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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
MEETING MINUTES 

May 19, 2016 
 

 
Meeting: Planning and Zoning Commission  Meetings are Video and Audio Recorded 

Regular Meeting – 7:00 p.m. 
7 Fan Hill Road, Monroe, Connecticut 

 
Present: Chairman Patrick O'Hara 

Vice Chairman William Porter 
Commissioner David Townson 
Commissioner Leon Ambrosey 
Commissioner Cathleen Lindstrom (alternate) 
Commissioner Michael O’Reilly 

 
Absent:  Secretary Jeremy Hayden 

Commissioner Paul Lisi (alternate) 
 

Also Present: William Agresta, Planning and Zoning Administrator 
Scott Schatzlein, P.E. Land Use Group Director, Town Engineer 
Rebecca Wood, 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 with Alternate O’Reilly being seated with the absence of 
Commissioner Hayden. 
 
A motion was made by Vice Chairman Porter, seconded by Commissioner Townson, to amend the Agenda 
by the addition under Item 7, Permit Amendment Modifications project review of Special Exception 
Permit Amendment Application SEP-2016-03-A1, File #1572A – 585 Fan Hill Road, Monroe Tax Assesor 
Map 122, Lot 1.  Leon Ambrosey (Cross Hill Service) (applicant); Property Owner: P & M Realty, Inc.  On 
roll call the motion was passed, 4-0-1 – O’Hara, Porter, Townson and O’Reilly voting Aye; Ambrosey 
abstained by reason of recusal. 

 
3. GENERAL PUBLIC PARTICIPATION 

None 
 
4. GENERAL APPOINTMENTS 

None 
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PUBLIC HEARINGS 
 
5. SPECIAL EXCEPTION PERMITS 

 
SEP-2016-05, File #1574A 178 Main Street, Monroe Tax Assessor Map 19, Lot 2 

John Lilly – Sound View Capital Partners LLC (applicant/owner) 
proposed expansion of an existing retail drive-through car wash 
facility for property consisting of approximately 1.0 acre within a 
Business District 1 (B-1) ( reconvened from 4/21/2016) 

 
The public notice was read and exhibits listed for the record. 
 
Jim Swift, Licensed Landscape Architect and Professional Engineer located at 102 Village Drive, Shelton, 
Connecticut responded to questions and comment letters voiced by Staff after the previous presentation 
and explained for the Commission the changes made to the plans.  Chairman O’Hara inquired about the 
status of water---whether it would be well water or connection to public water would be made?  Mr. Swift 
indicated that if either the Monroe Health Department or the Connecticut Health Department requires 
connection to public water it would do so.  Planner Agresta indicated that there were two items noted on 
the table on Page Two that still required attention; on Page Three, (d) and (e) all information needs to be 
included on the plans;  the Applicant agree to complete the items. 
 
Chairman O’Hara indicated that under off street parking, the Applicant is requesting a waiver from the 
Commission for a loading space, but is required to illustrate the space on the plans; the Applicant agreed 
to do so at the back side of the building, behind the addition, on the pavedd area, near the dumpster.  The 
Commission was polled regarding their thoughts on granting such a waiver, none were opposed. 
 
Commissioner O’Hara voiced Planner Agresta’s Staff Comments regarding the building doors, requesting 
that the doors be upgraded to a more architecturally pleasing choice.  John Lilly, Applicant and Owner of 
Soundview Capital Partners LLC, introduced himself and voiced that the the garage doors recommended 
by the Town Planner were to too fancy for his business.  Planner Agresta voiced that the doors the 
Applicant has chosen offer no aesthetic appeal facing the road and again recommended an improved 
architectural design.  Chairman O’Hara suggested that the Applicant review specific door choices to 
perhaps select a door design compromise.  The Town Planner would review and if still not in agreements 
send it to the Commission for its review.  The Applicant agreed.  The Applicant was also in agreement with 
the recommended bond amount. 
 
Town Engineer Schatzlein voiced a concern over the exit turning radius and expressed that an 
Encroachment Permit from CTDOT was already required due to other site work in the State right-of-way, 
thus did not see the problem with correcting the turning radius to alleviate larger vehicles from crossing 
the yellow middle line.  Mr. Swift responded that most oversized vehicles would be heading south, 
alleviating the need for an increased turning radius, secondly, that the Applicant can time the arrival and 
departure of oversized vehicles so not to coincide with times when customers are also there.  Both 
Chairman O’Hara and Vice Chairman Porter stated that the Commission has typically deferred to the 
direction of CTDOT in issues such as these but thought the turning radius correction made sense.  Mr. Lilly 
stated that if the CTDOT requires a narrowing of the exit lane, it would provide serious issues resulting 
from cars exiting from self service vacuums as well as those exiting from the car wash, so that width is 
critical to proper exiting of cars from the business.  Engineer Schatzlein expressed that the proposal 
before the Commission was for two exit lanes only, not three, and the applicant should go to CTDOT, get 
the permit, and increase the radius.  CTDOT usually communicates and works with the Town to come to a 
reasonable agreement and compromise between the State, the Town, and the Applicant. 
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Chairman O’Hara expressed that he would prefer to waive a sidewalk for this site, as to the south, there is 
only one additional property and then wetlands where no sidewalks could be continued.  The Commission 
was polled and agreed that a sidewalk would not be needed at this site.  The Commission also agreed that 
the use of boulders along the rear driveway area instead of a guard rail would be ok.  The Applicant also 
agreed to add the dumpster enclosure detail onto the plan.  Mr. Swift then addressed the Commission 
regarding a reiteration of those items relating to drainage, water quality, and in support of their plan: 

 
 The property is located in a floodplain which cannot take fill yet requires water flow management. 
 An infiltration system has been included in the rain garden basin. 
 The rain garden has been designed to take consideration of water quality issues. 
 There are three existing catch basins on the site, one which is elevated and functioning as intended. 
 Water quality management is proposed by allowing water to flow through a natural landscape area. 
 The Wetlands Commission has approved the drainage plan. 

 
Chairman O’Hara inquired if ponding currently occurred on the site.  Mr. Lilly stated that some ponding 
occurs in one area and the sheetflow will drain into the rain garden.  Mr. Swift stated that the 
underground infiltration system proposed will hold all the water from the roof of the new structure in a 
100-year storm.  Chairman O’Hara inquired if the Applicant would be willing to change the grading on the 
site to address the comments of the Town Engineer.  Mr. Lilly stated “no, he would not.” 
 
Town Engineer Schatzlein agreed that while this site was a challenge, he offered the following: 

 
 90% of the time the flood plain zone will not flood and only has a 1% chance per year of flooding to 

that extent. 
 A catch basin placed at approximately elevation 330 feet will allow water to flow over the spillway 

and fill the catch basin because of the difference in elevation, building up a head pushing the water 
pressure through piping under the driveway. 

 A 12” pipe under the driveway with 2’ of cover, an elbow in the basin which acts as a baffle, keeping 
the oils in the basin is recommended. 

 When it stops raining, the perforated drain will drain the basin relatively quickly. 
 The current plan includes filling of the floodplain which is not allowed without addition of 

compensatory storage. 
 The addition could be constructed about one-foot lower, allowing site drainage to more easily flow 

into the lowest point and into a catch basin vs. the grass island. 
 The Inland Wetlands Commission made a strong recommendation that stormwater quality, in 

addition to what they approved, be provided. 
 The elevation will handle a 10-year storm, which is over 80% of the storms experienced. 
 Oils and sediment should not be permitted to flow into Pequannock River. 

 
Commissioner O’Hara inquired if Mr. Swift was familiar with Mr. Schatzlein’s proposal.  He replied that he 
was not, and disagreed that flooding did not occur prior to a 100 year storm.  Town Engineer Schatzlein 
responded that the ground saturates with a normal storm but that flooding (above the ground) would 
only occur rarely (like during a 100-year storm).  Commissioner Lindstrom inquired if a third opinion could 
be acquired.  Chairman O’Hara stated that the Commission could hire an additional engineering expert 
but that might not be necessarily the optimal solution here.  Commissioner Ambrosey asked why the 
Applicant would not want to install a catch basin as he was concerned with water quality and icing in the 
winter from sheet flow across the driveway.  Mr. Swift stated that he believed the drainage plan he 
presented was sufficient.  Commissioner Porter inquired if there would be enough parking spaces if 
amendments to the site are made.  Commissioner Porter also inquired if there were enough parking 
spaces without the vacuum stalls. Planner Agresta responded that current parking calculations are 1.5 
spaces per employee.  Commissioner Porter inquired how many employees were working on a standard 
Saturday shift.  Mr. Swift responded that there were 10 employees on a standard shift.  Mr. Lilly stated 
that there were currently 4-5 employees who drove; the others either car- pool or were bused. 
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Planner Agresta and Commissioner Porter questioned the difference between the formerly stated 4-5 
employees and the now stated 10 employees which result in a parking deficiency based on the 1.5 spaces 
for every employee. 
 

A ten minute recess was taken at 8:35 p.m. and resumed at 8:45 p.m. 
 
Upon reconvening, the Applicant requested the hearing be adjourned to the June 2, 2016 meeting and 
that it would follow up with written correspondence granting an extension of time for the hearing as 
would be needed. 

 
 

SITE PLAN REVIEW 
 
6. SITE DEVELOPMENT PLANS 

None 
 

DELIBERATIONS AND DETERMINATIONS 
 
7. PERMIT AMENDMENTS / MODIFICATIONS / EXTENSIONS 
 
Commissioner Ambrosey recused himself; Alternate Lindstrom was seated. 
 

Permit Amendments / Modifications 
 
SEP-2016-03-A1, File #1572A– 585 Fan Hill Road (Map 122, Lot 1) 
 
Chairman O’Hara instructed the Commission that they were being requested to amend and modify the 
Special Exception Permit recently issued by this Commission to permit the following: 
 

 Approve a new Certificate of Location Appropriateness for a Used Car Dealer’s License; and 

 To amend SEP-2016-03 to permit accessory used car sales as limited by zoning section 8.2.3 (f)(8)(d), 
to allow for no more than the sale of no more than six used cars on site to be sold at one time, with 
no visible display, and stored in the designated area as set forth in the plan. 

 
OWNER: P&M Realty, Inc. 
APPLICANT: Leon Ambrosey – Cross Hill Service 
MOTION: Porter – To approve amendment request SEP-2016-03-A1 including determination of 

Certificate of Appropriateness (location for a Limited Used Car Dealer License at 585 Fan 
Hill Road) and amendment of SEP-2016-03 to permit limited used car sales from the 
premises subject to the limitations set forth in the Zoning Regulations and as detailed on 
the approved Site Plans. 

SECOND: Townson 
VOTE: 5-0-0 – Approved 

Ayes O’Hara, Porter, Townson, O’Reilly, Lindstrom 
Nays None 
Abstain None 

 
Commissioner Ambrosey resumed his seat in place of Alternate Lindstrom. 
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8. EXTENSIONS 
 

SEP-13-12, File #1532A – 2 Victoria Drive 
MOTION: Porter – To approve a 90-day extension to meet conditions of approval. 
SECOND: Townson 
VOTE: 5-0-0 – Approved 
Ayes O’Hara, Porter, Townson, Ambrosey, O’Reilly 
Nays None 
Abstain None 

 

9. Bond Releases or Reductions 
None 
 

10. MEETING MINUTES 
 
May 5, 2016 Minutes 
MOTION: Porter – To approve the meeting minutes for April 21, 2016 as amended. 
SECOND: Townson 
VOTE: 5-0-0 – Approved 

Ayes O’Hara, Porter, Townson, Ambrosey, O’Reilly 
Nays None 
Abstain None 

 
11. APPLICATION DELIBERATIONS / DETERMINATIONS 
 

SEP-2016-02, File #1571A– 34 Enterprise Drive (Map 104, Lot 2/10) 
 

Commissioners O’Hara, Porter, Townson, Ambrosey were seated for continued deliberations 
(Alternate Lisi was absent but was seated on this matter at the previous meeting).  Chairman 
O’Hara requested comments from the Commission regarding the issue of millings being used as a 
parking lot surface treatment.  Vice Chairman Porter reiterated that his position had not changed 
and believes that millings used as a surface treatment without a topcoat is highly unadvisable.  
Commissioner O’Hara polled the Commissioners and the others concurred.  Commissioner 
Ambrosey reflected that after reviewing the studies included in the record file, he now believed 
that millings used as a surface treatment should be capped. 
 
OWNER Fox Group LLC 
APPLICANT All Star Transportation 
MOTION: Porter – To approve application SEP-2016-02, with inclusion of the second alternative 

condition “m” requiring complete coverage with conventional asphalt paving for all 
automobile and bus access driveways and parking areas, as set forth in Draft Approval 
Resolution dated May 19, 2016 granting Special Exception Permit. 

SECOND: Townson 
VOTE: 4-0-1 – Approved 

Ayes O’Hara, Porter, Townson, Ambrosey 
Nays None 
Absent Lisi 
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OTHER BUSINESS 
 
12. REGULATIONS REVIEW / AMENDMENT WORKSESSION 

 
Chairman O’Hara stated that the subcommittee was discussing the possibility of food trucks in the Town of 
Monroe.  The Town Council recently amended the Town Code regarding vendors, which requires such 
food vendors to obtain approval from the Health Department.  Commissioner Lindstrom inquired if the 
Commission could set standards for parameters for food trucks.  Chairman O’Hara stated that the 
Commission had the right to set those standards for operation. 
 
Vice Chairman Porter listed a number of factors and issues the Commission should consider: 
 
 From a Planning and Zoning perspective, what would be the advantage to the Town and town 

residents by allowing food trucks in town? 
 What is the financial benefit to the Town, if any? 
 What advantage/disadvantage do food trucks present to our current tax paying brick and mortar 

businesses? 
 What is the benefit to all the tax paying members of the Town? 

 
The Commission was polled and most thought that food trucks could be allowed in town with appropriate 
standards and parameters for operation. 

 

13. CORRESPONDENCE / OTHER RECEIVED 
 
Chairman O’Hara read a letter from the First Selectman and Monroe Economic Commission inviting all 
Commission members to attend a two-hour 2016 Municipal Training Session to be held on Wednesday, 
June 1, 2016, Town Hall Council Chambers, 6 p.m. to 8 p.m. 

 

14. COMMISSION REPORTS 
 
Chairman’s Report 
None 
 
Commissioner’s Report 
None 
 
Land Use Staff Report 
None 

 
15. MEETING ADJOURNMENT 
 

Polling the Commission hearing no objections, Chairman O’Hara adjourned the meeting at 9:15 
p.m. 
 
 
Respectfully Submitted, 
Rebecca Wood, Recording Secretary 
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