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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
MEETING MINUTES 
September 3, 2015 

 
 
Meeting:  Planning and Zoning Commission 

Regular Meeting – September 3, 2015 
7 Fan Hill Road, Town Hall, Council Chambers 

 
Present:  Chairman Patrick O’Hara  

Vice Chairman William Porter 
Secretary Karen Martin 
Commissioner Dave Townson 
Commissioner Jane Flader (alternate) 
Commissioner Cathleen Lindstrom (alternate) 
 

Absent:   Commissioner Brian Quinn 
 
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 7:04 p.m., invited those in attendance to join in 
the Pledge of Allegiance, and observe a moment of silence for former First Selectman Ken 
Heitzke. 

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

Commissioners were seated on a roll call, Commissioner Flader was seated. 
 
 
3. GENERAL PUBLIC PARTICIPATION 
 

Phyllis Kansky, 28 Brookside Drive spoke in reference to RAA-2015-02, File #973E and requested 
that if this goes to a public hearing that all residents be notified so that they may have a voice in 
the matter. 
 
Al Fresco, 536 Monroe Turnpike does not think it is fair for the residents effected to have a piece 
of their land possibly being used for commercial purposes and he is against it. 
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4. GENERAL APPOINTMENTS – None 
 
 
5. REGULATIONS REVIEW/AMENDMENT WORK SESSION 

 
RAA-2015-02, File #973E - DRAFT General Text Amendments 
 
Chairman O’Hara asked the Commission if they have any items to discuss and were ready to 
move this toward a public hearing or not.  Chairman O’Hara thanked Planner Agresta for all his 
hard work in relation to the proposed text amendment. 
 
Secretary Martin looked at all the bifurcated lots in Monroe and feels that each one should be 
handled individually and not lumped together under a general text amendment.  She also feels 
very strongly, no matter what the cost, that each resident with a bifurcated lot should be 
notified of any potential change to their property.  Chairman O’Hara confirmed that residents 
are notified through two announcements in the newspaper and Planner Agresta added that 
anyone within 100 feet of the property may be required to receive certified notification in the 
mail. 
 
Vice Chairman Porter explained that this regulation would only relate to lots that are currently 
zoned commercial and residential and not for any bifurcated lots going forward.  The only thing 
this allows is for a septic system to be installed in the residential portion of an existing 
commercial/residential piece of property.  This allows the Town to maintain the buffer 
requirement in a residential zone. 
 
Chairman O’Hara explained that years ago the Town drew lines off of Route 25 and claimed that 
land for commercial use which left the property owners with bifurcated lots, some commercial 
and some residential.  On the positive side, the setback requirement for a commercial lot is 
greater than residential providing a larger buffer to the residents.  This amendment will allow 
for septic systems to exist on the residential portion of the property for the business septic 
without the property owner having to apply for a re-zoning. 
 
Commissioner Flader said this seems counter-intuitive to what they were doing previously.  If 
the Town was following the “letter of the law” why is the Commission looking to change the law.  
Chairman O’Hara responded by saying the Commission can change the zoning laws as they see 
fit. 
 
Commissioner Lindstrom feels this is a “blanket regulation” and each lot should be looked at one 
at a time.  Chairman O’Hara reminded the Commission that they can be in favor of this 
amendment or can decide to scrap it.  Commissioner Lindstrom wants the commission to speak 
to the Town Attorney to find out what they should do regarding notifications from a legal 
perspective. 
 
Vice Chairman Porter offered that this is in conformance with the state sub-surface sewage 
disposal regulations as long as it’s ten feet from the property line.  Chairman O’Hara listed some 
additional items such as a junkyard being a prohibited use for the land, some definitions spelled 
out in the text, trees and landscaping items are ok, signs, and lighting. 
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Vice Chairman Porter expressed that he is in agreement with the amendment to standardize our 
sign regulations and wants to move toward a public hearing and ultimately a resolution. 
The Commission agreed that items 1-7 in the amendment should move toward a public hearing 
and that Planner Agresta would check with the Town Attorney in regard to the notification 
process and report back. 
 

 
6. §8-24 MUNICIPAL REFERRAL – WOLFE PARK MULTI-PURPOSE FIELD PROJECT 

 
Chairman O’Hara read a letter dated 8/27/15 from First Selectman Steve Vavrek stating that the 
Parks and Recreation department is seeking approval for the construction of two new multi-
purpose fields at Wolfe Park.  The Commission noted that new fields are needed and that he 
Park was a good place for them, thus the Commission agreed to send back a favorable referral 
response. 
 
MOTION: Porter – Positive referral response as new ballfields in the Town Park is 

consistent with the 2010 POCD 
SECOND: Flader 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

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

 
 
PUBLIC HEARINGS 
 
7. SPECIAL EXCEPTION PERMIT 

 
SEP-2015-16, File # 1567A – 482-484 Pepper Street – Use Change: Cross Fit/Kids On The Moon 
 
Chairman O’Hara read the rules of the public hearing.  Secretary Martin read the notice of the 
public hearing and Planner Agresta listed Exhibits 1-16. 
 
Kevin Solli of Solli Engineering, PE said he was there to discuss a proposed change of use for 482 
and 484 Pepper Street on behalf of the applicant.  He was joined by Kevin Quinlan (CrossFit) 
Mark Cristo (property owner).  The property being discussed has had previous approvals one of 
which was for indoor recreation.  In reference to this Mr. Solli said there were some outstanding 
housekeeping items from that approval which would be completed by the end of this weekend.  
Currently there is a small pond in the center of the property and the front portion of the 
building is occupied by Datto.  The back portion used to house The Panther Den and they are 
now proposing to split the use of that space for Kids On The Moon which is a bounce house 
facility which does mostly off site rentals.  The building would provide space for warehouse the 
balloon houses and for rental for birthday party type events on Thursday, Friday, Saturday, and 
Sunday’s only.  The other business would be CrossFit Tri Town which is a fitness facility currently 
residing in the Clock Tower shopping center and is looking to relocate.  There are 68 total 
parking spaces on the property, 32 near the front building and 36 in the rear of the property. 
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The applicant is proposing to maintain the existing front of the property and modify the rear to 
create two distinct tenant spaces.  The current monument sign will be modified to add the two 
business names on it as well as the current building signage located in the front of the building.  
There will be no additional signs on the rear building just small directional signs.  Cross Fit only 
offers scheduled classes which are limited to 15 per class and their hours of operation are from 
6am to 7:30pm M-F.  Kids On The Moon will have a party room, reception area, office space, 
room for storage and the existing door between the two businesses will be removed.  They are 
maintaining the existing utilities as well and provided a septic analysis which found the existing 
septic can handle approximately 1,700 gallons a day and these businesses will be using 
considerably less than that.  There were some wells on the property which are thought to be 
abandoned but the applicants will provide proof of that.  For the proposed use of the building 
the parking requirement is 87 but the applicant feels this exceeds what their actual need will be.  
They conducted parking studies for Cross Fit facilities, the parking currently needed for Kids On 
The Moon at their current location and checked with Datto about how many spaces they use 
and found their need to be less than the requirement and consequently they are asking for a 
22% reduction in parking spaces.  There will be no cleaning of the bounce houses in the parking 
lot or outside of the building until they receive an approval to do so by the Inland/Wetlands 
Commission, this would also need Commission approval. 
 
Commissioner Townson said the application states they just clean the bounce houses with water 
but they need to be disinfected.  Mr. Solli agreed and said they may hire a professional cleaning 
service to come and clean the bounce houses in which case all the water and solvents used 
would be captured and taken off the premises.  Mr. Solli concluded and invited any questions 
the Commission might have. 
 
Commissioner Lindstrom asked if the current space that houses CrossFit is the same size as the 
proposed site location and would each business have separate bathroom facilities.  Mr. Solli said 
yes to both. 
 
Vice Chairman Porter asked specifically what work was getting done this weekend and 
questioned why the housekeeping items from the previous approval took so long to complete.  
Mr. Solli said the dumpster enclosure was too high which is being fixed, the striping in the 
parking lot, and the owner is meeting with the Zoning Enforcement Officer regarding the 
planters.  As to the length of time it took to get done, owner Mark Cristo, 26 Arrow Wood Drive 
said they are just getting to it now and apologized for it not being done sooner.  Commissioner 
Lindstrom asked if there was a bond.  Planner Agresta explained that there is a bond but it is not 
for the work that needs to be done it is a site stabilization bond.  Secretary Martin asked if the 
easement has been taken care of.  Mr. Solli said the easement for the gas line needs to be 
reworked and they will do that as a condition of approval as well as all easement areas will be 
striped “no parking”. 
 
Vice Chairman Porter asked why it would take 60 to 90 days to file for an Inland/Wetlands 
approval which would not allow this work to be done until the New Year and was there any way 
to expedite that process?  Mr. Solli said they can try to bump it up to 45 days to which Vice 
Chairman Porter responded, “the sooner the better”. 
 
Chairman O’Hara opened the floor to public comment which there was none. 
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Polling the Commission, against the opinion of the applicant, the Commission adjourned the 
hearing to the 9/17/15 meeting.  The applicant was to report back in regard to the outstanding 
site items. 

 
 
SITE PLAN REVIEW 
 
8. SITE DEVELOPMENT PLAN 

 
SDP-2015-04, File # 116:  448 Pepper Street, Office expansion and off-street parking, Really 
Good Stuff 
 
Planner Agresta listed Exhibits 1-24. 
 
Kevin Solli of Solli Engineering, PE introduced himself along with Phil Clark and John Kowalski 
from Claris Construction and Jim Bennett from Really Good Stuff.  Mr. Solli provided the location 
of the property and explained that due to its continued growth and success they are proposing 
an expansion of their current facility.  The existing building is on 16.2 acres and consists of 
79,000 sq. feet of warehouse space, 13,779 sq. feet of office space, and has 106 parking spaces 
on site.  The proposal is for an additional 40,000 sq. feet of office space to be constructed over 
three phases.  They will add a total of 226 additional parking spaces over the three phases 86 in 
phase 1.  There is proposed landscaping throughout the site including landscaped islands in the 
parking lots.  They are proposing a sidewalk along the driveway to get to the main building.  In 
regard to grading and drainage, they are proposing some retaining walls along the wetlands and 
expanding the existing detention basin to accommodate the addition runoff.  All water is being 
collected in catch basins and being treated in hydrodynamic separators.  They conducted test 
pits with the health department and plan to expand the septic leaching fields in phases 1 and 2.  
The current septic system can accommodate the expansion for the first two phases but they will 
need to upgrade the system for phase 3 to allow for more than 5,000 gallons a day which will 
require them to obtain a permit from CT DEEP.  They are maintaining the existing loading areas 
in all three phases. They have a soil and sediment control plan including silt sacks, hay bails, and 
a silt fence.  They are maintaining the site lighting and adding additional site lights to 
accommodate the increased parking. 
 
In phase 1 they are planning a 10,000 sq. feet footprint building expansion with the 10,000 sq. 
feet on the second floor being office space and the first floor warehouse space.  Phase 2 
includes converting the 10,000 sq. feet first floor warehouse space into office space, increased 
parking spaces bringing the total to 262 with landscaping.  They are proposing an underground 
detention system in the expanded parking area which will be large enough to accommodate 
phase three as well.  They also took into consideration the road work that will be done on 
Pepper Street and have it in their plan to catch the storm water runoff and divert it into a 
vegetative swale.  Phase 2 also has a soil and sediment control plan including silt sacks, silt 
fencing, and hay bails as well as increased lighting to accommodate the additional parking.  
Phase 3 consists of another two story addition, 10,000 sq. feet of office space on each floor.  A 
final expansion of the southerly parking lot with more landscaping which overall greatly exceeds 
the 10% interior landscaping requirement. 
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With this expansion they will be creating a new entrance to the front of the building.  In phase 3 
they will need to relocate a small underground detention system due to the building 
modifications and from a stormwater stand point they have approvals from the Inland/Wetlands 
Commission.  Soil erosion and lighting plans meet all the applicable requirements and the 
original business sign will be relocated to the new front entrance.  At the completion of phase 3 
the building will be greater than 100,000 sq. feet and have more than 200 parking spaces 
qualifying it to be a major traffic generator which would be regulated by the office of state 
traffic division.  A traffic assessment was done which showed that because of the building 
expansion and increase in parking this will not create a traffic problem and would not impact 
any state facilities.  Mr. Solli mentioned that the applicant has addressed most of the comments 
by staff and in regard to one from Town Engineer Schatzlein in reference to a gravel parking lot 
in the rear of the property, they have agreed to blacktop that parking area as it was found to 
have no negative effect on drainage.  Any outstanding comments from staff can be worked out 
as conditions of approval. 
 
Commissioner Flader asked how many shifts the business has.  Mr. Solli said that by virtue of the 
fact that they make classroom supplies for teachers, they are busiest during the summer months 
preparing products for the up-coming school year where they are open 24 hours a day running 
two 12 hour work shifts.  She then asked if there would be enough lighting for people to get to 
and from their vehicles.  Mr. Solli said that between the existing lighting and additional lights 
proposed in the plan there would be sufficient lighting.  He continued saying there will be 8 
handicap parking spaces which complies with ADA requirements for a business with 300 to 400 
spaces. 
 
Commissioner Lindstrom asked how many employees they have during the peak summer 
months and what time they report to work.  Mr. Solli said approximately 350 but not all working 
at the same time although the first shift starts at 9:00am and the company has done an 
excellent job providing ample parking with the lack of current parking which is why the plan 
proposes a significant increase in parking availability. 
 
Vice Chairman Porter asked what can be done with two outside storage containers that 
currently sit on the property.  Mr. Solli said the company still needs them for storing racking and 
other miscellaneous equipment but came to an agreement that after the construction is 
complete they will relocate them to the rear of the property. 
 
Chairman O’Hara asked the applicant if they would consider not completing the entire proposed 
drainage infrastructure if they find it not necessary given the work that will be done on Pepper 
Street.  Mr. Solli said if they found that some work turns out to not be necessary they would 
drop it from the plan. 
 
Chairman O’Hara asked Mr. Solli to address the overall landscaping in regard to a comment 
made by Planner Agresta.  Mr. Solli reiterated they exceed the 10% interior landscape 
requirement but feel that Planner Agresta would like them to choose more of a variety of plants 
and trees to provide more cover and shade.  Mr. Phil Clark asked the Commission to agree to 
the landscape plan they have provided as they put considerable effort into planning it and feel it 
will be appropriate for the site. 
 



Meeting Minutes Planning and Zoning Commission 
September 3, 2015 Monroe, Connecticut  

Page 7 of 11 

Commissioner Lindstrom is concerned about the level of traffic on Pepper Street when people 
are arriving for work and leaving work.  Mr. Jim Bennett responded saying that 10 months out of 
the year work shifts begin at 9:00am which has not been an issue in the past.  Mr. Solli 
concurred, saying that the traffic study done supports the project and the traffic level on Pepper 
Street will not be a problem. 
 
Chairman O’Hara opened the floor to public comment which there was none. 
 
Town Engineer Schatzlein clarified some of the comments he made to the applicant such as 
extending the sidewalk toward the entrance, an approval for paving the rear portion of parking 
would be contingent on an approval from the Inland/Wetlands Commission, pulling back a fence 
for better sight lines, guiderail by the front door, provide enough space for trucks coming in and 
out of the driveway, and provide additional graphs for the drainage plan.  The bond amount 
recommended is $55,000 broken down into the same percentages at the Inland/Wetlands 
Commission, ie: 60% for phase 1, 10% for phase 2, and 30% for phase 3. 
 
Polling the Commission hearing no objections, Chairman O’Hara closed the hearing. 

 
 
DELIBERATIONS and DETERMINATIONS 
 
9. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS 
 

SEP-2015-02-A1, File # 1552A:  505/515 Monroe Turnpike & 220 Cross Hill Road – requested 
amendment of Condition B.1 of the SEP Approval 
 
Attorney Kleinman, representing the applicant, explained that his client will not allow a closing 
to go through, the seller to get money and the deed to be held in escrow because without the 
title they cannot demolish the buildings currently on the site.  He provided a letter to the 
Commission explaining this and asked for their acceptance of the amendment language.  
Planner Agresta was satisfied that the proposed change was good. 
 
OWNER: 505 and 509 Monroe Turnpike Owner: Five Hundred Nine Monroe LLC 

515 Monroe Turnpike Owner: Cross Hill Services LLC, Leon Ambrosey 
220 Cross Hill Road Owner: CT Houses LLC 

APPLICANT: TMC New England, LLC 
MOTION: Porter – To amend the previously granted Special Exception Permit SEP-2015-02 

to eliminate the need to hold the Lot Consolidation Plan in escrow, thereby 
modifying the conditions of approval as outlined in the letter from Hinkley Allen 
and Associates dated 8/18/15. 

SECOND: Martin 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

Ayes O’Hara, Porter, Martin, Townson, Flader 
Nays None 
Abstain None 
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Construction Modifications 
 
SEP-2015-04, File #1555A: 7 Fan Hill Road (Town Hall) 
SEP-2015-05 File #1566A:  447 Purdy Hill Road (DPW Yard) 
SEP-2015-08, File # 1559A:  1260 Monroe Turnpike (Stevenson Firehouse No. 2) 
 
OWNER:  Town of Monroe 
APPLICANT:  Town of Monroe 
 
Town Engineer Schatzlein spoke in reference to the three Special Exception Permit amendments 
requests explaining that the construction modifications were about eliminating the previously 
approved concrete pads in fueling areas and replacing them with asphalt pavement.  In addition, 
the permit for the DPW Yard wanted to move the location of the generator.  These 
modifications were discussed by the Commission and Vice Chairman Porter pointed out that if 
fuel of any kind spills onto asphalt pavement it will erode and the concrete should remain as 
approved.  The Commission concluded that the fueling pads must be concrete as originally 
proposed but do not have to be grooved and the generator being moved was ok. 
 
 
SEP-2014-01-A1, File # 1536A:  1428 Monroe Turnpike (Stone Castle) – 60 day time extension 
to meet conditions of approval 
 
OWNER: John Kimball, Kimball Construction 
APPLICANT: Kevin Solli, Solli Engineering LLC 
MOTION: Porter – To grant 60 day time extension 
SECOND: Townson 
DISCUSSION: The Commission discussed that they have granted approximately 9 extensions 

and that the only thing outstanding was coming up with the bond amount.  The 
Commission could deny an extension and make the applicant come and explain 
why it is taking so long 

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

 
SEP-2014-02-A1, File # 1537A:  431 Monroe Turnpike – 90 day time extension to meet 
conditions of approval 
 
OWNER: Chris Yiannoulis 
APPLICANT: Kevin Solli, Solli Engineering, LLC 
MOTION: Porter – To grant 90 day time extension 
SECOND: Flader 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

Ayes O’Hara, Porter, Martin, Townson, Flader 
Nays None 
Abstain None 
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13-12-SEP, File # 1532A:  2 Victoria Drive – 90 day time extension to meet conditions of 
approval 
 
OWNER: Stone Castle Investments, LLC 
APPLICANT: John Kimball, Kimball Land Holdings, LLC 
MOTION: Porter – To grant 90 day time extension 
SECOND: Townson 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

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

SUB-2014-03, File # 1255C:  36 Timothy Hill Road – 90 day extension to meet conditions of 
approval 
 
OWNER: John Kimball, Monroe Land Holdings, LLC 
APPLICANT: Kevin Solli, Solli Engineering, LLC 
MOTION: Porter – To grant 90 day time extension 
SECOND: Martin 
DISCUSSION: None 
VOTE:  5-0-0 - Approved 

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

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

 
SEP-2015-15, File # 1566A – 500 Pepper Street – Construction of manufacturing building, 
Carrubba, Inc. 
 
OWNER: Duanne Carrubba, Carrubba Flavors, Fragrance & Botanicals 
APPLICANT: Kevin Solli, Solli Engineering, LLC 
MOTION: Porter – To approve Special Exception Permit SEP-2015-15 as outlined in the 

draft Approval dated 9/3/15. 
SECOND: Martin 
DISCUSSION: Chairman O’Hara recapped the items in the approval. 
VOTE:  4-0-1 - Approved 

Ayes O’Hara, Porter, Martin, Townson 
Nays None 
Abstain Flader 
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SEP-2015-14, File # 1565A – 27 Main Street – Ten Lane Indoor Shooting Range and Store, SS 
Academy 
 
The Commission discussed noise monitoring and that it seemed like a one time thing prior to 
opening and they agreed to reflect same in the approval based on language provided by Planner 
Agresta. 
 
OWNER: Mahesh Reddy, JETAA, LLC 
APPLICANT: Kevin Solli, Solli Engineering LLC 
MOTION: Porter – To approve Special Exception Permit SEP-2015-14 as outlined in the 

draft Approval dated 9/3/15, as amended by the Commission to reflect the 
revisions to the noise monitoring requirements 

SECOND: Martin 
DISCUSSION: Chairman O’Hara recapped the items in the site plan approval 
VOTE:  4-0-1 - Approved 

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

 
 

RAA-2015-01, File # 972E – Proposed amendments to the Zoning Regulations Section 3.5 Elderly 
Residence District, Beaver Brook, LLC 
 
The Commission said they are ok with what makes someone eligible and the term, “age 
restricted.”  They appropriately defined what a caretaker is, i.e.: someone who takes care of the 
premises.  They agreed on the 25 feet for attached dwellings, the sub-surface sewage disposal, 
coverage, 35 feet between detached buildings, and that all recreational vehicles must be 
screened or stored indoors.  They directed staff to prepare a draft approval for consideration at 
a subsequent meeting. 

 
 
OTHER BUSINESS 
 
13. CORRESPONDENCE/OTHER RECEIVED – None 
 
14. COMMISSIONER’S REPORTS 
 

• Chairman’s Report – None 
 

• Commissioner’s Reports – Secretary Martin said that the Commission has to do 
something to help Joe Chapman with zoning enforcement.  She feels the budget should 
include another part time person to help him and the Commission discussed his need 
for support from the town administration.  There was a lengthy discussion about 
whether or not the Commission could obtain records of what has been given to Town 
Attorney Fracassini for the last 5 years and the results.  The Commission was not 
unanimous about pursuing this information but It was suggested that the Secretary of 
the Commission draft a letter requesting that information. 
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Chairman O’Hara left the meeting at 10:44 pm prior to completion of the discussion. 
 
The discussion continued with an overall feeling that the enforcement of the regulations 
in town needed to be reviewed.  It was agreed upon that Secretary Martin would e-mail 
a draft letter to the Commission the following day for their approval and input into this 
concern. 

 
• Land Use Staff Reports – None 

 
 
15. MEETING AJOURNMENT 
 

With no objections, Vice Chairman Porter adjourned the meeting at 10:54 pm. 
 
 
Respectfully submitted, 
Carol Re, Recording Secretary 


