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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
MEETING MINUTES 

July 30, 2015 
 
 
Meeting:  Planning and Zoning Commission 

Regular Meeting – July 30, 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 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 
Carol Re, Recording Secretary  
 
 

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

Chairman O’Hara called the meeting to order at 7:05 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.  Commissioner Lindstrom was seated. 
 
 
3. GENERAL PUBLIC PARTICIPATION – None 
 
 
4. GENERAL APPOINTMENTS – None 
 

 
 
 
 
 



Final Meeting Minutes Planning and Zoning Commission 
July 30, 2015 Monroe, Connecticut 

Page 2 of 9 

PUBLIC HEARINGS 
 
5. SPECIAL EXCEPTION PERMIT 
 

SEP-2015-10, File # 1561A - 345 Fan Hill Road (Fawn Hollow School) Drainage improvements, 
Town of Monroe Board of Education 
 
Chairman O’Hara read the rules of the public hearing.  For the record Commissioner Flader 
arrived at 7:09 pm.  Secretary Martin read the notice of the public hearing and Planner Agresta 
listed Exhibits 1-15 for the record. 
 
Mr. Kevin Solli of Solli Engineering introduced himself along with Mr. Jack Zamery from the 
Monroe Board of Education and said they were there to discuss proposed improvements to 
Fawn Hollow Elementary School.  The school is located on Fan Hill Road on a piece of property 
that is shared with both Jockey Hollow and Chalk Hill Schools.  The bus route for pick up and 
drop off at Fawn Hollow School is in the front of the building where there are angled parking 
spaces as well.  The problem with that area of driveway is that it is flat and without enough pitch 
for proper drainage.  They are proposing to extend the angled parking spaces closer to Fan Hill 
road and lower the grade to create proper drainage to flow to an existing catch basin and add an 
additional catch basin as well.  By doing this they will be widening the driveway in front of the 
school and thus creating a bypass lane between the bus lane and angled parking spaces in 
accordance with the dimensional standards of the zoning regulations.  They also propose to 
reduce the amount of impervious pavement area by making the entrance to Fawn Hollow 
School narrower.  The proposed improvements will be done in two phases.  Mr. Solli concluded 
his presentation and invited questions from the Commission. 
 
Vice Chairman Porter referenced a comment from Planner Agresta in regard to planting a tree in 
the expanded island area.  Mr. Solli said that they were planning on relocating some trees and 
bushes and if they are unable to relocate them they will replace them in kind.  After some 
discussion, the applicant agreed to plant a new tree in the expanded island area. 
 
Secretary Martin asked if they would consider closing off the front parking lot to the right of the 
building so that it doesn’t have access to where the buses go.  Mr. Solli replied saying they 
hadn’t considered that but said it would be best to keep it open for someone coming to pick up 
or drop off a child, it would help reduce congestion and because they are widening the lane in 
front of the school it will help from a circulation standpoint.  Secretary Martin suggested they 
use the entrance/exit to that front lot from the Chalk Hill School Driveway.  Mr. Zamery said that 
the parking lot flows better with the two egresses it currently has and it would be a challenge to 
have only one entrance/exit.  In addition there are two other schools using the Chalk Hill 
driveway and is already congested. 
 
Chairman O’Hara wanted to make sure that school officials would be controlling the buses and 
parents at pick up and drop off times.  Mr. Zamery said the school does monitor and control the 
traffic flow at those times and also will add a “Do Not Enter” and a “No Left Turn” signs at the 
appropriate locations to help with traffic flow. 
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Planner Agresta commented that the Commission needs to articulate the two phases if this goes 
to approval and snow fencing should be used to protect the plantings. 
 
Chairman O’Hara opened the floor for public comments to which there were none. 
 
Polling the Commission hearing no objections, Chairman O’Hara closed the hearing. 
 
 
SEP-2015-11, File # 1562A - 285 Cutlers Farm Road (Wolfe Park) Ball Fields construction, Town 
of Monroe Parks and Recreation 
 
Secretary Martin read the notice of the public hearing and Planner Agresta listed Exhibits 1-15 
for the record. 
 
Mr. Frank Cooper, Director of Parks and Recreation introduced himself and Mr. Dave Sacco, 
Project Engineer of TPA Design Group. 
 
Chairman O’Hara interjected saying that the Commission is missing the need Section 8-24 
Municipal Referral from the Town Counsel.  Mr. Cooper was unaware that the referral was 
missing and apologized.  Chairman O’Hara explained that under State Statutes Town Council is 
supposed to make a Municipal Referral for any municipal improvements. 
 
Planner Agresta agreed to help Mr. Cooper address the needed referral 
 
Chairman O’Hara indicated that the hearing thus be adjourned to its 8/20/15 meeting pending 
the referral. 
 
 
SEP-2015-09, File # 1560A - 204 Stanley Road Site improvements and repairs, YWCA 
 
Secretary Martin read the notice of the public hearing and Planner Agresta listed exhibits 1-21.  
For the record Commissioner Quinn arrived at 7:43 pm. 
 
Mr. David Bjorklund, Civil Engineer and President of the firm Spath Bjorklund Associates, Inc. 
introduced himself and said he was there on behalf of the Central Connecticut Post YMCA where 
he has been a member of the executive board for over 15 years.  Since 1959 the YMCA has been 
located at the corner of Stanley Road and Route 59 on a 40+ acre parcel.  It contains several 
buildings and a pond with the primary use of the facility being a day camp.  A family center 
program utilizes the pool, tennis courts and basketball courts after the camp closes.  For years 
the northwest side of the pool has had a wooden deck which requires constant maintenance 
and repairs due to deterioration.  The proposal is to remove the existing deck and replace it by 
building a retaining wall and back filling the area bringing it up to the same grade as the apron 
around the pool and laying sod creating a new program lounging area.  The long term life of this 
will greatly exceed decking and will require much less upkeep.  The improvement is within 100 
feet of the wetlands and they have received administrative agent approval from the Inland 
Wetlands Commission. 
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Mr. Bjorklund said he has reviewed the comments from staff and one of the comments from 
Planner Agresta suggests the wall color be Charcoal Buff.  Mr. Bjorklund said they already 
ordered the color in Charcoal Grey and asked the Commission to accept that as part of the 
application. 
 
Chairman O’Hara asked if Mr. Bjorklund was interested in receiving an A2 waiver to which he 
replied yes.  Mr. Bjorklund continued by saying that they have done a detailed topographic 
survey of the area where they are requesting to do the development and said the YMCA would 
prefer to spend money to enhance programs for children rather than funding civil engineering.  
Mr. Bjorklund concluded his presentation and invited questions from the Commission. 
 
Commissioner Lindstrom asked if the dock in the pond is removable or if it presented a safety 
issue.  Mr. Bjorklund said it is only removable on a seasonal basis and has not been a safety 
issue.  Commissioner Lindstrom was concerned about the exit driveway by the house and the 
fact that it is narrow with poor visibility onto Stanley Road.  Mr. Bjorklund said that he is aware 
that the driveway is constricted and although they do not plan to modify that at this time, as 
they do not anticipate an increase in traffic flow, it is on the list of future improvements. 
 
Vice Chairman Porter referenced a comment from the Town Engineer stating that a curtain 
drain for wall backfill was shown but a footing wall bedding drain is recommended and asked 
Mr. Bjorklund to respond to that.  Mr. Bjorklund said that either type would work, and that he 
could work it out with Town Engineer.  Town Engineer Schatzlein confirmed that his approach is 
to protect the footing of a retaining wall not just behind the wall because the footing is what is 
holding it up.  He agreed that it is something that he can work through with the applicant. 
 
Secretary Martin asked Mr. Bjorklund to respond to Planner Agresta’s Comment #5E.  Mr. 
Bjorklund said that Planner Agresta is looking for more details on materials and said that these 
are things being ordered from a catalog and he will be glad to provide the information 
requested. 
 
Town Engineer Schatzlein recommended a $5,000.00 bond. 
 
Chairman O’Hara opened the floor for public comment. 
 
Lori Mihalov, 158 Stanley Road agreed with Commissioner Lindstrom and said that if at some 
point the exit onto Stanley Road could be widened it would be beneficial. 
 
Polling the Commission hearing no objections, Chairman O’Hara closed the hearing. 
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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 public notice and Planner Agresta listed Exhibits 20-25 for the record. 
Vice Chairman Porter reminded Mr. Bjorklund that he is speaking on a zoning text amendment 
not related to any specific site and is all encompassing to the town not specific property. 
 
Mr. David Bjorklund, Civil Engineer and President of the firm Spath Bjorklund Associates, Inc. 
introduced himself and acknowledged Vice Chairman Porter’s comment.  The Commission was 
given a large packet of the revisions earlier that day.  The revisions dealt with occupancy 
clarifying how long individuals ages 6 through 18 can reside in Elderly Housing.  The building 
separation will be increased to 30 feet measured from foundation to foundation.  They have 
increased visitor parking to 1 space for every two units for detached units.  They are leaving the 
issue of sidewalks up to the discretion of the Commission but added that the width of the 
sidewalks be 5 feet.  They have discussed and added road and stormwater related design criteria 
with Staff which can be applied to other aspects of the Zoning Regulations in the future.  Mr. 
Bjorklund asked how the Commission would like to proceed and invited any questions. 
 
Vice Chairman Porter stated for the record that receiving a document of that magnitude the day 
of a meeting is not proper.  Chairman O’Hara asked the Commission to go page by page and ask 
questions they felt were of great importance and reminded them that this hearing would be 
continued for any remaining concerns. 
 
Commissioner Lindstrom had concerns about other large parcels not presently zoned residential 
and not being able to be re-zoned for the ARR District.  Mr. Bjorklund said that these regulations 
should be kept within the residential districts only and if a developer had a business or industrial 
property that they thought was well suited to become residential then they would have to re-
zone it to residential and then pursue rezoning to this District. 
 
Secretary Martin wants the age restriction to read anyone up to age 18 instead of ages 6 to 18 
can have no permanent residence in this housing.  She also concerned about the age of the 
“caretaker” of the property.  Chairman O’Hara clarified to her that the person hired to take care 
of the property falls outside the age restriction and can be younger than 55.  The caretaker unit 
will be a discretionary item and has to be marked on the site plan.  Commissioner Lindstrom 
suggested that they change the word “caretaker” so as to not confuse it with any other use of 
the word “caretaker” in the regulations. 
 
Secretary Martin wants to make sure that the land that does not have a building on be kept in 
its natural state.  Chairman O’Hara reassured her that the regulations support her request to 
maintain the surrounding undeveloped land.  Secretary Martin would like the separation 
between detached units to be measured from the outermost point of the building as opposed to 
the foundation.  Mr. Bjorklund felt that measuring from the foundations is the most consistent 
and reliable way to ensure proper distance between buildings.  Planner Agresta noted that the 
current regulations throughout the Town is from the outer most portion of a building or 
structure and not necessarily the foundation. 
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Secretary Martin would like the regulations to require that there can be no outside parking of 
campers, RV’s, boats, trailers, etc.  In addition, Secretary Martin wants to add that any 
maintenance equipment be housed indoors or screened.  Mr. Bjorklund agreed to discuss this 
with Staff. 
 
Vice Chairman Porter questioned weather or not the current ER District is included in the new 
regulations as it is not listed with the RF 1, RF-2, & RF-3.  Planner Agresta said that it is included 
and the ER District is not being re-zoned but renamed ARR.  After some discussion Vice Chair 
Porter was satisfied that this was not an issue. 
 
Commissioner Lindstrom is still concerned with having 3 bedrooms instead of 2.  She is also 
questioning weather or not a child with a disability would be able to live there.  Chairman 
O’Hara said that number of bedrooms dictates the size of the septic and better to have 3 
bedrooms with a larger septic than have people convert a room in the house for another 
resident but not have a large enough septic to accommodate that extra person. 
 
Commissioner Quinn stated that he is leaning toward the 3 bedroom units because it may make 
the community look nicer and have a higher tax base. 
 
Mr. Bjorklund confirmed that the Health Department dictates that all you can have on one 
parcel weather its 5 acres or 20 acres is 32 bedrooms which have individual septic systems for 
each unit otherwise you would have design and get State DEEP approval for a different type of 
septic disposal system. 
 
Secretary Martin would like the applicant to respond to the letter from Aquarion Water Co.  Mr. 
Bjorklund said they would go over that the next time they meet. 
 
The hearing was adjourned to 8/20/15. 
 
 

SITE PLAN REVIEW 
 
7. SITE DEVELOPMENT PLAN  
 

SDP-2015-03, File # 115:  227 Monroe Turnpike (Adam B. Miller, Legacy Investments, LLC) 
 
Mr. Adam Miller, owner of Legacy Investments, LLC introduced himself and said he was there to 
request permission to extend the roofline on his building for safety reasons.  The handicap ramp 
on the back of the building requires constant maintenance due to snow and ice falling from the 
roof and landing on the ramp.  He actually had to close the ramp off last year because he could 
not keep up with the ice and it became a hazard.  By extending the roof over the walkway, the 
snow and ice will fall into the yard and protect the ramp. 
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Chairman O’Hara recapped saying the roofline extension will be in the back of the building, over 
an existing sidewalk, the roof extension will be exactly the same roof following the same line 
and open air on the side.  Chairman O’Hara questioned the height of the roof extension.  Mr. 
Miller said that the height starts at about 9 feet and then as the handicap ramp goes up it will 
be about 7 feet.  Chairman O’Hara asked if they are proposing any new lighting and Mr. Miller 
said no because adequate lighting already exists.  Mr. Miller further explained that they are 
using a 4 x 4 galvanized steel post for support which they will surround with trim and decorative 
stone at its base. 
 
Planner Agresta noted that the applicant was also requesting that the Commission not require a 
referral to the ARB since this is on the back of the building, is minor in scope and the design is 
consistent with the existing building. 
 
Polling the Commission hearing no objections Chairman O’Hara closed the meeting for 
questions. 

 
 
DELIBERATIONS and DETERMINATIONS 
 
8. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS - None 
 
 
9. BOND RELEASES OR REDUCTIONS – None 
 
 
10. MEETING MINUTES 
 

MEETING MINUTES 6/18/15 
MOTION: Porter – To accept the meeting minutes from 6/18/2015 
SECOND: Quinn 
VOTE:  4-0-1 – Approved 

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

 
 
MEETING MINUTES 7/9/15 
MOTION: Porter – To accept the meeting minutes from 7/9/2015 
SECOND: Quinn 
VOTE:  5-0-0 – Approved 

Ayes O’Hara, Porter, Martin, Quinn, Townson 
Nays None 
Abstain None 
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11. APPLICATION DELIBERATIONS/DETERMINATIONS 
 
SEP-2015-02, File #1552A:  505, 509, 515 Monroe Turnpike & 220 Cross Hill Road – Construct 
CVS retail pharmacy and site improvements 
 
OWNER: CT Houses LLC (220 Cross Hill Road), Five Hundred Nine Monroe LLC (505 

Monroe Turnpike), Five Hundred Nine Monroe LLC (509 Monroe Turnpike), 
and Cross Hill Service LLC (515 Monroe Turnpike) 

APPLICANT: TMC New England, LLC 
MOTION: Porter – To approve Special Exception Permit SEP-2015-02 for a CVS pharmacy 

and retail store with drive through lane as presented in the edited draft 
approval dated 7/30/15. 

SECOND: Quinn 
DISCUSSION: Vice Chairman Porter questioned why a line was scratched in reference to the 

retaining wall on the adjacent property to ensure safety and a proper sight line.  
Town Engineer Schatzlein explained that the building and zoning regulations 
requirements indicate that any wall less than four feet in height does not 
require a fence and the applicant has designed the wall to be less than four feet 
thus not requiring a fence and thus there did not appear to be an issue.  The 
recommended bond is $65,000.00.  Vice Chairman Porter noted the need to 
correct the location of the anti-seepage collar of catch basins 22 and 18.  
Chairman O’Hara thanked the Staff and Commission for doing a lot of hard work 
of which the end result will be the demolition of 4 buildings to create a brand 
new building with good architecture, landscaping, sidewalks and lighting all in 
conformance with the POCD. 

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

 
 

SEP-2015-03, File # 1554A:  288 Monroe Turnpike – Construct daycare center and site 
improvements, Gary Brown 
 
OWNER:  Martin C. and Kathy R. Zito 
APPLICANT: Gary Brown and Kim Murray 
MOTION: Porter – To approve Special Exception Permit SEP-205-03 for a Goddard School 

Child Daycare Center and site improvements as outlined in the draft approval 
dated 7/30/15. 

SECOND:  Lindstrom 
DISCUSSION: Chairman O’Hara summarized that the applicant had received approval from the 

Inland Wetlands Commission, has a favorable recommendation from ARB, there 
would be no need for front sidewalk and bond would be $23,000.00. 

VOTE:  5-0-0 - Approved 
Ayes  O’Hara, Porter, Martin, Townson, Lindstrom 
Nays  None 
Abstain  None 
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SDP-2015-03, File # 115:  227 Monroe Turnpike – Roof alteration covering an existing walkway 
 
OWNER: Legacy Investments, LLC, Adam B. Miller 
APPLICANT: Adam B. Miller 
MOTION: Porter – To approve Site Development Plan SDP-2015-03 as proposed, including 

no need to refer same to ARB. 
SECOND: Martin 
DISCUSSION: The Commission is waiving the requirement for ARB approval. 
VOTE:  5-0-0 - Approved 

Ayes O’Hara, Porter, Martin, Townson, Lindstrom 
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 9:20 pm. 
 
 
Respectfully submitted, 
Carol Re, Recording Secretary 
































































