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ZONING COMMISSION REGULAR MEETING MINUTES
AUGUST 23, 2016
7:00 PM MULVEY MUNICIPAL CENTER, MULTI-MEDIA ROOM

Members Present: Chairman Tony Marino, Vice Chairman Harry Ruppenicker Jr., Regular
Member Mike Engels, Regular Member Lee Archer, Alternate Member Tom D’Antico,
Alternate Member Linda Nolf and ZEO Nancy Rudek.

CALL TO ORDER: The meeting was called to order by Chairman Tony Marino at 7:00 p.m.

ESTABLISHMENT OF QUORUM:
Upon a motion by Mike Engels, seconded by Harry Ruppenicker Jr., it was
VOTED: Unanimously to seat Linda Nolf as a voting member sitting for Dwayne Xenelis.

AGENDA ADDITIONS:

Upon a motion by Mike Engels, seconded by Lee Archer, it was:

VOTED: Unanimously to add “Application ZC2016-010 - 20 Westbrook Place — Parcel
ID#177/006 — Special Permit Application for a Wellness Center providing personal services for
employees of the Gowrie Company and membership club for employees of the Gowrie Company
and membership club for non-Gowrie employees. Applicant/owner: CMS Real Estate LLC,
Agent: Attorney Ed Cassella (to be received at 8/23/16 meeting, set public hearing date, 65-day
application period ends 10/27/16)” to the agenda as item #1 under “Receipt of New
Applications”.

PUBLIC HEARING(S):

Upon a motion by Lee Archer, seconded by Harry Ruppenicker Jr., it was:

VOTED: Unanimously to recess the Regular Meeting portion of the meeting and open the Public
Hearing portion of the meeting at 7:02 p.m.

1. ZC2016-009 —11 & 13 Meadowbrook Road Ext. — Hearing on application for a
proposed Zone Map Change on Parcel #’s 126 & 127 of Assessor’s Map #184, from
MDR (Medium Density Residential District) to PRDD (Planned Residential
Development District). Property owner/Applicant: Robert G. Furno, AIA &
Bumlingen, LL C (35-day public hearing period ends 9/27/16):

Attorney Ed Cassella and Engineer Bob Doane were present as well as applicant Robert
Furno. Attorney Cassella submitted evidence of notification of all residents within 500’
of the proposal. The application is a request to overlay the 2 parcels totaling 7.5 acres
with the PRDD. This the first phase of the application and the second phase would be a
proposal for development. An alternative to this is to develop detached single family
residences. It is up to the Commission to decide. Right now the property is in the Medium
Density Zone so each individual lot would need to be %2 acres. A copy of a conceptual
sub-division has been provided and they could yield 7 lots right now. They have been to
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the Planning Commission twice and they could develop the 7 lots as single family or 2-
family units under the current regulations. They are looking to develop 1 lot of 14
condominium units. The development can be centered to the most appropriate part of the
land. It’s a beautiful property and they are offering 150’ conservation easement from the
Patchogue River, where only 50’ would be required. They submitted “River Bend PRDD
Proposed Standards” dated August 22, 2016, to insure that this proposal will have little
impact on neighboring properties. The density of this proposal is no more than a
traditional sub-division and they are protecting the Patchogue River.

Engineer Bob Doane stated that these properties are located at the end of Meadowbrook
Road and fronts Meadowbrook Road Ext. They went before the Planning Commission to
demonstrate the development potential of the property, which would be 7 lots. They will
be proposing a road off of Meadowbrook Road Ext. They submitted a preliminary sub-
division plan including the soil testing. This property is accessible to public water. They
have to be approved for the zone change before they can propose and site development.
They will be providing 50% of the land as open space. It was stated that the Planning
Commission does have some additional questions regarding the application. The
applicant will propose a common sanitary system and they meet all parking requirements.
They will have to provide at least 1 garage for each unit. A letter dated 7/28/16 was
received from the Office of the Fire Marshal stating that the trajectory of the roads and
driveways can accommodate fire apparatus in excess of 47 feet in length and 80,000 Ibs.
and that the Fire Protection Water tank meets Town of Westbrook Fire Tank
specifications. Also, the following correspondence was received and read for the record:
Letter dated 8/22/16 from DEEP which states some concern regarding an existing dock
that doesn’t seem to be permitted; letter dated 8/4/16 from IWW; letter dated 8/13/16
from the Traffic Authority Board; letter dated 8/17/16 from the Planning Commission
and an email dated 8/22/16 from resident Lori Fritzer that states she is opposition of the
application.

Property Owner Robert Furno and Architect gave his vision of what he feels the
development will bring to the beautiful town of Westbrook. His vision will reduce the
pressure of vehicles because you will not see the garages. What you will see is a defined
courtyard so this will allow for a beautiful uninterrupted landscaping and it will prevent a
lot of trees being cut down. He is trying to preserve the “Girl Scout House”. All units
would be different and mostly 1 floor. Materials would be similar to the existing house
and studio. He would like to use all green construction, the roofs will be flat and will be
“living roofs”. He feels that this development will not affect neighboring properties
regarding traffic, environmentally or value wise.

At this time Chairman Marion opened to the floor to the public to speak for or against the

application or to just ask questions. The following members of the public spoke:

1. Richard Rossi — 264 Hammock Road North: He is concerned about there being 1 well
for the whole development. He feels this could pollute other people’s wells. He is
asking the Commission to not approve the application unless there will be city water
to the property.

2. Lester Scott — 3 MacDonald Drive: He has the same concern and wants to know who
will be responsible if there is a failure for the well or the septic system. He also feels
there should be city water available, not wells.
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3.

10.

11.

12.

Eric Ravid — 123 Windy Hill Road: Asked if the information was accurate that the
property was approved for 7 lots. He also asked if the current property owner was
planning on developing the property himself or is he prepping it to be sold to another
developer?

Chairman Marino stated that the Commission will determine throughout the public
hearing if the property would be 7 lots. Attorney Cassella referenced the Planning
Commission Letter which concurs that the property would be 7 lots. Attorney
Cassella also stated that the current property owner plans on developing the property
himself.

Deborah Rie — 1 Lookout Road: Asked if the zone change would stay with the land
once it is approved.

Chairman Marino stated that it would only for the zone change and if a new owner
purchased that property they would have the option of MDR or PRDD. The Zoning
Commission will set the standards, not the Planning Commission.

Ms. Rie stated that she feels the letter from the Fire Marshal needs to be clarified and
she is concerned that the materials that would be used should fit into the
neighborhood. She would like to see strong standards on the parking standards and
doesn’t feel that 5 “guest” parking spaces are enough.

John Palumbo — 122 Windy Hill Road: Concerned about how this development will
impact the value of neighboring properties.

John Rie — Member of the Conservation Commission: Stated that the Conservation
Commission also has some concerns and will be forwarding a letter to the
Commission

Brian Faucher — Old Clinton Road: Asked what the difference was between this
development and other newer developments in town. It was stated that this is not
“affordable housing” and they will not be single housing. This would be a condo
association and they will maintain the property and all common areas.

Amelia Durpe — Meadowbrook Road: Is concerned with the fact that Meadowbrook
Road is a very narrow road and cars already fly down the road. She is concerned
about the increased traffic and the ability for emergency vehicles to get through.
Phyllis Uricchio — 328 Hammock Road North: Is also concerned about the traffic,
especially when there is only one exit proposed. She feels there should be more than
one entrance/exit. She stated what she went through when she built her house and
feels that this development is proposing a lot of things that she could not do.
Chairman Marino went over what Zoning regulates and that the rules may have
changed since she developed her property.

Dana Athorne — 19 Meadowbrook Road Extension: Stated that he and others have a
right of way through this property to exit their own properties and is wondering how
this will be affected and will they have to drive right through this development to
come and go to their own properties.

Chairman Marino stated that the Zoning Commission has no say with a right of way.
Attorney Cassella stated that the Right of Way shows on the proposed access and is
being upheld. They may have to drive a different way than they do now.

Patricia Lenihan — 164 Hammock Road North: Asked if the development would be
age restricted.

It was answered that this development will not be age restricted.

Marcia Munsun — 306 Hammock Road North: Concerned about the additional traffic.
Hammock Road North is already heavily traveled and there are always a lot of
accidents on the road.
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13.

14.

15.
16.

17.

18.

19.

20.

21.

22.

23.

24,

25.

Sarah Kyser — 78 Meadowbrook Road: Concerned about the increase in traffic
especially because there are a lot of children in the neighborhood.

Ann Congden — 164 Hammock Road North: Wanted an explanation regarding the
entrance into the development and wanted to know where the wetlands are on the
property.

It was shown where the entrance to the property would be and further stated that there
are no wetlands within 250°.

Ed Harris — 58 Meadowbrook Road: Concerned about the increase in traffic.

Bruce Lawrence — 57 Eckford Avenue: Concerned about the proposal for only 1 well
for the whole development.

Engineer Bob Doane stated that based on the current well, they feel that one well for
the development will be sufficient. The well will be run by the Connecticut Water
Company.

Richard Rossi: Stated his concern that if only 1 well is used, it will affect the level of
neighboring wells.

Engineer Bob Doane stated that it would be the same as if there were 7 separate
wells.

Ann Congden: Feels that there are so many unanswered questions.

Chairman Marino stated that the whole purpose of the public hearing is to learn the
answers to all the questions.

Lynn Coville — 164 Hammock Road North: Concerned about the wildlife in the area
and the affect this development will have. She is also concerned about the septic.
They have problems with the systems in their development and the problems started
long after the development was finished.

Attorney for resident at 12 Meadowbrook Ext: Should the Commission consider the
zone change for the characteristics of neighboring properties and based on needs.
Does the Town need this development? There are currently new developments in
town that are not selling and are sitting empty. In reviewing statistics, the population
of Westbrook has only grown by 68 in the past year. The owner of the property stated
that he loves the land, so why not propose a smaller development.

Mr. Furno stated that he has lived on the property for 20 years, is 80 years old and
won’t be able to maintain the land much longer so he would have to sell and then you
never know what the next owner would propose to do with the land. He feels that he
is proposing something better for the land and is not doing this to make a profit.
John Palumbo: Asked that if the owner is not doing this for profit, then why is the
development so big.

Bruce Lawrence: Stated that the applicant just purchased the second piece of land.
Why would he purchase more land if he claims he can’t maintain what he had.
Kimberly Bratz — 49 Meadowbrook Road: Asked the applicant if he is so concerned
about the land, why not donate it to the Land Trust.

Tom Blinkensop — 92 Meadowbrook Road: Read page 40 of the Plan of Conservation
and Development and stated that he doesn’t feel this application fits the description
just read.

Deborah Rie: Asked where the visitor parking was on the plan.

Engineer Bob Doane showed where it was located.

Harry Ruppenicker Jr. referred to Section 9.01.01 of the Zoning Regulations is about alternatives
to single family dwellings. The Commission needs to determine if this application for zone
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change meets the water, sewers and highway specifications. He feels that there is no public
infrastructure on these properties.

Attorney Ed Cassella stated that they will be combining the 2 properties into one piece. He
further stated that this form of non-single family housing would be worse if it was 7 individual
lots with 4 bedrooms each. This development will be 14 2-bedroom units. They will address the
water issue, but again, Engineer Bob Doane stated earlier that the well is suitable for this
development.

Upon a motion by Harry Ruppenicker Jr., seconded by Mike Engels, it was:
VOTED: Unanimously to continue the Public Hearing to September 27, 2016 at 7:00 p.m. in the
Multi-Media Room at the Mulvey Municipal Center.

Upon a motion by Mike Engels, seconded by Lee Archer, it was:
VOTED: Unanimously to adjourn the Public Hearing portion of the meeting and return to the
Regular Meeting at 8:49 p.m.

REGULAR MEETING:

Cheryl McCarthy and a Ms. Martone asked if they could speak to the Board regarding a zoning
issue. They stated that are major zoning violations at the location of 1 Golf Links Road, also
known as 1241 Boston Post Road. They have reported these violations to ZEO Nancy Rudek, but
feel that their complaint is not being followed up on. At this time, there have been no inspections
by either the Health Department or the Building Department. Ms. Martone stated that she filed a
complaint as far back as 2008 that there were 2 apartments above the garage without a permit.
There has never been a CO and these are illegal apartments. Chairman Marino stated that he will
look into the situation, but feels that this is more of a health and building issue and not Zoning.

Possible deliberation and vote of Application ZC2016-009 and CAM:
The Public Hearing for this application was continued to September 27, 2016.

RECEIPT OF APPLICATIONS:

1. Application ZC2016-010 - 20 Westbrook Place — Parcel 1D#177/006 — Special Permit
Application for a Wellness Center providing personal services for employees of the
Gowrie Company and membership club for employees of the Gowrie Company and
membership club for non-Gowrie employees. Applicant/owner: CMS Real Estate
LLC, Agent: Attorney Ed Cassella (to be received at 8/23/16 meeting, set public
hearing date, 65-day application period ends 10/27/16):

Attorney Ed Cassella was present representing the applicant and stated that the applicant
is currently working with an outside gym to open the facility to non-Gowrie employees.
He further stated that between their properties located at 70 Essex Road, 36 Westbrook
Place and 20 Westbrook Place, there is enough parking to meet the Zoning requirements.
Upon a motion by Harry Ruppenicker Jr., seconded by Linda Nolf, it was:

VOTED: Unanimously to accept Application ZC2016-010 and to set a Public Hearing
date of September 27, 2016 at 7:00 p.m. in the Multi-Media Room at the Mulvey
Municipal Center.

NEW BUSINESS: None.

OLD BUSINESS: None.
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MISCELLANEOUS: None.

COMMISSION BUSINESS:
1. ZEO Report:
The ZEO report will be tabled until ZEO Nancy Rudek if present.

2. Bills:

The following bills were paid out of the Operating Budget:

Branse & Willis, LLC: $1,258.00 (General Legal Inv #41321. 70 Captains Drive Inv #41322)
Hartford Courant: $16.79 (Legal Ads published 7/5, 7/12 and 7/19)

Nathan L. Jacobson & Assoc., Inc.: $345.25 (Flood Reviews — Inv.#84176: 48 Tarpon Avenue)
Janet Aiken: $49.99 (supplies sandisk card for digital recorder)

APPROVAL OF MINUTES:

Reqular Meeting — July 26, 2016:

Upon a motion by Harry Ruppenicker Jr., seconded by Linda Nolf, it was:

VOTED: Unanimously to approve the minutes of the Regular Meeting of July 26, 2016, as
distributed

ADJOURNMENT:
Upon a motion by Mike Engels, seconded by Lee Archer, it was:
VOTED: Unanimously to adjourn at 9:02 p.m.

Respectfully submitted:

Kathleen H. Kelemen, Secretary



