APPROVED / REVISED
MINUTES
INLAND WETLANDS BOARD

May 9, 2006 Present: Michael Autuori
Joseph Fossi
Nelson Gelfman
John Katz, Vice Chair
James McChesney
Rebecca Mucchetti, Chairman
Patrick Walsh
Lillian Willis

Absent: Walter Slavin
Also Present: Betty Brosius, Inland Wetlands Agent
A combined IWB and P& ZC public hearing was held prior to the meeting.

At 10:50 p.m. Chairman Mucchetti called the meetmgrder. The Chairman suggested
adjourning, to address the Planning and Zoning Cission meeting first, since there
were no members of the public or applicants preigerithe Inland Wetlands Board
agenda. The Board reconvened at 11:15 p.m. &ikdP&ZC meeting was concluded.

PENDING ITEMS

1. #2006-010-SR-SSummary Ruling application in conjunction with #-gubdivision
for property located oBryon Avenuein the SD R-20 zone. Owner/Appl.: Country
Club Development, LLC. Auth. Agent: Donnelly, McNam & Gustafson, P.C.
Received 2/14/06. Public hearing commenced April 4, 2006, continued 5/9/06, and to
5/16/06.

Mr. McChesney motioned, seconded by Dr. Autuoriatide the item because the
hearing has been continued to 5/16/06. The m@iawmsed by a vote of 7-0-1. (Mr.
Fossi recused himself from participation in thiplagation.)

2. #2006-021-SRSummary Ruling Application for construction of twaedroom
residence on steep slopes adjacent to Fox Hill Lakene intersection daters Edge
Way and Rita Roadin the RA zoneOwner/Appl.: Patrick Costigan. Received
3/14/06.Walked 4/2/06.Public hearing commenced 5/2/06. 35- day action period ends
June 6, 2006. On 5/2/06, Board requested Agent to prepare Draft Resolution of
Approval. For action.

The Chairman noted the draft resolution of appr@vapared by the Agent, distributed
by e-mail to the Board prior to the meeting.



Mr. Katz motioned, seconded by Dr. Autuori, to aidiyg proposed resolution.

In discussion, Mr. McChesney suggested adding laggtio require erosion controls in
the location identified for well-drilling, becaugealidn’t appear on the E&S map
referenced in the approval. The language couladoled to paragraph #2, for E&S to
be installed in the area around the well-drillirghaties.

Mrs. Willis stated that the Conservation Easembaotikl be put under the jurisdiction
of someone’s control. She asked that the ConservRasement be offered in favor of
the Conservation Commission, but the Chairman pdiout that the Conservation
Commission might not want to be responsible. Tha tonsensus called for the
easement to be in favor of the Town, with enforceineé the terms and conditions of
the easement delegated to the IWB and/or its datdragent. Mrs. Willis says it will
be a good “wake-up call” for the applicant, to cdynpith the easement.

The motion to approve the resolution passed, mghaimendments as noted, by a vote
of 7-0-1. (Mr. Walsh recused himself from partatijpn in the discussion and vote.)

NEW ITEMS

3. #2006-040-S-SR:Summary Ruling Application for wetlands crossingonjunction
with application for 3-lot residential subdivisiah48 Peaceable Streeproperty
consisting of 34.5 acres in an RAA zone. OwnerfApBuni P. and William Harford,
Auth. Agent: John F. McCoy, P.E., J.F.M. Enginegrinc. For receipt / schedule
walk for determination of significance/ schedule P.H. if necessary.

Dr. Autuori motioned, seconded by Mr. McChesneygiteive the application and to
schedule a walk. The Chairman suggested a wai{2il06. She asked the Agent
whether an opinion is required to determine sigaifice, and whether to hire a
consultant for review of the plans. The Agent fgigd that the wetlands crossing is
the major concern, but a full subdivision reviewymat be needed.

The Chairman asked if the Agent and the Inspeduoldcreview the plans and give an
opinion. The Board has looked at prior applicaifor this site and is very familiar
with the area proposed for the wetland crossingbi@ retaining walls are proposed,
and a five-pipe crossing. The Board left a deaisar consultant up to the Agent, and
determined that a public hearing for 6/6/06 is watred, based on prior knowledge of
the property and the sensitivity of the wetlandsssing.

The Chairman called for a vote to receive the appbn, set a walk date for 5/21/06,
and a public hearing for 6/6/06. The motion pas8e@l



BOARD WALKS —
The site walk for iter#2006-040-S-SR, 48 Peaceable Stregfas scheduled for 5/21/06,
as noted above.

REQUESTS FOR BOND RELEASES/REDUCTION

#2002-25-SR:Request for release of $5,000 E&S bond posteddarBary Ruling
Application, pertaining to construction of drivewayell and residence 205 Ned'’s
Mountain Road.

The Agent explained that the property was acquiethe Town as Open Space in 2005,
and there is no need for the bond because thendingo longer be developed. The Agent
recommends full release of the bond.

Mr. Katz motioned, seconded by Dr. Autuori, to esle the bond. The motion passed, 8-0.

CORRESPONDENCE
There was no correspondence.

MINUTES
Mr. Katz motioned, seconded by Dr. Autuori, to apy@ the minutes of/25/06. The
motion passed by a vote of 7-1. Mrs. Willis albstdl.

Hearing no further discussion, the Chairman adjediihe meeting at 11:25 p.m.
Respectfully submitted,

Betty Brosius
Inland Wetlands Agent



APPROVED / REVISED
MINUTES
PLANNING AND ZONING COMMISSION

May 9, 2006 Present: Michael Autuori

Joseph Fossi

Nelson Gelfman

John Katz, Vice Chair

James McChesney

Rebecca Mucchetti, Chairman
Patrick Walsh

Lillian Willis

Absent: Walter Slavin

Also Present: Betty Brosius, Director of Planning

A combined IWB and P& ZC public hearing was held prior to the meeting.

At 10:52 p.m. Chairman Mucchetti called the meetmgrder. The order of agenda items
was changed to accommodate members of the pulieiaudience. Item #2 was
discussed first.

PENDING ITEMS

1. #2006-010-SR-S7-lot subdivision of land located d@ryon Avenuein the SD R-20

2.

zone. Owner/Appl.: Country Club Development, LLGitA Agent: Donnelly,
McNamara and GustafsoReceived 2/14/06. Walked 3/12/06. Public hearing
commenced 4/4/06, continued 5/9/06. 65-day action period ends 7/13/06.

(This item was discussed following item #6.)

Dr. Autuori motioned, seconded by Dr. Gelfman,ablé the item because the hearing
has been continued to 5/16/06. The motion pasgadvbte of 7-0-1. Mr. Fossi
recused himself from participation in this applicat

The discussion continued with item #4.

#2006-018-REV:Request for revision to Special Permit to allow dewghting
fixtures on premises located321 Ethan Allen Highwayin the CMDD zone.
Owner/Appl.: Ridgefield Professional Office Compléx C. Auth. Agent: Donnelly,
McNamara & Gustafson, P.Received 3/7/06.Public hearing commenced 4/11/06,
continued and closed 4/18/06. 65-day action period ends 6/22/06. On 5/2/06,
Commission requested the Planner to prepare Draft Resolution of Approval. For
discussion/action.




The Chairman noted the draft resolution of appr@vaepared by the Planner, with
condition #6 added in the version presented atahie.

Mr. Katz motioned, seconded by Dr. Autuori, to adibye resolution as drafted, with
the amendment. Mr. Katz offered some additiona@aiments, including
improvements to the language of condition #4, asthall change to the final sentence
in the “reasons.” The Planner noted that condittdrwas a direct quote from the
previous special permit. Mr. Walsh and Mr. McChesquestioned the need to
modify that language, and it was decided to learelition #4 as proposed.

The motion to approve the draft, with the amendneie reasons, passed by a vote
of 6-2, with Mrs. Willis and Dr. Gelfman opposed.

The Chairman asked the Commission to discuss iteme#t, and then return to item
#4 on the agenda. The Commission agreed by camsens

#2006-023-A:Proposedamendmentto the Ridgefield Zoning Regulations, Sections
411.0 through 413.0 — Business Zones and Sectié®4lentral Business District to
establish better defined parameters for permitsas involving a mix of residential
and commercial uses with the business zoRessived 3/21/06.Commission initiated.
On 5/2/06, Commission requested the Planner to revise the Draft Amendment as per
discussion. For action.

The Chairman pointed out the revised draft amendmepared by the Planner, for
discussion and vote.

Mr. McChesney referenced the provision for bonussun the amendment, and says
he didn’t understand that the Commission was gtmrgpmbine the requirement for
creating an age-restricted development and thedafide units in the same bonus.
The Commission agreed that the draft was correshagn.

The Planner pointed out that the requirement flmrdéble units in the revised draft
was limited to % of the total bonus units. Somé&hefCommissioners, at the last
meeting, talked about making all the bonus units affordable. The Planner is
concerned that requiring all bonus units to berdtble will discourage developers
from seeking the bonus, and therefore discourageegjricted developments. Mr.
Katz disagrees, and says that the affordable uwmiten priced according to the ever-
increasing median income in the State, will stib\pde a profit for the developer. By
contrast, age-restricted dwellings are frequentbppsed as one-bedroom units, and
are not as attractive for the builder. He feetd the amendment should be corrected to
eliminate the limitation of 1/2 of the bonus uratsaffordable. Dr. Gelfman agrees,
because the Commission should not be encouraggigdensity housing in the
business zones. Mr. Walsh agrees, and thinkgtlibaé who seek the bonus for extra
density will be a small portion of applicants. &ynsensus, the Commission agrees
that the limitation of ¥2 bonus units as affordagfeuld be eliminated.



Mr. Katz motioned, seconded by Dr. Autuori, to apy@ the amended draft. The
motion passed, 8-0.

The discussion continued with item #6.

NEW ITEMS

5. Discussion c/o Dr. Ben Oko, Chairman, Conservatio@ommission,re Open Space
encroachments at Turner Hill conservation clusexetbpment, off Saw Mill Hill
Road.

Dr. Oko explained the reason for his appearancarbééie Commission was to explain
the history and future plans for dealing with theue of homeowners encroaching into
open space at the Turner Hill Subdivision, andaiaficm the Commission’s position

on the approach to solve the problem. He displayedp to show the problem areas.
The Conservation Commission had approached thedBda3electmen last fall to
request money for funding a survey to determineettient of encroachment.

At that time, the Selectmen asked the Plannerdoopinion on the matter, to see if
there could be any changes in the zoning regulsitborthe structure of the community,
to allow some kind of greenway and use of the lamadind the lots in the subdivision.
The response of the Planner was that the Planmid@aning Commission could not
alter the regulations to solve the problem, nortdely have any authority to deal with
encroachments on land that was under the Consem@bmmission’s jurisdiction.
After a follow-up meeting last week including Drk@ the First Selectman, the
wetlands inspector, Town counsel, and another mepftibe Conservation
Commission, the Planner repeated that opinion agdested that the Commission be
approached to endorse and confirm her positioterAtively, they might offer other
suggestions and solutions. Dr. Oko agreed to exghe situation to the Commission,
and then to report back to the Board of Selectmen.

The Planner explained that the regulations redibfé open space in the conservation
cluster, and there is about 67% dedicated at Twiler There was no room for
extending the lots into the open space, even iCb@mission wanted to do that. The
Planner felt that changes to the regulations toraosodate open space encroachments
would set a very bad precedent. She sees itiagdestrespass issue. The purpose of
referring the matter to the Commission was to eanfioncurrence with that opinion,
and to agree that there was no other solution.

Mr. Fossi asked if zoning permits could be withhetdil the violations are resolved.
The Planner pointed out that the encroachmentif/ra matter for the Conservation
Commission to resolve as a trespass issue. Regardf whether the matter is handled
by Zoning or by the Conservation Commission, asymwould be needed to determine
property lines. Accusations of encroachment mastdnfirmed by a survey. The



Conservation Commission’s request for money togoerfthe necessary survey should
be supported.

Mr. Katz motioned for a vote of confidence in thtade and position of the Planner
vis a vis the open space encroachment issues agiTdill. Mr. Fossi seconded the
motion. He agrees that the issue is a Conserva@wnmission issue, but what can be
done? Dr. Oko says that the matters can be takeourt, and there is a method for
fines in the current ordinance of the Town. ThanRkr confirms that zoning would
also have to deal with the matter in court, if tha&tter were under its jurisdiction.

Mr. Walsh asked if the homeowner’s associationuxhér Hill had been consulted,
and Dr. Oko confirmed that it had. The matter dowbt be settled with the HOA.

The motion to endorse the Planner’s position pabgeadvote of 8-0.

The Chairman asked the Commission to return to #&rman the agenda, to vote on
tabling the item.

. #2006-038-REV: Request for Revision to the Special Permit (#8938 for
modifications to existing South Gate Guard Houdea®®w Lake Road, aka 900
Ridgebury Road). Owner: Boehringer Ingelheim, kggmt: John M. Wyshynski,
Project Management/Associate Directéior receipt / schedule walk if needed /
action.

The Chairman explained that the applicant seeksgdiace and upgrade a guard house,
in place and in use on the site for about 25 yelhs.McChesney motioned to approve
the request for revision to the special permite Totion was seconded by Dr.

Autuori.

Discussion followed, with Mr. Katz stating his ogan that the change will increase
traffic on Shadow Lake Road, Briar Ridge Road anthe local neighborhood. The
concept of using this guard house entrance fromdrdaoesn’t seem logical.

The Planner states that both she and Zoning EnfaceOfficer Richard Baldelli
expressed concern, in a pre-application meetirag,ttaffic might be increased on
Shadow Lake Road. Mr. Wyshynski assured themtkigaéntrance/exit is already
being used, and traffic is not proposed to incred3ee gate is currently used only in
the morning and evening by people traveling pritgaoward Danbury.

Mr. Katz is skeptical that the change is benignwill negatively impact Shadow Lake
Road. The easiest access now is Ridgebury Roadhwhs its own access off I-84. It
is never congested. He will not object to it, thubks the Commission needs to know
what is involved. Mr. McChesney disagrees andkhthe request should be
approved. The Planner suggests that Mr. Wyshymskisked to attend a meeting if
there are additional questions, so that he coubth@x in person, the reason for the
request. The impression from the pre-applicati@eting is that this is a general



upgrade to the guard house in line with other ugpgsglanned for the property over
the next decade. There are no new lights propa@setiall existing lights will comply
with the regulations.

The Chairman points out that this is the same fadtp The Planner says there is an
existing guard house in use right now that woulddmaced, and the driveway would
be improved. The Chairman reads a description fbmWyshynski’'s letter to
explain the proposed improvements. Mr. McCheseelsfthat this is a minor change
and the application should be approved. Mr. Katziuctant to give the company an
“easy pass” with this request, just because thepéato be a valuable asset to the
community. This will impact a scenic road.

The Planner suggests again that Mr. Wyshynski kedat® attend a future meeting.

Mr. Walsh points out that (1) the special permlidw&k them to have the gate house, (2)
it is now operational, and (3) they just want talate it for use three hours in the
morning and three hours in the evening. Argumentinues about whether or not this
is a significant change, with Mr. McChesney poigtout that the original guard house
was approved twenty years ago.

The Chairman calls the matter to a vote. The omgpiasses 7-0-1, with Mr. Katz
abstained.

7. #2006-040-S-SR: PAplication for 3-lot residential subdivision48 Peaceable Street,
property consisting of 34.5 acres in an RAA zofavner/Appl.: Suni P. and William
Harford, Auth. Agent: John F. McCoy, P.E., J.FBhgineering Inc.For receipt /
schedule walk / schedule P.H.

Dr. Autuori motioned, seconded by Mr. McChesneygiteive the application, and to
schedule a walk and public hearing. The Chairmgggests 5/21/06 for the walk, and
6/6/06 for a public hearing. The motion pas$ed,

COMMISSION WALKS

The site walk for iten#2006-040-S-SR, 48 Peaceable Streggs scheduled for 5/21/06,
as noted above.

REQUESTS FOR BOND RELEASES/REDUCTION
There were no requests for bond release or reductio

CORRESPONDENCE
There was no correspondence noted as significant.

MINUTES

The Chairmarpointed out a minor correction on page 5 of theutas for 4/25/06. Mr.
McChesney motioned, seconded by Dr. Gelfman, toaygpthe minutes. The motion
passed, 7-0-1. Mrs. Willis abstained.



Hearing no further discussion, the Chairman adjediihe meeting at 11:15 p.m. and
returned to the agenda for the Inland Wetlands &oar

Respectfully submitted,

Betty Brosius
Director of Planning



