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PLANNING and ZONING COMMISSION 
Monroe, Connecticut 

 
MEETING MINUTES 
December 1, 2016 

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

Regular Meeting 
7 Fan Hill Road, Monroe, Connecticut 

 
Present: Chairman Patrick O'Hara 

Vice Chairman William Porter 
Secretary Jeremy Hayden 
Commissioner David Townson 
Commissioner Leon Ambrosey 
Commissioner Cathleen Lindstrom (alternate) 
Commissioner Paul Lisi (alternate) 
Commissioner Michael O’Reilly (alternate) 
 

Absent:  None 
 
Also Present: William Agresta, Planning and Zoning Administrator 

Scott Schatzlein, P.E. Land Use Group Director, Town Engineer 
Kyra Materasso, Recording Secretary 

 
 

OPENING of MEETING 
 
1. CALL TO ORDER & 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 & SEATING OF ALTERNATES (if required) 

Commissioners were seated on a roll call. 
 

3. GENERAL PUBLIC PARTICIPATION PERIOD - None 
 
4. GENERAL APPOINTMENTS 
 

 Laura Abbott – Discussion as to the feasibility of 8-10 seniors living in a single-family residence 
under an assisted living arrangement sharing costs of licensed health care givers. 

 
At the request of the applicant this has been tabled to the 12/15/16 meeting. 
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PUBLIC HEARINGS 
 
5. SPECIAL EXCEPTION PERMIT 

 

 SEP-2016-09, File #1579A – 114 Main Street (Assessor Map 12, Lot 16B) Special Exception Permit 
Application from Duane R. Noll (applicant/owner) for site modifications and alterations to an existing 
industrial/commercial landscape contractor building/business on property consisting of approximately 
1.698 acres within an Industrial District 1 (I-1). Owner: Duane R. Noll. (Carried over to 12/15/16)  

 

This item was tabled to the December 15, 2016 meeting. 

 

 

 SEP-2016-10, File #1580A – 387 Main Street (Assessor Map 35, Lot 3) Special Exception Permit 
Application for a proposed 26-room 2-story (approximately 15,142 sf) extended stay hotel and related 
site improvements on property consisting of approximately 4.985 acres within a Business District 1 (B-
1). Owner/Applicant: BNM Builders + Developers LLC / Bangalore N. Mahesh, Mgr Member. 

 
Chairman O’Hara read the Rules of Public Hearing and the Secretary read the Public Hearing Notice.  
Town Planner Agresta listed the file exhibits. 

 
Kevin Solli of Solli Engineering came forward to represent the application.  He reviewed the site area 
and history, location and proposed plan for an extended stay hotel.  He indicated that they wanted 
feedback from the Commission with the intent of leaving the hearing open to address staff and zoning 
compliance issues (i.e., the need for zoning variance due to insufficient street frontage and lot width.  
The objective is to apply for ZBA variances and return to the Commission at its January 19, 2017 
meeting. 
 
Mr. Solli indicated that he met with staff recently to review staff comments and has incorporated 
changes discussed during that meeting.  Items addressed were concerns from Aquarion Water 
Company as to the storm runoff leaving the property, including the installation of catch basins and a 
hydro separator.  Aquarion has not yet concurred but through the Town Engineer the design appears 
to be more acceptable than their comments would imply. 
 
The proposed hotel is intended to be an all suites hotel with no minimum stay required but a 
maximum of 30 day stay to address concerns of the Building and Zoning Departments.  By having the 
maximum of a 30 day stay this distinguishes the project as an extended stay not an apartment facility. 
It will not have conference rooms.  It will be independently owned and operated with comparable 
rates to other area extended stay facilities in the area.  It will contain 26 suites with kitchenettes for 
extended stay business travelers.  It will also contain a small 26 seat restaurant off the lobby which 
will be open to guests, as well as the public.  Only light fare will be offered and served; breakfast, 
lunch and dinner.  It is understood that the facility will not meet requirements for the sale of liquor. 
 
Items to be addressed to meet town requirements will include the grading of the driveway to meet 
the town code. There will be a retaining or rock wall installed around the back of the hotel.  The water 
retention system required for storm and runoff will be connected into the storm drain in Route 25.  
Swales will be established so sedimentation will not leave the property and affect neighboring houses.  
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Douglas Reich, Landscape Architect of Solli Engineering discussed the existing site and proposed 
landscaping, noting the topographic challenges of the site.  Mr. Reich pointed out that the back 
property boundary abutts the YMCA’s wooded property.  To the rear there would be a 20 foot high 
wall or exposed rock cut.  It has been suggested by staff this be a tiered wall and or that plantings 
breakup this obtrusive structure.  Currently the side has disturbed upland areas and buffered 
woodlands.  Some Oak, Hickory, Cedars and secondary growth will need to be removed near the 
perimeter of the property. 
 
Along the site entrance driveway are proposed Linden trees with small strips of lawn and wildflower 
meadow mix.  The Island directly in front of the hotel building will consist of perennials and annuals, 
as well as, flowering trees and shrubs.  All areas with lawn will have scheduled periodic mowing to 
keep the property pristine.  Ornamental and foundation plants will be planted around the hotel 
building. 
 
The lighting plan has been modified to address staff comments regarding a more uniform light 
emission.  Lights will be dark bronze poles and fixtures with recessed lighting in soffits at the building.  
The Commission expressed some concerns about the height of the light poles relative to the 
neighbors. 
 
The Commission asked if the hotel would be visible from Route 25.  Mr. Solli said not likely.  The 
Commission inquired about the status of Health Department approval and traffic concerns.  The 
Commission also asked about the location, its visibility and noise pollution on neighbors.  

 
Public Comments 
 
Sharon Carlton, a Monroe resident who is familiar with extended stay facilities because she is in the 
travel industry was concerned with the 30 day maximum stay. There is nothing to prevent the 
owner/operator to allow someone to check out and then re-check in the same day as to meet the 
requirements.  Although it has the 30 day restriction most business would not decline the additional 
income.  At that point it is no longer extended stay but an apartment.  She has also voiced concerns of 
the traffic impact on Main Street and the effect on abutting home owners.  She feels there is no 
benefit by having an extended stay in Monroe and that it would not fit the town’s rural appearance. 
 
Rodney Salvas, a Monroe resident, owns 381+383 Main Street which abuts the southerly side of site 
indicated he is also trustee of 379 Main Street which is owned by Alice Salvas (his mother) which also 
abuts the back of the site.  He was concerned of blasting due to the extent of ledge throughout the 
property.  Blasting could potentially affect neighboring septic and well systems. He voiced his 
frustration with Main Street and the width of the road not being wide enough to accommodate the 
current traffic flow and the burden additional travelers in/out of the facility would have.  As someone 
in the sales and marketing field who travels extensively; he feels there is no need for such a facility.  
Most travelers do not want to prepare their own meals after a long days work.  Kitchens would not be 
needed unless someone was staying on a long term project.  He pointed out the huge quantity of 
bathrooms required and the burden on the septic system.  With all the proposed landscaping and 
lighting he feels that cars traveling the driveway throughout the evening would interrupt his privacy.  
Car lights would shine directly into his home.  
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6. ZONING REGULATION TEXT AMENDMENTS 
 

 RAA-2016-05, File #980E – Mixed Use Landmark Property Development Zoning Text Amendment 
Petition affecting §8.2.3(I), Mixed Use Landmark Property Development, revising the Supplemental 
Standards, affecting the use and regulation of a Landmark Property. Petitioner: Kimball Group LLC.  

 
Kevin Solli of Solli Engineering presented proposed modifications to Mixed Use Landmark Property 
regulations, which affect the Castle and as proposed would allow the former convent to remain 
through a project by John Kimball.  He wanted the Commission’s feedback regarding his proposal.  
Proposed amendments sought to change the year eligibility requirement to be structures 50 years or 
older instead.  His proposal affects the convent building built in 1969.  He would repurpose this 
building instead of demolishing and tearing it down.  At this time buildings must be from 1960 or 
older, allowing 50% of the original building must remain to meet the current requirements.  The 
setback from the street to the building is in question.  Mr. Solli is proposing this property be used as 
residential and offices and at what percentage of each to meet the requirements as outlined in the 
proposal and suggested by Town Planner Agresta.  He also suggested that the newer building portion 
be compatible and compliment the original architecture and structure of the original building.   Mr. 
Kimball also voiced several points in support of the application; he discussed plans for the convent 
located on the property.  We are trying to make plans that are financially feasible.  The proposal is for 
39 apartment units with 75 bedrooms.  The convent had 120 individual rooms.  He also states that 
they are working with the DEEP on the impact and requirements of a septic system. 
 
The Commission discussed several aspects of the proposal.  The consensus of the Commission was to 
adjourn the public hearing pending additional work between the applicant and staff on the proposed 
draft regulations amendments.  The hearing was adjourned to the December 15, 2016 meeting 
pending the applicant working with staff. 

 
 

 RAA-2016-06, File #981E – Signs – Freestanding Signs Letter Size and Wall Signs Size Planning and 
Zoning Commission proposed Zoning Text Amendments affecting §6.3, Signs regarding standards for 
minimum letter size of text and symbols on freestanding signs; and maximum sizes of wall signs. 

 
Planner Agresta made a brief presentation of the Commissions proposed amendment to the zoning 
regulations relative to freestanding signs minimum letter size and the size of wall signs. 
 
Public Comment 
 
Kevin Solli of Solli Engineering commented as an experienced engineer in regard to retail signage that 
he has worked with big box companies such as Lowes and Home Depot and feels the proposed 
restrictions would deter such companies from coming to Monroe.  He presented examples from other 
towns that allowed bigger signs.  Remarks were made that the architecture was built to fit the larger 
signs as opposed to the signs to match the architecture.  Big Y and Stop and Shop signs were used as 
examples in Monroe.  If these companies were bound by the current proposal the sign would look 
ridiculously small on such a large façade.  
 
A concern and recommendation was made by Mr. John Kimball that business be allowed to have signs 
that scale to the size of the store frontage.  A square footage per linear footage with maximum size 
per square foot recommendation was made.  The Commission proposed sign restrictions within the 
town so that the minimum letter height changes from 10” to 4”.  The commission is looking for 
consistency in signage.  Hearing no further public comment, the Commission closed the Public 
Hearing. 
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SITE PLAN REVIEW 
 
7. SITE DEVELOPMENT PLAN - NONE 
 
DELIBERATIONS and DETERMINATIONS 
 
8. EXTENTIONS 


13-12-SEP, File #1532A – 10 Victoria Drive (formerly 2 Victoria Drive) (Map 12, Lot 47/01) 
OWNER  Kimball Development, LLC  

APPLICANT  Kimball Land Holdings, LLC 

MOTION  Porter – To grant a 90 day extension to meet the Conditions of Approval.  
SECOND  Hayden  

VOTE:  5-0-0 – Approved  

Ayes  O’Hara, Porter, Hayden, Townson, Ambrosey  

Nays  None  

Abstain None 

 
13-1-SEP, File #1518A and 13-2-ZCA, File #993D – 579 Main Street (Map 7, Lot 1)  
OWNER  Real Time Investments LLC  
APPLICANT  McDonald’s Corporation  
MOTION  Porter– To grant a 90 day extension to meet the Conditions of Approval.  
SECOND  Hayden  
VOTE:  5-0-0 – Approved  

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

 
9. BOND RELEASE OR REDUCTIONS - NONE 
 
10. MEETING MINUTES 
 

 November 17, 2016 – Tabled until the December 15, 2016 meeting. 
 
11. 2017 Regular Meeting Schedule 

 
MOTION: Porter– To approve 2017 regular meeting schedule and authorize filing with the Town Clerk. 
SECOND: Hayden 
VOTE:  5-0-0 – Approved 

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

 
12. APPLICATION DELIBERATIONS/DETERMINATIONS 


 Selected Items from this Agenda  
 

RAA-2016-06, File #981E – Signs – Freestanding Signs Letter Size and Wall Signs Size 
The Commission briefly discussed its proposed amendments and decided to adjourn deliberations to 
the next meeting on December 15, 2016. 
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OTHER BUSINESS 
 
13. REGULATIONS REVIEW / AMENDMENT WORKSESSION - NONE 
 
14. CORRESPONDENCE / OTHER RECEIVED - NONE  
 
15. COMMISSION REPORTS 

 

 Chairman’s Report - None 

 Commissioner’s Report – None 

 Land use Staff Reports - None 
 
16. MEETING ADJOURNMENT 

Polling the Commission and hearing no objections, Chairman O’Hara adjourned the meeting at 10:30 pm. 
 
Respectfully Submitted, 
Kyra Materasso, Recording Secretary 


