortable with this idea and wants it taken out of the application. 
 
Vice Chairman Porter said he is ok with the caretaker/maintenance housing part of the 
regulation.  He asked the applicant to review the amount of parking as they may need to add 
more.  Lastly, he feels strongly that they need sidewalks and would even suggest that they 
reduce the access roadways to accommodate them. 
 
Commissioner Townson agrees with Vice Chairman’s opinion on the need for sidewalks and 
asked if they are striking letter B under separation of units, 20 feet clear round for emergency 
vehicles?  Mr. Bjorklund said yes it is not reasonable and is being removed. 
 
Commissioner Quinn restated that he is in agreement that there are not enough parking spaces 
for visitors and sidewalks are necessary. 
 
Commissioner Flader asked if the units would have access to public water and its own septic 
system to which Mr. Bjorklund replied yes to both.  The State health code will regulate what 
type of waste system can be used. 
 
Chairman O’Hara asked if a 3 bedroom unit requires a larger septic tank than a 2 bedroom unit 
to which Mr. Bjorklund replied yes.  Consequently, Chairman O’Hara referenced that since the 
applicant is proposing 3 bedroom units they are limiting the number of units due to the septic 
tanks occupying more land and Mr. Bjorklund agreed. 
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Chairman O’Hara asked if the applicant is regulated by the building code as to how, when and 
what type of sidewalk they construct.  Mr. Bjorklund said they are mandated by ADA regulations 
and also the Town of Monroe has their own details on sidewalk construction.  Staff commented 
saying that sidewalks are site specific and will work on that with the applicant. 
 
Chairman O’Hara opened the floor for public comments. 
 
Stacey Troutline, 89 Old Zoar Road has been a resident for 25 years feels that for the zoning 
board to permit a developer to rewrite a zoning regulation to benefit a proposed project for 
approval is egregious. 
 
Ron Bunovsky, 76 Holly Place wanted to know if they could respond on 7/30/15 after the entire 
presentation is complete and Chairman O’Hara said yes. 
 
Robert Blackwell, 103 Old Zoar Road feels this is an unusual situation and that the people in 
High Meadows may have moved there because there weren’t a lot of units but now there will 
be more all spread out. 
 
Chairman O’Hara closed the floor for public comment. 
 
Secretary Martin wants to have a full explanation of the letter from Aquarion Water Co. to the 
applicant on water quality and Mr. Bjorklund said they will address it on 7/30/15. 
 
Poling the Commission hearing no objections, Chairman O’Hara continued the public hearing 
until 7/30/15. 

 
6. SPECIAL EXCEPTION PERMIT 
 

SEP-2015-13, File # 1564A – 235 Cutlers Farm Road (Senior Center) – Accessory shed within 
limits of dumpster enclosure, Town of Monroe 
 
Secretary Martin read the public hearing notice and Chairman O’Hara read the instructions for 
the public hearing.  Planner Agresta listed Exhibits 1 through 6 for the record. 
 
Town of Monroe Engineer, Scott Schatzlein introduced himself and Barbara Yeager, Director of 
the Monroe Senior Center.  Engineer Schatzlein began by stating that the Monroe Senior Center 
is a 7,200 square foot building with at detached Gazebo, associated parking, recreational 
backyard, free standing exterior generator and enclosed dumpster area.  They are proposing a 
detached exterior 10ft. by 12ft. shed to be placed within the dumpster enclosure, removing the 
dumpster and replacing it with several free standing garbage cans also located within the 
current dumpster enclosure, along the side of the shed. 
 
Chairman O’Hara asked if the shed would be a complimentary color to the color of the Senior 
Center building.  Barbara Yeager, 235 Cutlers Farm Road said the senior center is going to be 
painted and at that time they can paint the shed the same or complimentary color as well.  In 
addition she can match the roof tiles on the shed as close as possible to the roof line on the 
main building and there will be no windows in the shed only a transit window over the door. 



FINAL Meeting Minutes Planning and Zoning Commission 
July 9, 2015 Monroe, Connecticut  

Page 5 of 12 

Engineer Schatzlein added that Inland/Wetlands already gave an agent approval for this as it is 
located in an already approved impervious area within the property.  This application is in 
compliance with the general standards for a Special Exception Permit and there is a small 
amount of landscaping proposed to enhance the look of the area around the shed. 
 
Chairman O’Hara polled the Commission for questions to which there was none. 
 
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. 
 
 

SITE PLAN REVIEW 
 
7. SITE DEVELOPMENT PLAN 

 
SDP-2015-02, File # 114 – Alcoholic Beverage Service, Jennie’s Pizzeria, Inc. 
 
Planner Agresta briefly described that Jennie’s Pizzeria is seeking a liquor license from the State 
of CT which requires a sign off by the Zoning Enforcement Officer.  In the zoning regulations an 
application for the license needs to be part of the site plan, thus needs approval from the 
Planning and Zoning Commission in which they are to decide whether or not this poses any 
hazard to the health, safety or welfare of the community. 
 
The owner of Jennie’s Pizzeria located at 380 Monroe Turnpike said he has been in business in 
Monroe for 16 years and prior to that in Bridgeport for 64 years creating an established 
restaurant.  Both he and his brother, co-owner of Jennie’s, are seeking to obtain a liquor license. 
 
Chairman O’Hara asked whether or not there is pedestrian crossing to their restaurant from 
Monroe Elementary School to which the applicant replied there is not.  Chairman O’Hara spoke 
on behalf of the Commission and said they are considering if there is the ability for minors to get 
into the pizza shop on their own.  The applicant replied that the dining room doesn’t open until 
4:00 pm which is after school lets out so they are not open during the same time. 
 
Planner Agresta added that the proposed alcohol consumption would be limited to the dining 
room, there is no bar being proposed and no outside seating. 
 
Chairman O’Hara polled the Commission for questions to which there was none. 
 
Chairman O’Hara opened the floor to public comment to which there was none. 
 
Polling the Commission hearing no objections, Chairman O’Hara closed the site plan review. 
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DELIBERATIONS and DETERMINATIONS 
 
8. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS 
 

SDP-2015-01, File #113 – 75 Main Street - Time Extension  
OWNER: J & J Enterprises 
APPLICANT: David Bjorklund Jr. 
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, Townson 
Nays None 
Abstain None 

 
 

SEP-2014-01, File #1536A – 1428 Monroe Turnpike – Time Extension  
OWNER: Stone Castle Investments 
APPLICANT: Kevin Solli 
MOTION: Porter – To grant a 60 day extension to meet conditions of approval. 
SECOND: Quinn 
DISCUSSION:  None 
VOTE:  5-0-0 - Approved 

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

 
 

5-10-S, File #1487A – 34 Enterprise Drive – Time Extension 
OWNER: Fox Group CT LLC 
APPLICANT: Peter Cosentino, member 
MOTION: Porter – To grant a 4 year extension to expire on 10/28/2019. 
SECOND: Quinn 
DISCUSSION: Chairman O’Hara restated the applicant’s request for a 4 year extension 

extending it’s expiration period to 10/28/19 per CT General Statute 8-3M. 
VOTE:  5-0-0 - Approved 

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

 
9. BOND RELEASES OR REDUCTIONS 

 
SDP-2014-07, File #107 – 535 Monroe Turnpike (Big Y) – Bond Release Request 
OWNER: Big Y Foods 
APPLICANT: Tom Collins 
MOTION: Porter – To release full bond 
SECOND: Quinn 
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DISCUSSION: Engineer Schatzlein is recommending full bond release and there is only one 
minor item regarding the generator. 

VOTE:  5-0-0 - Approved 
Ayes O’Hara, Porter, Martin, Quinn, Townson 
Nays None 
Abstain None 

 
 

13-11-SEP, File #1531A – 618 Main Street – Add to the 7/9/15 agenda 
OWNER: Carpenters’ Union Local 210 
APPLICANT: John P. Cunningham 
MOTION: Porter – To add to the 7/9/15 agenda  
SECOND: Martin 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

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

 
 

13-11-SEP, File #1531A – 618 Main Street –  Bond Release 
OWNER: Carpenters’ Union Local 210 
APPLICANT: John P. Cunningham 
MOTION: Porter – To release full bond 
SECOND: Quinn 
DISCUSSION: Full bond release amount is 2,500.00 
VOTE:  5-0-0 - Approved 

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

 
 
10. MEETING MINUTES 

 
MEETING MINUTES 1/22/15 
MOTION: Porter – To accept the meeting minutes from 1/22/2015 as drafted. 
SECOND: Quinn 
DISCUSSION: None 
VOTE:  4-0-1 – Approved 

Ayes O’Hara, Porter, Martin, Quinn 
Nays None 
Abstain Townson 
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MEETING MINUTES 5/21/15 
MOTION: Quinn – To accept the meeting minutes from 5/21/2015 as drafted. 
SECOND: Porter 
DISCUSSION: None 
VOTE:  4-0-1 – Approved 

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

 
 
MEETING MINUTES 6/4/15 
MOTION: Porter – To accept the meeting minutes from 6/4/2015 as drafted. 
SECOND: Townson 
DISCUSSION: None 
VOTE:  4-0-1 – Approved 

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

 
 
11. APPLICATION DELIBERATIONS/DETERMINATIONS 

 
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 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
MOTION: Porter – To approve draft approval as amended with date revisions and other 

modifications 
SECOND: Townson 
DISCUSSION: All dates in the approval letter will be changed to 7/9/15.  The 5 year expiration 

date is 7/9/2020.  If during site construction abandonment becomes removal 
the applicant will settle issues with staff. 

VOTE:  4-0-1 - Approved 
Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Quinn 

 
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 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
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MOTION: Porter – To approve draft approval as amended with date modifications and 
other modifications 

SECOND: Townson 
DISCUSSION: All dates in the approval letter will be changed to 7/9/15.  If during site 

construction abandonment becomes removal the applicant will settle issues 
with staff. 

VOTE: 4-0-1 - Approved 
Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Quinn 

 
 

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 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
MOTION: Porter – To approve draft approval as amended with date changes and other 

modifications 
SECOND: Townson 
DISCUSSION: All Dates in the approval letter will be changed to 7/9/15.  Chairman O’Hara is 

pleased to see this previously denied application come back to the Commission 
in an acceptable way. 

VOTE: 4-0-1 - Approved 
Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Quinn 

 
 

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 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
MOTION: Porter – To approve draft approval as amended with noted date modifications 

and other modifications 
SECOND: Townson 
DISCUSSION: All dates in the approval letter will be changed to 7/9/15.  On page 4 letter D 

section will be removed. 
VOTE: 4-0-1 - Approved 

Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Quinn 
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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 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
MOTION: Porter – To approve draft as amended with noted date changes and other 

modifications 
SECOND: Townson 
DISCUSSION: All dates in the approval letter will be changed to 7/9/15.  If during site 

construction abandonment becomes removal the applicant will settle issues 
with staff. 

VOTE: 4-0-1 - Approved 
Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Quinn 

 
 
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. 
 
The Commission agreed that they are moving toward an approval on this application and began 
to deliberate.  There is a sight line issue on Cross Hill Road that is contingent on the neighbor 
allowing proper grading, installing of a retaining wall and perhaps a fence or a hedge planted 
above the wall for safety and the applicant having proof of that permission.  The building code 
will help dictate what needs to be done because of the wall.  The approval should have language 
that states that CVS maintains the area of easement on the neighbors’ property and controls it 
from overgrowth to maintain a proper sight line. 
 
Chairman O’Hara doesn’t see the need to extend a sidewalk up Cross Hill Road beyond the site 
due to lack of commercial development on that portion of the road and the fact that the Town 
doesn’t have a sidewalk along the remainder of the road.  Vice Chairman Porter agreed and said 
the steep grade there would make it difficult to do and there was no objection from the rest of 
the Commission. 
 
The lights for the site will be the ones suggested by the Commission and not the ones on the 
original site plan. 
 
They need to plant a tree near the front entrance approximately 3 to 3 ½ inches in diameter that 
grows straight up per the request of the Commission. 
 
The Commission all agreed to approve the waiver requests for excavation and filling. 
 
In regard to the retaining wall construction in the rear of the property, the Commission agreed 
that if the applicant finds solid, stable rock that doesn’t require a retaining wall, they can use 
that instead provided they get an approved report from a Geographical Engineer. 
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The applicant is proposing a dry set modular wall in the front of the property but the 
Commission agreed that excavated rock from the site is preferred instead as first alternative, 
and that a more decorative masonry block wall would be second alternative, both instead of the 
plain block proposed.  If no rock is found the Commission would like the applicant to come back 
with three higher quality and better looking block walls that they can agree on.  Vice Chairman 
Porter stated that a note regarding using non-porous back fill for the front wall needs to be 
removed.  The wall must be built according to the manufacturers’ details and specifications. 
 
There was an environmental audit done that had recommendations for soil and ground water 
management due to the past uses of the site.  The site must be monitored for contamination 
during construction and this will be a condition of approval from the Commission. 
 
Engineer Schatzlein reviewed his remaining comments with the application including the 
addition of a guard rail at the upper parking edge along Monroe Turnpike which the Commission 
decided should be made of wood and decorative in nature.  He stated the bond amount is set at 
$65,000 for site restoration. 
 
Planner Agresta reviewed his comments such as minor issues with the sign, changes to the lights 
and note changes. 
 
Polling the Commission, hearing no objections Chairman O’Hara ended the deliberation for the 
evening. 
 
 
SEP-2015-03, File#1554A – 288 Monroe Turnpike – Construct daycare center and site 
improvements, Gary Brown 
 
The Commission is moving toward an approval and began deliberating.  The sidewalk is not 
necessary as it leads to nowhere.  The site will have public water.  The revised parking lot layout 
is acceptable. 
 
The approval will be contingent on satisfying any issues required by the Inland/Wetlands 
Commission, acceptance of the conditions by the DOT.  The proposed drainage area map and 
the calculations need to match the revised layout and the bond recommendation is $23,000. 
 
The Commission would like them to use more decorative lights and the monument sign does not 
have to be lit. 
 
They can remove the existing building but may not begin construction until final approval. 
 
Polling the Commission, hearing no objections Chairman O’Hara ended the deliberation for the 
evening. 
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SEP-2015-13, File # 1564A – 235 Cutlers Farm Road (Senior Center) – Accessory shed within 
limits of dumpster enclosure, Town of Monroe 
 
OWNER: Town of Monroe 
APPLICANT: Town of Monroe 
MOTION: Porter – To approve 
SECOND: Quinn 
DISCUSSION: None 
VOTE: 5-0-0 – Approved 

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

 
 

SDP-2015-02, File # 114 –  380 Monroe Turnpike - Alcoholic Beverage Service, Jennie’s Pizzeria, 
Inc. 
 
OWNER: One Eleven Center 
APPLICANT: Jennies Pizzeria Inc 
MOTION: Porter – To approve 
SECOND: Quinn 
DISCUSSION: The conditions of approval will be no bar in the restaurant, no outside seating 

and elimination of the extra storage room that is not in the owners lease. 
VOTE: 5-0-0 – Approved 

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

 
 
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 10:13 pm. 
 
 
Respectfully submitted, Carol Re, Recording Secretary  










































































































