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DOCKET NO. III-ID-LND.CV- 1 3-5037 1 61-S

SANJIT SHAI{,
SUPERiOR COURT

Plaintifî ¡tro se,

PLANNING & ZONING COMMISSION
OF TIIE TO\ÃN OF NEW CANAAN,
GRACE PROPERTY I{OLDINGS, LLC
and GRACE ITARMS FOUNDAT'ION, INC

JUDICIAL DISTRICT
OF I IARTFORD

LAND USE LII'IGATION DOCKET

Defendanrs. OC'IOBER 4,2013

X

PLAINTIFF AND DEFBNÐANTS' JÛINT
SFA.TE N'T OF'TINDISPUTBD FACTS

Plaintilf pi.o se Sanjit Shah ("Plaintiff'), Defendant Planning &" Zoning Commission of

t¡e Town of Ne'uv Canaan (tire "Commission"), Defèndant Grace Property lìoidings, LLC

("Cr.ace Property") and Defendant Glace Farms Fot¡ndation, Inc- ("(irace Foundation" and

collectively with Grace Property, the "Grace DeÍèndants") respectfuily submit this Joint

Statement of Undisputed Facts in accordance with the July 24, 2013 Stipulation (the

"stipulatiou") approved by the Court.l

The parlies respectfblly submit that the purpose of filing this Joint Statement of

Undisputed Facts is to assist the Coufi in its consideration of the parties' forlhcoming summary

judgment motions by the presentation of facts that are not in dispute. By stipulating to the below

facfs, the parties are neither admitting nor conceding that such facts are materiai or reievant to

the claims or defenses in this matter. All argurnents f'or or against rnateriality or lelevance as to

the facts set forth belorv are reserved and not u'aived-

¡ Aìthough the Stipulation provides tliat the pañies are to submii a joint statcrnent of undisputed materjal facts, the

par{ies, ãespite their good tàith efforts. are unable to come to agreement o¡r the rlaterialiq' 61 the f'acts set forth

hcrein.



In accordance with the Stipulation, the parlies also reserve their rights to present

additional facts in connecfion rvith the briefing on the parlies' forllicoming motions for sutnmary

judgrnent or at trial.

The parlies hereby stipulate to the following facts:

1. Grace Properly is a Connecticut lirnited liability company.

2. Grace Foundation is a not-for-profit Delaware corporation that owns a 100%

interest in Grace Properly.

3. The Commission is the agency authorized to receive, consider and approve or

reject applications for Subdivision and Resubdivision under the New Canaan Subdivision

Regulations. The Commission is also authorized to receive, consider and approve or reject

special permit applications under the New Canaan Zoning Regulations, and decide land use

lSSUCS

4. In 2007, the Commission approved the application of Grace Properly to re-

subdivide a previously approved 10 lot residential subdivision comprising a total of

approxirnat ely 7 S-acres of land in New Canaan, Connecticut into two loté. Those two lots are

identified on the New Canaan Assessor's rnap as map no. 41, block no. 38, Iot nos. 76 ("Lot76")

and77 ("Lot77").

5. Grace Property is the recórd owner in fee simple of Lot 77, comprising

approxirnateiy 48 acres, which has the street address of 365 Lukes Wood Road, New Canaan,

Con¡ecticut. Lot 77 is located in a  -acre residence zone. Grace Property purchased Lot 77 in

July 2008.

6. Grace Foundation is the record owrler in fee simple of Lot 76, comprising

approximately 27 acres, u,hich has no street number assigned by the Town of New Canaan and
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whicli is iisted in the New Canaan Assessor's Records as "Lukes Wood Road." Grace

Foundalion purchased Lot 7 6 in Decen-rber 2009.

7. On November 27,2007, the Commission approvcd a special permit appìication

submitted by Grace Properly for Lot 77 (the *2007 Special Permit"). The Commission's

approval of the 2007 Special Permit allowed the use and development of Lot 77 for Grace

Comrnunity Church, including, among otlrer things, the construction of a temporary sanctuary

with capacity lor 900 persons, and other improvements.

8. The sole access drive to Lot 77 is from Lukes 
'Wood 

Road, in New Canaan,

Connecticul.

9. A portion of the northem boundary of Lot 77 rs along Lukes Wood Road in New

Canaan. A portion of the eastern boundary of Lot 77 is along Smith Ridge Road (Route 123) in

New Canaan.

10. Lot76 is adjacentto Lot 77. Part of the northern borderof Lot 76 is along Lukes

Wood Road in New Canaan. Another part of the northem border of Lot 76 is along Puddin Hill

Road, which is in Lewisboro, New York and Pound Ridge, New York. A portion of the eastem

boundary of Lot 76 is along Smith Ridge Road (Route 123) in New Canaan.

1 l. Puddin Hill Road is located in the State of New York.

12. Puddin IIill Road connects to Smith Ridge Road (RouIe 123) in Lewisboro, New

York.

13. A portion of Puddin Ifill Road is located in Pound Ridge, New York.

14. Puddin Hill Road connects to Lukes Wood Road at the Pound Ridge/I'Jew Canaan

J

border.



15. Ii'i connection with Grace Property's application for the 2007 Special Pennit.

Grace Property submitted the June 2007 Traffìc hnpact and Access Analysis Prepared by

Frederick P. CIa¡k Associates, Inc. (the "Clark Report").

16. Aniong the conclusions of the C1ark Reporl q,as that area roads can accommodate

the anticipated level ol'sile traffic without any modifications or improvements to the roads or

changes to traffic control.

17 . On September 25, 2007, Mordechai Abel, a resident of New Canaan, Connecticut,

submitted to the Commission a document entitled Traffic Study Review prepared by DLS

Consulting (the "DI-S Report").

18. On September 25,2007, Michael Galante of Iìrederick P. Clark Associates

submitted a letter to the Commission addressing traffrc related comments from residents of New

Canaan, Pound Ridge and Lewisboro. Mr. Galante also provided testimony addressing the

traffic related commenfs at a public hearing before the Comrnission on September 25,2007.

19. On Noven-rber 27, 2A07, Michael Pastore, New Canaan's Towu Engineer,

commented on traffic-related issues concerning the application for the2007 Special Permit.

20. In 2008, the Commission approved Grace Property's application fbr an

amendrnent to the 2007 Special Permit (the "2008 Amendment"). The 2008 Amendrnent allows,

among othel things, Grace Property to construct a petmanent sanctuary with capacity for 900

people, a temporary sanctuary that was to be used as a gymnasium following the completion of

the permanent sanctuary, and other improvements.

21. Plaintíff and five other individuals (Mary Shah, Modechai Abel, Savyona Abel,

Daniel Cooper and Karen Cooper) appealed the 2007 resubdivision approval, the approval of the

2007 Speciai Permit, and the approval of the 2008 Arnendment to the Superior Court.
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22. In Count III of Piaintiff s appeal frorn the approval of tlie 2007 Special Pern.iit,

Plaintìff alleged that the Commission's decision approvingthe 2007 Special Permit was void aö

ipitio because "tire Commission unilaterally bound the adjoining New York State Towns of

Lewisboro a¡ld Pound Ridge to its detennination that their streets were adequate to handlc the

trafl'lc lrorn a specìaliy permitted land use in New Canaan, in violation of section 8-7d(Ð(2) of

the Connecticut General Statutes[;]" and "[b]y unilaterally binding Lewisboro and Pound Ridge

to its detennination that the streets in those tou¡ns were adequate to handle the traffic lrom

[Grace lrroperty's] church complex, the Commission acted in excess of its delegated powers."

23. In Plaintiff s brieß in support of his appeal f¡om the approval of the 2007 Special

Permit, Plaintiff cited the Connecticut Supreme Court decision of Wellsu,ood Columbia, LLC v.

Tov,n of Hebron,295 Conn. 502 (2010) (*Wellswood'), in supporl of his cause of action set forth

in Count III of his appeal.

24. In Count I of Plaintiffls appeal from the approval of the 2008 Amendment,

Plaintiff alleged that the Commission's decision approving the 2008 Amendrnent was void aå

initio because "the Commission unilaterally bound the adjoining New York State Towns of

Lewisboro and Pound Ridge to its determination that their streets were adequate to handle the

traffic fiom a specially permitted land use in New Canaan, in violation of section 8-7d(f)(2) of

the Connecticut General Statutesf;]" and "[b]y unilaterally binding Lewisboro and Pound Ridge

to its determination that the streets in those towns were adequate to handle the traffic from

lGrace Property's] church complex, the Comrnission acted in excess of its delegated powers."

25. In Plaintiffs brief in support of his appeal from the approval of the 2008

Amendment, Plaintiff incorporated by referenced the argument made in his brief in the appeal

from the 2007 Special Pennit concerning his claim that tlie Commission unilaterally bound
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Lewisboro and Pound Ridge to its determination that Puddin l-Iill Road could handie traffic l¡om

the proposed church.

26. Plaintiff s appeals frorl the approval of the 2007 Special Permit and approval of

the 2008 Amendinent were consolidated for purposes of trial. A trial was held in 201 1 .

27. On January 6, 2012, the Superior Court (lìon. A. William Mottoiese) issued a

Memorandum of Decision dismissing the appeals from the approval of tire 2007 Special Pel'mit

and approval of the 2008 Amendment ("2012 Memorandum of Decision").

28. On January 17,2012, Plaintiff filed with the Connecticut Appellate Court a

Petition For Certification For Revierv By The Appellate Court In Accordance With Chapter 124

Of The Connecticut General Statutes ("Petition for Cerlification"), pursuant to which Plaintiff

sought review by the Appellate Courl of the 2072 Memorandum of Decision. In the Petition for'

Certifìcation, Plaintiff argued, among otlier things, that the 2012 Memorandum of Decision

confl i cted wirh f4tellsu, o o d.

29. By Order dated April 18, 2012, the Appellate Court denied the Petition for

Cerlification.

30. In Septernber 2012, Grace Properly filed an application for an amendment to the

2007 Special Permit pursuant to section 8.2.8.6.d of the New Canaan Zoning Regulations

requesring "an AMENDMENT to the SPECIAL PERMIT approved on November 27, 2007

pursuant to $ 3.2.C.14 of the Regulatjons and previously amended on May 20,2008 so that the

proposed improvements may be built as shown on the plans submitted herewith in accordance

with such existing special pennit approvals."

31. In conjunction with the filing of the application for an amendment to the 2407

Special Permit in Seplember 2012, Grace Property filed an associated appiication lbr site plan
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approval (r,',,ith lhe application for amendment to the 2007 Special Pennil, the "2012

Applications.").

32. Arnong other things, the 2012 Applications sought the Commission's approval of

the plans 1o construct a building on Lot 77 called the "River building," to which ceftain functions

which \ /ere to be located in the barn and barn addition in the previously approved plans were

shi fted.

33. According to the 2012 Ãpplications, the sanctuary will be located in the River

building, and rviil have fixed sealing forapproximately 716 persons, with amaximum capacity

of 900.

34. By letter dated September 28,2012, the Town of New Canaan notified fhe Torvn

Clerk of the Tor.vn of Lewisboro, New York of a hearing on the 2012 Appiications. Copies of

the 2012 Applications were enclosed with tlie letter, which was sent via certified mail/retum

receipt requested-

35. By letter dated September 28,2072, the Town of New Canaan notifìed the Town

Clerk of the Town of Pound Ridge, New York of a hearing on the 2012 Applications. Copies of

the 2012 Applications were enclosed with the letter, which was sent via cerlified rnail/return

receipt requested.

36. Gary Warshauer, the Supervisor for the Town of Pound Ridge, sent a lefter dated

October 10, 20i2, on behalf of Pound Ridge to Laszlo Papp, the Chairman of the Commission,

concern ing Lhe 20 12 Applicati ons.

37 . On October 17,2072, Plaintiff sent a lefter to Steven Kleppin, the Town Plan¡rer

for New Canaan, concerning the 2012 Applications wifh copies to oflicials of the towns of

Pound Ridge and Leu,isboro.
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38. Peter iJ. Parsons, the Supervisor of the Town of Lewisboro, sent a letler dated

October 22,2012 on behalf of Lewisboro to Mr. Papp concerning fhe 2012 Applications.

39. Mr. Parsons appeared at the October 23,2012 public hearing and the Decernber

1 8, 2012 public hearing, and spoke on behalf of l-ewisboro at those hearings.

40. Richard l-yman, a councilman of the Town of Pound Ridge, appeared at the

November 27,2012 public hearìng, and spoke on behalf of Pound Ridge.

41. Mr. Warshauer sent a letter to the Commission dated December 6, 2012 on behaif

of Pound Ridge.

42. Mr. Parsons sent a letter to the Commission dated December 18,2012 on behalf

of Lervisboro.

43. Public hearings on the 2012 Applications were held on October 23, 2012,

November 27,2012, December 18,2012 and January 29,2013.

44. The Commission deliberafed on the applications on February 26,2013, March 5,

2013, and March 26,2013.

45. On Ma¡ch 26, 2013, the Commission approved the 2012 Applications with

conditions.

46. Neither Pound Ridge nor Lewisboro appealed from the approval of the 2012

Applications.

47. Plaintiff and other parties (Mary Shah, Modechai Abel, Savyona Abel, Daniel

Cooper and Karen Cooper) filed and are pursuing an appeal from the approval of the 2012

Applications in Superior Courl pursuant to Connecticut General Statules $ 8-8 and the Complaint

in the action styled Shah et al. v. Planning & Zoning ContmissÌon, et al., Docket No. I-ND-IIHD-

cv 13-s037160-5).

o
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PLAINTIF'F, S ANJIT SI-IAIJ

By
S it Shah
4 Puddin Hill Road
South Salem, NY i0590
(914) 374-sBt4
(212)344-8066 (fax)

DEFENDANT, PLANNING & ZONING
COMMISSION OF'TI{E ]'OWN OF NEV/
CANAAN

By
Ira W. Bloom

For Berchem, Moses & Devlin, P.C.
1221 Post Road East, Suite 301
Westport, CT 06880
(203) s71-r7ls
(203) 226-l6at $ax)
Its Attorneys

DEFENDANTS, GRACE PROPEiìTY
HOLDINGS, LLC and GRACE FARMS
FOLI{DATION, INC.

By
Joseph L. Hammer
Erick M. Sandler
Michael P. Pohorylo

For Day Pitney LLP
One Audubon Street
New Haven, CT 06511
Juris No. 423028
(203) 7s2-s000
(203) 7s2-s001 (fax)
Their Attorneys
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CERTIFICATION

I hereby cerlify that a copy of the above was rnailed or electronically delivered on

October 4,2013, to all counsel and selÊreprcsented parlies of record and thaf written consent fbr

electronic delivery rvas received f¡om all counsel and self-represented pañies of record who were

electronically served.

BY U.S. MAIL AN AIL BY B-MAII,

Sanjit Shah
4 Puddin ljill Road,
South Salem, NY 10590
sshah@mou ndcotton. com

Ira W. Bloom
Berchem, Moses & Devlin, P.C
27 Imperíal Avenue
Westport, CT 06880
ibloom@brndlaw.com

By /s/ Erick M. Sandler
Erick M. Sandler
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Planner's Memo

Jarruary 24,2013

To: P&Z Cornlnission
R. Mallozzi, First Selcctman
N. Williams, Sclectman (r'ia crnail)
B. Joncs, Sclectman (via ernail)
I. Bloom, Town Attorncy (r'ia email)
i\{. Pastore, Town Engineer (r'ia email)

From: Steve lfleppin, Town Planner

.Iust a der that tlte ntpp,fítt.ç will he lteld at tltc Nature Center I

Re: Meeting Nllemo - JanuarY 29,20L3

There are five (5) public hearing items on the Agenda, including the continttation of the Grace

Church amendment to their Special Permit and the St. Lukes Public Hearing. ln addition there is

a proposed 4-lot subdivision proposed for Weed Street and two residential Special Permit

requests.

Ifem Number:

1. .Tohn Ensel TTT. Snecial Permit. 63-5-F-5- 15 Richmo d l{iil Rd.

Zone: Apartmettt

Request:

The applicant is proposing to construct a single fämily dwelling on the referenced property

which exceeds the permissible side yard height setbacks.

Discussion:

The subject property is located immediateiy west of the Richmond Hill parking lot. There is a

dwelling on i¡" rv"rt"r., property. The site survey indicates that the lot has a width of 60' and is

only 50; at the rear. The lot width is substandard for the 100' requirement for the Apartment

Zone & less than the 75'minimum lot width for a single family dwelling in the B-Residence

Zone. If the lot width met the minimum standards for the B-Residence Zone it is likely that no

Special Permit would be required.

In meeting with the applicant and his Architect prior to the subrnission of the application, I

stressed to them that ihe placement of the building and its place in relation to the street and

existing stmctures r¡,as important. In addition, the potential for future redevelopment of the

Richn-rond Hill lot should also be considered.

Lellers llor or Agaittst: None lo dal.e.

Certificalion o/'Mailing hus'e not been provided.

C:\tjsers\DWorloìl\AppData\Local\N4icrosolr\\\¡indorvs\lNetCachc\lil\BUFCR4MC\l 29 13'doc 
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2. Joann & Jamcs Slattcrv. Sneci al Permit. S3.4.C.6. 67 Fable Farm Rd.

Zone: Tu,o-Acre Res

Request:

The applicant is proposing to locate a generator in a front yard.

Discussion:

The applicant has proposed to install a generator as indicated on the survey. According to the

applicant the generator will be located behind a stonewall as well as mature landscaping and will
not be visible fiorn the street or fi-om the southetn neighbor-

I would recomlnend Cornmission mernbers visit the site to determine the appropriateness of their

request.

Letters For or Against: None to dale.

CertiJìcation of Mailing ltave been provided

3 Grace I{o ldinss- LLC. Soecial Permits- 68.2.8.6.d and 6 .11.C.3.f. 365

Lukes Wood Rd.

Zone: Four Acre-Res

Rcquest:

The applicant is proposing to modify the approved Special Permit and reconfigure the previously

approved site layout.

Discussion:

Please note that the public hearing on this application must close after this hearing. In addition,

the Inland Wetlands Commission (IWC) closed their public hearing on this application at their

January meeting.

Several new submittals were received as part of this application.

There are several outstanding issues to be discussed at the hearing.

Landscaping & Liehting Issues

Several of the abutting neighbors have concerns about lighting and landscaping in relation to the

potential impacts on their properlies. It appears that progress has been made on all these fronts

but a final agreement has not been reached with each of the abutters who are expressiug concern

regarding this issue. I would recortrrend not delving too deeply into minutia of tree size and

number during the hearing. Ilopefully the parties will continue to talk before the close of the

hearing and if there are umesoh,ed issues regarding landscaping plans that be considered during

the deliberations after the hearing is closed.

It is important to note that as paú of the application the applicant is requesting a Special Permit

to allow up-lighting per $6.11.C.3.f. The applicant has modified the proposeci up-lighting in

response to concerns expressed by some neighbors but tiris should be clarified at the irearing.

C:\Users\DWorloll\AppData\Local\lrlicrosoít\Windou,s\lNetCacltc\lE\BUFCR4MC)\l 29 l3.doc 
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Fill & Truck ffi c

At the December hearing the first substantive discussion on the impoú of approxirnately 63,000

cubic yards of fill occurred. This could equate to over 3,500 15-yard truck trips. A previous

applicåtion at St. Lukes proposed to bring in approximately 56,000 cubic yards of material' As

pãi of that application it was estimated th-is would result in 24 round trips per day fòr'a period of

six months. The applicarrt should clearly outline the anticipated staging and potential timing of

the truck deliveries. Regarclless of the staging of the ptojects, this could have a signihcant

impact on the roadways as well as the traffic patterns in the sunottnding area'

Septic SJ¡ste'r & Site Drainaqe - Matt Pawlik of the CT Deparlment of Healtl"r has apptovecl the

pr"p"*d ryptic plan with conditions. A copy of the lettel has been placed in the hle' The

àppti"unt tras rna¿" several revisions to the septic system based upon Mr. Pawlik's letter' The

,åu1."¿ plan is bei¡g reviewed by Briggs Geddis who anticipates having his review completed by

Tuesday's hearing.

other Ancillarv Uses - At the last two hearings there was considerable discussion on the scope

of activities that may or may not occur on the church property and whetl-rer: 1) they were in

keeping with the activities outlined in the previous application; 2) the mission and scope has

inci"us-¿ beyond what was previously discussed and approved; 3) they are consistent with the

activities conducted at other religious institutions in New Canaan, and 4) an additional Special

Permit is required per $3.2.4.

The appticant has provided a listing of typical uses that may occur at various parts of the day and

week. while this list is helpful u"a pråuiaes additional information, it is difficult to determine

what if any activities will be occuning concuffently or whether they wilt occur on different days

of the week. If these activities are culïently being conducted by the church, where are they

currently conducted and what is a typical weekly schedule? Another valid question is how this

schedule compares to other religious institutions in New canaan.

In addition, there has also been concern expressed whether this facility will be used for such

things as a convention center and potentially aprivate school. Prior approvals had the following

conditions relevant to this issue:

i. Tlrere shall be no renting of the facility to outside commercial or for-prorft organtzations.

ii. The site shall not be used as a school, as defined in the zoning regulations, except for

religious education andlor nursery þreschool) schools.

While it can safely be assumed that these two conditions would seem to alleviate that fear and

serve to prevent those uses from occurring, perhaps the wording of the first condition could be

tweaked to i'clude ,'used by'' in addition to "rented", to remove any potential loopholes-

4. Sr. Public ite n tion 8.2 377 N. nRd

Zone: þ-our Acre-Res

Request:

The applicaut is proposing to expand the main building for additional classroom space

c:\users\l)wor-roll\AppDara\Local\À4icrosolt\windorvs\tNetcache\lE\BUIìCR4MC\l-29-l3 
doc
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Discussion:

Chairmal papp identified five (5) unresolvecl issues at the December hearir-rg: i) why the

additional classrooms are needed, ii) the need to work with neighbors to resolve lighting and

screening concerns, iii) the need for legal counsel to opine on the Special Permit Vs Site Plan

issue raised by Attorney Bayer, iv) tlle need for legal counsel to opine on tlie Cor-nmission'-"

ability to impose an enrollment cap, and v) how to handle the Soundview Lane access issue.

i. The applicant addressed this item at the December hearing as sumtnatized in the draft

Minutes.
ii. Site lighting and. landscaping were one area of concern expressed by neighbors,

particuiarly the Soundview Lane neighbors. The applicant indicated that they would

prepare a revised landscaping plan as well as provide tneasures to mitigate lighting

èmãlating fiom the building. The project Architect, Jim Rogers, indicated that he would

work with the neighbors to hopefully reach an agreement on landscaping and lighting for

this meeting.
iii. Town Attorney Ira Bloom has prepared a rnemo for the Commission regarding the need

for a Special Permit application which is within your packet. Attomey Firm has

subsequently submitted a Special Perrnit application.

iv. At the December hearing Attomey Bloom indicated that the Commission could impose a

cap but that cap could not be arbitrary and must be tied to substantial evidence in the

record.

The applicant indicated that there is no intention of using Soundview Lane. I have been working

with Âttomeys Bloom and Finn on some draft languageto hopefully address items 4 and 5 which

I will get to you befbre Tuesday's hearing.

The applicant has also submitted an appraisal report/value impact analysis related to the

proposed addition, which is part of your packet.

It is my understanding that the applicant has rnet with the neighbors since the last hearing but I

do not know if an agreement on lighting and landscapinghas been reached.

6" John Lee-Z-\,at. S¡¡hcl!vision licaf.ion 160 Milt Rd-

I did receive a phone call from Attorney Robert Fuller indicating they were withdrarving the

application and would send a formal letter-

7 809 Weed Sl.reet Trust. 4-lot ubdivision. 809 Weed Street

Zone: One Acre Residence Zone

Discussion:

This application was on th.e December Agenda but the hearing was not opened in order to give

the apiiicant more time to consult with some of the neighbors who had expressed concem over

tire proposal.

Pagc 4 of -5
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The applicalt is proposing to subdivide the 4.817 property into four (4) building lots, coutatning

Z frontlots and Z reÃr lots. Driveway access for all four lots will be from a colnmon drive' Each

lot is a mini'rurn of one acre. There are two front lots with street widths of approximately 200

feet, where 150 feet is required. There are two rear lots served by a central accessway' A1l four

driveways will be served from the accessway which results in only one curb cut which will not

aiter the existing tralTc florv. Eacir iot also contains a lot circle wiih a diameter of 150 feet'

The applicant has proposed to provide an approximate I2-foot conservation buffer strip around

the peì-imeter of thã pioperty. Wt it" this dóés not provide any open space value and normally I

wouid not recommend åpproving a conhguration like this, the conservation strip will retain the

integrity of the streetscape along Weed Street'

public Works has reviewed a¡cl approved the application for connecting to the municipal sower

system and for storrn drainage. 
^Each 

building lot will be connected to the municipal sewer

system through an existing prìr,ate sewor line that exits at the rear of the property. Stormwater

will be collected througi underglound detention and excess will flow into the existing

stonnwater drainage system along Weed Street'

I would recom.mend the follou'ing conditions of approvai:

1. A street opening permit be obtained from Public works.

2. A conservation easement be filed on the land. records indicating the vegetative buffer will

be maintailed in perpetuity and any stonewalls presently existing shall remain except that

will be rernoved as parl of any new driveway installation.

3. The applicant shall submit a Mylar and at least two paper copies of the record map for

sigrung by the Conrmission and filing on the New Canaan Land Records within 90 days

oitn"l"piration of the appeal period. This shall be done prior to any earth disturbing

activity on any of the ProPertY-

4. The Mylar shall contain the proposed open space/conservation easement'

5. prior to submitting the Mylar map, the applicant shall obtain iot numbers from the Tax

Assessor.

6. All utilities shall be buried underground'

7. Per Subdivision Map, Site Development Plan & Construction Notes & Details of 809

weed street pr"pu."d for 809 Weè¿ Skeet Trust, prepared by RKW Land Surveying,

dated November 15,2012, on-file with the Planning andZonrng Department'

Letters For or Against; See letters in opposition'

Certification of Mailing has been provided'

END
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Planner's Memo

Felrruary 21,2013

'l-n. ftR'7. Cr.n'trrrissinn

R. Mallozzi, First Selcctman
N. Williams, Selectman (via elnail)
B. Jortcs, Sclcctman (via cmail)
I. Bloom, Town Attorney (via email)
l\{. Pastore, Town Bngineer (via email)

Ilrom: Steve Kleppin, Torvn Planner

Re: Meeting Memo - FebruarY 26,2013

Please note that we will have a Special Meeting at 6:30 PM regarding Jelliff Mill

There are four (4) public hearing items on the Agenda. The Agenda has been broken into two

public hearing portions in ordet to give the St. Lukes application ample time since it was not

heard at the January meeting. Following the St. Lukes hearing we will have a preliminary

deliberation discussion (closed hearing) concerning the Grace Church application. Following the

Grace discussion we will continue with the other three public hearing items.

Reminder - Upcoming Meetings:

Item Number:

S ecial Plan 8.2 377 N. Wil

Zone: Four Acre-Res

Request:

The applicant is proposing to expand the main building for additional classroom space

Discussion:

Outstandin s Tssues from l2/18/l ?, Hezrinp'.

Chainnan Papp identified five (5) unresolved issues at the December hearing: i) why the

additional classrooms are needed, ii) the need to work rvith neighbors to resolve lighting and

screening concerns, iii) the need for legal counsel to opine on the Special Pennit vs Site Plan

issue raised by Attorney Bayer, iv) the need for legal counsel to opine on the Commission's

abllity to impose an enrollment cap, and v) how to handle the Soundview Lane access issue-

i. 1-he applicant addressed this item at the l)ecelnber hearing as sutlllrarized tn the draft

Minutes.
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ii. Site lighting ald landscaping were areas of concern expressed by neighbors, particularly

the Soundview La¡e ¡eighbors. Tire applicant indicated that they would plepare a

revised landscaping plan as well as provide measures to mitigate lighting emanating tom
the buildi¡g. The applicant has been wolking with the neighbors to hopefully reaclr an

agreernent ón landscaping and lighting. I arrr hopeful that the applicant and neighbors are

close to an agreement on these issues.

iii. Tow' Attorney ira Bloom has preparecl a memo for the Cornmission regarding the need

for a Special Permit application, *hi"h is in your packet. Attorney Finn has subsequently

submitted a Special Permit application-
iv. At the Decernber hearing Attorney Bloom indicated that the Comrnission could impose a

cap but that cap could not be arbitrary and must be tied to substantial evidence in the

record.

Enrolhnent ÇaB

Attorney Bloorn and I had prepared a draft of conditions related to euollment which was given

to the Com'rission for the iasimeeting. The neighbors drafted amendments to those conditions

which were discussed between St. Lukes, myself and tl-re neighbors on February 2l'1.

Unfortunately no agreement has been reached on any conditions perlaining to this issue'

The applicant has also submitted an appraisal reporlvalue impact analysis related to the

propor"ã addition, which is part of your pàcket. The neighbors have also retained an appraiser

whå ls preparing a report as well. To d.atè, the report has not been received. As you will recall,

this information was iequested for receipt by February i6tl''

Attorney Ba)¡er's 2/1 6/i 3 Memorandum

Attorney Bayer prepared a memorandum dated February 1'6,2013' In that memorandum he

indicated that a nãw Special permit was required when the lot containing the cunent

Headmasters House on Soundview Lane was merged with the St. Lukes property. While

Attorney Bayer believes a Special Permit is required for the property annexation, there is no

provision in the zonitg regulations preventing the merger. The merging of the lots does not
'rr"c"rsitute 

a Special pánnit unless the residential use of any portion of that property, including

the Headmasters House, is no longer used for strictly residential purposes. This was indicated to

St. Lukes in a letter dated March 14, 201I. This does allow St. Lukes to gain additional lot

coverage, which affords them the ability to construct this addition without seeking relief for

building coverage or possibly removing existing square footage. In addition, this prevents any

future fooþrint 
"*purriiol 

on the residential property reducing the impacts on Soundview Lane'

It is important to note that this matter was reviewed with fbrmer Town Attorney Chris Jafboe as

well asã merging of residential properly to the Country School property, increasing their total lot

area. The Country School is also bound to the same restriction on the use of the former

residential property and any change in use will require a now Special Permit application'
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If the Comrnission wishes to limit St. Lukes or other institutions expansion, you can condition

this approvai or other institutions future approvals on the totai lot area as presented at the time of
the aiilicatio¡. When the Glass Ifouse was approved as a Íruseuln, one of the conditions of
upprouul was specific to the total lot area. As you may recall, the National Trust alnended their

Special permitlast year to include an additional residential parcel they wished to rnerge with the

Glur. I1ouse p.op"ity. The amended Special Permit indicated the specific lot area after the

merger. I¡ addition, there was no proposed change in use of the residential property.

you may also recall there was a text amendment approved lor the YMCA, in anticipation of
expansion, which allowed for increased building coverage with a tnaximunt 6o/o increase ovel the

tuìlaing coverage pennitted for the lot area as of the date of the adoption of the amendment.

3. Grace rtv l{oldinss. Sneciai Permits. S8.2.8.6.d and 6.11.c.3.f.365e

Lukes Wood Rd.

Zone: Four Acre-Res

Request:

The applicant is proposing to modify the approved Special Permit and reconfigure the previously

approved site layout.

Discussion:

The hearing closed at the January meeting. Please note that the Health Department has approved

the septic system and the Inland Wetlands Commission approved the application. In speaking

with Chairman papp he indicated it would be a good idea to begin deliberations at this meeting

to formulat" u gurrr" plan and hold substantive deliberations at the March 5th Special Meeting.

Time permitting I would reconìmend the Commission deliberate on the following key issues

with an eye on more detailed discussion items for March 5tl''

i. The Commission should make a definitive statement whether the present application is an

amendment to the previously approved Special Permit or a new Special Permit

application?

ii. Similarly, are tire modifications to the previously approved Site Plan significant enough

to require a new Special Permit application.

iii. The Commission should make an affirmative statement regarding trafftc. The applicant

contends that anew study is not warranted while the opposition indicated that the data is

outdated. I{owever, recent traffic counts indicate that traff,rc volumes are less than when

the original tiafñc counts were obtained. A similar finding should be made regarding the

need for an updated real estate appraisal report.

iv. Are the ancillary activities as represented by the applicant consistent with a church or do

they require a new Special Permit. The Commission should also considel the potential

operation of the Foundation from that address.

v. The Commission should address the Petition for Interventiotl under CGA 22a-19 ancl 19a.

I am hopeful that if you can come to a consensus decision on the abor¡e matters- This would

clirect Aitorrrey Blooi-n a¡d i on how to proceed legardiüg a rcsolution of apirtoval ci dcilial.
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I have aiso i'cluded the approvals from the hrst two applications which outline the conditions of

approval. I would also direct you to the submission from Attomey l{ennessey dated January 18tl'

(tab a) which contains suggesied conditions of approval. In addition, the January 29th Minutes

contain several refcrences to suggested and ag'eed upon conclitions between the applicant and

som.e of tlie neighbors. I would recommend not discussing the issues of lighting, landscaping

and screening until the Marcir 5tl'meeting.

5. Town of New Canaan. Snecial Permi t. 85.1.I.1 8L 6.4. G. 677 South Ave.

Zone: Waven!

Request:

The park and Recreation Departrnent is proposing to install additional field lighting for the Boys

Varsity field to the east of the water táwer-. In addition they are realigning and repurposing

existing fields.

Discussion:

parks & Recreation is proposing to install lighting to J0'in height as allowed per $5-1.i.1 to

facilitate the Boys baseball team. The commission has previously approved lighting to the same

heights. I do not recall receiving any complaints from the lighting installed within Waveny. The

apptíicant has also provided illumination studies from Musco Lighting'

In addition to the lighting the applicant will also be regrading the existing fields to accommodate

the different user groups. There should be no impact on any off-site users.

Letters For or Against: None to døte-

Certification of Mailing have not been provided'

6. I)aniel & Nina T,ota. Snectal Permit. 63.4.C.6.5 C Place

Zone: A Res

Request

The applicant is proposing to locate a generator in a front yard.

Discusston:

The applicant has proposed to relocate the existing, conforming, generator as indicated on the

,u*"y.- The Commission should consider whether the generator can be relocated east of its

existing location and not require a Special Permit'

I would recommend Commission meml¡ers visit the site to detenline the appropriateness of the

applicant's request.

Lelters For or Agøittst: None to date.

CertiJîcctti.on oJ lv4a.ilinS¡ hrn'e beett prot'ided'
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7. Prosrammix. LLC. Snecial Permit. 63.2.C.1. b- 6l Lakevierv Ave.

Zone: B Res

Request

The applicant is proposing to construct a second, detached, dwelling unit to the rear of the

existing dwelling

Discussion:

In reviewing the site survey, the proposed dwelling is ploposed to be located 15.5 feet from the

eastem proplty lin". Section 3.5.F.5 requires reduced side yard heights within 8-16 feet from

the side property tine. The applicarf should verify that corner of the drvelling does not violate

that provision.

The survey indicates proposed building coverage is 2,675 square feet, which is the maximum

permissibll fo. t¡ir toL tn scaling the two str-nctures, the existing dwelling including renovatiotls

àquals approximately 1,222 square feet, whiie the proposed dwelling equals approximately 1,483

.quu." feåt, which totals 2,105 square feet. This should be clarified by the applicant.

Letters For or Agrtinsl: None to date.

Certification of Maíling have been provided.

11. NC Teen Center. 2-Year Extension

For infonn ationalpuqposes, I am not aware of any complaints or recent issues related to the Teen

Center

13. Phillin Jo son Glass House. Annual Event

Within your packets you will find a letter from the Glass House outlining their request for their

annual fund raiser. For informational puqposes, last years event was approved with a conclusion

at 9:30 pM with final site cleanup and exiting by 10:30 PM. Requirements and coordination of
policing of the site should be made through the police department.

Additional materials will be provided by the Glass House related to activities they feel are in

keeping with the Special Permit conditions.

END
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PLANNING & ZONING COMMISSION MINUTES

TUESDAY, NOVBMBER 27, 2OI2

RBGULAR MEMBERS PRESENT: REGULAR MEMBBRS ÄBSENT:

Mr. Papp, Chair¡nan
Mrs. Gtzclecki, Secreta rY
Ms. Del,uca
Mr, Goodrvin
Mr. Rothballcr
Mr. Scannell
Mr. Ward
VACANCY

Mr. Turner

ALTERNATE MEMBERS PRESENT: ALTERNATE MEMBERS ABSBNT:

Mr. Shizari
Mr. Radman (arrived at conclusion of item 3)

VACANCY

Also in Attendance:
Steve Kleppin, Town Planner/Senior Enforcement Officer

PUBLIC HEARING

Chai¡man Papp opened the Public I-Iearing at 7:02 p.m. Mr. Shizari was seated fol Mr

Turner.

LEGAL ADVERTISEMENT
lOANEWCANAANADVERTISER,NEWCANAAN,CONN-.THURSDAY,NOVEIVlBER15,2O12

l. Robant LLC, owners, 3l Vifti Street - Special Permit

Upon application of Anthony Totilo, Anthony Totilo Architects and Associates,

Authorized Agent, for Robant LLC, owners, for a Special Permit of Section 6.2.E. I to

allow a 25o/orcductionof the parking on site : l2 spaces provided in lieu of 17 spaces

required, including one loading space and one handicap accessible space, for ploperty at

3l Vitti Street in the Business B Zone (Map'f Block 75 Lot 6194). (Continued from the

August 28,2012, September 24,2012 and October 23,2012 meetings)'

This application was withdrawn.

2. Elizal¡eth A. and John F. Kennelly, o\,vners,43 St. John Place-special Permit.

Upon application of Elizabeth A. and John F. Kennelly, owners, fol a Special Per-rnit of
Séctions 3.5.F.5 to extend the existing roof to the north, within the east and west t'educed

side yard height setbacks, for property in the A Residence Zonc at 43 St. John Place (Map

L Block 204 Lot 845).

NEW for Drooertv ¡n the A w¡th the S¡te Plan âpplication

NG& Residence Zone a[ 43 St. John of Stephen Finn.

Place lMao L Block 204 Lot
845). & Kurianskv. LLP. Author¡zed

2.UDon aDÞli€t¡on of Aqent. for St. Lukes

Amy S. Zabetakis, Ruæ¡ Law Foundat¡on lnc.. owner. oursuant
to Sect¡on 8.2.4 requestinq

at 7:00 for contract an addition to the ma¡n

o m. ¡n the Sturoess Room, Purchaser (Georqe W- and removal

C. Nature Susan K. Baker. Jr., oMers),
a Pemit for Drooertv ¡n the Four Acre

3-7.E reouestìnq build¡nq coverage
of 3,450 square feet ¡n

El¡zabeth A. l¡eu of the 2,505 square feet
âllored. for ¡n the

90 and
November

3.5.F.5 One-Third Acre Zone at 6 New Canaan, Connecticut

extend the exist¡nq root to LE Kellev Green (Map N Block Jean N. Gueleck¡
60 Lot 670).
g .Public Hearino in aæordance 1't-'t5 11-22
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James Schettino, Architect, r'cpresenting Elizabeth and John Kennelly, spoke about the

application for a special pclmit to expand the roof line to the north, an extensìon to the

east ancl rvest side ofthe propelty. Due to reducecl side yald setback requilements, they

are proposing to extend the current roof to the north. I'Ie ptesented a diagram sl'rowing

height requirernents and stated that it's an extension ofthe current roofand they are not

going any higher and that the attic ratios are in compliance.

The public healing on this matter was closed.

3. Joscph Hanson, contract Purcltaser (George W. and Susan K. Baker, Jr',
orvners), 6 Kelley Green - Special Permit.

upon application of Amy S. Zabetakis, Rucci Law Group, Authorized Agent, for Joseph

I-lanson, contract Purchaser (Geolge W. and Susan K. Baker, Jr., owners), for a Special

Permit of Section 3.7.E requesting building coverage of 3,450 square feet in lieu of the

2,505 square feet allowed, for property in the One-Third Acre Zone at 6 Kelley Green

(Map N lllock 60 Lot670).

Attorney Amy Zabetakis stated that the Bakers have sold the property to the Flansons and

subrnittecl a copy ofthe deed f'or the record. She also stated that there have been no

concenls flom the neighbors and she submitted eight letters ofsupport from neighbols'

She also submitted a drainage ploposal prepared by McChord Engineering

-l'he public hearing on this matter was closed-

4. John Black Lee, owner' for a two-lot resubdivision af 160 Mill Road'

upon application of John Black Lee, owner, for a two-lot resubdivision for 2.95 acre

parcel located in New Canaan and Wilton, of property in the One Acre Residence Zone at

160 Mill Road (Map 49 Block 1 l3 Lot 2). (Not open on the August 28,2012 meeting

and continued from the September 24,2012 and October 23,2012 meetings)'

Attorney Robert Fuller, representing the applicant, spoke regarding concerns raised at the

last meeting. I-Ie discussed the issue of inter-municipal jurisdìction between New Canaan

and Wilton and stated that New Canaan only has jurisdiction in New Canaan and Wilton

only has jurisdiction over land in Wilton. There will be no development on the Wilton

lot. Mr. Fuller discussed an octobe r 17,2012 letter from Robert Nerney, Wilton Town

Planner, indicating that a formal subdivision approval is required by wilton. The

applicant intends to go back to the wilton Planning and Zoning commission in

D""embe, to hopefully resolve the issue in Wilton. He will submit a letter requesting an

extension until the January 29,2013 meeting.

FIe further indicated that the septic system for the south lot has been approved by the

Ilealth Department. The other issues raised such as parking on the property, contour

lines, and ìhe retaining wall on the southem property are site planning issues that they

will address.

The pubtic hearing on this matter will be continued to the January 29,2013 meeting.

5. Grace Property Iloltlings LLC, olvners, 365 Lukes Wood Road - Amendment to

Special Permit.

t,lpon application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

l,l.C, owners, requesting, pulsuant to Section 8.2.8'6.d of the New Canaan Zoning

Regulations, an amendment to the Speciat Pemit approved on November 27 ,2007
punsuant to Section 3 .2.C.14 of the Regulations and previously amended on May 20,

2008 so that the proposed improvements may be built as shown on the plans submitted

herewith in accordance with such existing special permit approvals. In addition, in

connection with certain proposed site lighting, the applicant seeks special permit approval

pursuant to Seotion 6. I 1.C.3.f of the Regulations for ornamental up-lighting of landscape

icatures, fcr property in the Four Acre Residencezone at 365 Lukes Wood Road (Map

4 I Il lock 38 Lot 71) . (Continued fi'om the October 23, 2012 meeting')
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Attorney Joseph lLarnrner of Day Pitney Ll,P, r'eptesenting the owtlet', revicwccl thc

history of the pr.oject. Ile stated Thatin2007-2008 the Comurission grar.rted a Special

Pemit and Amencled Special Pelmit to use the subject propcl'ty for religious purposes,

including a permanent sanctuary with a capacity of 900. The Special Permit and

arnendecl Special Permit were approved with the condition that the owner had to corne

back to the Com¡rission for approval ofthe design ofthe sanctuary and that no fìrrther

trafhc study would bc needed ifthe capacity ofthe sanctuary did not exceed 900. The

commission's approvals were appealed to the Superior court. The Superior court

upheld the Commission's actions. The Appellate Court declined to hear a further appeal'

The applicant is now before the commission seeking approval of the design of thc

permanent sanctuary and adjustments and enhancements to the site plan'

Attorney Hammer spoke at length confìming that the previous traffic data and

determinations were still appropriate considering the court actions and that the proposed

sanctuary does no exceed the 900 seat capacity and that 716 fixed seats are proposed.

The prior special permit ca¡not be revoked. Grace Property Holdings is the owner of this

per-it *d they are not asking to change or modify the permit. He distributecl his menro

àated Novemb er 27,2012 to the Committee. He stated that Grace Church is looking to

p¡ovide a permanent home for its members and that they are not asking for anything nore
ihun uny other religious organization. They may hold an occasional n.reeting on a givcn

Tuesday night in the sanctuary ¿u-rd will light up only the one room they are using. They

will install rnotion sensors iights, security cameras and an entrance gate'

Holt McChord, Mcchord Engineering Associates, Inc., spoke regarding site changes that

were made. 'I'he first Wetlands meeting was last Monday. He displayed his diagrarn of
the property. They have submitted a revised parking plan, relocating the southern

p.iing lot to the west of the barn structure to move the parking lot off of the neighbor's

prop"tiy. This will require the relocation of that septic system. The relocated parking lot

wili reduce the number of spaces to 226 cars from the previous 23 I cars. They are

curler.rtly working on landscape plans which will include a berm as well as extensive

planting.

Michael Kline spoke regarding the "natural diversity database hit."

Chairrnan Papp stated that there is a lot of information to digest and stated that the

commission will have to make a determination of whether this application is an

amendment to the existing Special Permit or whether a new application is required.

Attorney Hammer noted for the record that Attorney Shansky was not pfesent.

Mr. Bloom, Town Attomey, spoke pertaining to the central issue from a legal point of
view. Is it simply an amendment or does it require more than that or a new application?

He reviewed a letter he received yesterday about the actual use by the church, and

suggests they investigate whether or not the scope ofactivities have changed.

Sanjit Shah spoke pertaining to his belief that the intensity of the use will be much greater

andstated that he submitted evidence that there was an excess of900 people at the church

on Easter. I{e spoke at length insisting that Grace Church needs to apply for a new

special permit because of the change in the scope of the project and also that they need to

rèquest a special permit pursuant to $3.2.C.17 since the Grace Community Foundation is

appar.ently operating out of this location. Mr. Scannell asked Mr. Shah if he could give

concrete references to the points that require a new application and to concentrate on

regular activities, not on holiday use such as Easter'

Richard Lyman, a member of the Pound Ridge Town Board, stated his concems about

possible tax implications to the people of Pound Ridge, New York. Police officers would

need to be hired lor all Sunday services and hcllidays. He stated, "our tax payers should

not have to bear the burden."

Continued to the December 18,2012 publìc hearing'

6. St. Lukes Foundation Inc., orvner, 377 North wilton Road - Public Hearing for
Site PIan.
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Public llear.ing in accordance with the site Plan application of stephen A. Finn, Esq.,

Wolìey, Rosen, Kweskin & Kuliansky, Lt.P, Authorized Agent, for St' Lukes

lìounclation Inc., ownet, pursttant to Section 8.2.4 requesting an addition to the main

school buildilg and ¡emoval ofcertain existing structures, for property in the Four Acre

Residencc Zorrc at 377 North Wilton Road (Map 40 Block 105 Lot 12,90 and 135).

Steplren Finn, Ilsq., Wofsey Rosen, Kweskin & Kuriansky,LLP, provided a brief history

ofthe St. [,uke's School explaining that it has been around since 1940, is fbr grades 5

thru l2 and has 53 I students. He described that for both the Middle School and the

Upper School the start time is the same - 8:00 AM. This causes traffic problems during

the morning r.ush hour. The proposed construction adds 14 additional classrooms. The

school could then split the students and stagger the a¡rival and departure times. The split

would mitigate thc traffic back-ups on North Wilton Road that occur in the moming.

llolr McChord, McChord Engineering Associates, Inc., provided the plan that shows no

changes to the drive network.

Mark Davis, Ilead of St. Luke's, spoke about the School's mission and purpose in the

community. IIe believes that the growing strength of the School is good for New Canaan

property values and the fact that thele are 173 New Canaan students attending this year

which repr-esents a savings to the Town of about $3,000,000. They allow the public to

attencl perlòrmances at no charge and St. Luke's sefves as a secondary emergency shelter

locatioii. Mr'. Davis statcd that the additional classrooms would improve the quality of
teaching and is not intended to increase their enrollment'

Mike Galante, -lraffic Engineer from Frederick P. Clark Associates, spoke about the

staggerecl start times and improved drop-off area and crosswalks which will get traffic off
North Wilton Road faster. He then showed a diagram of intersections and traffic
patterns. In adclition, he reviewecl peak times and benefits ofthe proposed split schedule.

Jim Rogers, architect for St. Luke's, spoke about the zoning regulations regarding

buitding height and the number of stories. 'Ihe whole addition wraps around the west

side of the building. The addition contains two science labs and five humanities

classrooms and the expansion of the library. An additional benefìt brings the Art
Program from a remote building back into the main building and it also improves the

library.

Haik Kavookj ian,293 North Wilton Road, spoke about his concerns. The new

construction site is high or.r a hill with two above-ground levels and two below-ground

levels, adding to light production and glare. Ile also commented that st. Luke's has

increased enrollment by 22"/. over the last decade and a cap on their enrollment is

essential.

Eric Meyer, 270 North Wilton Road, spoke further about traffic patterns at the l-aurel

Road stop sign. A conclusion in their traffìc study shows that the population has grown

by 100 students while he has been living there but St. Luke's will not or cannot provide

him rvith a population growth figure. This new plan will work only if school enrollment

doesn't increase.

Ilugh Wiley, 173 Soundview Lane, spoke concerning his fear that their cul-de-sac would

someday become an entrance to the school. His property abuts St. Luke's property. He

stated that the lighting can be seen high and above. From a southem exposure' he sees a

4-story building witll 50 extra windows looking onto his propelty. He is very concemed

about his propetty value.

Joe Srveeney, 155 Soundview I,ane, spoke about thc lights (that did not exist l4 years

ago) anci that the aclclition will be loaded with windows. He also spoke about the height

of the buitding.

wendy Brainard, 374 North wilton Road, stated her concerns about parking and feels

there is no space f'or acl<iitional parking. She doesn't want to see a parking lot where the

Art Building curr.ently is locafecl. She stated that North Wilton Road is a winding country

lane ancl excessive traffic can be dangerous.
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Iìa¡dy Guynn, a North Wilton Iìoad lesidenl, r'ead from the z-oning regulations and said

that ftrur stolies is too high, it's in a four acre zone and that St. Luke's is out ofchal'acter

with the ncighborhood.

Continued to the December 18,2012 meeting.

REGULAR MEETING

7. Deliberation and any possiblc action on a closed public hearing item.

Discttssion on lÍem #2 -Elizabeth A. and John F. Kennelly, oìvners' 43 St. John

Place - Special Permit.

Upon motion of Mrs. Gr.zelecki and second of Mr. Ward, the Commission voted

unanimously to approve the application.

Discussiott on ltem #3 - Joseph Hanson, contract Purchaser (George W. and Susan

K. Baker, Jr., orvners)' 6 Keltey Green - Special Permit.

upon rnotion of Mrs. Grzelecki and second of Mr. Goodwin, the commission voted to

approve the application with conditions.

Conclitions, modifications or restrictions are as follows:

l. Per Firsr Floor Plan (A-1), Second Floor Plan (A-2) and Building coverage

Exccption calculation, dated l0/3 l/12 and Elevations (A-3 & A-4) dated

lll22l12, prepared by Pogacnik Architects, on-file with the Planning and Zoning

Department.
2. A iestriction be placed on the Land Records in accordance with $3.7.E. I of the

zoning regulations.
j. Said restriction also placed on a map filed on the land records as well as depicted

on the building footprint of the map.

g. Gracc Propcrty Holdings LLC, owners, 365 Lukes Wood Road - site Plan.

Site PIan application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

LLC, orvners, pursuant to Sections 8.2.4 a¡rd 8.2.8 requesting approval of improvements

as shown o.t piu.ts, for property in the Four Acre Residence zone at 365 Lukes wood

Road (Map 4l Illock 38Lot77). (continued from the october23,2012 meeting).

Continued to the December 18,2012 meeting.

9. Proposed changes from Brooks & Falotico for a façade modification at22Pine
Street. (Continued from the October 23,2012 meeting)'

Louise Brooks presented two pictures for approval to change the look ofthe building and

make it more residential. The Committee felt that white was too stark and suggested the

light gray wilh grcen awnings.

Upon motion of Mrs. Grzelecki and second of Mr. Ward, the Commission voted

unanimously in favor of the modification.

10, Discussion of possiblc zoning amendments. (continued from the August 28'

2012, September24,2012 and October23, 2012 meetings)'

No Action was taken on this hour due to the late hou¡.

11. Sign Task Force Repoú.

upon motion of Mrs. Grzelecki and second of M¡. ward, the commission voted

unanimously in favor of modifying the agenda to add the additional "c - f ' sign

applications.

a. Dtlnkin' I)onuts, 88 Iltm Street - Recover one awning'
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b. Arny Ruth Designs, 5 lllm Street - Winclorv sign second floor; door sign frrst

floor'
c. .Iack Spade, 143 Elrl Street - Orange awning.

d. R R Builders, 5 Dln.r Strect - Window signs'

e. Bizay,5Ilurtis Avenue - Awnings'
f. Mancro's, 17 Elm Stlect

Upon rnotion of Chairrnan Papp and second of Jean Glzelecki, the Commission approved

items "a-e."

Item ,.f'- applicant submitted a sign not in compliance with the regulations. Sign will be

handled administrativelY.

12. Administrative Actions or other matters âs may propcrly come before tlle

Commission (Town Planner).

a. Announcement that P&Z meeting date for January 20I3 has changed lrom

January 22,2013 to JanuarY 29,2013.
b. Approve 20 t 3 Me eting Schedule.

c. Approval ofUpdated Fee Schedule

upon motion of chairman Papp and second of Ms. De Luca, the commission approved

items "a-c".

13. Àpprove minutcs of the October23,2012 Meeting'

upon motion of chairman Papp and second of Mrs. Grzelecki, the commission

unanimously voted to approve thc minutes of the October 23,2012 meeting as amended'

14. Adjournment.

Meeting was adjourned at I 1:17 P.m.

Jean Grzelecki, SecretarY
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PLANNING & ZOI"{ING COMMISSION MINU ES

T'UESDAY, OCTOBER 23, 2012

REGUI,ARMIìMBERSPRESENT:REGULARMEMBERSABSENT:

Mr. Papp, Chairman Mr' Ward
Mrs. Grzelecki, Sccreta rY

Ms. Deluca
Mr. Goodwin
Mr. Rothballcr
Mr. Scannell
Mr. Turner
VACANCY

ALTERNATE MEMBERS PRESENT: ALTERNATE MEMBERS ABSENT:

Mr. Shizari
Mr. Ratlrnan
VACANCY

Also in Attendance :

Steve Kteppin, Town Planner/Senior Enforcement Officer

REGULAR MEETING

chair.man Papp opened the Regutar Meeting at 7:00 p.m. Mr. Radman was seated for

Mr. Ward.

l. Executive Session: Discussion to update the Commission on the Jelliff Mill legal

proceedings.

Upon motion of Mrs. Grzelecki and second of Mr. Goodwin, the Commission voted

unanimously to go into Executive Session at 7:00 p.m. to discuss and update the

Commission onih" J"lliffMill legal proceedings. Steve Kleppin, Town Planner and Ira

Illoom, 'fown Attomey, were invited to remain fbr executive session. The Commission

came out of executive session at7:17 p.m. No decisions were made and no votes were

taken.

LEGAL ADYERTISEMENT
2OA NEW CANMN ADVERTISER, NEW CANAAN, CONN., THURSDAY. OCTOBER 1 1 ' 2O1 2

PUBLIC TIEARING

Clrairrnan Papp opened the Public Hearing at7:17 pm'

2. Robant LLC, owners, 3l Vitti Street - Special Permit'

rOWN OT NEW CANAAN to expand a non-confoming on the Dlans submitted herewth."'.''.-.'.-'.-'.'''--
PI ANNING & ZONING itructureJoi property ¡n the B ¡n aæordance with such

COMMISSION Residence Zone at 91 Summer eistìng special perm¡t approvals.

Notice Street lMao T BlocÌ 75 Lot connectÌon

and
w¡ll a

65). with certain prcposed site
lioht¡no. the aoDliænt seeks

on
¡n the

P¡tnev LLP. Authorized Aqent.
for GEæ Propertv Holdings

special pem¡t approval Pursuant
to Section 6.1 1.C-3.f of

7ø¡¡orium of ttre Tom ttall LLC. omers. requesting, the Reoulations for omamental

rñ heâr and decide aDoliælions oursuant to Section 8.2.8.6.d uD-lioht¡no of landscape

as follows:
1

Canâan
an Zone at

Dannv G. and Rosanna P. the SDecial Pem¡t aPproved 365 Lukes Wood Road (Map

Frãtlâroli owners. fof a on November 27, 2007 Pursuant 41 Block 38 Lot 77).

Permit
allow

3 2 C.'14 Dated:

7.1.8.3.b and 3.5-F,5 to allow
an addilion to the e¡sting amended on May 20, 2008 .lean N Gzeleck¡

-residerce 

to exceed the side so that the ProPosed imProvements Secretaru

-vard 
bui¡dino heiqht, total rmv oe ouilt as shom 10-11 10-18

ro heìoht and
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Upon application of Anthony Totilo, Anthony Totilo Architects ancl Associates,

AirthoLized Agent, for.Robant LL,C, owners, lòr a Special Perinit of Section 6.2.E.1 to

allow a 257o recluction ofttre parking on sitc: l2 spaces plovided in lieu ofthe l7 spaces

required, including one loading space and onc handicap accessible space, for propedy at

31 Vitti Street in the Business IJ Zone (Map "f Block 75 Lot 6194). (Continued from the

August 28, 2012 and September 24, 2012 rnectings).

Anthony Totilo, Anthony Totilo Architects and Associates, introduced Harris Smith of
Crown i)esign who stated that the seating layout had been revised to decrease the number

ofseats from +S to 35. As a result ofthe decrease in seating thele would be a decrease in

parking demand and 13 parking spaces would be required. The applicant is requesting a

}p."iut Permit for a25%o reduction in parking spaces. The applica¡t's updated traffic

study indicated that peak hour trips woulcl decrease frorn 14-17 per hour to l0-12 per

houi due to the reduction in the numbel of-seats. 'lhe applicant asked the Commission

to consider the temporary loading space as a parking space bringing the on-site parking

spacesto 12. Ilei¡dicatedthathehadaletterofintentr'viththeadjacentpropertyat43
Vitti Street to lease 5 parking spaces on that property. Chairman Papp asked for evidence

that the owner of 43 Vitti Street had exce ss palking spaccs to le ase to 3 I Vitti Street and

understood that ifhe could and did so lease the spaces, he would be restricting the

development rights on his propelty. Mrs. Grzelecki noted that although mathematically

the plan provided sufficient spaces, the configuration of the on-site spaces would make it
u".y Oifncutt to negotiate the parking lot. Mr. Kleppin stated that a 1,550 square foot

."rturrunt would require l6 parking spaces. Chairman Papp asked for a letter from the

owner requesting a continuance, a revisccl site plan rvith revised parking layout and a

legally binding letter fi'om the owner of 43 Vitti Street indicating that he has excess

p*ti"g capacity so that he can iease 5 spaces t0 3l Vitti Street- Mr. Goodwin requested

itrat thã Commission hire someone to do a peer review of the applicant's parking sludy

and comment on the layout, turning t'adius, and navigation through the parking lot.

Mr. Totilo introduced the owner, Floreuce Milano, who stated that she purchased the

property for her sons. The older son will design the restaurant; the younger son will run

ihe restaurant. In response to Chairman Papp's question, Mrs. Milano indicated that she

would bear the cost of the peer t'evierv of the levised parking layout. Mr. Totilo stated

that he would follow up with a letter from the owner requesfing a continuance, a legally

binding letter from the owner of 43 Vitti Street and a Ievised parking layout.

The public hearing on this matter was continued to the Novemb er 27 , 2012 pt:'blic

hearing.

3. John Black Lee, owner, 160 Mill Road - fwo-lot resubtlivision'

Upon application of John Black Lee, owner, for a two-lot resubdivision for 2.95 acre

párcel lààated in New Canaan and Wilton, of property in the One Acre Residenc e Zone at

teO Mitt Road (Map 49 Block 113 Lot 2). (Not open on the August 28,2012 rneeting

and continued from the September 24,2012 meeting).

Attorney Robert Fuller, representing the applicant, stated that the property in question is

located ìn both Wilton and New Canaan and is divided by the Silvermine River, which is

the town line. Mr. Lee seeks to divide a2.945 acre lot into two lots, a north lot and a

south lot. Mr. Lee's home is currently located on the New Canaan portion of the

proposed north lot. Both lots would be accessecl 1l'om Mill Road. Þ-uture construction on

ihe p.oposed south lot would be in New Canaan ancl would not interfere with the 100

yeai flóoa boun<Iary. As proposed, both lots would meet New Canaan building coverage
-and 

setback requirements. Each lot would be approximately 1.47 acres. The south lot

would have .5 åcres in New Ca¡raan. Mr. Iruller indicated that his client is willing to give

the Town of Wilton a Conservation Easement over all the Wilton land but that the Town

of Wilton has indicated that it might not w¿urt to be the recipient of such a Conservation

Easement. Mr. Fuller statecl that if Wilton cloes not accept a Conset'vation Easement, his

client would recorri a conservation restriction on thc Wilton Land Records which would

dedicate the land to conselvation purposes and would prohibit any building in Wilton.

No application for subdivision has been submitted to Wilton because no building would

take piace in Wilton. Mr. Fullel stated that he hacì received a letter frorn the Wilton Town

I'lanner stating that Witton woulcl rcquire subclivision appr"oval but that Wilton could not
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approve a subclivision because the property is in a 2 acre zone in Wilton but the applicant

OãLr not orvn 2 acres in Wilton. lvlr'. lìuller disagreed with the Wilton Towtr Plannet. Mt'.

Fullel exptessed his opinion that neither subdivision nor zoniug apploval was needed

froni wilton. Mr. Futler providecl the commission with a sketch prepa|ed by Mr. [,ee

showing two possible locations for a house on the south lot that would meet all setbacks.

Mr. Iìuller intioduced Jay Keeler of l-and Engineering Associates. Mr. Keeler stated that

he has performed test borings and percolation tests and has designed a fully code

compliànt septic system for a proposed dwelling on the south lot. The septic plan has

been submittecl to the New Canaa¡r Flealth Department and he will try to have the Health

l)epartment,s approval of the plan before the next meeting of this commission.

Mr. Scannell raised questions about the impact of actions which Wilton might or might

not take regarding this property. Mr. Fuller stated that he was of the opinion that no

Vy'ilton subdivision approval was needed if the land located in Wilton was dedicated to

conservation purposes. F'urtherrnore, he was of the opinion that land in Wilton could be

used to meet New Canaan's I acre zone requirement and that each town could act

independerrtly. Mr. Fulter recluested a continuance. Chairman Papp agreed to the

continuance noting that there wel'e numerous legal issues that needed to be discussed

with Town Counsel.

Mr. Chip critchell, representing 11 property owners within 100 feet of Mr. Lee's

property, spoke in opposition to the application. He expressed three primary concerns: l)
io"åt¡on ofseptic, 2) access to proposed dwelling, and 3) location and design ofthe house

and its impaci on the Silvermine River. He also expressed a concern that if the septic

plan is appr.ovecl, the owner might t|y to revefi to a prior plan to convert the bam to a

drveiling.

Louise Washer, representing the Norwalk River Watershed Association and Harbor

Watch, spoke in opposition to the application saying that further development of the site

threatens the quatity of the rvater in the Silvermine lìiver'

Jack Webb spoke in opposition to the application. He noted the deterioration of the

quality ofthe river over the last 1 5 years a¡d said that the development ofthe proposed

south lot would create irreparable erosion in a very sensitive area'

Laurent Dupont spoke in opposition to the application. He stated that adding acreage in

Wilton fo the Yz acre in New Canaan to meet New Canaan's I acre zoning requirement

was not reasonable.

Mr. Keller said it is not practice to desigl septic systems for 100 year flood or

extraordinary weather events. He indicated that he would provide more information on

septic setbacks and proposed building location, and would respond to the concerns

expressed by the Norwalk River watershed Association at the next meeting.

Mr. John Black Lee addressed concerns about the frequency offlooding saying that the

river has never reached his house.

Mr. Fuller addressed thc four issues raised in Mr. Kleppin's Planner's Memo.

The public hearing on this matter was continued to November 27 ,2012'

4. Danny G. and Rosanna P. F'rattaroli, orvners - 91 Summer street - special

Pcrmit.

Upon application of Danny G. and Rosanna P. Fraftaroli, owners' for a Special Permit of
Séctioni Z.t.g.3.b ancl 3.5.F.5 to allow an addition to the existing residence to exceed the

side yard building he ight, total side yard building height and to expand a non-conforming

structure, for property in the B Residence zone at 91 Summer stleet (Map T Block 75

Lot 65).

Mr. Fraltaroli stated that the proposed second floot'addition would not change the foot

print of the builcling. The adclition is necessary to accommodate his growing family. He

indicated that he has letters from neighbors approving the application'
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'I'he public hearing on this matter was closed.

5. Grace Propcrty lloldings LLC, owners, 365 Lrrhcs Wood Road - Amettdment.

Upon application of Day Pitney I-LP, Authorizcd Agent, 1-or Grace Propelty I'loldings

I.,LC, owners, requesting, pursuant to Sectior.r 8.2.11.6.d oithe New Canaan Zoning

Regulations, an amendment to the Special Pelmit approved on Noven.rb er 27 , 2001

pursuant to Section 3.2.C.14 of the Regulations and previously amended on May 20,

)OOS ro that the proposed improvements may be built as shown on the plans submitted

herewith in accordance with such existing special perrnit approvals. In addition, in

connection with certain proposed site lighting, the applicant seeks special permit approval

pursuant to Section ó.1 1.C.3.f of the Regulations for olnamental up-lighting of landscape

ieatures, for property in the Four Acre Residenc e Zone at 3 65 Lukes Wood Road (Map

4l Block 38Lot77).

Attorney Joseph Hammer of Day Pitney LLP, representing the owner, reviewed the

history of the project. He stated thatin2007-2008 thc Commission granted a Special

Permit and Amended Special Pel'mit to use the subject property for religious pufposes,

including a permanent sanctuafy with a capacity of 900. The Special Permit was

approved with the conditions that the owner had to cotne back to the Commission for

approuui ofthe design ofthe sanctuary and that no further traflic study would be needed

iiihe capacity of the sanctuary clid not exceed 900. 'l'he Commission's approvals were

appealeà to the Superior Court. The Superior Court upheld the Commission's actions.

The Appellate Court declined to hear a further appeal. The applicant is now before the

Commission seeking approval of the design of the permanent sanctuary and adjustments

and enhancements to the site Plan.

Sha¡on Prince, President of Grace Fa¡ms Foundation and a member of the Planning Team

of Grace Community Church, said they had used the past four years to crystalize their

vision. She has met with neighbors who have expressed design concerns'

Jay Fielden, a member of the Planning Team of Grace community church, spoke of the

rich history of architecture in New Canaan and how the Grace Farms Foundation

embarked on a search for an architect for the project with this history in mind. He

introduced Ryue Nishizawa of the Tokyo fìrm of Sanaa Associates who have designed

the buildings for the site.

M¡. Nishizawa described the site and stated that he has designed buildings which will
become part of the landscape. The structures, improvements and landscaping are all

designed to have a low impact on the natural surroundings. I Ie then showed sketches of
the buildings he has designed.

Gary Handel, Executive Architect on the project, described how the buildings would be

located in the center of the site and that their low height would blend with the beauty of
the landscape. He stated that the project is consistent with New Canaan regulations and

that when completed it will make a contribution to New Canaan's legacy of great design.

I-Iolt McChord, professional engineer, reviewed the existing conditions of the site. He

described Phases I and II ofthe project as originally proposed and then reviewed the

revised site layout. IIe stated that the existing wells on the property would be used,

utilities will be underground, 4 new septic systems would be built, geothermal wells

would be built and low impact drainage techniques would be used to control the storm

run-off. He reviewed the site grading and soil erosion control plan. He stated that the

Iocation of the main parking lot was chosen because of the flat topography. He has met

with 2 of the neighbors to the south with regard to the parking lot and increasing the

separation between their properties and the parking lot.

Gabe Williams of Buro Happold, lighting consultant, presented the lighting plan for the

project. Iie described the lighting as low impact. Therc would be lighting at the security

gate at the main entrance. The main drive would be lit only at infersections with other

ãrives. The parking lot lighting would shinc directly down from 12 foot poles. Walkway

lighting would be on low bollalds. Lighting in the sanctuary would be down lighting into

the seats ancl perimeter lighting which rvould provide an arnbieut glow. The buildings

rvould be equippecl with occupancy sensors so that whcn they were not occupied the
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lights would go olT Exterior tights on the site would come on at dusk and tuln ofl'at 11

prn. Ms. DeLuca askeri how much light would be visible flom the site. lvfr. Williams

,tut"d thut thele would be no light spitling outside the site and that from Srnith Ridge

Road the exterior. lights would look like the glo'"v of a tight in a neighbor's rvindow in the

distance.

Landscape architect Dennis McGlade described the proposed landscape design as a subtle

refiningàf the existing landscape. It is intended to complement and blend with the

characteristics of the site. The River Building (sanctuary) would recede into its sctting'

Twenty and a half acres of the site would be meadows which would be mowed once a

year. Twelve and a half acres of lawn around the buildings and pedestrian areas would be

ptantea with 'no mow grass' which only needs to be mowed half as often as regular

gr.ass. The only trees to be cut would be in the immediate area of construction.

Àdditional native trees would be planted including fruit tt'ees in the ba|n courtyard.

Attorney Hammer presented the Commission with a letter from Dr. Michael Clemens,

land use planner., who has rcviewed the plan and has opined that the plan gives

appropriåte consideration to the protection, preselvation and enhancement ofthe natural

,åtoui."t. Attorncy Hatntner then responded to the questions in Mr. Kleppin's Planner's

Memo. Attomey I'lammer noted rvhile some of the letters the Comrnission ha-s received

from the public raise issues oftralÏc and use, these issues have been settled by the court.

Chairman Papp noted that much inf-onnation has been received by the Commission and

that time is needed to review it.

Sanjit Shah of Puddin Hill Road, Lewisboro, NY stated that there has been a matelial

change in circumstances since the 2007 tralÏc study in that the membership of the church

has g-rown and the design presented is radicatly different from that presented in 2007 and

thesé factors require a new traffìc study and a new real estate impact study. He felt that

the application before the commission was incomplete because it does not include

existing and projected traffic volume as required by the zoning regulations.

Peter Parsons, Lewisboro Supervisor, noted that traffic from the church would have a

significant impact on residents of Puddin l-Iill Road and West Lane with a significant

irn'pact at the corner of Puddin Flill Road and Route 123. He stated that Lewisboro does

noi have sufficient police to de<licate to traffìc control at this intersection on Sunday

mornings.

Attorney Joseph Rucci, representing Anita and Paul ostling of 1196 Smith Ridge Road,

stated that his clients own property which overlooks the south parking lot and that they

have issues with the location of the parking lot, its lighting and its impact on wetlands'

He reserved further comment until the next meeting.

John zarc, a New Canaan reside nt, said he feels that the project does a fabulous job of
protecting natural areas and water on the property.

Attorney Marjorie Shansky, representing Mary Shaw, Mr. and Mrs. Max Abel, and Mr.

and Mri. DalCooper presented the Commission with a verified petition for intervention

due to the reasonubl" iik"lihood of pollution arising from the proposed development of
the site. She stated that the application before the Commission is not truly an amendment

because there has been a significant change in the project and that most ofthe conditions

ofthe original approval are no longer germaine because the current plan is so different

from the õriginát plan. She expressecl concern about the simultaneous occupancy of 4

separate plaðes of assembly. She stated that the 2007 traffic study only took into

consideråtion the 900 person capacity ofthe sanctuary and there could be significantly

rnore people occupying the other building on the site. She questioned the soìl testing that

was dòne to locate the septic systems and the capacity a¡d location of the septic systenls.

Attorney Shansky then spoke to the Special Pe¡mit criteria in Section 8.2.8-4 of the New

car.raan Zoning Regulations and why this application did not meet those criteria-

Attorney William Ilennessey, representing the owners of 1328 Smith Ridge Road, stated

that he was in attendance at the public hearing to listen on behalfofhis clients, that his

client is in conversation wittr the applicant and the reset'ved the right to voice his clients'

concerns at a later date.
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Chairman Papp asked Attolney l-lammer if he hacl changed his mind about not updating

the tlaffic study after hearing the public comment. Attorney Flamrner stated that his

clier-rt has a vested right to use the ploperty for religious pnrposes. Under the plior

approval, upheld by the court, the traffìc study does not have to be updated so long as the

cãpacity ofthe sanctuary does not exceed 900. The only recluilement ofthe p|ior

apþroval was that the applicant come back to the Commission for approval of the

sanctuary design.

'lhe public healing on this matter was continued to November 27,2012'

Chainnan Papp closed the Public Llealing at I 1:01 p.m.

REGULAR MEETING

6. Deliberation aud any possible action on a closed public hearirrg item.

Discussion on ltcm #4 - Danny G. and Rosanna P. Frattaroli, olvncrs - 9l Summer

Strect - Special Permit.

Mrs. Grzelecki stated that she felt that the proposed addition would bring the house more

into conformity with other houses on the street and rvould represont an improvemcnt itr

the neighbor.hood. Mr. Goodwin noted that he was absent when the application was

originally presented.

Upon motion of Mrs. Grzelecki and second of Ms. Deluca, the Cornrnission voted to

approve the application. Mr. Goodwin abstained.

7. site Grace Property Holdings LLC, owners, 365 Lukes Wood Road - Site Plan.

Site Ptan application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

LLC, owners, Pursuant to Sections 8.2.4 and 8.2.8 lequesting approval of improvements

as shown on plans, for property in the Four Acre ResidenceZone at 365 Lukes Woocl

Road (Map 4l Block 38Lot77).

This matter was combined with the public hearing on matter #5 above. This matter rvas

continued to the November 27,2012 meeting.

8. Proposed changes from Brooks & Falotico for a façade modification nt22Pine
Street.

Chuck Willett summarized the proposed changes to the façade at 22 Pine Street.

Commissioners asked questions about the nced for afaçade change and various aspects

of the design presented. Chai¡man Papp suggested that Mr. Willett review the

Commission's design guidelines and keep the design more in line with the guidelines.

Mr. Tumer stated that he did not fèel that what was presented was a well thought out

design statement.

9. Discussion of possiblc zoning amendments. (continuetl from the August 28,

2012 and September 24,2012 meetings).

l)ue to the late hour, Chairman Papp continued the discussion of possible zoning

amendments to the November 27, 2012 meeting.

10. Administrativc Actions or other matters âs mây properly comc beforc the

Commission (Town Planner)'

a. St. Luke's School requests approval to rent out Athletic Iracilities to three groups.

Mrs. Grzelecki asked what type of groups wanted to rent out St. Luke's School Athletic

Facilities. Chairrnan Papp and Mrs. Grzelecki indicated that they would be comfortable

having the facilities lented by New Canaan groups but not by outside adult, professional

g.ou1^. Mr. Kleppin will review the list of proposed users and t'eport back to thc

Commission.
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11. Approve ¡ninutcs oi the Septentber 74,2012 Speciai lVlcef ing'

Upon motion of Mr. Goodwin and seconcl of Mr. Scannell, the Conlrnission unatritnously

uát"d to appr.ove the minutes of the September 24,2012 Special Meeting.

12. Adjournmcnt.

Meeting was adjourned at I l:28 P.n.

Jean G¡zelecki, SecretarY
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Chair-man Papp opened the Public Hearing at 7; 02 p.m. Mr. Radman was seated for Mr.
'l'umer. Mr. Papp announced that Item 6: John Black Lee's application for a 2 lot re-

subdivision at 160 Old Mill Road had been withdrawn.

PLANNING & ZONING COMMISSION MINU'TES

TUESDA.Y, JANUARY 29, 2OI3

RIìGULAR MEMBEI{S PRBSENT: REGULAR MEMBERS ABSENT:

Mr, Papp, Chairman
Mrs. Grzelecki, SecretarY
Ms. DeLuca
Mr. Goodwin
Mr. Rothballer
Mr. Scannell
Mr. Shizari
Mr. Ward

Mr. Turner

ALTERNATE MEMBBRS PRESENT: ALTERNATE MEMBERS ABSENT:

Mr. Crofton
Mr. Flinn
Mr. Radman

Also in Aftendance:
Steve Kleppin, Town Planner/Senior Enforcement Officer
Ira Bloom, Torvn Counsel

PUBLIC HEARING

LEGAL ADVERTTSEMENT
NEW CANAAN AD\€RTISER, NEW CANAAN, CONN,, THURSDAY, JANUARY 17' 2OI3 I I A

1. John A. Engel III, owner, 15 Richmond Hill Road - Special Permit

upon application of John A. Engel IlI, owner, for a Special Pennit of Section 3.5.F.5

requesting ro increase building height within the reduced side yarcl height setback area,

for property in the Apartm ent Zone at I 5 Richmond Flill Road (Map K Block I 3 9 Lot

910).

Dennis Peters, representing the owners, stated that the proposed single-family dwelling

woulcl conform to the lot coverage requirements and the first floor would be within the

eight foot sideline setback. 'fhe owner is seeking a Special Permit to reduce the setback

foi the second floor and to increase building height within the reduced side Iine setback

for tl-re seconcl floor'. 'i'he additional eight foot setback 1or the second floor would limit
tlre width of the second floor to 22 feel. The applicant proposes a building height within

the side line setback of 34.9 feet and a second floor that would bc 25 feet wide. In
response to a question by Mrs. Glzelecki, Mr. Peters indicated that there would be

suf:lrcient turnaround space. Mr. Scannell and Mr. Goodwin asked about plans f'or the

thircl flool ancl expressed concerns about the mass of the proposed Structure. Mr' Peters
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stated that his r:lient's objective was to constluct a building with a classic colonial design

that would fit in with ihe neighborhood.

'lhe public hearing on this matter was closed.

2. Joanne and James P. Slattery, olvners, 67 Fable Farm Roacl - special Pcrmit

Upon application of Joanne and James P. Slattery, owners, for a Special Perrnit of
Sèctionj.4.C.6 to install a generator in the front yarcl, for property in the Two Acre

Ilesidence Zone at 67 Fable Farm Road (Map 44 Block 108 Lot 167)'

Joanne Slattery said that locating the generator where it should be accolding to the zoning

regulations would create an eyesore. The proposed location ofthe generator in the front

yuid ir b"hind a stonewall, very little of the generator would be visible from the street

aud it is her intent to landscape around the generator. Mrs. Slattery responded to

Commissioner's questions about why the generatol could not be located in a permissible

al'ea.

The public hearing on this matter was closed.

3, Grace Property lloldings LLC, owncrs, 365 Lukes Wood Road - Amentl Special

Permit

Upon application of Day Pitney LLP, Authorized Agent, for Grace Property Flolclings

Li-C, owners, requesting, pulsuant to Section 8.2.8.6.d of the New Canaan Zoning

Regulations, an amendment to the Special Permit approved on November2l'2007
puÃuant to Section 3.2.C.14 of the Regulations and pleviously amended on May 20,

)OOg to that the proposed improvements may be built as shown on the plans submitted

herewith in accoiclance with such existing special permit approvals. In addition, in

connection with certain proposed site iighting, the applicant seeks special permit approval

pursuant to Section 6.11.C.3.f of the Regulations for ornamental up-lighting of landscape

ieatures, for property in the Four Acre Residence Zone at 365 l-ukes Wood Road (Map

4l Block n rol n7. (Continued from the october 23,2012, November 27,2012 and

December 18, 20 12 meetings).

Attorney William Hennessey representing David Markatos and Jennifer Holme of 1328

Smitn RiAge Road asked the Commission to clearly and concisely restate the conditions

of the original approval or to modis them as appropriate to eliminate conflicts, delete

conditions that no longer make sense and to create a clear, concise set ofconditions that

will be enforceable. He stated that his clients continue to have visual and lighting

conccrns. He suggested that conditions regarding screening, landscaping and hours of
operation could mitigate his client's concerns and submitted in writing for the

iommission's consideration conditions that would address his client's concems- Because

his clients often use their backyard on Sunday, the day when the church would be the

busiest, a buffer strip between the church and his client's property was the most

significant condition he proposed.

Attorney Hennessey introduced Eric Rains, the landscape architect that his clients

"ngug"ã 
to develop a landscaping solution to address their concerns. Mr. Rains stated

that he focused on the gym and dining hall as they would generate the most light. He

stated that evergreen plantings, in addition to the deciduous trees planned by the

applicant, could mitigate the continuous line of light from the 400 feet of the perimeter of
the buildings that his clients would see.

Attorney Tom Cassone, representing Tim curt and l)ona Bissonnette of l2 I 8 Smith

Ridge Road, described his client's property as being lower than the applicant's property

a'O facing the south parking lot, the gym and the athletic fìelds. IIe stated that three parts

of the proJect impact his clients. Filst, the move of the southern parking lot away from the

Ostling's property made ii closer to his client's property and they have concerns about

vehiclã lights, parking lot lights and noise. Although the applicant has agreed to

scree¡ingbetween his clients' house and the parking lot, his clients would like the trees

to be taller because what the applicant has proposed will take several yeals to grow to a

height that will provide adequate screening. Second, with respect to the athletic lìelds the

appìicant has proposed screening and his client wants to coufit'nr the exact placement of
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the screening. l'hird, his client has t'cqtrested screening from the gym bLrt the applicant

has not aglccd to plovide any screcning.

Karen cooper., 94 West Road, Pour.rd Ridge, New York, asked tlie commission to be

more sensiiive to the traffìc congestion concerns of New York neighbors' She expressed

concenls about the numbcr of'construction vehicles and the church tlaffic that will tlavel

local roads. She distinguishecl between traffìc count and trafhc congestions saying that

the existing roads cannot sustain the high intensity ofuse that the applicant pl'oposes'

She sugges-ted that another means of ingress/egress would lessen the church's impact on

neighbors.

Sanjit shah asked thar if the commission approves the application it include conditions

that I ) the property cannot be used as community center or public park, and 2) no part of
the property cån be used for philanthropic purposes by the Foundation without a Special

perÀit. FIé r.citerated his preìious position that church's increase in membership since

the original approval requires a new traffrc study'

Sharon Prince, President of Grace Farms Foundation, stated that all membefs ale not

active participants. She further stated that the Foundation is not operating in the property'

There is, however, a persorì on sight to provide security, meet contractors etc' With

respect lo using the property for religious school purposes she stated that any such use

rvould be consistent with such uses by a church'

Attorney Mariorie Shansky, representing several of the neighbors, stated that the 2012

p.opnr"d rr.'ofth. site is'154% gleater than the proposed 2007 use and that this required

ihe'Comrnission to evaluate the impact of the proposed use on the neighbors. She stated

that the applicant's proposed simultaneous use of multiple places of assembly requires an

updated tiåfnc stuAy. She asserted that the application was incomplete because

circumstances have changcd since the original application. She urged the Commission to

deny the application b""a=use of a material change in circumstances since the approval of
the original application.

Attorney Robert Mut'ray representing Aris and Patricia Kekedji¿rr of 309 Lukes Wood

Road a¡r¿ Jason and Felicia Alford of 347 Lukes Wood Road stated that the applicant and

his clients have reacheci an agreement and asked the commission to approve it.

Attorney Amy Z.abetakis representing Mr. and N4rs. Ostling stated that her clients have

.ea"heia., agreement with ihe applicant and asked the Commission to approve it with the

conditions th; l) the applicant not expand/enlarge the south parking lot, and 2) the

applicant be prohibited from erecting structures between her clients' property and the

south parking 1ot.

Tim Curt, 1218 Smith Ridge Road, concurred with Mrs. Prince's reference to the church

using the property as a schãol be limited to use as a Sunday school or a nursery school

usual to a church.

Attorney Joseph Hammer stated that the additional use information requested by the

Commission at the last meeting has been provided and that all the uses relate to the

church's religious and social justice missions. With respect to other speakers comments

he agreed thát an agreernent has been reached with the Ostlings. FIe stated that it was not

apprãpriate to revisit the use of the property or the traffic study. He stated that the

*n¿iiiont that prior speakers were asking the Commission to appfove would conflict

with the prior pllmit. He expressed his opinion that most of the opposition to the

applicatiôn wás due to traffió, an issue that has been closed by the courts. He disagreed

*ith Attorn"y Shansky's assertions about the increased use of the site' In response to Mr'

Itapp's quest-ion if the applicant would agree to repair the roads damaged by construction

u"t i"t"r, Attorney Llamn.rer stated that it was his client's intention to work with the

affected towns to remediate any damage caused by construction vehicles' In response to

Mr. Papp's question if the applicant would provide traffic control for large events at

locatio,',i otlier than the driver,vay entrance. Mr. Ijammer stated that the applicant would

work with the town to do so.

Ilolt McChord stateci that all of the issues that had been raised by the Town's consultant

stantec had been adclrcsscd. An additional 10,000 - 11,000 cubic yards o1 lìli will be
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required because oithe char]ges in the south palking lot agrecd to witlì the Ostlings.

Deìiuery of all of the fitl required for-the project wili take apploxinrately 60 days sp|ead

ovcr the dur.ation of the construction, spreacling through sevet'al ycars. Environmental

site nronitolir.rg will be provided. A Lettel of Map Amendment rcqucst has been filed

rvith IìUMA to change the flood zone [ine. The septic system has been approved by the
'lorv¡ of New Canaan and the State of Connecticut. An application fol a well pelmit will

be fìled with the state Depaltment of Energy and Environmental P|otection. FIe

disagreecl with the intervenor's argument that there will be an adverse environmental

impact from the project and explained why. Mr. Papp asked Mr. McChord to compare

thó environrnental impact ofthe current proposed project and the pleviously approvecl 10

lot subdivision. Mr. McChord saicl that in his opinion there is ofien more of an impact

liom small projects if they are not done all at the same time. In response to a question

from Mr. Scannell, Mr. McChord stated that the contractol'will look to large projects to

buy rhe neeclecl fill. The fill would be delivered by about l0 trucks per day for 60 - 63

days and those days would be spread over the I - I Y, years of constluction. MI'- WaId

askecl ii'the construction vehicles would damage the roads. Mr. McChold stated that all

the r.oacls on the site would have to be redone as part of the project. With respect to towlì

r-oads, they ar.e of higher quality than the roads on the site so they will sustain less

damage. l'here will be a pre-construction survey of the condition of town roâds and the

applica¡t intends to work with the towns to repair any damage to town roads whicli lcsult

fi'om construction vehicle trafhc.

'lhe applicant's lighting consultant, Gabe Williams from the firm of Buro l-lappold

described how the appiicant has reworked some ofthe lighting plan. FIe presented a

photometric plan showing the light level when all interior building lights are on. Only at

ihe exits does the luminance reach one foot candle. He stated that there is no measurable

illumination anywhere near any site boundary. He explained that light on solid surfàces

are perceived as being lit but that light passing through glass does not pick up light. He

statèd that as viewed from the Markatos/Holme home, less than l/3 of the building length

will appear to be lit when all the interior light are on. with respect to the gym, the view

nom itie Markatos/Holme home would be thru glass above the playing floor of the gym.

pendants in the sanctuary would not be visible from the Markatos/Holme home because

ofthebowshapeoftheroof. Seatsinthesanctuarywouldbevisiblebutwouldl'¡e25%o
less bright than the luminance of the current barn ridge. Mr. Williams stated that they

have módified the lighting of trees. The original design called for up-lighting on both

sides of trees. Now the trees will only be up-lit on their building side. Approximately I 0

-15 rrees between the River Building and Smith Ridge Road will have up-lighting.

Lighting for the entrance drive will consist ofup-iighting of3 - 5 trees at each

inõrse"iion atong the entrance drive. Other lights on the site will be shielded and pointed

at what they are intended to illuminate. 20 watts will be the greatest brightness. Motion

sensors wiil be installed so that the lights will turn off when buildings are not occupied.

Exterior lights will be on timers and will turn off at 1 I pm when there is not an event'

Jennifer Toy, landscape architect, Olin, described the landscape enhancements that havc

been made since 2007 as well as those made as a result of conversations with neighbors.

Car headlights and building lights are the major concerns ofneighbors. Plantings along

the west, south and southeast edges of the property will be increased by 20%- Planting

plans have been agreed to with the Ostlings and the Alfords and Kekedjians tàmily. It
iras beett agreed with the CurlBissonnette family that there will be plantings to block

headlights from the south parking lot and plantings around the athletic field, however,

they would like them to be a fulier tree than the applicant has proposed. Screening from

the gym lighting is an area of disagreement between the applicant and the

Crrt/-Bissontrette and Markatos/Holme families who have asked for large clumps of
evergroens to be planted near the gym and river buildings. Ms. Toy stated that such

plantings run counter to the proposed meadow refurbishment and that the appropriate

þtu"" f- screening is alongthe edge ofthe property. Large specimen trees will be placed

ãt points along the building that will appear from a distance to be lit. Additional

plántings wili be done near the pond on the Mafkatos/liolme propelty to give them a

greate riense of privacy. Applicant will be adding 40Yo more trees as a result of the

discussions with the neighbors.

Mr. Hammer rcspondecl to the conditions proposed by Mr. I lennesssey. Mr. Papp asked

Mr. Hammer his view of Mr. Flennessey's request to restate the original conditions of
approval. Mr. I-lantmer stafed that he and Mr. I-Iennessey have agreed to l) motion
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sensors in the builclings,2) maintenatrce of the existing perimeter fence,3) probation of
hunting, training of dogs, all-terrain recreational vehiclcs, discharging ftt'e arms and, 4)

cxterioi lights, except security lights, tLrrning off at I l:00 PM except when the building is

occupied.

Soil scientist and biologist Michael Klein stated that he believes that there will be no

rneasurable adverse environmental irnpact flom the plo.iect. Rather, the project will
protect and enhance the natulal resources on the site. He stated that all plantings on the

iite should be native species. ['le cited the fbllowing negative aspects of the

pla¡ting/screening plans suggested by the abuttels: they call for non-native species, the

irees suggested create shade, the large trees suggested have a high transplant mortality

rate andãme of the suggestccl plantings rvould have a negativc impact on the planned

meadow enhancement. FIe opincd that houses in a large subdivision would be far more

detrimental to the environrneut than the proposed project'

Mordechai Abel, 1385 Smith Riclge Road, stated that his driveway is 4-5 car lengths from

rhe inrersection of Puddin Ilill Road and Smith Ridge Road and asked 1) that the

applicant find a way to ensure that cal s do not block his driveway while waiting to turn

lËft onto puddin Ilill Road, ancl 2) that the number of cars allowed on the site not exceed

the available parking spaces.

Michael Clemens, natut'al resource specialist, stated his professional opinion that the

project will have no negative irnpact on the natural resources on the site. He further stated

ihui tt¿.. Rains' landscape plan violates the essence ofthe applicant's landscaping plan

because it introduces non-native species. He stated that he could not comment on the

intervenors' asser.tions ofirreparable harm from the project because they were assertions

without any data that he as a scientist could analyze. I-le concluded saying that the

placement ofbuildings on high ground protects sensitive areas, that there are no

èndangered species on the site and that the proposed development wiil not ha¡m flora and

fauna-

Attorney Hammer concluded the applicant's presentation by stating that the intervenor

has failed to show the reasonable likelihood ofreasonable environmental harm from the

proposed project.

The public hearing on this matter was closed.

4. St. Lukcs Foundation Inc., owner, 377 Nofth wilton Road - Public Hearing/site

Plan

Public I{earing in accordance with the Site Plan application of Stephen A. F'inn' Esq.,

Vy'ofsey, Rosen, Kweskin & Kuriansky,L'LP, Authorized Agent' for St' Lukes

Foundation Inc., owner, pursuant to Section 8.2.4 requesting an addition to the main

school builcling and removal of certain existing structures, for property in the Four Acre

Residence Zoie at 377 North Wilton Road (Map 40 Block 105 Lot12,90 and 135).

(continuecl from the November 27,2012 and December 18,2012 meetings)

and

5. St. Lukes Foundation Inc., owncr, 377 North wilton Road - specinl Permit

Upon application of Stephen A. Finn, Ilsq., Wofsey, Rosen, Kweskin & Kuriansky,LLP,

Authorized Agent, for St. Lukes Foundation Inc., owner, for a Special Permit of Sections

3.2.C.7 ancl 8.2.11 requesting an addition fo the rnain school building and removal of
certain existing structures, for property in the Four Acre Residence Zone at 377 North

Wilton Road (Map 40 Block 105 Lot 12, 90 and 135)-

Ily agreement of the parties, the public hearing on these matters was continued to the

Febrtrary 26,2013 public hearing.

Mr. papp instr.uctecl the parties to exchange additional information that they intend to

pr"r"ni åt the February 26,2Ol3 lrearing no later than February I 6 and to provide the

Commission with a copy. In response to a question lrom Mr. Scannell, Attorncy Finn

said that hc w¿s working with Mr'. Ktcppin to dcvelop language rcgarding a condition
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witlÌ respcct to timiting enlolhnent. 'lhe parties agreed to an exlension o{ tLre 65 day

lequirement ltrr the Cornmission to conclude the healing'

6. Johrr Black Lcc, owner, 160 Mill Road - 2 lot resubtlivisiorr

Upon application of .fohn Black Lee, owner, for a two-lot resubdivision fbr 2.95 acre

par"et tãcate<t in New cana¿Ln and wilton, of properly in the one Ac¡e Residence zone at

ìao vitt Road (Map 49 Block I l3 Lot 2). (Not open on the August 28,2012 meeting

and continued fiom the September 24,2012, October 23,2012 and November 21 
'2012

meetings. Not heard at the December 18, 201l3 meeting)'

'lhe applicant withdrew the application.

7. 809 Weed Strect Trust, owner, 809 Weed Strcet - four-lot subdivision

upon application of David Rucci, Lampert, Toohey & Rucci, LLC, Authorized Agent,

f'or 809'Weed Stlect Trr.rst, owner, for a four-lot subdivision for 4.81 7 acre parcel in the

one Acre Residence zone a1809 Weed street (Map 32 Block 20 Lot27). Q''lot opened

on December 18,2012).

Attorney Rucci stâted that the back two lots are larger than the front two lots so that there

can be á buffer between the lots and properties on Kimberly Place. Two of the three

existing curb cuts will be removed. There will be a 25 foot opening on Weed Street but

the coñmon driveway will be 16 feet wide. The lots will be served by underground

utilities and sanitary sewer. There will be two open space afeas 1) the buffer with the

Kimberly Place properties, and 2) the streetscape on weed street. The wall along the

Kimberly Place Ùoràer will be rebuilt. The final subdivision map will note the lot

owners'i.esponsibility to maintain the open space areas. A homeowner's association will

be formed and will have the right to enforce the open space maintenance responsibility or

the right of enforcement can be given to the Town of New Canaan. Bryan Nesteriak, B

& B ÈngineeLing, explained that each lot would have an underground retention system to

treat stoim .rnoif. Th" system will be built to handle a25 yeat storm and it will reduce

the amount of stolm runoff going into the watershed. Attorney Rucci indicated that he

accepts the conditions outlined in the Planner's Memo'

The public hearing on this matte¡ was closed.

REGULARMEETING

8. Deliberation ancl any possible action on â closed public hearing item.

Discussion on ltem #1 - John A. Engel III, owner, 15 Richmond tlill Road - Special

Permit

upon motion of Mr. Rothballer and second of Mr. Radman the commission voted

8-1 to approue rhe application. Mr. Goodwin voted nay'

Discussion on ltem #2 - Joanne and James P. Slattery, owners, 67 Fable Farm Road

Special Permit

Upon motion of Mr. Ward a¡rd second of Ms' Deluca, the Commission vote unanimously

to appl'ove the aPPlication.

Discussiott on Item #7 - 809 Weetl Street Trust, owner, 809 Weed Street - four-lot

subdivision

Upon motion of Mr. Gooclwin ancl second of Mrs. Grzelecki, the Commission voted

unanimously to approve the application with conditions'

Conditions, modifioations or restrictions are as follows:

l A street opening pelmit be obtaincd from Public Works
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2. A conservation easement be fìled on the land records, enf'orceable by the'fown of
New Canaan, indicating the vegetative bulÈr wilt be maintained in perpetuity and

any stonewalls presently existing shall lemaiu except that rvill be rernoved as part

of any new drivewaY installation.

3. The applicant shall subrnit a Mylar and at lcast t,ffo papor copies of the recorded

¡1ap fài signing by the Commissioll and filing on the New Canaan l,and Reco'cls

witirin qO days of the expiration of the appeal period. This shall be done prior to

any earth disturbing activity on any ofthe property-

4. The Mylar.shall contain the proposed open space/conservation easement.

5. Prior to submitting the Mylar tnap, the applicant shall obtain lot numbers from the
'fax Assessor.

6. All utilities shall be buried underglound.

7. Per plans entitled Subclivision Map, Site Dcvelopment Plan & Construction Notes

& Details of 809 Weed Street, Nerv Canaan, Connecticut plepaled for 809 Weed

Street Trust, prepared by B&B Engineering, clated November 15, 2012, on-file

with the Planning and Zoning l)epartrnent'

g. Grace Propcrty Holdings LLC, owners, 365 Lukes \{ood Road - Site Plan

Site Plan application of Day Pitney LLP, Authorized Agcnt, for Grace Property Holdings

LLC, owners, pursuant to Sections 8.2.4 and 8.2.8 requesting approval of improvements

as shown on pians, for property in the Four Acre Residence Zone at 365 Lukes Wood

Road (Map 4l Block 38 Lot71). (continued from the october 23,2012, November 27,

2012 and December 18,2012 meetings).

The public hearing on this matter was closed'

10. Discussion of Parking Commission memo distributed 1ll12. (Not opened on

December L8,2012).

The discussion on this matter was not opened.

11. Discussion of possible zoning amendmcnts. (continued from the August 28,

20 I 2, Septem ber 24, 20 12, o ctober 23, 2012, November 27, 2012 and Deceml¡er

18,2012 meetings).

The discussion on this matter was not opened.

12. Sign Task Force RePort.

a. Ralph Lauren, 115 Elm Street - One awning.

upon motion of Mrs. Grzelecki and seconcl of Ms. Del-uc4 the commission voted

unanimously to add the sign at LaMalle Couture to the agenda'

upon motion of Mrs. Grzelecki and second of Mr. Scannell the commission

unanimously approved the awning at Ralph Lauren and the sign at LaMalle Couture on

East Avenue.

13. Administrative Actions or other matters as may properly come before the

Commission (Town Planner).

a. Reminder - Special Meeting scheduled for Tuesday, February 5,2013 at 6:00 PM

at waveny Park, Lapham center, Douglass Room regarding the kickoff meeting

of the Plan of Conscrvation and Do,elopment (POCD) upclate with Glenn Chalder

of Planimetrics.

b. Reminder - meeting venue fur Tucsday, Febnrary 26,2013 Regular Meeting at

7:00 PM has been changed from the New canaan Nature Center to the Lapham

Center in Waveny Palk in the Douglass Iloom.

c. St. Luke 's School, 377 Nor-th wilton Road, Kevin J. I'lerron - Iìental of
Performing Arts Center and Athletic lìacilities in Spring 2013'
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d. The commission authorized a visit to the Philip Johnson Glass Fiouse by

architecture stuclents lì'om'Iexas Christian University on Ma¡ch 14,2013 which is

outsicle thc date tours are allor'ved under their Special Permit'

e. The Commission authorizcd Mr. Kleppin to issue a temporary generator permit to

a resident who needs a backup generator for medical purposes and installed the

generator without a Special Permit'

14. Approve minutes of the Deccrnber 18, 2012 6:30 PM Special Meeting and

"¡ip.on" 
minutes of the December 18, 2012 'l:00 PM Regular Meeting.

Upon motion of Mr. Rotliballer and second of Mr'. Ward, the Commission unanimously

uót"d to approve the minutes of the December 18,2012 meeting as rvritten and to

approve thé minutes of the f)ecernber 18,2012 Reguiar Meeting with changes.

15. Adjournrnent.

Meeting was adjourned at I l:27 P.m'

Jea¡r Grzelecki, SecretarY

LEGAL ADVERTISEMENT
l0A NEw C¿\NAAN AD\TRTISER' NEw CANAAN' CONN, THURSDAY' FEBRU^RY 7' 2013

3.5_ .5 lMao 44 Bloc]( 108 Lot 167)

&
COMMISSION wìth¡n the reduced side Yard that the

Not¡ce is herebY given he¡qht setback area, for ProPerty of

lhat the Plann¡ng and Zoning

on

at 15
LotIl IS

Authorized Agent. for 809 Weed
street Trust. owìer. for a fourlot

dulv adopted the following
.ôc^l"t;^ñc ÂhnrôvêdSnec¡â¡

subd¡vis¡on
in the Zoîe

resolutions. Approved SPec¡âl
Pemit Aool¡Ét¡ons become

z. KtrùvLvEU. uldr rrrtffi
effect¡ve ofa

offìce of
Jâmes P. Slattery. oMers, for Lot ls

of with conditions.6pV thereot tn the onlce ol
the ToM Clerk. 3 4.C.6 to ¡nstall a qenerator Jean N. Gzeleck¡

¡n the front vard, for Property
in the Two Acre Res¡dence 1

Zcffilæ Fabte Fam Road 2-7
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PLANNING & ZONING COMMISSION MINUTES

TUBSDAY, FEBRUI\RY 26, 2OI3

REGULAR MEMBBRS PRESENT: REGULAR MEI\4I}BRS ABSENT:

Mr. Papp, Chairman Mr. Scanllell

Mrs. Grzelecki, Sccreta rY

Ms. Deluca
Mr. Goodwin
Mr. Rothballer
Mr. Shizari
Mr. Turner
Mr. Ward

ALTERNATE MEMBERS PRESENT: ALTBRNATE MEMBERS ABSENT:

Mr. Crofton
Mr. Flinn
Mr. Radman

Also in Attendance:
Steve Kleppin, Town Planner/Senior Enfolcement Officer

Ira Bloom, Town Counsel

PUBLIC HEARING

Chairman Papp opened the Public Hearing at7:00 p.m. Mr. Radman rvas seated for Mr

Scannell.

LEGAL ADVERTISEMENT
NEW CANAAN, CONN., NEW CANAAN ADVERTISER, THURSDAY, FEBRUARY 14' 2013

1. St. Lukes F-oundation Inc., owner,377 North wilton Roatl - site Plan.

Public Hearing in accordance with the Site Plan application of Stephen A. Finn, Esq.,

Wofsey, Rosen, Kweskin & Kuriansky,LLP, Authorized Agent, for St' I-ukes

Foundation Inc., owner, pursuant to Section 8.2.4 requesting an addition to the main

school building and removal of certain existing structures, for properly in the Four Acre

Residence zone at 377 North wilton Road (Map 40 Block 105 l,ot 12, 90 and 135).

(continued from theNovember27,2012 and December 18,2012 meetings).

2. St. Lukcs Foundation Inc., olner, 377 North wilton Road - spccial Pcrmit.

Upon application of Stephen A. Finn, E,sq., Wofsey, Rosen, Krveskin & Kuriansky,LLP,

Authorized Agent, for St. Lukes Foundation Inc., orvner, for a Special Permit of Sections

3.2.C.7 and 8.2.8 requesting an addition to the main school building ancl lemoval of
certain existing structures, for property in the Four Acre Residence Zone at 377 North

Wilton Road (Map 40 Block 105 Lot 12,90 and 135)'

Matters #l and,#2 above were heard together'. Attolney Firu-r revicwed the process that

lecl to the filing of a Special Perrnit Application on January 10,2013. I-le stated that there
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are two fenaining issues 1) planting, sclceuing and lighting plans for the .proposed
addition, ancl 2) a condition i'egarding traffÌc. Numct'ous meetings have been held

between the applicant and neighbors regarcling screerring and lighting. The responses

fiom the n"ighborr have been varied and it is unclcar ifagleements have been reached.

Atlorney FiÃ circulated to the Commissiouers a cLaft of conditions on which he' Mr'

Kleppin and Attorney Bloom have agreed. With |espect to tralfic congestion on North

Wilìån Road, Atto¡rey Finn stated that the school is willing to be held to the testimony

that after the addition is built traffic conditions will be 20%ot¡eLler than existing

conclitions. f'urthermole, the school has agreed not to divert traffic onto Soundview Lane

as a way of decreasing t|affic congestion on North Wilton Road' In addition, the school

will agree to a conditi,cn that a specific increase in enlollment will trigger a nerv tlafltc

study.- Attorney Finn responderl to the dlalt conciitions tliat Attorney Bayer submitted on

Febiuary 25,2013. He concluded by saying that St. Luke's School is a good neighbor

which aãds value to the Town of New Canaa¡ and that to place a cap on enrollment for a

non-trafftc issue has no basis in law.

Mark Davis, Head of St. I-uke's School, confirmed the school's commitment to reach an

agreement with neighbor-s with regard to screening and lighting and described the efforts

ttrat tra¿ been made in that regard. He described discussions with neighbors as positive

and cooperative. ÉIe expressõd the desire to formalize a ptocedure for receiving and

responding to concems of neighbors.

Amanda Martocchio, a member of the St. l,uke's Iloard of Trustees and the chair of the

Building Committee, reviewed a numbeled site plan and described how the school

planned-to mitigate neighbors' concems in approximately 20 different locations.

ii4itigation effoits incluãed planting l0'- l2'treecs for screening, shielding exterior

light! to direct the light downward, installing motion sensors' removing some lighting,

in"stalling lower wattage lighting and installing blackout shades' In response to N4r.

Papp's q*uestion, she stated that the school is waiting to hear from six neighbors as to

*h"th". the solution proposed for their property is acceptable'

Architect Jim Rogers spoke to two issues: l) screening lighting from the new addition,

and 2) Mr. Richey's letter. With respect to the new addition, he stated that classroom and

coniáor windows would have blackout shades, exterior lights would be screened/shaded

to direct light downward, and interior lights would be on motion sensors. Mr. Rogers

stated thatln his opinion the photos Mr. Richey included in his February 25,2073 letter

do not accurately òonvey the impact ofthe schools' buildings on his property.

Commissioners asked questions about the proposed traffic condition. Attomey Finn

cta¡ified that it is a cumulative (not annual) l07o increase in enrollment which would

trigger a new traffic study. He also gave several examples of actions that could be taken

to mitigate traffic congestion on North Wilton Road'

Keith Richey, 183 Soundview Lane, said that over the years the school had expressed

interest in purchasing his property should he want to sell it but when he offe¡ed the

school a riiht of firsirefuiai the school declined the offer. He described how the profìle

ofthe schoãl has changed since he purchased his property in 1997. He stated that he

believes that the proposed expansion will negatively impact the value of his property and

that screening carnot negate the impact ofthe proposed expansion on his property-

Attomey Douglas Bayer, r.epresenting a group of neighbors, argued that the procedure

and man.rer in which the Special Permit Application has moved forward is unfair to his

clients and that his clients ihould be allowed to present testimony. He further argued that

the parcel on which the Flead ofschool's house sits cannot be included in the coverage

calculation because its primary use is residential. He urged the Commission to impose

meaningful conditions if the Comrnission approves the application. Conditions are

n""".rulry because history has shown that the school has cotne before the Commission

and madl r.cpresentations about not increasing enrollment but in fact enroilment has

increased. Iìe argued that the Commission needs to keep this lrom happening in the

îuture as the incr.ease in activity at the school that comes with incleasing enrollment has a

negative impact on the neighbors' ploperty values. As to what conditions should be

im"posed, Aitorney Bayer said that the conditions workecl out by Attorneys Finn and

Illåom and Mr. Kleppin ale ineffèctíve because there is nothing in thern which would
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trigger an ncw tlaffic study. He stated that the imposition of an eurollment cap is the

most effective way to protect his clients' property values-

Attorney Bayel introduced appraiser Nora King. Ms. King stâted that she r'vas askcd to

f,ocus on the impact that increased traffic on North Wilton Road due to it]ct'eased

enrollment has had on the market value of propet'ties near the school. She described how

she had reviewed traffic patterns ovet'time - t'om when enrollment was about 250 in

l976to now when enrollment is 531. She concluded that the prior expansions by thc

school had a negative impact on the value ofneighboring propertics and that future

expansions would also have a negative irnpact. Ms. King did not have a written report.

Flaik Kavookjian,2g3 North Wilton Road, spoke on behalf of himself and numerous

neighbors. He tha¡ked the school for its r.vork with neighbors on lighting and screening

issues. He expressed the concem that the split arrivals might not reduce tlaffic as

planned ancl stated that traffic congestion on North Wilton Road might be more scnsitive

to increases in en¡ollment than previously thought. The Commission was urged to

conduct an independent traffic study due to discrepancies in the school's tlafÏc rcpolt.

He said that enrollment drives issues which the Commission has authority over and that

the Commission needs to discuss an enrollment cap to balance the interests of the

neighbors and the Special Permit user.

Attoney Bloom raised several issues: l) that the applicant and the Commission need to

see Ms. King's written report in a timely fashion so that they have time to review it
before the next meeting, and 2) if the public hearing is held open to March 5, 20 i 3 the re

needs to be an extension ofthe site plan application. The applicant agreed to an

extension until March 5 , 2013 and agreed to discuss a further extension, if necessary, on

March 5, 2013.

Attorney Finn objected that the data that the appraiser used to draw her conclusions had

not been provided to his client. Mr. Papp ordered that the appraiser provide the applicant

and the Commission with said data no later than the morning of February 28' 2013. The

public hearing was continued to the public hearing on March 5'2013.

Upon motion of Mrs. Grzelecki and second of Mr. Ward, the agenda was unanimously

amended to move Public Hearing items #5,1j6 and #7 before Regular Meeting items #3

md#4.

5. Toryn of New canâan, owner, 677 South Avenue - Move Softball Field and New

Light Towers.

upon application of Town of New canaan for a special Pelmit of sections 5. l.I.l and

6.4.G to move existing softball field to new location on Coppo Field at Waveny Park and

install four (4) new light towers on new baseball field to be constructed in place ofthe

existing softball field, for properfy in the Waveny Zone at 677 South Avenue (Map 30

Block 51 Lot 121).

Stephen Benko, Recreation Director for the Town of New Canaan, explained that the

Town would like to move an existing softball field to a new location in Waveny Park and

install four new light towers to light the field. A new iighted baseball field would be

const¡ucted in the place vacated by the softball field. In response the questions fi'om the

Commissioners, Mr. Benko clarified that there would be four light towers at the relocated

softball field and six light towers at the new baseball field.

The public hearing on this tnatter was closed-

6. Danicl and Nina Lota, olners, 5 Cecil Place - Special Per¡nit.

upon application of R. I. Pools, Authorized Agent, fol Daniel and Nina Lota, owners, for

a Special Permit of Sectio¡ 3.4.C.6 to relocate generator to a front yard as shown on

survey, for property in the A Residence Zone at 5 Cecil Place (Map Q Block 85 Lot 81).

Frank Iannone, R. L Pools, explained that the genelator that was previously behind the

house had to be moved to accommodate an addition. It cannot be returned to its previous

krcation bccausc it woulcl be too close to the house. The owtter would likc to rclocate iL
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to the side of the house lvhich technicalty places it in thc fiont 1'¿¡¿. If it wcre to be

located in the rear.yard, it woulcl have to meet the setback and that woulcl placc it over the

septic system. If the Commission grants the application, the gene ratot' rvould be located

behind the existing fence and the ownel is willing to screen tlìc generator if the fence

should be removed at a later date.

The public hearing on this mafter was closed.

7. Programlnix LLC, owner' 6l Lakeview Avenuc - Special Permit'

Upon application of Rob Sanders Architects LLC, Autho|ized Agent, for Programmix

LlC, owner, for a Special Permit of Section 3.2.C.1.b to construct a second detached

dwelling unit, for propeúy in the B Residence zone aT 6 [ I-akeview Avenue (Map N

Block 8l Lot625).

The public hearing on this matter rvas not opened.

The public hearing portion of the meeting was closed at 9:37pm.

REGULAR MBETING

3. Grace Propcrty Holdings LLC, orvners, 365 Lukes Wood Road - Amendment to

Special Permit.

Upon application of Day Pitney LLP, Authorized Agent, fo| Gtace Property Iloldings

LLC, owners, requesting, pursuant to Section 8.2.8.6.d of the New Canaan Zoning

Regulations, an amendment to the Special Permit app|oved on November 27,2007

pursuant to section 3.2.C.14 of the Regulations and previously amended on May 20,

)OOg ro that the proposed improvements may be built as shorvn on the plans submitted

herewith in accordance with such existing special permit approvals. In addition' in

connection with certain proposed site lighting, the applicant seeks special permit approval

pursuant to Section 6.11.C.3.f of the Regulations for omamental up-lighting of landscape

ieatures, for property in the Four Acre Residenc e Zone at 3 65 Lukes Wood Road (Map

41 Block 38Lot77). (continued from the october 23,2012, November 27,2012and

December 18,2012 meetings. closed at the January 29,2013 meeting). Although the

Commission will deliberate in public, no public comment will be taken'

4. Grace Properfy Holttings LLC, owners,365 Lukes Wood Road - site Plan.

Site Plan application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

LLC, owners, pursuant to Sections 8.2.4 and 8.2.8 requesting approval of improvements

as shown on plans, for property in the Four Acre Residence Zone at 365 Lukes Wood

Road (Map 4l Block 38Lot77). (Continued from the October 23,2012, November 27,

2012 and December 18,2012 meetings. Closed at the January 29 ,2013 meeting).

Although the Commission will deliberate in public, no public comment will be taken.

Matters #3 and#4 were discussed together. Mr. Papp announced that the applications

would be discussed but that no decision would be made at this meeting. 'Ihe Commission

identified the following threshold issues:

l) Need to decicle if the special Permit Application is an amendment of a prior

application or a new aPPlication
2) Ñéed to address the relationship between the foundation and the church, including

foundation activities on the property
3) Need to decide if the ancillary activities of the church are usual and customary

activities ofa church
4) Need to understand the intensity ofchurch and foundation activities on the

property and whether there is a need to contlol them

S) Ñeè¿ to make a finding regarding the suffìciency ol insufltciency of the traffìc

studY
6) Need to make a finding on the intervention
7) Need to review conditions fi.om prior applications, conditions suggested by

opponents' attorneys, agreements with neighbo|s, and site plan issues and make a

ciear statement of the conditions to be imposed if the applications are approved.
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The consensus of'the Comrnission was that the applications should be approved.

AttorrLey Bloom and Mr. Kleppin will work on a draft lesolution, including conditions
'lhe nratter was continued to the March 5,2013 regular meeting.

8. Deliberation antl any possible action on a closed public hearing itern-

Discttssion on ltem #5 - Town of New Canaon, owner, 677 Sottth Avenue - Move

Softball lTield and New Ligltt Towers

Upon motio¡ of Mrs. Grzelecki and second of Ms. Deluca the Commission voted

unanimously to approve the application.

Discussion on ltem #6 - Daniel and Nina Lota, owners, 5 Cecil Place - Special Permit.

Upon motion of Mr. Wa¡d and second of Mrs. Grzelecki the Commission voted

unanimously to approve the application with a condition.

The condition is as follorvs: Adequate screening must be maintained if the fencc

ever comes down.

9. Discussion of Parking commission memo distributed llil2. (Not openetl at

December 18,2012, or January 29,2013 meetings).

Not opened-

10. Discussion of possible zoning amendments. (continued from the August 28,

20 12, Septem ber 24, 20 12, Octobe r 23, 2012' November 27, 2012, Deccmber 18,

2012 and January 29,2013 meetings)-

Continued.

11. Nerv Canaan Teen Center, Inc. ("Outback Teen Center"), requests a two-year
extension of the zoning permit for thc outback Teen Center, 7l Main Street.

ZoningPennit extended January 25,2011, expired January 2013.

Mr. Papp explained that the zotingPermit for the outback Teen center needs to

be extended every two years. No problems have been reported in the last couple of
years. In response to a question by Mrs. Grzelecki, Mr. Kleppin will check to see if
the teen center is required to present the Commission with its annual report. Upon

motion of Mr- Radman and second of Mr. Tumer, the Commission voted

unanimously to extend the Outback Teen Center's Zoning Permit for two years.

Upon motion of Mrs. Grzelecki and second of lv1r. Turner, the Commission voted

unanimously to amend the agenda to add a sign permit request from EightyMane

located at 80 Main Street. Upon motion of Mrs. Grzelecki and second of Mr.
Rothballer, the Commission voted unanimously to approve the sign for
EightyMane at 80 Main Street.

12. Administrative Actions or other matters âs may properly come before the

Commission (Town Planner).

a. The Philip Johnson Glass Flouse, 842 Ponus Ridge Road, Special Event Fund

Raiser, Saturday, June 22,2013, and introduction of ideas for adjunct revenue-

producing programs.

Attorney Ted O'Hanlon explained that the Philip Johnson House was seeking

permission to hold its major fundraiser on June 22,2013 from noon to 4 pm.

Upon motion of Mrs. Grzelecki and second of Mr- Rothballer the Commission

unanimously voted to approve the request'

b. American Cancer Society, Inc. to sponsor a Mini-Relay for Life of New Can:aan,

Sunday, May 5, 2013 at aNew Canaan Country School field.
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c.

Karen Sneirsor-r, a neighbor of the New Canaan Couutry School, spokc in

opposition to il-re request citing conce|ns about excessive tl'affic, dccleasecl

propefty values and that the success of an event such as this would genel'ate mole

iequests for pemrits to use the school for special e vents. Heather Golclberg of
Ponus Ridge Road supported Ms. Sneilson's comments. Mr'. Radman noted that

there was no compelling reason for the event to be held at New Canaan Country

School when it could be held in Waveny Park. Mr'. Ward expressed a concern

about the impact that such an event would have on the neighbors. It was the

consensus of the Commission that the application should be denied but that the

applicant could come back with an application to hold the event at Waveny Park.

Should the applicant come back with another application, Mr. Radman reqrtested

background inftrrmation on the event. Mr. Goodwin noted that thc clenial of this

application represents a change in how the Commission has trcated items on the

Àdministrative Actions Agenda and suggested that the Commission discuss this

change at a later date.

New Canaan Baseball/Softball Inc., pe|mission to use fìelds at New canaarÌ

Country School, 545 Ponus Ridge Road.

Steve Benko, Recreation Director for the Town of New Calaan, stated that use of
the New Canaan Country School's fìetds is an integral part of the town's baseball

and softball program because use of the town's fields are maxed out in the spring

season. Upon motion of Mr. Goodwin and second of Mrs. Grzelecki the

Commission unanimously voted to approve New Canaan Baseball/Softball, Inc.'s

request to use fields at New Canaan Country School.

13. Approve minutes of the January 29,2013 6:30 P.M. Jelliff Special Meeting, the

January 29,2013 Regular Mceting and the February 5, 2013 6:00 P'M' POCD

Spccial Meeting.

upon motion of Mr. ward and second of Mr. Goodwin, the commission unanimously

voted to approve the minutes of the January 29,2013 6:30 pm Jelliff Mill Special

Meeting.

Upon motion of Mr. Goodwin and second of Mrs. Grzelecki, the Commission

unanimously voted to applove the minutes of the January 29,2013 Regular Meeting with

modifications.

upon motion of Mr. Goodwin a¡rd second of Mrs. Grzelecki, the commission

unanimously voted to approve the minutes of the February 5 ,2013 POCD Meeting.

14. Adjournment.

The meeting was adjourned at 10:55 pm'

Jean Grzelecki, Secretary

LEGAL ADVERTISEMENT

TOWN OF NEW CANAAN of lhe ToM of New Cânaan for a Special Daniel and N¡na Lota. oMers.

PL-ANNING & ZONING Pemit of Sect¡ons 5.1.1.1 ând fot a

coMlvllSSlON field 10 new locat¡on on CoPPo

Not¡ce is herebv qiven Field at Waveny Park. lnstall a

that the Planning and Zoning lour (4) new l¡ght toweß shoM on survev. fof DroDeffu

ata -nN 
baseball field to be ænstructed ¡n the A

meetinq held on February ¡n olace of the existinq 85

26. 2013 dulv adopted the softball field, for property lot81 is aDoroved with

followinq resolut¡ons. Approved in the Wavenv Zone at 677 conditions.

Pemits Avenue
51 Lot

Dated:

Uoon fil¡no a coov thereof rn the
offìce of the Tom Clerk. 2 RFSOLVED. lhat the appl¡cation ol R. I Jean N. Gzeleck¡

Poóls. Authorized Aqent, for Secretary
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PLANNING & ZONING COMMISSION MINUTES

TUESDAY, MARCH 26,2013

REGULAR MEMBERS PRESENT: REGULAR MEMBERS ABSENT:

Mr. Papp, Chairman
Mrs. Grzelecki, SecretarY
Ms. Deluca
Mr. Goodrvin
Mr. Rothballer
Mr. Scannell
Mr. Shizari
Mr. Turner
Mr. Ward

ALTERNATE MEMBERS PRESENT: ALTERNATE MEMBERS ABSENT

Mr. Crofton
Mr. Flinn
Mr. Radman

Also in Attendance:
Steve Kleppin, Town Plannery'Senior Enforcement Offìcer

lra Bloom, 1'own Counsel

Rob, Mallozzi, First Selechnan

REGULARMEETING

Chairman Papp opened the Regular Meeting at7:32 p-m.

LEGAL ADVERTISEMENT
NEW CANAAN ADVERTISER NEW C,ANAAN, CONN-, THURSDAY' MARCH 14, 2OI3 9A

OF NEW CANAAN I to Tom Hall, located in thc
Retarl A Zone at ?7 Main

COMMISSfON as follom: Street lMâD T Block 4l l¡t
Uoon aooliøtion of Tow 839). Dated March 7. 201 3

md of New Cânæn, Department New Canm, Connecticut

Commission u,ill hold a Public of P¡rblic Works for a Soecial Ie¡n Crzelecki

Pem¡t of Sections 7.1.8.3.b Særetaru

ât in the to allow the renovation æd 3-t4 3-21

Stursss Rooû- N. C. Nature expansion ofthe New Canam

1. Discussion with Tucker Murphy, chamber of commerce, regârding Pop-up
Park.

Tucker Murphy, Executive Director of the New Canaan Chamber of Commorce, updated

the Commission on the Chamber's activities. She reported several items. The Chamber

is building a 'destination website' and rururing educational workshops, may has been

designated Healthy New Canaan Month, vacancy rates are down and compfession only

CPR training is being offered by the New Canaan YMCA.

Ms. Murphy reporred the following highlights of the Pop-up Park: 1) it was well

attended,2) merchants generally had positive comments about the park, 3) signage will
divert traffìc around the town center, 4) a iight weight fountain is on order, 5) in 20 13 the

parl< will be open every weekend from May to Labor Day' 6) local non-profit

àrganizations have been offered the opportunity to sponsol'the park for a weekend, and

7) there will be a contest to name the pop-up park'

2. CGS 8-24 referral from Mike Pastore, Director of Public Works Department, 77

Main Street.

cGS 8-24 referral fiom Mike Pastore, Director of Public works l)epartment, fof a

request to review tl-re Town Llall Ilenovation Project for Town of New Cauaan, owner.77

Main Street locatccl in fhe Retait AZone (Map T, Illock 43, Lot 839)'
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Mr. pastore cxplained that the front portion of the building will be preselved l¡uf that the

rear por.tion o1'the buitding will be dernolished, rebuilt and expanded- upon motion of
Mrs. Gr.zelecki and second of Mr. Rothballer', the Cotnmission voted 8-0 to approve the

refer.ral, as it is lìot inconsistent with the Plan of Conservation and l)evelopment- Mr'.

Gooclwin recused himself because he is a member of the Town FIall Iluilding Comtnittee.

PUBLIC IIEARING

Chairman Papp opened the public hearing at 7:50 p.m'

3. Town of Nelv Canaan, Department of Public works, 77 Main Street - Special

Permit.

Upon applicatìon of Torvn of New Canaan, Department of Public Works, for a Special

Pérmit ãf Sections 7.1.8.3.b to allow the renovation and expansion of the New Canaan

Town l-Iall, located in the Retail AZone at77 Main Street (Map T Block 43 Lot 839).

Mike Pastore stated that a Special Permit is needed because the existing height of the

building is 32 feet 9 inches ánd this exceeds the 30 foot building height that is perrnitted

in the Retail AZone. I{e introduced Lea Cromwell of KSQ Architects rvho noted that the

Special permit is for a non-conforming structurc as the original portion of the building

dàtes back to 1909. She explained that the intent is to preserve and renovate the front

portion of the building, demolish, rebuild and expand the rear portion of thc building,

i*prou" the flow within and outside of the building, and install 21't century technology in

the renovated, expanded building. She stated that the project would probably be done in

three phases. Two options were presented to the Building Committee in January and one

option has been refined. She showed the Commission various external views of the

option selected by the Building Committee as well as a draft floor plan'

Mr. papp said that in considering the Special Permit Application, consideration should be

given tà the size ofthe building in proportion to the site, the building height and the

Village District requirements.

Mrs. Grzelecki asked why the largest meeting space in the new building will have a

smaller çapacify than the auditorium in the old building. Rob Mallozzi, First Selectman,

responded saying that many people do not come out to meetings because they can

watch/participate in meetings from home and that there are large meeting rooms

elsewhere in ìown. Mrs. G¡zelecki also asked why the largest meeting space will be

located on the second floor. Mr. Mallozzi stated that the second floor location is

convenient for daytime use and that the land use departments have its own meeting room

where it's been located in a part of the building where they can have a dedicated

entrance. [n responseto Mr. Scannell's question, Mr. Mallozzi stated that members of
the Building Committee have visited a number of renovated town halls where the

auditorium is on the second floor. Mr. Ward asked if any departments previously not

located in town hall will be located in the renovated town hall. Mr. Mallozzi stated that

the land use departments will move back into town hall but that there will be two fewer

departments because the Probate Court has moved to l)arien and the parking department

will be locatecl at the police station. Mr. Radman asked about screening of roof top

mechanical equipment. Mr.Mallozzi stated that the equipment serving the 1909 portion

of the building will be located in the attic, others wiil be screened. Mrs. Cromwell stated

that there wilt be mechanical equipment on the roof but that her early rendering docs not

show it. Mr. Flinn asked if there would be office space for the other Selectmen or boards.

Mr.Mallozzi stated that there would not be dedicated office space but that conference

room space would be available for their use. Mr. Turner and Mr. Scanneil asked about

steps túat wouid be taken to make it a'special' building. }J4r.Mallozzi said that

preìervation of the front of the building is a key component of making it a 'special'

tuilcling. Mrs. Cromwell said that the original staircase will be kept and that unique

details will be added so that the building does not have the iook ol feel ofa 1960's olfice

building.

Dick Bergmann asked where the highest point of the roof would be'

The public hearing on this matter rvas closed.

REGULAR MEETING
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4. Deliberation and any possible action on â closed public hearing itetn.

Discussiott on ltem #3 - Application of Town of New Canaan, Department of Public

Works, fur a Special Pcrnìit of Sections 7.1.8.3.b to allow the renovation and expansion

of the New Canaan'fou,n Llall, located in the Retail AZone at77 Main Street (Map'l'
Block 43 t.ot 839).

Upon motion olMrs. Grzelecki and second of Ms. Deluca thc Commission voted 8-0

(Goodwin recused) to approve the application with one condition.

Conditions, rnodifications ol restrictions are as follows:

l. A Site Plan Application must be filed for the proposed final building and site plans.

5. 3-ll Forcst Street KKE LLC, owner' 1l Forcst Street- Site Plan'

Site Plan application of Redding Railroad Frozen Yogurt, LLC and John Meyer

Consulting, Authorized Agents for 3- I 1 Forest Street KKE LLC, et al clo Tec Associates,

owner, pursuant to Sections 4.3.C.1 and 4.3.C.4 to allow retail (frozen yogurt)

establishment with outdoor seating on a patio/sidewalk on the same property' for property

in the Retail B Zo¡'rc at 1 I Forest Street (Map T Block 73 Lot72l).

Jarncs Ryan, John Meyer Consulting, stated that the applicant wanted to use the premises

fòr a retail food usc. IIe introduced Greg Roberts fiom Peachwave Frozen Yogurt who

described the company and its vision that the store at l l Forest Street would be a place

where customers woulcl stay to eat their purchases. Interior seating capacity would be 30

and there would be several outside tables. The outdoor tables would not encroach on the

travelled par-t ofthe sidewalk. There are l8 designated parking spaces in the lot adjacent

to the store that customers rvill be able to use and the owner has hired a parking attendant

to monitor the parking lot. 'lhe store would be ADA compliant'

upon motion of Mrs. Grzelecki and second of Mr. scannell, the commission voted

unanimously to approve the application.

6. Grace Property l-Ioldings LLC, owners, 365 l,ukes Wood Road - Amendment to

Special Permit.

Upon application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

LiC, owners, requesting, pursuant to Section 8.2.8.6.d of the New Canaan Zoníng

Regulations, an amenclment to the Special Permit approved on November 27,2007

puÃuant to Section 3.2.C.14 of the Regulations and previously amended on May 20,

)OOS. In addition, in connection with certain proposed site lighting, the applicant seeks

special pormit approval pursuant to Section 6.11.C.3.f of the Regulations for omamental

up-lightìng of landscape features, for property in the Four Acre Residence Zone af365

Lukei wood Road (Map 41 Block 38Lot17). Closed at the January 29,2013 meeting.

and

7. Grace Property Holdings LLC, orvners, 365 Lukes wood Road - site Plan.

Site Plan application of Day Pitney LLP, Authorized Agent, for Grace Property Holdings

LLC, owners, pursuant to Sections 8.2.4 and 8.2.8 requesting approval of improvements

as shown on pLans, fòr property in the Four Acre Residence zone at 365 Lukes Wood

Road (Map 4 I Illock 38 Lot 77). Closed at the January 29, 2013 meeting'

Items #6 and#7 were discussed together. Chairman Papp stated that the consensus of the

Commission at the last meeting was that the applications couid be approved with proper

conditions. Mr. Kleppin clistributed a revised drafl of conclitions. The Cornmission

discussed the following resolution:

Resolution
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I4/HEREAS, the applications were physically received by the Planning and Zoning

Depaltment on September 24,2012.

I44IEREAS, the Planning and Zoning Comrnission (Commission) opened a hearing on

said application on octo¡er 23,2012 and conducted subsequent hearings on Novetnber

27,2012, December 18,2012 and January 29'2013'

I44IEREAS, the Commission conducted deliberations on the closed applications on

February 26,2012, March 5, 2012 andMarch26,2012'

'.YHEREAS, deliberations were concluded on March 26,2012 and made the following

findings:

1. on November 27,2007, Grace Property Holdings LLC, was granted a Special

Permit, recorded in the New Canaan Land Records in volume 779, Page 1023, to

allow the use of the subject property for Grace Community Church and perrnitting

renovation of the existing buildings and construction of a temporary sanctuary'

onMay20,200s,GracePropertyHoldingsLLCappliedforanAmendmentto
Special Permit, which was granted. In addition to Phase I as allowed under the

Nìvember 27, 2007 Special Permit, constfuction of a permanent sanctuary

building with a capacity up to 900 persons was permitted under the 2008

Amendment. The 2008 Amendment also provided as a condition that

architectural drawings for the permanent sanctuary building were to be submitted

to the Commission lor design review. The 2008 Amendment also provirled that no

additional traffic study would be required unless the permanent sanctuary building

proposed a seating capacity of 901-1200 persons. Accordingly, the Commission

irnás that tn" nppti"ánt was entitled to proceed with building construction and

site activities associated with the approved church based upon the 2007 and 2008

approvals from this Commission, only subject to the limited review pursuant to

the 2008 condition set fodh above.

2. 'fhe commission finds that two appeals of these 2007 and 2008 were filed'

entitled Mordechai Abel, et al. v. New Canaan Planning and Zoning Commission,

et al., in the Superior Court in Stamford, Docket Numbers FST 08-4013132S and

FST CV 08-4014331S. After extensive litigation, a Memorandum of Decision

dated January 6, 2012 was issued by the Court (Mottolese, J.) dismissing the

appeals and upholding the Commission's findings and conclusions in a 68-page

¿"ðision. The Memorandum of Decision discussed and rejected multiple

arguments presented by the plaintiffs including traffic claims, property value

claims, emergency seryice claims, long term viability claims, drainage issues,

sight lines, concerns ofadjacent towns, and other issues'

3. The Commission finds that with the exception of the up-lighting Special Permit

being requested pursuant $6.11.C.3.f, that the Site Plan and Special Permit

appli"cations being submitted are amendments to the previously approved 2007

and 2008 aPPlications-

4. Evidence presented in the record indicates that Grace Farms Foundation is a not-

for-profit charitable foundation established in 2009 in New Canaan, Connecticut,

to support initiatives in the areas of faith, the arts, social justice and community.

5. The Commission finds that the data and conclusions contained in the 2007 Traffic

Impact and Access Analysis prepared by Frederick P. clark (clark) and

Asiociates as well Clar.k's subsequent submittal information a¡e still relevant and

a new traffic study is not required, pursuant to the express terms of the 2008

amendment. Furthermore, the previous approval contemplated a 900 seat

sanctuary, whereas the revised application contains a sanctuary with a seating

capacity of 716 seats. Furthermore, the Commission notes that traffìc data

"oìl"ctéd 
by the Connecticut Department of Transportation indicated traffic

volumes at the intersections of CT Route 123 and North Wilton Road and Route

123 at the cT,lIY line, which is located at the ¡ntersection of Route 123 and

puddin Hilt Roact, actually decreased since 2011. In addition, the Commission

also recognizes that the above litigation pleviously brought against the

commission delayed the starl of this project and therefore the applicant should

not be penaliz-ed for the length of time between the previous approval and the

present apPlication.
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6. There was no writtcr.r lepoft prepâred by a qualified prolèssional or expert

tcstimony leceivcd in opposition to the Commission's findings regarding traffic'

'lhe Commission hnds that a new appraisal is not required since property values

werc r.esolvecl duling the 2007 and 2008 applications aud uphelcf by the Court- In

adclition. the modifièd site plan, the screening proposed and the low scale of the

buildings ar.chitecture rvill in reality result in less visual impact to neighboring

p.op"rti.r. Furthermore, since a 1,200 seat sanctuary is no longer being

"on.i,l"t",l 
and thc conclusions reaohed regarding traffic are in fact still valid, the

âppraisâl data previousty submittecl are also still valid. The commission also

,åËogrlir"s that litigation previously brought against the Commission delayed the

start"ol'this pLojeci and the|efole the applicant should not be penalized for the

length of tirne betwcen the previous approval and the present application.

There rvas no written report pfepafed by a qualified professional or expert

testimony receivcd in opposition to the Commission's findings regarding property

values.

9. The Commission frnds that Sanjit Shah on October 23' 2012' filed a Notice of

Intervention pursuant to $22a-19 and $22a-l9a ofthe General Statutes.

a. The Commission finds rhat that this intervcnor filed a verified pleading and has

alleged claims within the jurisdiction of this Commission. The Commission finds

that this intervenor has not proven that the applicant's proposed conduct is

rea.sonably likely to have the effect of unreasonably polluting, impairing ot

destroying the public trust in the air, water or other natural resources ofthe State.

More particularly, the Commission finds that the intervenor has not set forth

sufficient, credible and quantifiable evidence of the following effects:

Þ likely increase in volume of stormwater runoff or the likely decrease in

ground water recharge.

Þ degradation of water quality due to extensive soil disturbance, fill and slope

creation pose a significant risk for adverse impacts to the wetlands and

watercourses fiom erosion and sedimentation.

Þ no subsurface drainage systems are provided on the plan and may lead to

lowering the se¿rsonal ground water tables leading to an increased rate of

drainage to the down slope wetlands and watercourse or during dryer months,

the subsurface drainage systern will cause a reduction of ground water

recharge to the wetlands from thc uplands'

Þ lack ofsubsurface sewage disposal details and adequate design'

Þ lack of adecluate accommodation for infiltration and flow attenuation, due to

increased impervious surface coverage wiil lead to increased runoffpoised to

have a significant adverse impact on wetlands and watercourses'

Þ degradation of water quality because of the discharge from basin 2 poses a

threat for erosion and possible sedimentation into wetlands'

Þ inadequate soil testing fof construction and detcntion basins, missing fore

bays and level spreaders for detention basins, increase in post-development

runoff, cliversion ofrunoflto different receptors, scope ofsite disturbance.

Þ up-lighting oflan<Iscape features can adversely impact flora and fauna.

b. With regard to the above claims, based upon the evidence in the record, the

activities ploposeci rvill not have the effect of unreasonably impairing or

7

8.
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c.

desh'oying the public trust in the air', water, or other natural l'esources of the State'
'I'he inierve'or pl.esented only the i-ollowing evidence into the record:

Þ Soil science and Environmental services, Inc. r'egarding wetland Application

Review for Grace Properly I'Ioldings, LLC 8 page repoft and Figure I to Mr.

Shah from Thomas W. Pietras, Professional Wetland and Soil Scientist dated

l0l09l12 and date starnpecl received by Planning and Zoning l0l23l12.

Þ Martinez couch and Associates, LLC Regarding 365 Lukes wood Road, New

Carraan, CT, MCA Project Number 32-26'1 , 18 page report to Attorney

Shansky fiom Roberl E. Couch, PE, dated l0ll5l12 and date stamped received

by Planning and Zoning 10123/12.

The intervenor's conclusions were mere speculation or general concerns and no

substantial evidence was presented. These allegations were not substantiated and,

in fact, they were contradicted by the town's consultant, Stantec Consulting

Services, Inc., and contradicted expressly by the following consultants reports,

plan and testimony:

Þ Letter from McChord Engineering Associates, Inc. dated lll2lll2 regarding

response to Martinez couch Associates, LLC Application Review (8 pages).

Þ Lerrer from South Norwalk Electric & Water (SNEW) dated l0l15ll2 (3

pages).

Þ Letter from McChord Engineering Associates, Inc. dated lll27ll2 regarding

response to SNEV/ letter (4 pages).

Þ Letter by Michael S. Klein (10 pages) from Environmental Planning services

dated I ll27/12 regarding Response to Soil Science and Environmental

Services Review.

Þ Report by Stantec dated l2ll5/12 (20 pages).

Þ stormwater Management Report revised 12l17l12 by Mcchord Engineering

Associates, Inc.

Inc.

Þ Response to Stantec Peer Review by McChord Engineering Associates, Inc.

dated 12117112 (4 pages).

Þ Projecr Memo - Proposed cut and Fill Analysis dated 0l/07/13 McChord (2

pages).

Þ Letter from Stantec dated ll7/13, regarding peer review of Mcchord (2

pages).

Þ Memorandum from Briggs Geddis to Kathleen Holland Regarding Grace

Property I-Ioldings LLC dated 01/l4l13'

Þ Site Plans, as revised ll22ll3

i. Site Grading and Soil Erosion Control Plan (C-300)

ii. Overall Site Development Plan (C-100)

iii. Site Utility Plan (C-400)

iv. Site UtilitY Plan (C-401)

v. Septic Notes & Details (C-700)

vi. Septic Notes & Details (C-701)

Þ Site Plans, as revised l2ll4l12
i. Site Gracling and Soil Erosion Control Plan (C-300)

ii. Site Glading and Soil Erosion Control Plan (C-301)
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iii. Site Gracling and Soil Erosion Control Plan (C-302)

iv. Construction Phasing Plan (C-500)

v. Coustt'rtction Phasing [,ayout (C-501)

vi. Constluction Details (C-600)

vii. Construction l)etails (C-60 I )

i. Site Lighting (ll-l0l)
ii. Sitc t,ighting (E-102)

Þ l.andscaping Plans, as Revised ll25/13

i. Overall l,andscaPe Plan (L-200)

ii. Landscape Plan (L-210)

iii. I-andscape Plan (L-220)

iv. Landscape Plan (L-230)

v. Landscape Details (L-700)

vi. Planting Details (l--930)

Þ LandscapingPlans, as Revised l/29113

i. Overall I-andscape Plan (L-200)

ii. Section KeY Plan, I-2-00

iii. Section A - SanctuarY, L3.00

iv. Section B - Dining, I-4.00

v. Section C - GYmnasium, L5.00

vi. Section A - Curt/llissonnette Residence to the South Parking Lot,

L1.00

vii. CurlBissorÌnette Residence - Plant Palette, L2.00

viii. Plant schedule - Proposed screening curlBissonnette Residence,

L3.00

ix. Section Key Plan, L1.00

x. Section A - Alford Residence to the Fork in the Entry Road, L2'00

xi. Section Il - Alford Iìesidence to the North Parking Lot' L3'00

xii. Section C Kekedjian Residence to the North Parking Lot, L4'00

xiii. Section D - Kekedjian Residence to the South Parking Lot' L5'00

xiv. Alford and Kekedjian Neighbors - Plant Palette, L6'00

xv. Plant Schedule Proposed Screening, Alford and Kekedjian

Residences, L6'00

The intervenor presented no further evidence beyond this initial report during the pubiic

hearing.

The intervenor's conclusions were mere speculation or general concerns, but no

substantial evidence was presented.

10. The Commission fincls that Mary Shah, Savyna and Mordechai Abel and Daniel

and Karen Cooper on January 14, 2013, fi led a Notice of Intervention pursuant to

$22a-19 and $22a-lgaofthe General Statutes.

a. T'he Commission frncls that that these interveno¡s filed a verifred pleading and

have allegecl claims within the jurisdiction of this Commission. The Commission

finds that these intervenors have not proven that the applicant's proposed conduct

is r.easonably likely to have the effèct of uureasonably polluting, impairing or

destroying the public trust in the air, water or other natural resoul'ces of the State-

More particular.ly, the Comrnission fìnds that the these intervenors have not set

forth suflìcient creclible and quantiliablc {jvidence of the following effects:
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Þ likely increase in volulne of stormwater runoff or the likely decrease in

ground watcr recharge.

Þ degraclation of rvater quality due to extensive soil disturbance, fill and slope

creatiorl pose a sigrrificant risk for advet'se impacts to the wetlands and

watcrcoì-lrses flom erosion and sedimentation.

Þ no subsurface drainage systems are provided on the plan and may lead to

loweiing the seasonal ground water tables leading to an increased rate of

drainage to the do'uvn slope wetlands and watercourse or during dryer months,

the subsurface drainage systern lvill cause a reduction of ground water'

recharge to the wetlands from the uplands.

Þ lack ofsubsurface sewage disposal details and adequate design'

Þ lack of aclequate accommodation for infiltration and flow attenuation, due to

increased ìmpervious surface coverage will lead to increased runoffpoised to

have a signif,rcant adverse impact on wetlands and watercourses'

Þ degradation oi water quality because of the discharge from basin 2 poses a

threat f'or erosion and possible sedimentation into wetlands.

Þ inaclequate soil testing for construction and detention basins, missing fore

bays ancl level spreaders for detention basins, increase in post-development

runoft, diver.sion ofrunoffto different receptors, scope ofsite disturbance.

Þ up-lighting oflandscape features can adversely impact flora and fauna.

b. With regard to the above claims, based upon the evidence in the record, the

activities proposed will not have the effect of un-reasonably impairing or

destroying the public trust in the air, water, or other natural resources ofthe State.

The intervcnors presentod only the following evidence into the reco¡d:

Þ Soil Science and Environmental Se¡vices, Inc. regarding Wetland Application
Review for Grace Property l-Ioldings, LLC I page report and Figure I to Mr.

Shah from 'fhomas W. Pietras, Professional Wetland and Soil Scientist dated

lologl12 and date stamped received by Planning and Zoning 10123/12'

Þ Martinez couch and Associates, LLC Regarding 365 Lukes Wood Road, New

Canaan, C'f, MCA Project Number 32-267, l8 page report to Attorney

Shansky from Roberl E. couch, PE, dated 10115/12 and date stamped received

by Planning and Zoning l0l23l12-

c. The intervenor's conclusions were mere speculation or general concerns and no

substantial evidence was presented. These allegations were not substantiated and,

in fact, they were contradicted by the town's consultant, Stantec Consulting

Services, Inc., and contradicted expressly by the following consultants reports,

plan and testimonY:

Þ Letter from McChord Engineering Associates, Inc. dated ll/27112 regarding

response to Martinez Couch Associates, LLC Application Review (8 pages)'

Þ Lerrer from Soutl'r Norwalk Electric & Water (SNEW) dated l0ll5ll2 (3

pages).

Þ l.etter from McChord Engineering Associates, Inc. dated lll27ll2 regarding

response to SNEW letter (4 Pages).

Þ Letter by Michael S. Klein (10 pages) from Environmental Planning Services

clated I ll27l12 regarding Response to Soil Science and Environmental

Services Review.

Þ Report by Stantec datcd l2l15l12 (20 pages).
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Þ Storrnwater Management lìeport revised l2llll12 by McChord Engineering
Associates, Inc.

Inc.

Þ Response to Stantoc Peer Review by McChord Engineeling Associates, Inc.

dated l2ll7ll2 (4 pages).

Þ Project Memo - Proposed Cut and Fill Analysis dated 0l/07l13 McChord (2

pages).

Þ Letter Íìom Stantec dated ll7l13, regarding peer review of McChord (2

pages).

Þ Memorandum from Briggs Ceddis to Kathleen l{olland Regarding Grace

Property Holdings LLC dated 0lll4/13-

Þ Site Plans, as revised ll22l13

i. Site Grading and Soil Erosion Control Plan (C-300)

ii. Overall Site Development Plan (C-100)

iii. Site Utility Plan (C-400)

iv. Site Utility Plan (C-401)

v. Septic Notes & Details (C-700)

vi. Septic Notes & Details (C-70 l)

Þ Site Plans, as rcvised l2ll4l12
i. Site Grading and Soil Erosion Control Plan (C-300)

ii. Site Grading and Soil Erosion Conh'ol Plan (C-301)

iii. Site Grading and Soil Erosion Control Plan (C-302)

iv. Construction Phasing Plan (C-500)

v. Construction Phasing Layout (C-50 I )

vi. Construction Details (C-600)

vii. Construction Details (C-601)

Þ Site Lighting

i. Site Lighting (E-101)

ii. Site Lighting (E-102)

Þ Landscaping Plans, as Revised l/25113

i. Overall Landscape Plan (L-200)

ii. Landscape Plan (L-210)

iii. Landscape PIan (L-220)

iv. Landscape Plan (L-230)

v. Landscape Details (l--700)

vi. Planting Details (L-930)

Þ Landscaping Plans, as Revised 1/29113

i. Overall LandscaPe Plan (L-200)

ii. Section Key Plan, I-2.00

iii. Section A - SanctuarY, L3.00

iv. Section B - Dining, L4'00

v. Section C - GYmnasium, L5.00

vi. Section A - Curt/Bissonnettc Residence to the South Parking Lot, L1.00

vii. Curt/Bissonne tte Iìesidence - Plant Palette, L2.00

viii. Plant Schedule - Proposed Screening curlBissonnctte lìcsidence, L3.00

ix. Section KeY l'lan, I- I .00
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xi.

xii.
xul-

xiv.

xv.

Section A - Alforcl lìesidence to the Fork in the Entry Road, L2.00

Section B - All'ord Ilesidencc to the North Parking Lot, L3.00

Section C - Kekedj iar.r Residence to the No¡th Parking Lot' L4.00

Section D Kekedjian Residence to the South Parking Lot' L5.00

AIford and Kekedjian Neighbors - Plant Palette, 1,6.00

Plant Schedule - Ploposed Screening, Alford and Kekedjian Residences,

L6.00

'lhese intervenors have presented no furthel evidence beyond this initial report during the

public hearing.

These intervenors conclusions wele merc speculation or general concerns, but no

substantial evidence was presented.

THEREFORE, BE IT RESOLVED, that upon a motion made by Ms. Grzelecki and

seconded by Mr. Scannell the Commission voted unanimously to approve both the

Special Permit and Site Plan Applications with the following conditions, modifications

and restrictions, which supersede and rcplace those conditions recorded in the New

canaan Land Records in Volume 779,Pages 1023-1025 and volume 791, Pages 06ll-
06r3.

1. 365 Lukes Wood Road, Map 41, Btock 38, Lot 77, a47.98 acre parcel, owned by

Gr.ace Property l-loldings, I-LC (the property) and improvements is approved as a

Religious Institution as defined in the New Canaan ZoningRegulations.

2. This approval shall not apply to the use of the adjoining parcel to the north, Map

41, Block 38,Lo176, a26.38 acre parcel owned by the Grace F-arms Foundation.

3. The pfoperty shall be improved in accordance with the following approved plans:

Þ Property Survey Depicting Property of Smith Ridge Road prepaled by Rocco

V. D'Andre4 Inc., dated September 4,2012.

Þ Site Plans, as revised ll22/13

i. Overalt Site Development Plan (C-100)

ii. Site Utility Plan (C-400) \

iii. Site Utility Plan (C-401)

iv. Septic Notes & f)etails (C-700)

v. Septic Notes & Details (C-701)

Þ Site Plans, as revised l2ll4ll2

i. Site Grading and Soil Erosion Control Plan (C-300)

ii. Site Grading and Soil Erosion Control Plan (C-301)

iii. Site Grading and Soil Erosion Control Plan (C-302)

iv. Construction Phasing Plan (C-500)

v. Construction Phasing Layout (C-501)

vi. Construction Details (C-600)

vii. Construction Details (C-601)

Þ Site Lighting

i. Site Lighting (E-101)

ii. Site Lighting (E-102)

Þ Landscaping Plans, as Revised ll25/13

i. Overall Landscape Plan (L-200)

ii. Landscape Plan (L-210)

iii. Landscape Plan (I--220)

iv. Landscape Plan (l--230)
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v. Landscape Details (L-700)

vi. Planting Details (L-930)

Þ Landscaping Plans, as Revised ll29l13

i. Section KeY Plan, 1,2.00

ii. Section A - SanctuarY, L3.00

iii. Section B - Dining, L4'00

iv. Section C - GYmnasium, L5'00

v. section A - curt/Bissonnette Residence to the South Parking Lot,

L1.00

vi. Curttsissonnette Residence - Plant Palette, L2'00

vii. Plant Scheclule - Proposed Screening Curt/Bissonnettc Residence, L3'00

viii. Section KeY Ptan, L1.00

ix. Section A - Atford Residence to the Fork in thc Entry l{oacl, L2'00

x. Section B - Alford Residence to the North Parking Lot, t'3 '00

xi. Section C - Kekedjian Residence to the North Parking l-ot, L4'00

xii. Section D - Kekedjian Residence to the South Parking Lot, I-5'00

xiii. Alford and Kekedjian Neighbors - Plant Palette, t'6'00

xiv. Plant Schedule - Ploposed Screening, Alford and Kekedjian Residences,

L6.00

Þ Architectural Plans dated September 24,2072

i. Level I Plan (A-l0l)
ii. Sanctuary Plan - LVL I (A-102)

íii. Sanctuary Plan Basement (A-103)

iv. Library & Ofhces Plan - LVL I (A-104)

v. Living Dining Ptan - LVL I (A-105)

vi. Living Dining Plan - Basement (A-106)

vii. FoyerPlan-LVL I (A-107)

viii. GymnasiumPlan-LVL I (A-108)

ix. Gymnasium Plan - Basement (A-109)

x. Barn-EastBI.DG-LVL I (A-110)

xi. IJarn-West BLDG-LVL 1 (A-111)

xii. Site Elevations (A-200)

xiii. Sanctuary Elevations (A-201)

xiv. LibrarY Elevations (A-202)

xv. Living - Dining Elevations (A-203)

xvi. Foyer Elevations (A-204)

xvii. GymnasiumElevations(A-205)

xviii. Baln Elevations (A-211)

xix. Barn Elevations (A-212)

xx. Site Sections (A-250)

xxi. Building Sections - Sar"rctuary (A-251)

xxii. Iluilding Sections -Library, Offices & Living (A-252)

xxiii. Building Sections - Gymnasium (Ä-253)

xxiv. Building Sections Barn (A-254)

4. Any modification to the approved plans listed above, which in the opinion of the

Zoninglnspector, r.esult in à change or intensification of Use or iucrease vehicular'

trafhc requires an amendment to the Special Permit'

5. To the extent the applicant and CurlBissonnette, ownors of 1328 Smith Ridge

Road, reach an agreement on any ad.iustments and additional lanclscaping in ateas

near the 1328 Smith lload, all referencing documents should be submitterl to the
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Zoning Inspectot'. In the event that an agreelncnt is not.reached, the Zoning

Inspector. will make a fìnal determiuation prior to the issuance of the Zoning

Pe¡nit on the sanctuary building to cletcrmine whethcr additional landscaping is

necessary.

6. To the extent the applicant and the Markatos', owners of 1218 Smith Ridge Road,

reach an agreement on any adjustments and additional landscaping iu areas tlear

the 1218 Smith Road, all relèrcncing documcnts should be submitted to the

Zoning Inspector. In the event that an agreement is not reached, the Zoning

Inspector will make a final determination prior to the issuance of the Zoning

Permit on the sanctuary building to determine whether additional landscaping is

necessary.

7. Worship services mea¡rt for the entire conglegation shall only occur within the

SanctuarY.

8. Should the Applicant conduct rnultiple sen,ices in one day, it shall plovide

appropriate time between services in order lor parishioners from the first service

to depart prior to parishioners arliving for the second service'

9. During Sunday selvices, major holiday worship services, or other large events,

when full capacity within the sanctuary is reasotiably expected, no other use of the

church facility which results in any substantial trafhc impact shall occur at the

same time.

10. The property shall not be used as a school as defined in the Regulations, except

for religious educatioti and/or a nursery (preschool) school.

ll.There shall be no renting or use ofany poúion ofthe property including any

building or the athletic field to outside cornmercial or for-profit organizations.

12. While the Commission acknowledges that as part of its religious mission, the

Applicant, among other activities, pursues interfaith meetings and charitable

inifiatives, the use of the property for multi-olganizational conferences and/or

usage as a conference center is not part ofthis approval'

13. The proposed gymnasium and athletic fìeld shall be incidental and accessory to

individuals and activities related to the Applicant and shall not be rented or used

by outside organizations without the approval of the Commission'

14. The granting of this Special Permit does not obviate the applicant's obligation to

obey all federal, state and local laws, or to obtain any required federal, state and

local permits.

15. The Applicant shall comply with $8.2.4.6 of the Regulations'

16. Lines-of-sight at the entranceway shall be maintained in accordance with the

previously approved lO-lot subdivision. Þ-inal approval to be reviewed and

approved by the Town Engineer.

17. In order to establish baseline road conditions; immediately prior to the initiation

ofany site disturbance or construction âctivity, the Applicant shall, in conjunction

with the Town Engineer and the Towns of l-ewisboro and Pound Ridge, assess the

conditions of the roadways leading to the Properly, including Puddin Hill Road

and Lukes Wood Road.

18. There shall be no deliveries of fill prior to 8:30 a.m., which corresponds to the

decrease in peak hour of traffic on Puddin Hill/Lukes Wood Road as identified in

the June 2007 Traffi.c repoft prepared by Frederick P' Clark Associates'

19. The applicant shall ensure that thcre is no dust from site disturbance and

construction or from uncovered soil and materials piles. Whenever possible

topsoil piles should be seeded to preverÌt erosion and allorv the piles to blend into

the landscape. In addition, the applicant shall ensure that soils and materials piles

are screened from neighboring properties whenever fèasible'

20. Dump trucks or similar construction vehicles being used to transpoÍ materials

such as fill to the Property shall not use West Road in Pound Ridge, unless

permission is obtained frorn the Town of Pound Ilidge '

21. During construction activities, the Applicant shall ensure that all vehicles exiting

the site do not track mud onto arìy area toaclways.
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22. All activities l'or the preventiou of soil erosion, such as silt fcnces and hay bales

shall be under the direct supervision of a certified engineer, who strall employ the

bcst management practices to control storlnwater dischalges and to preverlt

crosiou and sedimentation to otherwise plevent pollution, iuipairmeut, or

destluction of wetlands or watercourses. Erosion controls are to be ínspected by

the Applicant weekly and after rains and all deficiencies must be remediated

within twenty-four hours of hnding them-

23. Thc Applicant shall take all necessary steps to control storm water discharges to

prevent erosion and sedimentation, and to otherwise prevent pollutiotr of wetlands

and watercourses.

24. Bi-annually (Spring and Fall), the Applicant shall cause all elements of' the

stonnwater management system identified by the Applicant in the two page

memo "stormwater Facilities Maintenance Plan" to be inspected by a technically

qualifìed individual, to check for compliance with maintena¡rce of the systcm; and

tire inspector shall submit a report of such findings and recommenclations to Grace

Property l-Ioldings LLC with a copy to the Planning and Zoning Dcpartmcnt- To

urru." p.op., functioning of the stonnwater system, any and all issues identilÌed

in the report shall be repaired/corrected within 30 days of notice to Grace

Property lloldings LLC.

25. The Applicant shall submit to the Planning and Zoning Department, wrìtten

verifìcation from a certified laboratory, that all fìll to be utilized at the site is clean

and free of any contaminants.

26. The Applicant shall submit to the Planning and Zoning f)epartment a copy of tlìe

Long Term Stewardship Plan as approved by the Inland Wetlands Agcnt'

27.No buildings, as indicated on overall site Development Plan c-100, shall be

constructed in the area between the southernmost parking lot shalt ancl the

property identified as Assessor's Map 41, Block 38, Lot 48'

28. The proposed plantings located between the southemmost parking lot and the

p.opè.ty-identified as Assessor's Map 41, Block 38, Lot 48 shall be maintained

and replaced by the APPlicant.

29. Ãny proposed increase to the number of parking space, above the 226 spaces,

expansion ofpaved surface, or change in parking lot configuration as indicated on

the overall Site Development Plan (c-100), requires an amendment to the Site

Plan and Special Permit applications.

30. At no time shall parking for any event at the property occur on any Street as

definecl in the Regulations or roadway in the State of New York'

31.As agreed to by the applicant and at their expense, Police officers shall be

stationed at the Church driveway/Lukes Wood Road intersection and the

intersection ofRoute 123lPuddin lIill Road during all worship services and events

where substantial traffic is reasonably expected.

32. The Applicant or their successors shall submit annual traffic fepods to the

Commisiion for a period of five (5) years after the opening of the church for

worship services. In addition, the Applicant will conduct an additional traffìc

report immcdiately prior to the opening of the church to serve as the baseline of
fuìure analysis. The reports should include, but not be limited to, dete¡minations

of the Level of Service at the following intersections; the church driveway/Lukes

wood Road, Puddin Hill Road/Route 123, Lukes wood Road/west Road and

Lukes wood Road/Route 124. ln addition to Levels of Service, the report should

also evaluate the on-site parking and attendance records obtained from the

Church. 'lhe t¡afhc report should not only include Sunday services, but also

account for mid-week peak activities. The commission may waive the

requirement for the annual trafhc report, should they determine that they are no

longer warranted.

33. 'Ihe Commission reserves the right to retain the assistauce of its own traffic

consultant to conduct an independent peer review of the traffic report, at the

Applicant's expense, in accordance with section 8.1.8.2 of the Regulafions.

Should the subsequenLtraffrc reporls indicate that levels ofservice at the studied

intersections have deteriorated since the initiation of church services, the
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Commission reserves the right to require rnitigation retnedies, including, but not

lirnited to the placement of adclitional trallìc offìcels in thc vicinity'

34.'l'here shall be no lighting of the proposed athletic {ìeld, as indicated on the

approved plans.

35. All interior lighting in the River Building shall inclucle motiou sensors that shut

off interior lighting due to inactivity'

36. Extcrior lighting, with the exception of security lighting, shall be tumed ofï by

I 1:00 p.m. when the facilities are not in use'

37.A]|exteriortightingshallcomplywithsections6.ll'8.1,6'|l.B'2,6.11.8.3'
6.11.8.7 and 6.1 t.g.g or as otherwise approved or referenced in this document.

38. Ail exterior up-lighting shall not exceed 20 watt, ceramic metal halide' In
addition, site lighling rt.rutt u. modified in accordance with tlie Memoranclum

prepaled by Buro Happold date January 29'2013'

39. Outdoor use of bullhoms, loudspeakers, or other noise amplifying devices is

prohibitecl.

40. The existing fence shall be maintained around the perimeter of the propefty to

delineate thã applicant's property from that ofits abutting neighbors.

41. As agreed to by the Applicant, prior to obtaíning their Ceftificate of Occupancy

for the last building, túé applicant shall, in conjunction with the Town Engineer

and the Town of lewisbbio, assess and rnake arrangements to repair and/or

."ptua" and road damage caused by construction activities or construction

vehicles accessing the ProPertY.

4l.Prior to obtaining their certificate of occupancy 1òr the lasl. building, the

applicant shall prJvide written celtification by a Landscape Architect regarding

thé number, types and sizes for all plant material. Plants that a¡e found to be in

poor condition shall be identified, replaced and rc-inspected within 30 days of

iaid certification, or as soon as possible depending on the time of year'

43. Prior to obtaining their Certificate of Occupancy for the last building, the

applicant shall sub;it an As-Built survey performed to class A-2 standards' The

suivey shait also inclucie the open space area, as agreed to as paft ofthe previous

approvat,whichislocatedontheeasterlysideoftheChurchparcel,previously
dèlineated as Exhibit I of the May 2008 approval'

44. Prior to obtaining their Certificate of Occupancy for the last,building, the

applicant shall sibmit an As-Built Site Plan indicating all the completed

imProvements on the ProPertY'

45. Prior to obtaining their Certificate of Occupancy for the last building, the

applicant shall prãvide certificate of Drainage in accordance with the town's

Drainage Certification PolicY'

8. St. Lukes Foundation Inc., owner, 377 North \wilton Road - special Permit.

Special Permit application of Stephen A. Finn' Esq', Wofsey, Iìosen' Kweskin &

Kuriansk¡ LLP, Authorized Agent, for St. Lukes Foundation Inc., owner, pursuant

Sections 3.2.C.7 and 8.2.8 requesting an addition to the main school building and

removal of certain existing structures, for property in the Four Acre Residence Zone at

377 North Wilton Road (Map 40 Block 105 Lot 12, 90 and 135)'

Site Plan application of stephen A. Finn, Esq., Wofsey, Rosen, Kweskin & Kuriansky,

lip, n",¡ràiired Agent, foi St. Lukes Foundation Inc-, owner, pursuant to Section 8.2.4

requesting an additùn to the main school building and removal of certain existing

structuref for property in the Four Acre Residence Zone a1377 North Wilton Road (Map

40 Block 105 Lot 12,90 and 135).

and

9. St. Lukes Foundation Inc', olner, 377 North Wilton Road - Site Plan'
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Iterns /18 aucl #9 rvele cliscussccl togcther. Mr. Kleppin distlibuted a t'evised draft of
conditions. 'l'he Commission discussed the following I'esolution:

Resolution

WIIEÌÌEAS,the Site Plan Application was physically received by the Planning a]ld

Zoningf)epaltment on November l, 2012.

144-lDREAS,the Special Pemit Application was physically received by the Planning and

T.oning l)epartment on January I l, 2013.

Ii/HEREAS,the Planning ancl Zoning Commission (Commìssion) opened a healing on the

Site Plan Application on November 27 ,2012 and conducted subsequent hearings on

November Zi,ZOlZ, December 12,2012, January 29,2013, February 26,2013 and

March 5, 2013.

I4/HEI\EAS,the Commission opened a hearing on the Special Permit Application on

January 29,2Ol3 and conducted subsequent hearings on February 26,2013 and March 5,

2013.

l4/LIEREAS, the Commission conducted deliberations on the closed applications on

March 21, 2013 and Marcll26,2012.

WHEREAS,delibelations were concluded on March 26,2012 and made the following

findings:
I . St. Luke 's is an allowecl Special Permit in the Four Acre Residential Tone and has

been operating from this location since 1928'

2. The Commission views Soundview Lane as a cul-de-sac. Therefore, to maintain

the integrity of the street and surrounding areas, St. Luke's should not consider

Sounclview Lane for through access to St. Luke's, unless warrânted in an

emergency situation.

3. The Traffic Access and Impact study dated November,2012, prepared by

Frederick P. clark Associates and testimony provided by Michael Galante, of

Frederick p. Clar.k Associates indicated an improved Levei of Service/Delay at

the clriveway/1.{orlh Wilton Road intersection after the staggered start timcs are

implemenred by St. Luke's, which according to St. Luke's will only be possible

with the proposed classroom additions.

4. There was no written report or expert testimony received in opposition to the

Frederick P. Clark Associates traffic report'

5. The Commission considered testimony and supporling data provided by Michael

Golrt, of Michael B. Gold Associates, representing the applicant, as well as

testimor.ry and supporting information provided by Nora King, of Nora King and

company, representing several neighbors and concluded that Ms. King's

information was not suffìciently specific to this appiication'

As the result of extensive discussions, St. Luke's School and its neighbors have

agreed to numerous landscape and lighting mitigation plans. The plans, outlined

irithe conditions below, include landscape screening, exterior lighting mitìgation,

and opaque shading of windows to prevent interior light from spilling to the

exterior at night.

All numbered items are described in further detail below and are reflected rvith

the same number on the site plan prepared by JGR Architects, datecl January 28,

2013, to indicate their approximate location on the St. Luke',s campus. In

addition, a Planting Plan, dated January 28, 2013 and prepared by JGR

Architects, demonstlates the screening that St. Luke's will provide adiacent to the

Soundview Lane property line referred to in Item #9 below'

7-|-\EREFORE, BE IT RESOLVED, thøt upon a motion made by Mr. wa¡d and seco¡ded

by Ms. Gr.zelecki the commission votecl unanimously to approve both thc special Permit

und Sit" plan Applications with the following conditions, rnodihcations and restlictiot.ts:

6

7
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L As stated in 81.2 of the regulations, the Comrnission feels that in ordel to ensule

that the residential cha¡acter ofthe area is tnaintained and adverse irnpacts fiom

tr.a1.fic, lighting, noise and events at the school do not negatively impact the

neighborhood, the permit shall remain valid only so long as thc site remains a

single undivide<l parcel of 45.2979 acres. Reference is tnade to thc Zoning

Location Survey Depicting St. Luke's School l-ocafed at 377 North Wilton Road

in New Canaan, Connecticut, prepaled for St. Luke's Foundation, Inc'

2. Site work shall be in accordance with Site Development Plan SII-1 and Notcs

and Details DT-1, prepared by McChord Engineering, dated october 9,2013,
submitted to P&.2 October 31, 2012, on file with the Planning and Zoning

Department.

3. The building addition shall be constructed in accordance with Additions and

Alterations clated October 29,2012, Lower Floor Plan, First Floor Plan, Second

Floor Pian, Third Floor Plan, and Exterior Elevations prepared by James G.

Rogers Architects, on file with the Planning and Zoning Depaltment'

4. After the addition is completed, or sooner if possible, the applicant rvill split the

arrival times for the upper and middle schools. The arrival times will be spilt by

at least thirty (30) minutes as recommended within the Traffic Access aud

Impact Study.

5. By september l5th of each year thereafter, the applicant, its succcssots and

assigni, shall provide to the Planning & T.oning office annual enrollment

figuies. For each cumulative increase in enrollment of53 students (based upon

aturrent enrollment of 531 students), a traffic study shall be submitted to the

Planning &. zoning office by November l5th of the year in which such an

increase has occurred. The traffic study shall include updated traffic counts and

deærminations of Levels of service and measured delay ("Level of
Service//Delay") at the affected intersections. By way of examples, when the

annual enrollment figure reaches 584 students, a traffic study shall be submitted.

when the annual enrollment figure reaches 637, another traffìc study shall be

submitted. The Planning and Zoning Commission feserves the option to waive

any particular traffic studY.

6. After split arrivals commence, Level of ServicelDelay resulting from on-campus

enrollment increases shall at all times be a minimum of twenty percent (20%o)

improved from the "existing conditions" shown in the Traffic Access and Impact

Study dated November, 2012, and the applicant shalt be required to take action

as soon as possible to mitigate traffic conditions which go below this minimum

twenfy percent (20%) improvement level so as to restore the minimum twenty

percenl^(2Qþ improvement. Unless authorizedby the Commission, there shall

te no additional increase in enrollment until the Level of Service/Delay once

again is a minimum of 20,'/, improved from the "existing conditions" shown in

the Traffic Access and Impact Study dated November, 2012'

7. The Commission reserves the right to retain the assistance of its own traffic

consultant to advise the Commission or conduct an independent peer review of
the applicant's traffic study and/or traffic mitigation measures, at the applicant's

"*p"ni", 
in accorda¡rce with 8.1.e.2 of the Regulations. No trafhc mitigation

remedies sought by St. Luke's shall (a) include the use of Soundview Lane for

vehicle or access or egfess by students or staff or (b) cause any deterioration in

the Level of Service/Delay at arry other means of access or egress existing as of
the effective date of the Commission's action on these applications'

8. St. Luke's shall prepare an addendurn to their landscaping plan, to be reviewed

and approved by the Zoning Inspector, indicating additional plantings to be

installect at the south enci of the building addition, as near the buitding addition

as possible, to serve as a visual buffer. The plan should consist of the

appiopriate number of 10'-12'evergreen screening trees consisting ofa variety

oi-spé"i"t (pine, cec-lar, and sprlce). Maintaining the health of the trees on the
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St. [,uke's property and rcplacing therr wheu they no longe| plovide adequatc

screening. clue to ill health, will be the lesponsibility of St. I-uke's. In addition

ancl upon agrcement of the plopelty owner', St. [,uke's will also install four (4)

overgreens on t83 Soundview l.ane (40/105/74) near the tennis court. Planting

rvill be completed in the Spring of 2013, according to landscape contractot's

recommended planting schedule.

9. As agreed to by St. Luke's, thirty-five (35) t0'-12'evergreen screening trees will
be installed along the south edge ofthe upper softball field to serve as a visual

buffer ol the St. Luke's campus from Soundview Lane. A variety of species

(pine, cedar, and spruce) will be used to create a naturalistic buffer. Location

and spacing rvill be according to the planting plan provided by JGR Architects,

dated January 28,2013. Maintaining the health of the trees and replacing them

when they no longer provide adequate scrcening, due to ill health, will be the

rcsponsibility of St. I-uke's. Planting will be completed in the spring of 2013,

according to landscape contractor's recommended planting schedule.

10. As agreed to by St. I.uke's, twenty (20) 10'-12'evergreen screening tlees will be

installed o¡ 173 Soundview Lane(401105/75) to serve as a visual buffer of the

St. Luke's acldition from the wiley Residence. The homeowners will be

consulted regarding the specific location and species of trees to be planted on

their proper.ty. St. Luke's will also cover the nominal cost of relocating the

fence to provide the roonr required for the plantings. Work is to be completed in

the Spring of 2013. Maintenance and replacement of the fence and plantings

will be the responsibility of the homeowner, not St. Luke's.

11. As agr-eed to by St. Luke's, the fallen large pine behind the baseball backstop

near 293 North wilton Road (40/105 126) propefi line will be removed and

replaced with three new 10'-12' evergreen trees, which will be planted on a

berm.

12. As agreed to by St. Luke's, the leaning tree located on the existing berm by the

St. Luke's maintenance garage will be straightened or replaced with the same

species. Any planting will be completed in the Spring of 2013, according to

landscape contractor's recommended planting schedule. St. Luke's witl be

responsible for lnaintaining the health ofthe trees and replacing them when they

no longer provicle adequate screening.

13. As agreed to by st. Luke's, the garbage dumpster at the Art House will be

r.elocated and removed from view from374 North Wilton Road (40/10416) and

whenever possible, school vans will also be relocated to another location other

than the lower parking lot. St. Luke's will install five (5) screening trees behind

the Art llouse. A variety of species (pine, cedar, and spruce) will be used to

create a naturalistic buffer. St. Luke's will be responsible for maintaining the

health of the trees and replacing them when they no longer provide adequate

screening.

i4. To the extent the applicant and the owners of 320 North wilton Road, reach an

agreement on any adjustments and additional landscaping in areas near 320 North

wilton Road (40110217), all referencing documents should be submitted to the

Zoning Inspector. In the event that an agreement is not reached, the applicant

shall submit a landscaping plan to the Commission or the Zoning Inspector prior

to the issuance of a zoning permit, and no zoning permit shall be issued until such

landscaping plan is approved by the Commission to the Zoning Inspector.

15- As agreed to by St. l-uke's, custom-made, fully shielded, 360-degree cut-off

shades will be installecl on all 28 pole-mounted parking lights. St. Luke's will
ensure that l9-20 of the 28 parking lot lights will be turned off by 9:00 pm. Iror

safety reasons, the remaining 8-9 lights closest to the main building will remain

on between 9:00 pm and 1 l:00 pm, when the cleaning crew leavss the prernises.

Special evening events that fall after 9:00 pm are exempt from this requirement.

16. St. I-uke's will request that CL&P remove the fìxtu|e near the St. Luke's bridge

alier St. Luke's fumishes ancl installs one or two fully shielded pathway light(s),
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activated by motion sensors, along the walkway to the lorver playing iìeld and

lower parking area, as needed 1'or safety. The location of these fìxtures will l¡e

placed with consideration toward natural sc|eening provided by |ock

outcr.oppings on the St. Luke's propelty. If after the lights are installed, should

the St. Luke,s neighbors object to one or both pathway lights, st. Luke's agrees

to maintain the existing on-can]pus CL&P pole light. Independent of the use of
the lower parking lot, St. Luke's is obligated to provide safely lit walkrvays to

the lower campus.

17. The illuminated "st. Lukc's School" sign at the front door of the building shall

only be illuminated for special evening occasions, anticipated to be 3-6 times

per year.

18. As agreed to by St. Luke's, the two exterior lights facing south on the Dining

Cornmons facade and the three lights facing west on the Middle School Gym

and Performing Ads center facade shali be removed and replaced with exterior

safety lights at doors in these locations with lower wattage light bulbs and

placed on a timer rhat turns off lights by ll:00 pm. These lights should be

fully shielded so the light source is not visible to neighboring properties.

19. As agreed to by St. Luke's, the two existing exterior sconces at the lower

entrance to the Athletic Center shall be modified to include two full cut-ofï

shields, to prevent glow from the sides offixtures'

20. As agreed to by St. Luke's, by the Spring of 2013, the two existing exterior door

lights, located at the bottom ofthe stairs over the door to the trainer's offìce, and

at the top ofthe first landing over the door to the athletic cage, shall be placed on

motion sensors to remain off unless temporarily tumed on with use of exit doors

and stairs.

21. As agreed to by St. Luke's, by the Spring of 2013, all remaining and new exterior

lights at the Art Flouse shall be fully shielded to prevent light trespass onto

neighboring properties and equipped with motion sensors'

22. Ãs agreed to by St. Luke's, the library shall be rewired to eliminate lights at

night, unless occupied or emergency lighting. In addition, st. Luke's shall

require that the cleaning crew clean the library space early, to ensure lights are

turned off earlier. As agreed to by St. Luke's, the lower level of the Athletic

Center shall be rewired so that when it is unoccupied, all iights are turned off;

except for emergency exit lights.

23. As agreed to by St. Luke's, the Athletic Center entrance lights at the trophy

cases shall be rewired to eliminate lights from that space at night, except for

emergency exit lights.

24. Ãs agreed to by St. Luke's, manual blackout shades shall be installed to cover

windows on the Butler and Wagner Room offices, above the trophy cases. The

maintenance crew shall close the shades for these windows nightly at dusk.

25. As agreed to by St. Luke's, manual blackout shades shall be installed to cover

windows in the Bomstein Room, whitcomb Room, 10 offices, and resttoom

windows atthemezzanine level of the Athletic Center. Maintenance crews shall

cover windows nightly. at dusk.

26. As agreed ro by St. Luke's, by the spring of 2013, the small (1' x i') windows in

the following locations: 6 in the gym on fìeld side, 5 in stairwell top on field side,

6 in locker rooms at front of building shall be blocked off'

27. As agreed to by St. Luke's, all windows of the new building addition (hallway

and classroom) will have opaque black-out shades, except at the school entry.

Classrooms windows will be covered nightly at dusk by St. Luke's maintenance

crew using manually operated black-out shades. It is the responsibility of St.
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Luke's to ensure this practice. All other floor-to-ceiling rvindows located in

corridors will be coverecl by motorized opcratiol-l r.vith light sensols to

automatically cover the lvinclorvs at dusk.

28. As agreed to by St. Luke's, all Interior lights of the new addition (classrooms

and hallways), witlr the exception of etnergency lighting required by the fire

marshal, will turn on only as thc result of a motion sensor and lvill turn off
automatically after 20 minutes.

29. As agreed to by St. Luke's, any exterior lights of the new addition will be fully

screened (full cut-off, rvilh no exposed lamp) and rvill be tumed off by automatic

time clock operation by 9 pm, at rvhich time they will be on motion sensors. The

exception is any emergency lighting rcquired by the Building Code'

30. Neighbors shall report any lapses in St. Luke's' implementation or effective

monitoring of any of the enume|ated items above by emailing the St. Luke's,

Director of Facilities, or appropriate individual within the school. As agreed to

by St. Luke's, the Di|ector of Facilities will respond [o concerns within 24 hours'

st. Luke's shall rectify any problem as soon as possible. As agreed to by the

applicant, St. I-uke's will host an annual Fall meeting among St' Luke's

representatives, including members of the Board of Trustees, and neighbor

representatives, i¡cluding properties noted here and future owners of their

homes, for an opportunity for ongoing review and discussion to address solutions

that do not satis! the intended goals established above.

31. Prior to obtaining their Certificate of Occupancy for the building addition, the

applicant shall provide written certifìcation by a Landscape Architect regarding

the number, types ancl sizes for all plant material. Plants that are found to be in

poor.condition shall be identified, replaced and re-inspected within 30 days of
said certification, or as soon as possible depending on the time of year'

32.The applicant shall submit a Landscape Maintenance Agreement, approved by

the Senior Enforcement Officer, to be recorded on the Land Records for all

plantings installed on the St. Luke's property required as a condition of this

approval as well as plantings required as part ofpfevious conditions required by

this Commission. Dead and dying plants shall be replaced by the applicant and

an adequate buffèr maintained at all times.

10. Sign Task Force Repoú.

a. Oxygen, 22 Pine Street - One wall sign.

upon motion of Mrs. Grzelecki and second of Ms. Deluca, the commission approved

item "a" with the condition that the letters be stainless steel.

11. Administrative Actions or other mafters as may properly co¡ne before the

Commission (Town Planner).

a. Philip Johnson Glass House, 842 Ponus Iìidge Road, introduction of ideas for

adjunct revenue-producing programs. (Continued from the February 26,2013

meeting).

Attorney Ted O'Hanlon made a report and spoke about how well the Special Permit

process has served the Philip Johnson Glass I-Iouse. LIe introduced Henry Urbach,

tlirector of the philip Johnson Glass House, who shared his background, his vision

for the Glass l-iouse and new ideas for revenue producing proglams. Small weddings

and overnight stays in the house for one or two persons were two ofthe new

initiatives he reported to the Commission. In response to questions from

Commissioner-s, he stated that the weddings and overnight stays would be conducted

within the conclitions of the curent Special Permit. I.ie expressed the desire to operate

the ¡ecessary fu¡draising activitics in a rnannel that is respectful ofthe neighbors'

need f'or peace and quiet. Mr. Papp stated that the Glass I-louse is beneficial to the
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torvn, existing pelrnit allows fòr lundraising events aud that weddings and overnight

stays are an evolutiou in lundLaising events.

b. Temporar.y Permit, Philip Johnson Glass Flouse, tenporary tent, 842 Ponus Ridge

Road.

Mr. Urbach explainecl thât the roof of the painting gallery is scheduled to be leplaced

beginning in July. The work is expected to take 3-4 months. During that time, he

t"ould lik" pelnission to erect a tent to accommodate the programs usually held in the

painting gallery. The tent would be located so that it would not be visible from the

ioad. Mr. Goodwin asked if'there was an ongoing capital expenditure plan. Mr.

Ur.bach respondcd thar there is a pliority iist ofcapital projects but that they can only

be done when the money is raised for them as the operating budget does not include

funds for capital pro.iects. Mr. Goodwin expressed the concern that the tent could

become a de facto permânent structure on the property. Mr. Urbach stated that it was

not his intent that the tent be permanent. In response to Mr. Turner's question, Mr.

Urbach stated that the neighbors had been invited to a meeting whele they were told

about the plan to replace the painting gallery roofand run programs in a tent during

construction. Mr. Papp asked if Mr. Urbach was aware of the Goldbelg's letter

requesting that three conditions be imposed o¡r the June gala. Mr. Urbach stated that

he intends to comply with the conditions suggested by the Goldbergs. Mr. Turner

asked if the tent woulcl l¡e lit. M¡. U¡bach stated that it could be lit in the fall on the

one evening per week that the Glass House can operate until 8 pm. Mr. Scannell

expressed concern about the noise that a generator would make. Mr. O'Hanlon said

thát if a gencrator is needed, Mr. Urbach would consuit with Mr. Kleppin'

Joseph Najmy, 815 Ponus Ridge, expressed concern about the continued expansion of
the use of the property and cited safety concems about having people park at West

School for large events.

Upon motion of N4r's. Grzelecki and second of Mr. Ward, the Commission approved

the temporary permit.

c. Temporary Permit, New Canaan Llbrary, fundraiser- Saturday, June 8, 2013'

The Commission approved the Temporary Permit by consensus.

12. Approve minutes of the February 26,2013 Regular Meeting 7:00 p.m., the February

Ze ,-ZO|Z Special Meeting 6:30 p.m. minutes and the March 5, 2013 Special Meeting

7:00 p.m. minutes.

Upon motion of Mr. Goodwin and second of Mrs. Grzelecki, the Commission voted 8-0

to approve the minutes of the February 26,2013 6:30 pm Special Meeting with

modifìcations. Mr. Scannell abstained.

upon motion of Mr. Goodwin and second of Mrs. Grzelecki, the commission voted 8-0

to approve the minutes of the February 26, 2013 7:00 pm Regular Meeting with

modifications. Mr. Sca¡rnell abstained.

Upon motion of Mrs. Grzelecki and second of Mr. Rothballer, the Commission

unanimously approved the minutes of the March 5,2013 7:00 pm Special Meeting.

13. Adjournment

Meeting was ad.iourned atl0:48 p.m'

Jean Grzelecki, Secretaly
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LEGAL ADVERTISEMENT
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PI,ANNING & ZONING lMao 4l Block 38I¡t 77). is aooroved with conditions-

COMMISSION Þursuant to Sec{ion 8.2.8.6.d RESOL\¡ED. that the Site

REVISED NOTICE ofthe New Canæn Zoning Plan anolìcation ofDav Pitnev

Nôfice is herebv piven Rcsulâtions an añendment to LI-P ¡\uthorized Aqent for

that the Planninq and Zoning the Soecial Pemit approvcd Grace Prooertv Holdines LLC.
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Cnæe the ânDlicant's rcouest for soccial fe¡n N Grzclecki

Dermit aooroval Dursuant Secretâry
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PLANNING & ZONING C]OMMISSION MTNU'I'ES
SPBCIAL MEBI-ING - 7:00 P.M.

TUESDAY, MARCH 5,2013

REGULAR MEMBBRS PIìESENT: REGULAR MEMBERS ABSENT:

Mr. Papp, Chairman
Mrs. Grzelccki, SecrctarY
Mr. Gootlwin
Mr. Rothballer
Mr. Scannell
Mr. Shizari
Mr. Turner
Mr. Ward

Ms. DeLuca

ALTERNATE MEMBERS PRBSENT: ALTERNATE MEMBERS ABSENT:

Mr. Crofton Departed at 9:50 Pnt
Mr. Flinn
Mr. Radman Departed at l0:I5 Pm

Also in Attendance:
Steve Kleppin, Town Planner/Senior Enforcement Offìcer

Ira Bloom, Town Counsel

PUBLIC HEARING

Chairman Papp opened the Public Hearing at 7:00 p.m.

l. St. Lukes Foundation Inc., olner, 377 North Wilton Road - Site Plan'

Public Hearing in accordance with the Site Plan application of stephen A. Finn, Esq.,

Wofsey, Rosen, Kweskin & Kuriansþ, LLP, Authorized Agent, for St. Lukes

Foundation Inc., owner, pursuant to section 8.2.4 requesting an addition to the main

school building and removal of certain existing structures, for property in the Four Acre

Residence zone at 377 North Wilton Road (Map 40 Block 105 Lot 12,90 and 135).

(Continued from theNovember27,20l2, December 18,2012, January 29,2013 and

February 26, 2013 meetings);

and

2. St. Lukes Foundation Inc., owner, 377 North wilton Road - special Permit,

Upon application of Stephen A. Finn, Esq., Wofsey, Rosen, Kweskin & Kuriansky,LLP,
A|thorized Agent, for St. Lukes Foundation Inc., owner, for a Special Permit of Sections

3.2.C.7 and 8.2.8 requesting an addition to the main schooi building and removal of
certain existing structures, for property in the Four Acre Residence Zone at 377 North

Wilton Road (Map 40 Block 105 Lot 12,90 and 135). (Continued from the lamnry 29,

2013 and February 26,2013 meetings).

Item # I and #2 were heard together. Attorney Douglas Bayer introduced appraiser Nora

King who stated that in the documents provided to her she did not see any proof that the

staggering of traffic would impact the volume of traffic nor did she see any evidence that

the staggering oftraffic would not impact properly values. She characterized St. Luke's

as a commercial property said that increased traffic is associated with negative factors

such as noise, pollution and safety concerns. She described horv she had looked at 341

properties in New Canaan and Da¡ien which sold f'or more than $ 1M and concluded that

p¡operties on busy roads rvere l0 -15"/t lower in value. She also spoke to the assessors in

New Canaan, Darien a¡rcl Westport about the factor they use in their valuation rnodel to

show the commercial influence of schools and the traffic they generate. Mr. Papp asked

how traffic influences property valucs- Ms. King stated that she believes traffic has

already decreased the values ofpropelties neal St. I.uke's School and ifthere is an

ir.rcr.case in t¡affÌc, it will further negatively influence properly values. Mr. Papp asked
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whether mitigation actions recommended by Ms. King would pleve¡t a decreasc tn

property values. Ms. King said no because tlaffÌc has already decreasccl property valucs

but an enrollment cap could prevent further decreases in ploperty valucs. Mr. Scannell

askecl Ms. King why she was looking back. She indicated that she did so to find a

pattern. She assumed that there will be an increase in enrollureut when the adclition is

completed and based upon that assumption there will be a 10 -l5oZ decrease in property

values within l2-18 months because buyers are already wary ofpurchasing ncar the

school because ofthe proposed addition. She stated that her assumptiorì that increasecl

enrollment would cause increased traffic problems is based upon the assumption that

efft¡rts to mitigate traffic congestion would not be effective. Mr. Crofìon asked if she

was testifying that past expansions have impacted the neighbors' property values. Ms.

King indicated that the impact of past expansions is probative of the future irnpact of the

proposed addition. Mr. Papp asked ifa house near St. Luke's School or another

commercial property is already less valuable than it would be in anothel location because

of the traffic the school generates. Ms. King said that was true. Mr. Goodwin stated that

there are positive aspects to buying a home near a school. In response to Mr. Radman's

question about why she did not look at houses near the school and houscs away fi'orn the

school, Ms. King stated that she had tooked at 341 properties in Darien and New Canaan

and that the important factor is the impact of traffic, not being near a school. Mr.

Scanneil asked how she determined that the increase in traffìc is due to a growing school

rather than an increase in the population of New Canaan. Ms. King indicated that she

believes that the traffic problem on North Wilton Road is the result of increased

enrollment at the school and that it decreases property values. 'lhe appraisal methods that

she used include assumptions that are generally acceptable in the appraisal business. Her

underlying assumption is that the school's enrollment will increase and therefore traffic

congestion will increase. Mr. Flinn asked if property values on Soundview f.ane would

decrease due to their proximity to constfuction. Ms. King said they would. Mrs.

Grzelecki asked if Ms. King has looked at the assessments of houses near the school.

Ms. King stated that she had not but she talked to the New Canaan, Da¡ien and Westport

assessors to see what assumptions they build into their valuation model' Mr' Papp stated

that he had talked to the New Canaan assessor and that it was his opinion that the impact

of increased traffic may manifest itself in a change in propefty values over about fìve

years.

Steven Sosnick, 144 Soundview [,ane, speaking on behalf of himself a¡rd some of the

neighbors ofthe school explained the actions ofthe neighbors and why it took so long to

engage an appraiser. He challenged several aspects ofschool's appraiser's repoft- He

expressed the following concerns ofneighbors: l) lighting and screening,2)trafftc,3)
use of Soundview Lane by St. Luke's School, and 4) establishing a growth target or

enrollment cap. LIe asked that ifthe project is approved, there be a binding agreement

with the school regarding the lighting and screening and that there be recourse ifsplit
arrivals do not decrease traffic congestion. Mr. Papp assured him that the Commission

would consider the concems of the neighbors when making a decision on the

applications.

Attorney Bayer questioned why the school didn't originally apply for a Special Permit

and why the school is unwilling to talk about an enrollment cap when the school has

stated that it has no intent to increase enrollment. He suggested that the school was

trying to avoid having the Commission place a limit on its future ability to grow.

Attomey Bayer cited several reasons why the Commission should deny the application.

First, in his opinion, the site plan does not confotm to the regulations because the parcel

that the Head of School's house sits on requires a Special Permit and without a Special

Pelmit it cannot be added to the school property to meet the coverage requirements for

the proposed addition. Second, even if the Commission decides that no Special Permit is

neeãed for the I{ead ofschool's house parcel to be included in l.he coverage calculation,

the applicant has failed to meet the burden of proof shorving that the application meets

the criteria for a Special Permit.

Attorney Finn explained why his client filed a Site I'lan application fìrst and later fìled an

application for a Special Permit.

Mark Davis, Llead olSt. Luke's School, denied Mr. Richey's allegation that thc school

had offered to purchase his house. FIe stated that the proposed addition supports the
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school's mission an<l that the vision of thc addition was sl.rarecl with neighbors as eat'ly as

2008.

Keith Richey sharecl his recollection of the convcrsations he had with Mr. Davis. He

asked the Commission to impose conditions regarding the time and length of construction

activities if the application is approved.

Chr.istine Seaver, Chair ofthe Board ofTrustees of St. Luke's School, spoke about the

purpose and values of the school. She said that enrollment is based upon the mission and

proþ,u*r ofthe schooi, that there are no specifìc plans to grow the school but that the

school currently has the capacity to grow. The desire to separate the middle school and

the upper school schedules, not the desire to increase enrollment, drives the need for an

addition. She stated that the school opposes a cap on enrollment because it needs to

maintain its flexibility, retain its ability to respond to the competitive landscape and retain

its institutional resiliency. She stated the school is committed to 1) improving traffic

conditions, 2) clecreasing light pollution fì'orn the campus and adding screening to, 3)

continuing the good relationship thc school has with the ncighbors and meeting every fall

to hear concerns, and 4) not using Soundvie'uv Lane for to mitigate traffic'

Attorney Finn statecl that he believes that the neighbors have lost sight ofthe fact that the

issue is the impact of the new addition on property values, not the impact of the existence

ofSt. Luke's school on property values. FIe spoke about the distance between the

proposed addition and the Richey property. I{e addressed the concept ofstudent density

iatio as presented in Randall Guynn's letter submitted on March 4,2013 and concluded

that using Mr. Guynn's analysis St. Luke's School could increase its enrollment

substantially. He stated that he had received no objections to the lighting and screening

plan presented on February 26,2013. He disagleed with Attorney Bayer's arguments

that the lot that the l{ead ofschool's house sits on cannot be used in lot coverage

calculations and that an enrollment cap should be imposed. Attorney Finn read from a

letter submitted by Mike Galante, the school's traffic expert, refuting Mr. Kavoo(ian's
allegations that there wele defìciencies in his traffic study. With respect to Ms. King's

appãisal, Attorney Finn stâted that the proper analysis is to compare present value to

pråjected value after the a<Idition is built, that the appraisal ignot'es Mr. Galante's traffrc

i"pã.t *¡i"tr says traffic will improve, that there is no analysis of how much traffic rvould

háve to increase to negatively impact property values and as such there is no basis for

Ms. King to conclude that traffìc will decrease property values. Attomey Finn

responded to Margaret Cooper's March 4, 2013 letter in which she expressed the concern

that growth of St. Luke's would increase pollution by saying that the proposed conditions

protect against an increase in traffic therefore pollution would decrease. Attomey Finn

said that the proposed conditions provìde a'soft cap' and give the Commission ongoing

oversight andjurisdiction over the school.

Attorney Finn int¡oduced Michael Gold, the school's appraiser. M¡. Gold said that a

before and after analysis is the standard measule of impact. St' Luke's School now and

St. Luke's School with the addition is the comparison that should be made. The proper

analysis is to try measure the impact on property values of the proposed addition but that

it is difficult to scg'egate out a particular factor. He characterized Ms' King's appraisal

as containing opinions that are outside the scope of the appraisal.

Mr. C¡ofton asked Attorney Finn to clarify the schoois position on an enrollment cap.

Attorney Finn said that there is no evidence on the record on which the Commission

could base the imposition of an enrollment cap. There must be evidence for a basis for

calculating a cap that is tied to a ¡eason authorized by the regulations and the calculation

of the cap must be based on evidence that allows you to arrive at a number for the cap.

Chairman Papp noted that there were two applications with different timelines before the

Commission and that the public hearing on both would be closed tonight. Attorney Finn

said he had the authority to agree to an extcnsion until the next meeting. Mr. Papp stated

that if the Commission does not have time to nrake a decision on the site Plan application

at the next meeting he will ask for another extension and ifthe school does not agree to it
the Site Plan application may have to be denicd.

Chairman Papp canvassed the Commissioners and detelu.rined that they were all eligible

to deliberate and rendcr a dccision on both applications.
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Mr.. Bloom noted that there have been some changes in the rvording of the proposecl

conclitions ancl a new drafi of conditions will be circulatcd'

The public healing on this matter was closed.

REGULAR MEETING

3. Deliberation and any possible action regarding Grace Propcrty Holdings LLC,

365 Lukes Wood Road.

The Commission discussed Mr. Kleppin's draft of the conditions for the ploject' At the

next meeting, the Commission will review a revised draft of the conditions and rvill

address the intervention.

4. Adjournment.

'lhe meeting was adj ourned at I I : 1 0 pm.

Jean Grzelecki, Secretaly
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EXHIBIT 4



NewCanaanite.com (http://newcanaa¡ite.com/a-huge-amount-of-interest-philip-johnson-glass-house-sees-record-high-visits-in-september-

Æ3n)

'A Huge Amount of lnterest': Philip Johnson Glass
House Sees Record-High Visits in Septernben
By: MICHAEL DINAN I October 6, 20'16

Anchored 5y a popular. special installation fhttp://theslasshouse.ore/whats-on/vavoi-kusama-narcissus-qarden/) . the Philip Johnson G]ass

House fhttn://theelasshouse.o¡e/) in September set a new high-water mark in visits for a single month since opening to the public in

2OO7.

The National Trust for I{istoric Preservation site welcomed 2,595

visitors to its iconic 49-acre campus on Ponus Ridge last month

(by way of shuttles from Blm Street), primarily through tours,

according to the nonprofit organization- The figure marks a rrr
percent year-over-year increase for visits in ille month-

It likely had to do witJl Yayoi Kusama's 'Dots Obsession"

installation, which closed last week, while the artist's "Narcissus

Garden" and "Pumpkin" installations will run tlrough Nov. 3o,

the season's end, accoröng to Christa Carr, communications

director at The Glass l{ouse.

The Dots Obsession installalion øt PhiIþ Johnson Glcss

House. Photo by Matthew Placek

Glass House Monthly Visits 2015-2016

20L5

Jan.

March

April

1,76L

June L,76A

"It generatecl a huge amount of interest all over the world, locally

and regionally," Carr said. "It basically sold out before tickets were

up."

Here's a look at visitor numbers at The Glass House over the past

two years:

20a6

37

46

275

2,197

2,150

1,89o

36

54

15

28s

9

Feb.

July 1,243

L,335

May

/ 1.)Aug.
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20L5 2At6

Sept. 11227 2,595

Oct. 2,L]4

Nov. t,623

Dec t6

Total LLr442 9,949

*'source: Philip Johnson Glass House

The "Dots Obsession" installation, full title "Alive, Seeking for Eternal Hope," was the third part of a landscape installation on view

throughout the season in celebration of the uoth anniversary of Philip Johnson's birth ancl the loth anniversary of t}re opening of the

Giass House site to the Public.

Kusama created an "infinity room," covering the Gìass House with her signature infinity polka dots.

Visitors who attend the exhibition during this period were d¡awn to the unique experience of seeing the world through the eyes of both

Johnson and Kusama simultaneously-

..It shows the programming was a draw,' Carr said. "Nobody wanted to miss it."

After its Nov. 3o closing, The Glass House will reopen for tle 2017 season on May r.

Backed by Carr an¿ Deputy Director Scott Drermig, The Glass House has been led for one year by Executive Director Greg Sages. Hired

origiaally as finance manager and with a background in construction, Sages put a new focus fhttn://newcanaanite.com/we-need-to-be-

doine-better-new-director-€ves-fundraisine-caoital-needs-at-the-slass-house-qzzr8) on fundraising and capitaì needs at the site. In January,

Sages and The Glass l{ouse came to the New Canaan Planning & Zoning Commission seekinq a modest expansion

hours and operations. Following several public hearings at which some neighbors voiced opposition (http://newc¿naanite'com/that-

oroo..tu-is-st¡ueelins-pz-chairman-voices-support-for-expanded-operations-at-philip-iohnson-qIass-house-371qql and several community

members expressed support, The Glass ¡19uss won P&Z aporoval (http://newcânaanite.com/vou-are-assumine-that-tìewe-bad-actors-after-

,ome-wraneline-oz-aerees-to-modifu-ooeratine-permit-for-nhilip-iohnson-slass-house-?86221 in May.

Asked about how the modified permit mayhave affected attendance at The Glass House this fall, Sages said tlat the "timing of the

approval did not allow us to take fuII advantage ofits provisions during our current tour season."

"It did, however, allow us to increase attendance at our Annual Fundraiser held in June from 250 persons to 400 persons. As a result,

the fundraiser set a record for both revenue and net result available for maintenance and preservation of our 14 structures on 49 acres

and our museum qualþ collection of contemporary art. We will also be able to hold a post tour parly for attendees of our Philip

Johnson House Tour in October, a celebration of our roth season of operation as a public museum and ilre uoth anniversary of

Johnson's birth."

For the current tour season, then, the permit modifications "led to more than $roo,ooo of incremental revenue," Sages said.

..îhis is significant to the Glass House preservation efforts. our expectation for the next few years is that the permit modifications wiil

allow us to raise a multiple of this year's result."

At the final public hearing for the modified perm it,pkz commissioner Laszlo Papp objected to a reference to the Glass House's pìans as

"institutional creep," saying it set New canaan off "in the wrong direction-"

,,I would persoDally not call these entities 'institutions.' I would call them 'public entities.' Why? Because I think a tou¡n like New

Canaan is not a number of houses or residents. It is also the activities these residents conduct in various ways, whether it's schools or

the yMCA or a museum or whatever-so the 'institutional' designation implies that these are alien bodies insert.ed into the residential

http://ncwcanaanite.com/a-huge-amount,of-interest-philip-johnson-glass-house-sees-record-high-visits-ín-scpternbcr-43373 213



neighborhoods, which is not true, in myview. I have even more problems with the word'creep.'I assume'creep'meaus some increased

activity by these entities. Ancl again, the life of any organization or any town or any community, means evolving ancl changing. The
,creep, in my view is a sornewhat der.ogatory descriptíon of that activity. If we call it 'institutional creep' then we can cite some

institution or public entities which preceded the surrounding neighbors after these entities were already established and some of thern

even before zoning was instituted-and we don't call it 'residential creep.' This kind of designation makes absolutely no sense, in my

view."

http://newcanaanite.com./a-huge-amounl-of-interest-philip-johnson-glass-house-sees-recold-high-visits-in-septelnber-43373
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EXHIBIT 5



Volume of Äctivitl' (Visitors)
2073

Approval
207s12016

Usage

Post
Approval-
First Year

Low Estimatc
10o/"

Post
Approval-
First Year

Modest
Dstimate

20%

Post
Approval-

Usage Year 5

rvith l0%o
incrcase YOY

Religious Institution - Religious Serviccs,

Church Ancillary Activities (AA etc.) and

Church Staff
74,56r 74,s61 81,742 91,262 133,183

Club Acfivities - Arls for Hcaling, Space

Grant Prograrn, General Public G¡ace Farm
Usage, GFF Persontrel, Comrnercial For
Prcfrt Events

0 79,68t t26,4s8 167,435 245,t41

Philantlrropic Activities - Architecture
Tours, Foundation Events, Foundatiort
Personnel, Large Events, Regular Eveuts,

Incremental Usage, Sustainability Events

Note: Excludes General Public

0 32,318 63,201 76,830 I 08,583

i.r1.ìÚ'lì-*.f:i:,,+
¡.-::r:ii:i.: ). .:.:r., . ...1 rrr:':t

11¡;¡;lr5¡!?z';i.,,
.. :.r: r' i.r..;-:,.-:r,'..'

ì.,..1.1,8 fj919 7:: r'ììrì'



È¡¡;ftl.¡enF

108,s83

133,183 245,t4r 108,s83
486,9O7

245,74L

76,830

; 176,830 ..,

335Þ27

167,435

r::167,435:

91,262

.9L,262 .

63,201

27Lt4OO

126,458

8r,742

32,318

. 32,318 '.

186,560

79,681

'.:;:.79,68L".

74,567

-.:'74,561.

Volume of Activ¡ty (Vis¡tors)

Relìgious Inst¡tution - Religious Sery¡ces, Church
qncill¿ry Activities (AÄ etc,) and Church Staff

Club Activ¡ties - Arts for Healinq, Space Grant
Þrogram, GeneGl Public Grace Farm Usage, GFF
¡ersonnel, Commercia¡ For Profìt Events

Ph¡lanthrop¡c Activities - ArchÍtæture Tours,
Foundation Events, Foundation Personnel, L¿rge Events,
Reqular Events, IncremenÞl Usage, Sustainability
Events

Note: Excludes General Public

Grand Total



3,91€

23,95i

29,692

57,566

E
r,Þ¿ /

22,840

29,692

: L51,732

85,044

44,538

2,66s

1321247I

93€

!.33,183

I

2,67s

2A,280

39,318

:i:: ., :: ::.,).a:i.t):l:

trìi:l ClUb'::;r..:i

::.' | !:a ìt: :; :,;:: i: t':i!

ffi

) . .. -.. .'.,..f
1112

15,600

66,643

20,280

103;635

58,086

34,420

7,A24

. .:..,, ...90,326I

936

9L,262.

.r:, , ,,;L:,.,¡, 
.T

2,375

13,846

lr:-,i r36;189.

ì,. Iril::ìi:::j.i:,t:1.'

;,ri,l qubri.i;
,,rril.'r¡ :;:'':;'lìli

;nË[

I
941

9,960

61,090

19,968

," . .:.91,958

s3,246

25,740

1,820

. ,,80,806I

936

.: ,: ::.8L,747.

'..,.'....,...E

1,011

12,587

18,720

,. , ,,ì .:.32,318

lì.:,rCiub':.,,

HH

T

4,570

55,536

78,720

.r... 79,691

48,405

23,4OA

1,820

.. . 73,625T

936

,., ... ,, 174,561

Volume of Act¡Yity (Vlsitors)

Grace Commun¡ty Church (sewices only) - Reliqlous services INO.E IJ

Church Ancillary - Church Sponsored Events (e,9. Amazlnq Gmce (M meetings),
pìckup baskeiball, women's morning Bíble study, Alpha Serìes (exploring Christianity),
men's morninq Bible siudy). Fiqures are based on 75 pæple each day nultiplied by
6 dâys by 52 weeks. INOTE 7J

Church Staff - 8 FTE. Figures bdsed on 5 church staff an stte every ddy

Subtotal - Church Usage

Arts for healing - Saurce Grace September 2016 Applicdtion

Architecture Tours - Source Grace Septeñber 201 6 Appl¡cat¡on - Repofted 61

tours, 83 tauß repr$ents an annualized number. Appl¡cant's cuffent tour prcgrâm
cansßt afdâ¡ly Rtver Walk & Tea tours (18 people) and monthly Gmup Architectural
tous (16 to 45 people). Figures are basd on 25 peple per touÌ.
Low Estindte - 95 tatdl taurs annuâlly (¡.e. 1 add¡t¡onal taur per nonth) Modest
Esttndte - 107 taurs annually (¡.e. 2 addit¡ondl tours per manth).

Space Grant Program - Source Grace March 2017 Applicdtton, Tab F and
Applicdnt's Grace Fdrns website
Appltant hds awaded space grants to dt least 58 not-forpñfits. Low Estimate -
Assunes 29 not-for-pmfts have an executtve boad neetjng once a nonth with 20
attendees dnd 12 fundmising gðlas of25A pæple. Modest Esttñate - Assunes 40
nat-for-pmfiß have dn executive boad neet¡ng once d nonth w¡th 20 dttendees,
12 frrnd.âisln? ?alas of250 people ând 6 fundÊts¡nq galas af500 pæple. [t+tOTES
3A4J

(Prior Events) - hurce Gnce kptember 2016 Applicâùon
incl ude Appl¡ant's 20 I 5/20 I 6 pmgÊ mm¡nq, lncludtnq concerts, conferences,

spæial events such ds Edtth Ddy dnd Winter Outtng, etc.

General Public Grace Farm Usage - Restâurantl Tea Seruice, Ltbrary, Walkng
TÊils, Fßh¡nQ, Pickup BasketbalL Open P/ay. Figures are based on 178 peaple 6 ddys
a week x 52. hurce of178 ts froñ Appl¡cant's Novenber 10 2016 tzffrc repoft -

attendance recads. The only llm¡tations prcposed far public use of Grace Farns dre
/ts hours of operdtion (Tuesddy thrau?h Sdturddy l0:00AM to 7;00PM dnd Sunddys
Noan ta 6:00PM) IHOTES 2 A 5]

Foundation Personnel- Applicanl's representdtions in 2012/2013 wds that it had 2
ar 3 FTE. Àpplicant now hds 60+ peßonnel. Figurs dre based an 60 pæple x 6
daysâweekx52.
Law esttmâte - assun$ dn dddtrcnàl 4 FiE; Modest estÌmate - assunes dn
ddditianal 5 FTE.

Total



8,412

77,569

10,981

14,055

108,583

74,669

4,685

14,055

245,747

8,412

12,000

7,500

9,600

51,000

3,200

9,600

;' ,: ,,,,s;t,ize.7:
'.r- : ...': -'... r ì

8,4r2

12,000

3,000

3,600

. . I l.

.'. .63,20f',
) '. 't.r :.;.:j ':,.i .1

29,100

1,800

3,600

Volume of Actlvity (Vlsltors)

Space Grants - 58 Space grants dwàrded to date.

Low estindte - Assumes 29 argdnizations conduct 1 recuring event ò nonth with 25
attendees in àddttian to theìr nonthly uecut¡ve board neet¡n7 dnd j2 tundrdtsing
galas of250 people.

Modest esttmate - Assunes 40 orgdnlzdt¡ons conduct 1 recurrlng event d nonth with
100 peaple in addittan to theh nonthly uæutive board neeting, 12 frJndrâis¡ng
galds af250 peaple. IìTOTES 4 7 & 8J

Addit¡onal Space crants - Cuîently the Founddt¡on elic¡ts dddtilonal space gmnts
qudfterly. Ftgures dssune 10 new spdce gÊnts dnnually,

Low Est¡ñate - Assumes thdt each new gnntee conducls 4 board meetings wÌth 20
peaple dnd has 2 geneâl neetings/events with 50 people annually.

Madest Esùnate - Assunes that each new grantee conducts 6 boad neetÌngs with
20 peop/e ãnd hds 4 gensdl meet¡ngs/eveng with 50 people dnnudllta

Large Events - The Foundat¡on ¡s seektng 12 evenE ofmae than 700 persons each
calenddr year, Ftgures bdsed on 701 pereons dttend¡ng d one day event 12 tÌnes a
vear.
Regular Events - The Foundat on has requested 24 additìonal sponsored events of
Setween 300 and 700 persons. Only adv¿nce notice to ZEO required, These can be
held 2x a monih, See 2017 l'4anagement plan,

Low and l'lodest Ëstimate - Figures are based on 500 peoÞle attending a one day
avêôt tui.P a mônfh

Incremental usge (Êvents less than 300 persons; no notice or approval
required). Foundation sponsored programmiog (e,9. conferences) for its 5
lnitiativesl - As per the application, these ¿re events that are less than 300 peßons.
The Þ1arch 2017 Applic¿tion proposes no limitation on the number of these events.
Low Estimate - Figures assume 12 events per year with 250 people on ¿verage with
each evenl lasting one day,
l''lodest Estrmate - Figures ¿ssume 15 events wjth 250 people on average with each

iastinq fwo days.

to hold revenue positive events to cover its oper¿ting costs. The R¡ver
h¿s multiple sp¿ces thal can support varying occupancies (e,9, Commons

50 persons, Library - 60 persons, Lecture Hall - 42 persons, Pavilion - 30 per$ns,

Grand Total



1x¿mpie would be an ¿nnu¿l fundraiser gal¿,
to 10pm) and Involvs ¿ catered meal. An

6,Tomeetitsan¡uðloper¿ii¡gexpenses,theAppllcantlslookl¡gtoengage¡nrevenue¡alslnqprogr¿mmingôlGraceF¿rms. Toth¿tend,initsMãrch
ñovieloc¿tionfllmlng,(See20l.7¡1an¿gementPlan-SectionB-VFoundatlonProgrðmSustalnabllib/FundlngOpportunttyEventspaqeB), Thlsrequst
offeraddìtional¡evenueraisingprcgranming. BasedupontheAppllcanfs2015lRSForm990taxreturnrweestìmaLetheannualaggregateexpenseto

2017 Applicãtio¡ the Appllcênt ls requestlhg to supplement lb current uss wlth ¿ddltional br-profiL commerclal use - e,g. corporate rctreats, photo shooB, team retreats,
app¿rently Is due to the fact that only the ¿rchitectulal tou6 ¿re levenue posltlve at Gr¿ce Farms, and thal to make Gràce Farms fìnanctally vl¿bte the Appticant now needs to
run Grace Farms [o be between $5,000,000 and $7,000,000 on a consery¿llve þ¿sls.

meetlngs, and priv¿te or public programmlng (e,9. bo¿rd meeting or general lecture).
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D0mestic Partnership's C¿mpus SafetySwln9 lnto the Centennjðlfuñdralse6 - for êxâmple, (l) trY
Discussion, and (iii) the September 12, 2016 Voics of September 11th publc Dlscourse IniuaUve.

the Appllcanl h¿s3. lt is

space grañt program.L¡rge Space Grants, See Nots 7 & I belowawards were announced on Feb¡uary moteprogram4. Note th¿t the

Gràce Fams publi. hous are Tusdây thnugh Satuday t0 an to 6 pn ând Sunday noon to 6 pn
6race Fams Pass: To expedlte entry and nake use ol speclal beneñts, we suggst rcglsteilng fot d frce GEæ Fams Pass dt the West Ean welûne Centet,

iiltiativs: naturc, ans, Justlce, connunily, ând fatth. PÌe¿se bilng a v¿ld ldentìfìailon to acuvate yor Þass.
Guided tou6 are offered every thusddy at 12:45 pñ ând Satuday at 11:30 an and 2 pn (g2S).
Tea serulce ls affercd ln the Pavilion every half-hout Tu5day-Frlday fton 11 am-3 pn; Satuday ftoñ lf an-s pn; & Suoddy Íøn 12-3 pn (î5)
Caññons: Refreshnents and lght fare ¿re oñeÊd h the Coñnons TuesdafFttday fton 10 an-s pn, Satudayton t0 an-6 pn, & sunday frcn 12-5 pn. Lunch ts setued untll 3 pn,"

ZUlb hearing) that "Grace F¿rms has f,ot been held out ot ope¡ated as a 'public parlç' no. wlll tt be," yet given that it eñæur¿96 ñembe6 of the public tothe AppllGnt stats (añd as reconfìrmed by the Appltcant's attotney at the Commtsslon,s November 29,
wlth the town qovernment.of á "pub¡ic pårk'except for the fact that lt ¡s spohsored by añ enflty not affiltated

5, Oñ page 6 of Enclosute Il of the September 2016 Appltcailon,
come visn, it ls uncleat wh¿t dlstlnguìshes ¡Ls ácflvltles from thåt
The following text ls excerpted from qtacefarms,otg:



EXHIBIT 6



Intenslty Reviewr
When reviewing the application, alll¡iet must be taken into account to establish a baseline of intensity of usage at Grace Farms as represented by
the application, and consideration given to the impacts and encroachments of allowing three independent principal uses to occur
contemporaneously in New Canaan's lowest density residence zone.

Grace Community Church's activities, including Sunday services, must be included and actively considered when reviewing the cumulative effect of
the proposed three principal uses on the surrounding residential neighborhood.

We estimate the true total of attendees at Grace Farms to be closer to 186,000 for the applicant's first year of operations fsee filing: April 13,
2077).

A$leûtecÁmlysitr
c Reviewing the data provided by the Applicant from its three îilings (9/26/2Ot6,3/27 /2017 and 5/25/zo!7),the numbers do not

reconcile.

o Using the weekly attendance sheet (May 2017 presentation) and comparing it to the same time period from Appendix C Statistical
Data for Grace Farms (September 2016 filingJ, the Applicant reported in September the total number atlendees to be 59,498
whereas in May the total number of attendees was IL2,725 using thelr weekly data.

I Applicant underreported 65,482 GFF visitors ln their September 2016 filing as compared to their May 2oL7
presentatlon for the same time period.

I Applicant over reported 12,255 GCC attendees
tr Applicant failed to count a total of 53,227 people

o As per the Applicant, the security gate is raised for all large events (see Applicant's spâce grant materialsl
o In the rolling calendar provided as pert of their May presentation, the total visitor nurnber presented is: f¡lLú91!.

(+/)

-12,25s

65,482

53,227

May 25, 2O!7 tiling
324 days

(I0 / 26 / 2ots to s / 4 I 2oL6l
Source: Total Attendance

(GFF+GCC) By Week

30,565

82,160

Lrz,725

September 26, 2016 Fillng
321 days

Oo / Is / 2ot5 to I I 3L I 2016l
Source: Appendix C Statistical

Data for Grace Farms

42,820

t6,678

59,498

Attendees

GCC Attendêes

GFF Attendees

Total

o Conclusion: The numbers continue not to reconcile,
I The level of usage intensity in New Canaan's 4-acre residence zone is extreme by any reasonable measure. By

comparison, The Glass House on Ponus Ridge Road had just a total of LÐlp.attendees in 2016,
¡ The Applicant fails to demonstrate that they have controls in place to assess intensity or can accurately count,
Ð We estirnate thateach principal use had the following numbers of attendees during Grace Farm's openingyear:

o Religious Institution (GCC) - 74,56L attendees
o Foundation (GFF) -32,318 attendees
o CommunityCenter -79,681attendees
o TOTAL-186,560attendees

. One principal use alone accountsan intense usage



Activities,
When reviewing all the activities at the site, the Applicant failed to review or take into consideration the total number of current activities taking
place at Grace Farms. Again, the nurnber of activities must be reviewed and considered in relation to Grace Community Church's own program of
activities, The Applicant has proposed unlimited usage for all events with 250 people and less.

Key Factsl
o The number of activities given by the Applicant does not even represent one full year, Total Events will be greater as dat¿

provided by Applicant is only for 10.5 months (due to missing 1.5 months). GFF hosts 91 events each month =(964/1O.5).
o Annual number of activities - L,092 activities without any additional approved uses as requested by Applicant,
o Grace Community Church held 50 events with 250+ people in 10.5 months,
o Grace Farms Foundation had 3 events with 700+ attendees and is looking to increase that to 12 events (400o/o increaseJ
o No Cap - Foundation and Church events are unlimited for 250 and less attendees
o Additional large events are being requested:

. GFF had 3 events with 700 people or greater. They are requesting to have 12 events (4OOo/o increase)

. GFF had 4 events (250 to 700 people) and is now requesting 24 events (6000/o increasel

" Grace Community Church activities are unlimited for all usage levels - no caps
o Conclusion¡ The existing program of activities exceeds the current approved use and represents an intensity of use that is

enreme by any reasonable measure for New Canaan's lowest density residence zone. With its current congregation, Grace

Community Church's activity program standing alone -- with more than 50 events of 250+ attendeeúnoneJean - represents
anintensityofusagethatadverselyimpactstheneighborhood. Withadditionalindependentandconcurrentprincipaluses,and
the Applicanfs proposed increase in activities, the 4-acre residential neighborhood surrounding Grace Farms will morph into a de

facto commercial districL

Grace Church (1001 +)

Grace Church (701 - 1000)

Grace Church (251, -7OO)

Foundatíon + Church (101 - 250)

Foundation + Church (21 - 100)

Foundation + Church (less than 20)

Foundation Large Events >700+

Regular Events (300 to 700)

Sustainabllity Events (For proflt =25> to
300)

Unlimited

t2

24

24

?

Unllmlted

Unllmlted

Unlimíted

Unlimited

Unlimited282

605

2

L

4

964

t
18

5I

27

Foundation (701 - 1000)

Foundation (1001 +)

Foundation (251 - 700)

Sustainabillty Events (For profit =25> to
300)

0

Total Events

Grace Church (1001 +)

Grace Church (701 - 1000)

Grace Church (251 - 700)

Foundation + Church (101 - 250)

Foundation + Church (21.100)

Foundation + Church (less than 20)



Continued Growth - Staff & Space Grants:

GFF continues to grow since its opening and once again, the numbers do not reconcile. As GFF represented in its May 30,20L7 presentation, the
chart below represents total attendance at Grace Farms from November 2015 to October 2016, GFF increased staff, Space Grants and eventsj but
the numbers below do not show a corresponding increase, 0nce again, the numbers compared to the usage do not reconcile to the reported
activities.

Total Attendance (GFF + GCC) By Month
November 2015 - October 3I,2016

Sundav
Mornings

Percentage

29.58%

24.I7%

37.77%

28.43%

28.02%

22.65%

26.49%

24.t4%

3r.45%

25.54%

26.38%

27.91%

2t38%

GCC Sundav
Mornings

4,256

3,004

2,642

2,616

3,520

2,659

? L7)

2,370

3,072

2,3r7

2,666

3,467

36,061

Monthlv #'s

14,386

12,427

7,088

9,200

12,562

1,r,7 42

13,r07

ô o1ô

9,767

9,07r

10,108

12,427

131,698

Months

Nov-15

Dec-15

Ja n-l-6

Feb-16

lVar-16

Apr-16

May-16

J un-16

J ul-16

Au g- 16

Sep-16

Oct-16

Total for L2 Months

Key facts: The reported numbers do not reflect growth by GFF and GCC Staff and or use of facility by "Space Grantees."

Staff -StaffinghasgrownbyBto/o sinceopeningdayandcontinuestogrow, GFFcurrentlyhasopenrequisitionsonLÍnkedlnandislookingto
increase staff as well as potentially add another 41+ parking spaces on Puddin Hill Road with the conversion of the former single family residence
into a proposed office building.

37 FTE - Grace Farms Opened in October 2015
42FTE - February 201-6

58 FTE - December 7.016 (B GCC + 50 GFF)
67 FTE -May 2017



ConferenceFacility-TheuseofGraceFarmsasaconferencefacilityfornon-profitscontinuestogrow. AsofMay201,7,GFF hadawarded4T
active"SpaceGrants"witli2moreadditional solicitationroundstobecompletedinthesecondhalfof20LT. AsperGFF'spressreleaseinFebruary
20L6,the "Space Grant" program had 42 "grants" which figure had increased to 58 by 0ctober 201-6.

. +2 Space Grants as per press release [February 2016)

. 5B Space Grants (October 2016)

. 47 YTD (May 2017J

The Grace Farms facility is used as a classroom, as a meeting center and has hosted multiple conferences in violation of the 2013 special permit
conditions,andNewCanaan'szoningregulations.0rdinarily,thistypeofusageactivitywouldhavehadtocomebeforeP&Zforaspecialpermit
reviewandapproval. Usersofthefacility-withtheexceptionofGCCwhichisoperatingunderthe20l3religiousinstitutionspecialpermit--have
not come before P&Z for approval of their activities, Moreover, many of the "space grantees" have their own permanent locations "off-campus"

and are now using Grace Farm's as a satellite facility from which to operate,

Example: Arts for Healing - Overall, Arts for Healing has used Grace Farms'facilities 84 times with 1.680 attendees [see slide 70, May 30,

20LTpresentation). Bybeinga"spacegrantee,"ArtsforHealinghasexpandeditsprogrammingtonowuseGraceFarmsasasatelliteclassroom
location instead of continuing to expand its presence in its approved location in downtown New Canaan. ln Jr-rly 200+,P&Z reviewed and approved
ArtsforHealing'sleaseloritspermanentlocationonGroveStreetinthebusinessdistrict. TherehasbeennoP&ZrevieworoversightofArtsfor
Healing's expansion onto Grace Farm's campus; thereby allowing Arts for Healing to skirt all regulatory reviews and approvais.

Exampier YMCA - The YMCA has conducted 26 events with a total of 1.020 attendees at Grace Farms [see slide 70, May 30, 2017 presentation)
without first obtainingP&Z's permission as required by operating condition 13 of the 20L3 special permit approval. Since 2010, the YMCA has

come before P&Z repeatedly to request permission to expand its usage of its South Avenue campus facility but has faced growing neighborhood
resistance and complaints about adverse impacts and encroachments.

Conclusion; By leveraging GFF's Space Grant program, activities and businesses that would normally be under the purview and control of P&2,

avoid New Canaan's zoning requirements entireìy and shift their volumes and activities - and the related adverse impacts and encroachments -- to

New Canaan's ìowest density residence zone without any oversight or reporting. This begs the question, are we moving the downtown to a 4-acre

residential zoneundertheguiseofa"spacegrant"? GraceCommunityChurchawardednoneofthese"spacegrants"and,asrequiredbyP&Z
regulations, these uses would normally be "accessory" to GCC and would be subjectto Commission review, approval and oversight.
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67 24%

18%50Landscaoins Plan

20 10/
Grading/Drainage

5%t3Guest House/Rental Apt

13
<o/

Plan
Ào/* /ol1Additions
À o/+ /oi0

9 3%

3%9Pool I{ouse/Pool

3%IFlome Ofhce
o 3%

6
ao/

Permit - Portable Classroom

20%
)ther (Barns, Decks, Sub-dìvision ofLand, Playing
lields, Easements, Tennis Court..)

100%279fotal
Excluded: Letters, Environmental Study Inxpact, Renarned Street, Incomplete data, Violations



Location: 377 North Wilton Road, Lowest Densit4 Acre

Additions311/02Addìtions

Additions3t1/04Additions

Playine Fields6tL/04Field use

Plavins Ficlds8t19/04Raise field
PI Fields8/17105Field Conversion to Turf

FicldsPla8/19105Raise field
Special Peunit - Naturc Tlail4l17 /07Nature Trail
Special Permit - Portable Classroomsl22/07classroom

Special Pennit - Portable Classroom6t29110continued to 9114/10T

Additions7 /2t /10
Two additions to main school building, continued to

9/t4/10
Special Perrnit - Portable Classroom7127 /10continued to9/14/10

Additions9/14/t0
Two additions to main school building,Sec.3-2.C.7-

Permit

Special Peimit - Porlable Classroorn9lr4/10
Ternp. portable classroom, approved for 2 years, Sec

3.2.C.7- Permit

Accessorv Buildine11t16/t0
Designate headmaster house as residence and office-
Amend Site Plan

Additions3t26/t3Site Planaddition to rnain buildinSec.8

Additions3t26113
5ec.3.2.C.7 &.8.2.8, addition to main building-
S Permit

Special Permit - Portabie Classroom5/2t/t3
Temp. portable classroom allowed to remain until
addition leted

Construct Dug Out3/31/15out-Site PlanSec. 8.2.4 to construct

Gradine/Drainase313ll15
Sec. 6.4.G, 1,000 cubic yards ofsoil disturbance-

Permit

Additions1983-2004Addìtions
Special Permit - Portable Classroom1999-2000

Additions2000.2002Additions

4 AcreLocation: 95

2tIt99

LowestClub

211/00

Special Permit - Squash Court3/1/04uash court

Parking5/25110
Add t4 parking spaces, exit road,

Sec.3.2.C.1 Permit

Squash Court5t24ll1couft- Site Plan

Accessorv Buildine2003-2008Buildine Additions
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No'e oi.the exzrmples cited by Grace Farms Foilndation, inc. ("Fìouirdatiou") support its

position that Nery Cìarìaap's Regulations ailou, nrultiple, contenll)oralleous principal Llscs olì a

single irLopertY

Exhibit C
Zottin rO untm

I! tne/E 0t(.s -- 162 thA
Zoning Location Property located irr the multi-family resiclential zone

KeY Facts'
n pr.operty inclLrcles nrulti-fÌulily elderly housing arrd a group home conlprisecl of six

d"rllopn.,"¡tally disabled aduits. botil of rvhich are multi-family residential uses

. Daycare use is pre-existing non-conforrning use that predates acloption of spccial

permit rcgitnc in currctrt RcgLrlations

C.nclusion: As the Founclation itself notes, both residential uses arc multi-farniiy

resiclentialdevelopments allo$,ecl irr the zone, attd thus as the idellticaltype of use, do uot

st¡ppolt FoLrnclation's positiorr of multiple, contemporaneous ¡rrincipal uses'

2. Irwin -- 848

Zoning Location Propetty located in I & 2 acre reside¡rtial zones

1

Ke¡'Facfs:

" Predicate of tor.vn's purchase rvas the property"S uSe for passive and aCtive recreatton

users and Commission stated it is a unique park because of location within residence

zone; intent to preserve lar-qe portion of park for passive recreatiou aud natural

enjoyrlent plrrs provicle needed athletic fielcls

e Decemb er 2007 S¡tecial Pennit applícation rvas under Regulation $ 3'2:C' 10 for a

nrurricipal facility a[cl secondariiy uuder 3.2.C.L1for a governtnent facility for

tempoåry office space i' Irwin House for towtl hall employees due to renovation of

Nerv Canaan Torvn Hail.
. March 2009 special peilnit \^,as f-or Historical Society's use of the Gores Pavilion as

ân accessory use ,,i". Regulation $ 3.3.C.7 (rvhich is for unspecìfied "other uses")

as an arts center instea<1 of-as a pool house (original purpose) anclnot for an additional

principal use. Gores Pavilion is open clui:ing specifìc hours.

c May 2009 special perrnit rvas for use of proirerty for baseball fields a,eain under

Regulatio* $ : Z C 10 with conclitiopal controls adcled for use and noise'

. December 2009 special penlit rvas for use of properly to constfuct atl overflow

gravel parking lot again irer Regulation sc 3'2'C' i0
o Augrst 2010 speciai pe6¡it fbr a municipal facility rvas again sought and approveci

again per Regtrlation r\ 3.2,C.10
. April àOtZ special ¡rerrnit for additional nluuiciiral office space rvas also per

Regr,rlalion $ 3.2.C. 10

I



Conclusion: Pri¡cipal usc oJ-848 Weeci Street is as a rtrurricipai 1àciiity tvithllassiveanci

actir¡e r.ecreation. inclucling athletic fields. Gol'cs Paviliott was appro\''ed as atr accessol'y

¡se . llhc scconclar y approval of'tlìe propcny as a govct-lllncrlt facility \'vas ottly otr a

teurporary basis apd due to the extlaordinary cit-cutnstatlces of the ¡:ending gttt renovatiou

of thc Torvn Hall.

3. K.E. el / Con nl Clturr:h -- 23 Purk Stretr,t

Zoning Location: Property located in the I -acrc residencc zone at God's Acre

KeY Facts
. Alipiication iii Aügust i980 pi'cclate.s rsi;ccial ¡;ci-;iiii i'cgiiiic iir Rcgula{ioiil; aiid

was approved bY Zoning Pertnit
o Nursery schooi has rninimal ilnpact on abuttit-ig neighbors -- t day a r.r'cek for 2

hours ftrr a nraxinrunr of B chilclren

Conclusion: The pr-incipal use of 23 Park Stleet is the Congrcgatiotlal Churcir as a

Reiigious Institution. Nursery school/daycare actir¡ities, includittg the i980 Zoning

Perinit, represent a rveil-reco gt'tizea anciliary actìvitv of any chltrcil, no cÌiäerent than

a¡ticipated at Grace Community Church as part of Colnmission's 2013 approval of a

Rcligious Institution at Grace Famrs.

4. 671 Sr¡ut Avenue
Zoning Location: Property located at Waveny Park in Waveny Zone

L/^., E'^,.f..r\u.Ì .f 4 vrù.

. July 2010 apploval relates oniy to a pe rrnit for telecorntnunicatiou (i.e. cellular)

fàcilities on e,xisting town-o$,necl structtrre per Regulation $ 7.8

Conclusion: Completely,Jisti¡guishallie fi'on Founda-tron's appiica-tron as it is not a

principal use of the proPcr-tY.

_s. st. Mic 's Lutlteran. -- 5 Oenoke Ridrt¿r. Roud

Zoning Location Properly located in tile l/Z-acre residetltial zone

I(ey Facts:
¡ Foxglove School's January 7977 appLrcation for a nursery school preciates special

perurit regime in Regulations and was approvecl by Zonirtg Pennit in August

1917.
r ChLtrch's Sunday school facilities to be used f-ol a nof-f-o1'profit llulsel"y school

. Minilnal iurpact on abutting neighbors - trarimutn etlrollment iu nursery school

I -5 chilclren
. Ma.y 2014 application for Tocicilertime NLtrset'y Scirooi to iocate their "5's" ciass in

Ch¡rch's Siinday school faciiities: appears to have beetr a temporary request

2



6

becausc ptograt-ì't norv loc:ater1 at congt-egationai church

conclusion: Tite 1trìncipal use o1',5 Ocrtol<e Ridge is st. Mjcliael's Lutherau chLtrch as a

ììeligio¡s Ilstitutio¡. Nilrscry school/claycare activities re¡rresent ancillary actiVities of

ar.,¡, ãhurcìr, sjlnilar to that antici¡ratcti at Gt'acc Cotnn'iurrity Church as part of

Cc¡mmissiolr's 2013 Approval of a Retigious Institution at Grace Farms'

St. Mørli's Clturch -- III Oettolre Ridge

ffiylocaeeclirttliel_acl-eand|/z'acreresidentialZoneS

l(ey Facts:
o Ja'uary 2002 aclninistr-ative action to allorv f-or tcmporar)¡ cloubling of existrng

daycarl given yMCA constrLrcrion -- YMCA daycare effectively merged rvith St.

Mark's dãycare for du|ation of YMCA's construction activities

. STAR Inc. day care center preclatcs special per.rrit regirne in Regulations and was

approved by Zorring Permit in 1985

. Conclusion: The prirtcipal usc of I I I Oenolce Ridge is St' Mark's Chttrch as a

Religio¡s InstitLltitn. Dny"u." activrties represent a u'ell-recognized ancillary activity

of ariy church^ a¡d the 2002 adrniuistrative approval related to the YMCA temporary

u." *,u, a' identical urse, botit of r.vhich are similar to those anticípated at Grace

Community Church as part of Comnrission's 2013 Approval of a Religious Institution

at Grace Famrs.

7. Nen, ature -- r44 enoke

Zoning Location: Property locatccl at the Susan Du,ight Bliss Park iu a Park zone

Key Facts:
o Neu, Canaan Nature Center establishecl in 1960 and pre-dafes existing

Regulation's special perr¡it regime; only cited approval was an advisory referral

per Conn. Gen. Stat. $ 8-24
. lggzagreer'ent with tovvn relates to building of a horticultural education building

that became town properly ttpon conplction
o Natule Center offers preschool for 2.3.4 and 5 year olds in the mornings

. Child day care approveci administratively by torvn pianuer in November 2003 and

again in Decernber 2011

Conclusion: Principal use of this property is a public pa¡lc. The environmental edtrcation

center ald ¡ursery school/claycare arc accossory activities related to the Nattlre Cer'ìter's

e'vironmental education mission and rvere approvecl acltninistlatively, not by special

pemrif. These ttses are similal-to the arrcillary nursery/daycare uses approi'ed for Grace
'Comrnu,rit),ChLrrch 

as paft of Commission's 20i 3 Approval of a Religious lnstitution at

Grace Farnrs.

3
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PL,AN¡ITNG &, ZONTNG COI'IfISSION

ORGANTZATTONAL I'fEETING

TüESDÀY, JÀNIJÀRY 27, ].998
Onn
ofI
sev(

REGIILAR ÈÍEIIBERS PRESENT¡

MR. JEX
MR. MCKÃY
MR. FIÀHBRTY
MR. SCANNELL
MR. WENDELL
MRS. GRZELECKI
MR. KOLEF

MR. JEX, CTIAIRMAN
MR. MCKÀY, SECRETJ\RY
MR. FI,AHER'TY
MR- SCANNELL
MR. WENDEI]I,
MRS. GRZEL'ECKI
MR. KOLFF

REGUI,ÀR MEMBERS ÀBSENT:

MR. HUNZIKER
vÀcÀNcY

MR, HTINZIKER
VÀCÀNCY

Onn
ofi
typ(

The
give
Elm
oft
lenç
199{

ÀLTERNATE MEI.ÍBERS PRESBNT : AI,TERNÀTE ìdE¡ÍBERS ÀBSENT:

MR. COBURN
MR, ROTHBÀLLER
MRS MASON

The Organizational Meeting was called Lo order aL 7:15 P'M',
by bhe FirsL selectman. The first order of business was the
elecEion of officers for 1-998.

on motrion of Mr. Wendefl, seconded by Mrs- Grzel'ecki, Mr' Jex
was nonìinated for anoLher term as chairman. There ÞIere ûo
furbhernominaLions,andMr-Jexwasunanimouslyelected'

On motion of Mr. Jex. seconded by Mrs' Grzeleclci, Mr' McKay
was nominaeed for anot-her term as secretaI.y. There riere no
i"i¿ft"r nominaLions, and Mr. McKay was unanimously elected.

Mr.BondthankedLhemembersforLheirserviceasvolunteers
uãa Lf,"ir conmiEmenE Lo making appropria¡e and diffj-culr
decisions. À brief discussion followed on budgec requests
for Ehe updaLe of the Development Pfan'

Mr. Bond then turned the meeting over to the chairnìan, and on
moLion of MrS. Grzelecki, seconded by Mr- McKay, iL was voEed
to adjourn the OrganizaLional Meeting at 7:25 P'M'

PLAIINING 6. ZONI$G COÅIIÍISSION

REGIILÀR },ÍEETING

rUESDÀY, JÀNSARY 27 ' 1998

RSGÛI,AR }IEI'fBERS PRESENT REGIÍLÀR I{EI{BERS ÀBSENT:

The
acL
for
toc
caus
st.ri
had
Pet€
oft
drai
engi
abut
Grz€
Subi

I

¡

il

{

5

F:

Êi

ÄLTERNÀ,TE MEMBERS PRESEMT: ÀT,TERNÀTE ME¡IBERS ÀBSENT :

MR. COBURN
MR. ROTHBALLBR
MRS MÃSON

The Regul-ar MeeLing was ca.lfed to order aL 8:O9 P

followlng the I{earing on Lhe N.C' Bar proposal'
was seatõd for the vacancy, Mr. Roth-baf1er for Mr

. rvl. ,
Mr. Coburn
. Hunziker

0nn
Cornn
at$
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The Chairma¡t led a quite lengthy cliscussj.on on tìris
applicat,ion, not ing thaL Lr{o l_e tt_ers ltad been r-eceivecì
subsequent. to t-he .cf ose of the Hearino. and t,ha!-_ rÌrF\-, i,^,, r d
be exdtuded from t-he record.. rhe r.ö;i ;õ;"i;;; ;;qí"äIää"nv
Lhe Commission froru the Town ÀEt.orney and Lhe appliianf,sabtorney (wiLìl ar-tachments) , for which the ueariãg record had
bee¡r held open, were received and considered, On motion ofMr- Wendell-, seconded by I'tr. Scannelf, and wit_h Mr.Flaherty in t-he minority, vot.ed 7 to 1 t_o approve t.he
appJ"icaCion, subjecL. to the following condiL-ions,

1. The proposed lease r^¡iIl violate the maximum density
allowed under Zoning for Lot i+l_2?. Therefore, tlìe lease
cannot be approved príor ho L.he applicanc obE.aining asolution to that issue.

GROUP ITOME - SOUTH AVENUE

ÀlI requirements of trhe Town Engineer shall- be met

Any necessau)/ eesetìtent-s fo;: âccess. i¡tiìiLies or otirerpurposes shalf hre execut.ed and recorded by t.he severalpaËties.
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N.C.H.S. Roof ReplacemenL. On moEion of Ms. Grzej-ecki.
seconded by Mr. Rob.hballer, and v¿iLh Mr. McKay recused.
the Commission voted to reporL b.o Lhe Board of SelecL.men
thaL the proposal v¡as nob inconsist.enL with r_he Tcwn
Plan.

Highway Garage Relocation. Àfber discussion, on mot_ion ofMr. Scancll, seconded by Þ1r. ÌitcKay, it was vot.ed toreport b.o t,he Board of Select_rnen thats the concept LorelocaLe the Highway carage to the Solid. Waste -Oisposat
area was not' inconsistent, wiLh the Town plan; trowever
the Commission would anticipate Lhe opporLunity bo
comment on b.he specifics of Lhe proposal as rhey evolve

SWRPÀ MEETING

Discussion foll-oweci on bhe Sl¡RpÀ Meeting of Feb. ]-8th on tìre
subject of Lelecommunicati_on L.ovrers. Mr. ScanneÌI agreed to
audiL Ehe meeb.ing for the Commission and reporb back.

The Chairnian cìiscussecl bhe complaine filed agaJ,nsL the
Commission by Lhe Mltlvey'group on the Reservõir property
matt-er. He asked bhaL t.he members submib their vacation
schedules to the plannerrs office t.o be b.ransrnitL.ed Lo
HarL.f ord "

Discussion on b.he Budget v¡as carried Lo February 3rd

There being no furLher business L.o come þefore the meeLing,
on mob.ion of Mr. Kolffr seconded by Mr. FlaherLy, iL. was
vobed to adjourn aL LO:51 p.M.

TOWN PLANNINC &
ZONINC COMMISSION

NOTICE OF ACTION TA.KEN
NOI]CE IS HEREBY CTVEN

tlrat fhc Town Planning and Zoning
Cornrnission at ils meef ídg o[ Janu-
ary 27, 1998, took the following
ACTION:

APPLICATIONS ÂPPROVED
WITII CONDITIONS:' l. Application of tl¡e TOWN OF
NEW C^NÀAN, owncr, and Ncw
Canaan Croup Home, [nc., aP-
plicanl, Erst siclc of Sortllt Avcnttc,
(belrind Police Slalion) for a Spe-
ci¡l Pcnnit to allow a group homc
for six dcvclopruentally disablctl
adults.

\i-,-_ r!i..it! È;.,.-L 4n L.i ñr"

2. Äpplication of M. & V. Botl¡-
wcll, Lot '122 River St.. for a
Z-oning Permit to ällow grading ac-
tivity which will not rnee( the stan-
rlards of Sect, 60-20.3.8.

Map "T'' Block96Lot722
3. A¡rplícation of the National

liust for Ilistoric Prescrvation in
tl¡e U¡ited Statcs, Wcsterly Sidc
Ponus fudgc, for a Spccial Pemit
lo allow usc as a limited acccss mu-
scum, inc[uding a visitor's ccntcr
followirrg Philip Johnson's life
tcnancy, No proposcd ncw con-
s truclio n.

Map 26 Block 13 Lots C-7, 27,
67,68 ard 81.-

RoberL McKay
Secrebary

4. Äpplication of St. Lukc's
Founda(ion l';.r., 377 No. Willon
Rd., lor approval of a 30 tt. by 50
ft. mainlenancc garagc.

Map 40 Dlock 105 Lot 90
5. Application of A. & [ì. Scgcr-

son, 102 Vallcy Rd., for'a Resub.
division of two lots on the wcslcrly
side ol Valloy RtJ.

Map 44 Block 108 Lot 125
ROBERT McKAY

Sac¡clz¡v
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Legal l.{otices
sociation that the Zoning Regula-
tions Às amcnded be funher
ll.nq{ æ advcniscd in r}rc April
16 and 23, 1998 issucs of Tho Niw
Canaan Advenisc¡.

lL Applicarions approvcd:
2. Applicario¡ is madc by ri¿Town of Ncw Ca¡aa¡r' as

Owner/Applicant together with

AAN

TOVô{ PLANhANG
&.zoMNc co\,f}4issloN

NOTICE OFAC]]ON TAKEN
Notjce is hereby givcn rbar the

Town P1¿nn;nt a:rd Zoning Com-
mrsslon ar is meecing of May 19,
I 9,YE,took rhe following actions:
r. Appltcat¡on wlthdrawn:

l. Peridon of rhe N.C. Bar As-

Ncw Canaan Group Home, Inc, as
co-applicanr, puÍsuant to Section
60.3.17(F) of-the Zoninfl Resuia-
tions of rhe Town of Noi Caîan
to amend thc Commission's ap-
pmval bf a Group Homc for 6 dè-
velopmcntally dlsablcd adults. The
Commission approvcd thc applica-
tion on January 2'1, l99B wirh a
condiúon regarding density. The
Applicant now asks thc Commis-
sjon . to amend thc approval by
delcting thc condidon rjgarding rhl

dcnsity issue.

. . ^ 
3. Application of J. Chachkcs,

110 South Àvc., for sitc plaa ap-
proval to add.one apartmint ro aa
cxrsung burldtng in lhc ApaÍmênt

Map ',E" Block 64 Lot 911
_ - 4-. Application of SN.E.T. and
LP.O.|., Rrc. #123 a¡d No.
wtrron Kd., lor a Zoning pcrmit toptacc arl additional teleohonc
cquipm¿nt cabinct on an eiisting
sllC.

.^ -Map 
40 Block 39 Lor N/A

(Statc R,O.W.)
_ 5. Application of New Canaan
counry School, 545 ponus Ridge,
for 

-a Special Pcrmir to allow s'ítc

Ë$å Siri$r'l- t* aPPro vcd

Map 25 Block l2Loti,6.
RoBERTMcKAY

Secrcury
5_21





848 Weed Street
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SPECTAL PIìRMIT APPLICA'T'ION/P LIBT,IC TI EAII.ING REOUES'T FORlvf

'fhc urrdersìgned oivner(.s) of rccord hcrcb¡'appil'f-or a SPECIAt' I)trRMlT ¿rs to certain Rcal Estate locatccf a'

[:84&]'vcgl slice!.

Witlrin 500 fcc( of ano(hcr nrunicipalit-Y? Ycs ( ) No ( X ) Towtr of

4)
e
F ó

(o
(o
o

ó@crooor
fJ
o

oo
ùO

O
ôO

,{N

o
()
O

eir.ã¡
Õoc

l arn rcqucsring a SPDClAt. PIrRMIT ol Section(s) 1.2.C. 10 (or requesting a PUBLIC HUARlNG) dcscribetl as

lfrn'rniclpal ¡lark anrl 2) re(:leallon facihties ai the lnsin Park Prc)p€rty

r\IAP 4 32 ITLOCK Íl 20t I,o't # I

you must artach s detailed starcment dcscribing: l ) rhe exisling and proposed usc or uscs: and 2) how the Special

Northerly by: Elizabcfh Vigano, t:t al

Eastcrl¡'by: Sara Rchnbcrg, ct al.

Southcrly by: 'fltornas J. Le(arle, et al

Westerty by: Kevin C. Clark. et al.

SIGNED:

ished ,/Yc,

Permit criteria âre addresscd.

WereSpecialPcrmìtsorVariancesprcviouslygrantedfortlrispropcrty?Yes(X)No()
lly.r,l .opy ofthe Cerlificatcs or Decision ¡nust bc attached'

Section 8. 1 -G. of thc Zoning Regulations,

rvill not be contplete and cønnol bc heard

PRINT: Town ol-Ncw 9anaan
O*rc¡ ol'rccorrl

Flcaring scheduled o/as/ø
Offi cial date of' rcceiPt or/-zo/,,o

X Jean Cr¿clccki, Secrctary of thc Planning & Zoning ssion oithe Torvn of Neç\'

---¿unuu*, ftet*t y õtt¡ry tttut at a mccting of said Corn¡rtiss ion dufy held on said
(^

Comtnission bY resolutìon volcd:

l. That said Spccial Permit bc DENIED'

,9 2' 'l'hat said SPecíal Pennit

Y 3. .f'hat said Special permit bc cffcctive upon its recording on thc Lünd Records in the Town Clerk's officc'

f 4. 'l'hât notice oIsuch Aclion bc published as requíred'

F 5. Conditions' modifications, or restrictions:

/r^4
/1Æ LQtaO,

Crz-clecki, Sec

568 Book: 840 Page: 566 File Number: 2503 Seq: 1
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t-2/ 1. 41 10 Granted Special Pernrit

I¡rvin Park
848 Weed Street
'lowrt of Ncw Canaan

Page2

Condiiìons, modifications or restrictìons arc as follows:

The Planning and Zoning comrnission recognizcs the Parks and l{ccrcation

Commission's desire to expeãite and sirnplify the permittirlg process for thc various user

groups that utilize Irwin þarf Both tÈe Þarks a¡rd llecreatio' Commíssion and fhe

planning ar.rd zoning Commission irave pubiiciy siaieci ih¿ii iiiviii P¿i¡'k is a uilique parl"

because of its location rvithin a residential area atrd its diversc user groups ín addition'

many ol our elected oni"iu¡, havc testified that wiren the tou'n dccided to purchase the

p_k o,.," of thc majoi¡"""nr., recngnized by many of thc neìgh-bors and the community

åi furg", rvas thc uLitity ,,f tni. purli to satisff both passiyc.and active rocreation usets'

l-his Commirrion acmáwÌedges^that fact and believes that tSis Speciai Perrnit appiicati.n

rvill not only pr"r"ru" it^t"g" portion of the park for passive^recreational and natural

"f 
oy**rr,, úui rvil! also pro.,.ì,!e needed athletic ficlds for Ncw Canaan's youth-

This comnrission also recognizes the concerns of the park's neighbors and believes

additíonal saf'eguards can beãdderJ to the applicatio,n {o protect their rights and preserve

the integrity of the surrounding ncighborhood. Therefore, the Planning and Zoning

Commission uppro.,r", itit sp""ãt Peirnít application a.s proposed, with the modif,ications

outiined below. fr "ãJi,iãt, 
it is the opinion of this Commissiorr that thê proposed

Special permif eppricaiion, as modified, tire accompanying lrwi' Park Master Plan titled

Use Demarcation Plan and ihe Topographical Survey, prepared by tKY ]-."1d

surveying, date¿ ¡¡ove-rnu"t g, zoto * tir" Master Plan for lru'in Park and should be

view'e<J as such by the Town ofNew Canaan'

i - The Parks and ,tì"ecreation Commissicn shall prepar:e an a-nnual rçport to thc

Planrrirrg and Zoning commission cach I)ecember sunrmafizing thc programs and

,r*, grÃp, from thã previous year, anticipate<i changes io ihe pro*rams arrd user

group', foi the comine y"*, uny unticipated- changes to the park's fac-ilíties for the

comi'g y"* *à ^y "onìpluíntt 
received by the Parks a¡d Recreatio'

Departrnent regarding activities related to the Special Penlit as v'¡el! as the aclions

taken on each comPlaint'

2. r\ny nerv structure or facilíty, or modificafion to an existing or approved structufe

or i'acility, that is no[ contáined within the Special Per¡nit text, indica[ed on the

Irwin Park Master PIan, use Demarcalion Plan, or the Topographical survey'

preparcd by RKW Land Surr,cying, <ìatecl Novembcr 9, 2070, requires an

a¿¿itionut special Permit from the Pianning and Zoning commission.

3. Perrnission to use the frelds ftrr organized sporting activities and special events

musl bc obtained from the Park and Recreation Commission in accordance with

fhe SPecial i)ermit text'

SlP&Z\t-tgaff)ccision-llcstltufionLanguage-P&Zu0l0\12.ß$fllftinv;r${$s.@Y{g4#oc566Fifel.lumlrer:25Û3Seq:2
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l2lI4ll0 Granted SPecial Perrnrt

Irrviu Park
848 Wced Streef

Town of New Canaan

Page 3

4. As indicated in thc application, loud.speakers and noise-amplifying deviccs arc

prohibited'Inaddition,nois^cassociateclrvìthspccialeve.njs.approveclbythe
parks and Reoreatron commission shall comply rvith the Noise orditlance, as

indicated in thc'ì'own Code'

on such dates wherc there ís a large -special cvcnt or rvhen the athletic {ields arc

being utilized at a rrigh î"pr.iry, rh"e designate<ì ove¡:flow parking shall be opened

ãná ãtt"n¡**s shall be directcd to park in that arca'

6.Onsuclrdateslvlteretlrcrcisalargcspecialeventorq4lentheatlrleticfieldsare
being utiliz.d "t;;ür.l "up*ity, 

ttre pa¡ks and Recreation comnrission shall

require that the uurr-,árìr.¿ group(s) or organization(s) shall appoint or hirc an

individual(s¡ to "n"t" that"vehicle' "oo;ng 
ilre park'.park in the designated

spaces and direct ,r,.* to the overflow parkin['area once the Other spaces are full'

l.Largeevents,asidefromregularlyscheduledsportingevents,proposedfor50or
rnore people shall obtain u T"*p,)rury Pennit from the Planning and Zoníng

Conrnission-

g. .l'erc shall be no parking associatcri_with sportingor special events along weed

Slrect, Wahackme lload or Bayberry Road'

g.fheuseofthesportsfieldsslrallnotstartpriorto.g:00-A.Monweekendsand
concludeatsunsetwhentheparkcloses.Thisrestrictioninc]udespracticesprior
to the regularlY scheduled games'

10- The dates and hours of opcration for thc fields shall be postcd' The a.^sociated

signage shall be l. u""oi¿rnce with "Proposed signage Limitations for Trwin

Pa¡k", as indicatci on pug" five of thc Special Permit application'

t 1. the Irrvin IIouse shall not be used for night meetings'

l2.Additiorralevergreenscrccnilg,excludingW-lritePine,shallbeinstalledalongthe
park,s northern uoun;u.y, *Jrut length of wahackme. Road. Any diseased or

deceased trees shalI bre replaced o, ,ooi o, planting conditions become favOrable'

13'Anyplaystructures,includingswin.gSetS.proposedwìthintheChildren'sGard,en
shall be upp.ou"ã'üv ,n" îtu,*i"g and Zoning Commissíon and shall be

constructed of neutral åolors as to blencl r¡'ith thc natural environmcnt.

5

Recclved for rccorc[ on &- A0 0 tttl4 at^

And recordcd bY ü*
TOWN CLERK

slp&z\rrgalDecísion-RcsoluriorrLansuagc-l'¿,zuotot¡z.lBtt¡'s'lKJh'i'8'lsS+flUgroocS66FileNumber:2503Seq:3
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26

) l- lit-- l1\
ññni¡rT ¡ Ìrnr fr-11.r<lvrr r /rrr¡,! ¡ Tl^\I/I)llDf l- D 

^ 
Df\t- DÇl\ FOIìM

'f hc rrndcsigncd ourtcr(s) olrccortj lrcrcbyapply ror a SPlclAl, I,ERN,ll-r as lo ccnai|l llcal fistatc locatcd at: fr

8dR Wced Strcet/Road.

W¡ttrinS00fcelofanothcrmunicipati(y? Ycs( ) No(r) forvnof

Applimnt.sNanlc:TownofNewCans¡n(Frank.De\.íqo!4)Addrcsj:77i\lsinSt,NcF,Caflsân.Cl.06tJ4(l
Àppl¡-nr's 1."¡"pt on"ñ,,,nU"r, 29¡951.¡951 timril Addre ss; frank.dcnicolald:c.í.n-crv:sgr!q¡r¡.ct.us

t¡r'tîct&ZAcrcZ¡ncs,r.rhorñlth"N.*Crno"nLandRccords: VOLUÀ41ì7ll,P^(ìEl¡3

Rnd rnorc pãrticutarty r.tcsctibcd by bounding orvncrs as follo\vs:

Nonhcrly b¡': tslizabcth Vitano
I::rslcrly by: San Rchrrbcrt

SoutherlY b¡':

lYcstcrly by:

'l'homas J. Lclartc
Kcvin C. Cl¡ù

NIAP #32 tsLOCK # ?ol l,oT# I

Í urrr rcqric:iing r sirEcÌ^L PERMIT ûf Sq:tiors 3.2.c. t0 s{ 3.2.c.1 I (cr requcsting a r.,u tsL{C ! Il:Â-tUN'-i)

dcscribc,l as folloq.s: f ó rrse Â porrioo of rhe l\{si; U,ousc rt fhê lrwir l)ropcrll' !9lgEIlq!1ll-9l!!!-s¿As!lg
s cco n.ì glgdatq'fqrvn [l a(l €molovee-s d urlnf' rcnovutiÒns to'f o\Yn HRll'

you nìusr a(tach a dúiailcd srârcnlcnt dcscribing; l) fhc cxisting anrl proposecl usc or uscs, and 2) horv thc spccial

Pcrmit critcria arc addrcsscd.

\\'crc Spccia! Pcrmirs or V¿rianæs prcvíously granrcd for.lhis Propcrty'¡

tfycs, a copy ofthe Certificâtes or Decision must be attached'

oll Ârtictc 8. Scction 8.1 .G' of thc Zoning Rcgula(ions'
I hcreby rcknowlcdgc tha( untess I comply tvith provisions

*hicl; icquíre specilìc notilìcqtion q{ccrtaín nciøhl¡ors' nty appl ication will not bc comoletc a¡d cannot bchcatd'

}í*---z--zn4

Yes(x) No( )

Frank DeNicola
PIIINT: Town of Canaan SIGNED

C)$Tciofræord Orrnc¡ of rccord

Olficial clatc oFrcceiPt: r0/29/07 Hcaring schcdutcd: 7t/27/07

XX Jcan Grzclecki, SecrctarY of thc Plan¡ing &. Zoning Commíssion of lhc Town olNcw

C";;.\ h*;b)'"".tiFyrttot at a nìce(ìng orsaid Commissi

Cornmission by resotution votcd:

l. Thît säicl Spccial Pcmit bc l)llNlËD'

v 2. 'ì h¡i said Specíal Fennit 6€ffiT'ÞÐ
'L_-/

-ð--3.,I'hatsaidSpccialPermitbecffcctivcuponi(srecordingonlhcLanrlRccordsinthe.[ownClerk.sOfficc.

-X.-- 4. Tl¡at noticc ofsuch Ac(ion bc pÛblished as required'

5. Conditions, nrorlilications, or rcstrictions:

on duly hcltl on 0 said

L2/6/07 New Canaan Advertiser
PrrblishcdCr¿clccki,

Rcv I li0li07

S:\BL^NK FORMSìSPECf ,1L FERI'llTslsocc¡al Pcmir H8 tÀtæd 5l lrß'iÓ CcdifÉâti'rtr '4ppticalion P&Z lì{{ I I li 0? dm

Rccdvcd for rccord -a a¡n
,{ad rccordcd by Ol^u¿tL

TOWN CLERK

Book: 779 Page: 798 File Number: 2226 Seq:1
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.I'I BI.IC

1ae utlcrsig:ted qrvncr(s) of rccord PEltlr'll't as to ccrlain Rcal Dstatc locåtcd at:

Strcct4{oad.fl

Wíthin 500 fcct of another nrunicipnlit¡-'/ Ys ( )
Appliænt's

Nortlcrly by:
Eastcrly bY: Sara

M^P # 32 DI,OCK # 0l

I am requestitrg a SPECÍ AL PERMIT of Seaion(s)

as follorvs

"ooJ
1A

/, n"lAtld¡e ss:

ín thc Ncw L¿nd Rccords: VOI-UIV{E 71.3 , P^GE

s fo|lo*'s: :bounding owncrs a

Elizabeth Vi ano Southcrly bY: 'Ilìomas J . Letarte
Westcrly by: Kev l- l'ì. å rk

? LOT g l

(or requesting a PUBLTC
Ò¿1

youmustafiôchBdcta¡tcdsutementdcscribing: l)thcexistingandproposcduscoruscs;and2)horvtheSpccial

Pemít cntcria sre addr¿sscd'

Were Spcclal Permils or Varianccs prcviously graÏ"d.f?lJl'j property? Ycs

If ycs, a copy of thc C¡rtifica(cs or Dæision mast bc attîchcd'

f lrereby ackrowlcdge úar unlcss I compty.with. provisi"ll: "f-'Tl:::^1
in".ií"t-t"tr*i'",",ûrrt,", my aPPhcatron

r xx Jcan Grzclccki, Sccretary ofthc Plonning &

L;ffilt;aæffi-tn"tat a mcetilgof saidCommission duly hcld

No1)

Scction I.l.G. ofthc Zouing RcguJations,

will not bc complcte and eg¡¡øl bc hcard'

¿q 0 said

I Hfi H ü H ffi ffi ffi fi[Nfl ffi ffi ffi HI ffi HH
Doc I0: Ooo57789O0O1 TYP.: LAH
Eook 8of Page 990
FLlsl 2354

bo DENìED.

Recelvcd for record o J 5 ôî A:5+ pl.'1

,{nd recordcd by --Clur^-L:.¿{ ' L)<-6.r/
TOWNCLERK

ô+--¡-¡4¡r¿ A"+ta^;¿ug 4îrrrt
schcduled: 2/24/09

Zoning
on2

Conmússion of thc'lorvtt of Ncw

Cornm'ssion bY rcsolution votcd:

l. That said SPecial Pemit

XX 2. 'tfiat said Spccial Pcrmit

XX3.ThatsaidSpccialPcrmitbeeffecliveuponitsræordingonthcl¡lrdRecordsinthc.].ownClcrk's
Officc-

4. That noticc ofsuch Action Ùe publíshed as rcquired'

5' Conditions' modifieations, or rcstrictions:

315/09 New Canaan Àdvertise:
Grzelccki, Publishcd

S:\Bl-ANK f:OR-VS\SÞf CIAL PERMfTsSpæíåt Pcßìit 
^pp -lÂfo- 

I l 0l 07 dæ

GRll

Book; 801 Page: 990 Fife Number: 2354 Seq: 1
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SPIìCTÄL I'F,IìMIT APPLI .-ÄT'ION/PU ßI,TC HEAIìING RI4OTIEST FOTIM

'I'he undersigned owner(s) of record hereby apply for a SPDCI¡\'L PERMIT as to certain Real Ëstate located at: #

848 Wecd Street/Road-

\Vithiu 500 feef oIanother rnunicipat¡ty? Yes ( ) No ( x ) 'forvn of

Applicalt's
Applicant's
Inthel&2
And morc parf icularly rlescribed by bounding owners as follorvs:

Thornas I -etarte

l'-sYirç.-C]qk

MAP # 32 BI,OCK # 2OI LOT # 1

f am requcsting a SPECIÂf. PERMIT of Sections 3.2-C-10 , dcscribed as follows: to use a portion of tlte

northcâst co er oi the nroncrtv ior I fields.

you must attach a detailecl statement describing: l) the existing zutd proposed use or uses; ard 2) how the Special

z.
5

Northcr!;,by: E!izabethVigano
l-lasterlv br,: Sara Rchnbelg

Southerly by:

Wcstcrly by:

:..
-o
æÂ:>

:NO
oOI
d@no
@@ooúc)GodÈú

o+.'OO
o@

JOoodooi
ooI

=

:

i'enliít criie¡ia are addressed.

were special Permirs or Va¡iances previously gran(ed for this properÇ? Yes (x ) No ( )

lf yes, a copy olthe Certifìcates or Decision must be attached'

f hereby acknowledge that unless I comply with provisions of ,{rticle 8. section 8.

rvhich iequire wec¡ic "ot¡ncat¡on , my applícation will not be

PRINf': ¡ tq€Íè T-t.o.-*-", SIGNED
Orvner of record

Official date of receiPt April 20, 2OO9 Hearing

, xx Joa.n

Canaan, hereby ccrtilY that at a

Crzelecki, Secretary of thc Planning

meeting of said Comn¡ission duly he

& Zonins- Com
fl1ô

ldOn Jf LJ

can Crzelecki, S

Rcv lll0 l/07

I.G. of the Zoning Regulations,
cannot behea(d.

Owner of reçord 'n¿'ëYL n4*4

scheduled: MaY \9, 2009

missí
/a9

on of the Town of New
salo

New Canaan Nev/s Revierv
New Canaan Advertiser
Published llay 28 , 20O9

Conr¡nission by resclution voted

l. -l'hat said Special Permit be DENIED

-ax- 
2. That said Special Pernrit be

xx 3. That said Spocial permit be cfÏcctive upon its recording on the Land Records in the Town Clerk's

() I I rce.

XX 4. That notice of such Action be published as required'

xX 5. Conditions, modifications, or resrrictions: Please see Page 2 attached '

S:vlL¡1NK roRMS\sPr:crAr. PFRMf rs\spcciar Pcmrit ,tt *Ëåä 
[î'" iî'å'"'Ëälg:"""ädËt Ëìir]tÑtfåln"r, 3414 Seq: 1
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05llgl0g Granted SPecial Permit

848 Weed, Irwirr Park

PageZ

2

3

4

The backstop and fencing may be scasonal only and can be erected for the

*q";;,.d úiod of timef Aprit ls'h.to July I't'

ThLrc shaù be no scoreboards or lights'

Scrcening shalt be installed, as soon as practical' along Wahackme Road to

preciudeihe neighbors view ofthe backstops'

There shall be no partini associatcd *'ith tlle sports activities along Weed Strect'

Wahackme Road or BaYberry Road'

Recelved for record on

And recorded bY tt^^¿;rÅ,
0

l-

n1

TO}YN CLERK

S:\)&Z\Lcsat Decisíon-Resotufionrjnsuase-P&2u009\0¡]Eó,úi$f8g'[€fs^isa'gtgd9c 606 File NumbBg-qt oll341 4 Seq:2
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DoÇ ID: O0l64747OOol TYPo
Book 818 Psge 1062
Fr led 23ô3

LAN

SPECT PTlRI\{IT ÄI'PLT TION/PUBLTC T{BARING REOUEST FORM

T'he rutdersígned o*ner(s) of record |crcby apply for a SPECIAI- PIIRMIT âs to celain ïìeal Esrate located at: il

f,dR \tr/æd Strcct Strect/Road

Within 500 feet of anof hcr nrunicipalí$? Yes ( ) No ( x ) Torv¡t of

Applicurt's Namc: Tow'¡r of Ncw Canaan (Tír,er Manr¡) Addrcss: 72 l-Vlain t{, Jrlery Cnnnsn' CI' 06840

,arppti.unt's'I'elephonã Number: ¿!3:594{f Email Addrcss: fieer'mann(aci'ne$'-csnqan'c('us

In rhc I & 2 Acre i40nes, as sho*on iir the New Canaâr L¿nd Records; voLUME 713' PAGE f I l
A¡d more particularl)'described by bounding o\\¡rlcrs as follows:

Northerlyby: ElizaÞqûLigq¡q
E¿sterly by: $-r-¡a S-Ch.r-r.ll-qg

Southcrly by:
Wcsicriy by:

TLo¡nssl-l,clqÍç
LCJIn \-. \,larN

M^P # 32 ÌìLoc¡( # zoi LoT /f I

I am requcsring a SpECIAL. pERMIT o[Sc,:(iorx 3.2.çrt0 , tlesrribeti as tollow{;'- to conslruat a nørkíug lol iu lhc

xorthcas! corncr of tltt 27o!3!tl''

You must attach a detailed sls(eme,ìt describing: I ) the existing znd proposed use or uses: and 2) how the Spccill

Pe¡mit critcria arc addrcsscd.

were Spccial Pcmrirs or varianccs prcviously granted tor [his property? Ycs (r ) No ( )

if I'cs, a copy of the Cerlifrc¿te¡; or Decísion must bc attachecl-

I hercby acknowlcdgc rhar unlcss t comply witlr provisions of Article 8- Sectìon 8-l-G. of thc Zoning Rcgulations,

rvlrich requirc çpSe!rtC-I9l¡ficdtion o.f c;rt;¡ , nry applicatíon ',\'ill not bc complete and c¿nna¡ bc hc¿rd'

PRINT: l'4 SÍGNED:
Owns of uord Owncr of ræond

Official datc of reccíPt ¡ t /tç /r:9 Heariug scheduled t¿ltç /() Lt

J can Grz-elccki, Sccrclâry of tbc Plarining &Zoning
tt' oq

of thc 
-fown of New

. said
Canaan, hcrcbY oenifY that at a meeting of said Comn'rission duly held

Commission bY rcsolution voted:

L That said SPccíal Permit

y - 2. Thatsaid SPccìal Pcrmit

X 3. -l-¡ar 
sai<i Spcciai pcrnrir bc cfleçtivc upon ils recording on ihc Land Records in the Town Cl¿rk's

Office.

on t-7

X

X

4. Tha( noricc of such Action be published as required'

5.Condiríons,nroclifìcations'orfcstfictions:/,7l'f-l-z,É,'"ffi
,.n "^uÍ c,*7-L7 ,-r*<" ,t*,1 ct** Q:":':r'p'n- 'B¿=f'/t¿<"'/L'ò"/

j.,)cZ..V

be DEillED.

GR4'NTED

ean Grzelecki,

' /VtL'

J¿ /agþf-Ø¿o.4*-o
Published zl/'1'72<-,-¿--

\\daræcruc¡\ucrsS\Mamt\My oocurncnrswaving\Yær 2oo9tPavc, z0O9 - frwìn Pa¡k Drivway\Spcciat Pmi( 848 wccd St lrwin cs(ilrcstion

iîpr"'J* nazrH r2.rs.oedoc Rn€¿lv.d for rccord anJZ^úJ*3"_atÅL?Åpv
Ands06¡nd r<try,s Ér^1}.ç.y*æ&,M-Wr 2 3 0 3 s e q : 1* row¡¡ (:LERK



Pâgc I of I v0LBbq Prlt2q

Ls to ærtÂitr Rc{l lfç(âf c ìoæted at:

oa n"1. 1o 
V

lhe oxrer(s) ofrecond hcrcby apply for a

fvit[i¡ 500 fec( of¡no(her m Ycs{) NoQ{ fomof

,{pplicant's
Âddms:

F-ruíÄddrr:ss:

Itr ¡s shoça' in the New Camm fsd Rccords: VOLLIM-B* ?t1.1

Â¡d morc dcscnbcd bY bo:tding ontæ r follows:

SouthcrlY bY:
NorthdY Waterly bYr
EastcrlY

NTAP# 3 d BLOCK# J-4 1 I,OT#

,s

!:z

:>
:ts

-3_=:Nñ:@n

:oo

-aR
æ..3à

r

orsørion(s13.,|. e., n t 
gi3*ç*P

ar/JBUc r{EeÌuNG)
I m rcgucsting ¿ SPDCTAL PERMIT

dcscnAcd æ follows: to allow for municipat off¡ce space within
the first ffoor of the Guest Apartment

you must stt¡ch a dclai.lcd statmeflt dæcnting: l) tie cxisting and proposcd usc or uscs; a¡d 2) how ttrc spccial

Ponit critcria a¡e addrcssd.

werc spcôiat permiLs or vúiæccs prcvrously gmntcd forrhis propcrq4 Yæ ft
f ycs, e .opy oitL Ccrtifiåtca or hision must bc sttsched'

ofAniclc 8. Seclion 8,

applìcation wif not bc

SIGNIED: t.

No( )

I.G. of thc Zrniug Rcgulaúoos,

cor¡plcte snd cdããol bc hca¡d'

,fr
I hcreby ækrowkdge úar unless I conply wit'h provisions

whicí ic4ttre sP a?i fì-ç notílic q t! on qf-çer4in nf i e h bors' my

PRINT: O@Ohú of Gord

O.ltcial datc of recciPt:

Cuæ¡t" c¿ftíô,
Jea Gr¿clæki, Secrepry of t'be Planning &

-ttrat at a øccti::g of said Commicsion duly hcld

Hearing scheduled: o a-/a t'/ .- .

Tpni¡E [emmis5i6¡ 6f fte Towu of New

of! said

Coormissíon bY rcsolution voletl:

l. That said Spocial Permit bc DENIED'

./

-Jz. 
That said Spccial I'errnir u(ruÐ$d'

--J' 
Tr}at said Spccial Pe¡ait be cffcctive upon ils recording on tåc l:nd Rccords in thc Town Clcrk's ofûco-

Tbat ¡otice ofsuch ,Action bc publishcd as rcquircd

5. C-onditious, modifications, or resl¡ictions:

A<¿^-*L,..
ê\Ure\dolua\Appr:auúÆMliwsñ\Wiodou\Tær¡nwy [n1øadFil6\Cor(6LolrllooH0P]I IFGELSpæi¡.! Pmit r{¡p -lnfo 

l0 0l 09.dæ

Rro*vtd frr rærrf å, a: P'h

Æd rccrfcd bï
CLERK

4-

Book: 869 Page; 1129 File Number; 3703 Seq:1
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S. M- Barnes

Sec re tary

TOWN PLANNING AND ZONING COMMTSSTON
SPECIAL MEETING

Tuesday, Àugust L2., 1980

Members Polled

william ¡. HarL,
John M. Jex
John M. Reid
¡avid À. Teaze
S. M- Barnes

Jr Cha irman

The Town Planner polled each lisf-ed member regarding the request
of the Board of selecLmen for a Report and Recommendation on its
proposal l-o I.ease the former Lloyd house on Lapham Road to a

private party for residential purposes-

Mr
Mr
Mr
Mr
Mr

Each member, after due consideration, voted unanimously to
rnend that it had no objection to the leasing of the house
such time as the Town decides upon the appropriate use for
property as a parL of the i,Vaveny Park complex-

S- M. Barnes
Secretary

recom-
until
the

Present

TOI/ûN PLANNTNG ÂND ZONIÀTG COMMTSSION
PUBLT€ IÌEÄRTNG

Tuesday, August 26, l9BO
B: 15 P.M.

william o' Hart. 'fr', chairman
John M- Jex
Gouverneur M. Nichols
Laszlo eapp
John M. Reid
Crosby R. Smith
David A- Teaze
S- M. Barnes, Secretary
DanieL A- FoleY. Town Planner

Mr
Mr
Mr
Mr
rylr
Mr
Mr
Mr
Mr
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The Chairmau opened {-he Public l{earing aL B:2.O P.ivl . and read the

firsL CaLL as follows:

NIOTICE IS I{EREBY GIVEN LhAt LhC ,IOWT PLANNTN9 AIId ZONiNg

Commission wiLI hold a Public t-Iearing in t-he Board Room of
{-he Totn¡n HaLl on Tuesday, Augus1; 26, I9B0 aL B:15 P-l{- l-o

consider tJre follcr-ving :

I) Application of H- T. White, Jr. for a Resubdivision of
six lot s on the i^resterly side of i{eed SLreet and the South-
erly encls of Parish Road and Parish Lane-

tr{aps 2-7, BLock ll, l-ots 26L, 262, 263 (H-7)

2) Application of t-he New Canaan Water Company f or
Zoning Permit under Sect j-ons 60-4 - 1-O and 60-4. 2 (a)
aLlow expansion of an exís1-inq storage l¡uilding on
Westerly side of Weed Si-reet.

MaP l, Block Il, LoL L66

to
the

IÍr -

con
to
siC

(rh
Tov;

T'he

Pre

Tire
and
of
unô:

Upoi
Spet

The
dur.
aIr
the
tlie
l-1r -

3) Application of K. L. Manuel, Congregational Church.
properLy oh¡ner, for a Zonínq Permit under Sections 60-4.lF
and 60-4- 2 to aiiow an addirionai nursery schooi on l-he
premises on Lhe !-üest-erly side of Park Street. maximum of
eight (B) children, one (I) day per week, two (2) hours
per day -

Map B, Block 19, Lot BI2

Mr. Ackerly presenl-ed
ed it with rrembers of

the If . T- whiLe, Jr - Application and discuss-
the commission.

oftop ApPurtenances

-2

Mr- Negria, the Manager of ttre New Canaan Water Company, dÍscussec

the New Canaan Water Company Applicaf:ion wit-h members of the Com-

mission,

Älthough tÌre Towir Flanrrer reporied tÌrat sire iracl beerr irotif ied oí
the Public Hearing. Mrs- Manuel was not present and, as there was

no one present opposed to the Application, it rvas assumed that nc

one would be ¡:rejudiced if the Ãpptication'øas discussed v¡ith l'írs

Manuel at a later meeting-

The Chairman read the second Call as follows:

NOTICE IS HEREBY GIVEN IhAt thc TOWN PIANN'í.Ng ANd ZONiNg COM-

mission will hold a Public Hearing in'the Board Room of the Town

Hatl on Tuesday, August 26, I9B0 at 8: 15 P.M. Lo col-lsider the
proposal of the Conmission to amend the ZONING REGULATfONS as

f ol lov¿s :

6O-LO - 5. Ro

In a Business Zone, no rooftop appurtenances, incLuding
buL not limit_ed to stairwell housings, air-conditioningi
r:n-its, cooling tov/ers, solar paneLs, heat pumps, elêvator
shafts or similar mechanical equipment shafl extend above
the roof level of any building unless t}- e following re-
cJuirenients are met:
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CERTIFICATION

i,S.¡,l.BARNES,SecretalYoft'heTownPLanningandZoningCommrssion,
iereby certify that I caused the Notice of Public Hearing t'o be filed

in the office of the Town crerk and published in the NEw CANAAN

ÀDVERTÏSERissuesofSepi-emberlL,I9BOandSeptemberlB,l9B0.

t-"- Ç!.=*^.*r^
S. M. Barnes

SeÊ-rê'têrY

,f O-

^4

:a
I

:a te
dL

rd

lon

la r-

a

ed

JCX,
cation

5 rh,

ent-

?resent :

I

I Mr.
Mrs
Mr.
Mr.
Mr.
Mr.
Mr.
Mr.
Mr.

TOWI{ PL;.\NNING AND ZONTNG COMMTSSION

REGULAR MEETING
TuesdaY, SePtember 9, L9BO

B:15 P-M.

Witliam o. Hart, JY. ' Chairman
'David B- F indlaY, JT -

,fohn M. Jex
Gouverneur M- Nichols
Laszlo PaPP
John M. Reid
crosby R. Smith
S. M- Barnes, SecretarY
Daniel A. Foley, Tov¡n Planner

rr-

íhe recessed meeting of August 26' lgBO was reconvened
and, upon motion of Mr- Papp, seconded by tvlr' Jêx' the

said meeting were unanimously approved as correct-ed and

:ias irnanimous tY ad j ourned .

at Bt22 P-i{.
MTNUTES of
the meeting

g, 1980 to or{er
l4Lh and October,:he chairman Ll-ren called the meet.i ng of september

j:30 p.rvl- and meetings were schedu.led for october
:he Public Hearing to be held on the 28th'

at
28til,

rber

:lhe Chairman reca lLed that no one hacl ]:een present al- the Public Hear-
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ing of Arìgust 26Lh to cliscuss the K- tr. Manuel and Congregat-j-onal.
Cìrurch lrppì ication and repori:ed iìra.L ivirs- ManueL had askeci to qLtenc
tonight's meeting to d-iscuss the applical-ion - Following a discussron
rn¡ith Mrs- Manuel, upon motion of Mr. J-ex, seconded by Mr. Smith, it
was voted u¡animously to approve the application of 1{- L. ¡'ianuel and

Lhe Congregatj-onal Church for a Zoning Permit to all-ov.' an ad,1 rtru.,a.
¡ìul-se-rl\i s.;c:Ì:t-.o.i Ì;o bc cor:riucted oli the Clnur-ch pt:enri gg5 ai: L P¿irk Sir:e:.
'¿i're Pr::'n-i-L to i;e lirniLeci ii; no more tiran eighi (B) ch1-Lcil-en, {rne (l)
cÌa¡l p,cr r:,reeií, i.v,'o (?) i:ou-::s per iìay.

i\i"'r.e:'consj.r.i er':,r'i;ior: cf the iiew Canaan Viater Coìlìpany Apcllcai-ion: r.ìi)îtl
no:-ion r-,i Flt''. ììc:C, secotrded b¡,, I'lr, Smith, it vas vcLed urìAn j mcusi¡i
i:ì¡¿i',.. the.¡\r:i;l-,i.c¡rtj.or: ot' j.;he lVew Canaan \daier Comcarry r"i;l'rl l/onllrg ir:l'-
n¡ii urlder Se.c.'r-ruiis 6û-4.-L.C and 6O-4.2(a) to pe:-nrii e-xo¡insion ol al-i
ox:ist.in,g sioi'¿,'.Íìe bui friing -i.ccaLed on t,he i^iesterfy side of Ì,ieeci SLlee:
ì-re' +rrnnr..rorlrrlr|/r r., v L!¿ .

i¡c-i. j.ov;in¡r diricr-.r riri j-on of the ìiit^¡anj.s Club lîequest Lo be pel"rnì-itecì tc
iic-' l3 1¡t annu¡ll Éint,ì.qute Shov.¡ at the ì'lev¡ Canaan ilÍgh School, tne Cìrair:::::
a¡:r'ee d i.o L;rL. l: L.¡ i.th r4r. .Je.reril-i ah l{i 1Ìer and te.l-1 }iim the Corn¡nission i:e;.-
fet:s 1;o hea:' j':.'e !)ilescrrLatives of i;he Cl.ub at the Pub-ì ic IIea-ring Lhe
Ccril:rì-i.s.'i.r-cn llcpei tc. l:r-. 1-ii in October on an arnendment to the Iiegulaticr:::,
ì.¡ci,r'ei¡ei', ii iÌrey t^l-: sl-i Lo atï;end the Sepiember 23:C iiear-ing as l'1r. iriiiì::,
i¡rdicatecì in h.is l.etf ei", he t^touÌd suggest Lhey be represeniec¿ by one
,L¡'.Í,wo pecp,le whr:; coi;l.d adcìress'l;hemselves to'bhe merits of the rêcire¡r-.

ili-re proposed ailtelrdment v¡a-s slscussed at lenght as prepared by the C.naì:--
nâil, sirÉjgestj,ons r,.rere rnade and the Torvn Pl,anner instructei to requesi
Llre Coi'poratioì'r Counsel i.c check the lai-rguage and it was hoped that h;
i,,;ou-l d. be abie ìlo cÌc so as early as possibl e in order that the Pub jj c
Ìic::ai:lng ccuÌd Lre held at ihe October Hearing.

l¡cl lov,rirrg discussion of i;he suggestion that the Corrunission requir-e a
bono to ins,l¡:e sr+imrning pool-s would be prdperly fenced, it rì/â.s bhe coi-
s,essus thaí such a regulation was nob withiir the scope of the p,l aneir¡
+',r-.,¡-i ^^ !
i La¡i\- vlvll

I-['ì'¡e ?oirii Piai-irr er- exol airied 'r.he reques! of i4r. iohn i{enneoy,t''the 1ar.r¡i e,'.

ío:: the ov,,ner of the lvlcCrum property on Oenolte, and the Cornmission
a6çi-eed to -lisf;c,,n to the z'eques1, a{. the meeting of Serrtember ZJi:d, hou-
ev(:Í, it r,las ic be understooC ihat the Corn-r'ni ssicnts r,,'i.-l I ingness to
-l-j-si;en was irì no t".Ia)/ to be cons j <iered an indicabion that iñe pr"oposei
i"ea}i.gnrner-rt, <;f' the accesswây vJoul d be anprorred

Tì'ic requesL
tc; ihe Sign

cl' iÌre Burni.ng Tree fc;r aoprovaf of a s15^n vras turned ov::.
Ccmir: c'i-ee ior a report.

bhi s lnee¿int
the ¡notioi.:

Ai )A:26 P.l\i., juiy. S¡niLh morzecl Lhe-'¡ the Cornmi-ssion recess
ui':iil tìre nreeti lig cf' SepLemt¡er 2'j, 198C, Itlr. Jex seconCed
al,cl -it v¡as votrcl unanimcusly.

í"rì::'- \-¡* t5o-^--* *
S. Il . Bar":ies

Se c re tary

m^r rì.r D'r 
^ 

ÀTÀtrÀT^ 
^ 

l.ln 'z^ÀTf l\Tr1 arìMMTSql-fì\I
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S rAI, Á.T'PT,tCA
.ITON/PUßLIC BARi NG IìEO UtrST FOTIM

Thc undersignec.f owncr(s) of record hereby appty for a SPECIAI- PFIRMIT as to ccrlain lìeal F'state located at:

óZi-s-s!ùArçque.

within 500 fcct of anolher municipality? Yes ( ) No (X) Torvn of

Applicanr,s Name: clcar wirelcss l,l-Ç ("ÇJçarwiç") Ad¿lrcss- A8S4L Brolv' Rudnick' l8

Applícant,s.felcphone Nuilã-OOiõõ¡SZZ E¡nail Addrcss: iherz@brownrudnick co.nr

ln thc wavenv Zone, as .t,o*n in t¡" rl.-* cunaan Land Records: voLUME -ì48' PAGE 5ð

Ancl more particularly described by bounding owncrs as lollows: 4[S 3BL

NortherlY b¡':
-lous.. Òl Ca¡,an n Southerl¡'trY:

Westcrl¡'bY:

.t 't oí kYDJ

Easter¡y bY: 

---- 
11

M^P # 30 BLOCK # 5f LoT tl lz2

I ant rcquesting a SPÊCIAL PERM lT of Seclion(s) 7.8 (Telecomrntlnications) (or rcq uesting a I'}UBI-IC HEARING)

describcd as follott's:

water tank.

You must attach a detailed statemcnt describing: l) the existing and proposcd use or uses; and 2) horv the Spcciaf

lr

Pcrmit criteria a¡e addrcssed'

19¿¡¿$peçial PennitsorVariancespreviousìygrantcdforthispropcrty? 
Yes( ) No(X)

i;;;t,i;ö "ii-n. 
ct"ie'tates or òecisio¡r tr*tst be atlachÈd'

I lrereby acknorvledge tbat unless I comply rvith provisions

*ii"f,-åqrit" vt ec iic n or i li car io n of c e4 a i n n e i p hbo r'ç' my
of Articlc 8. Section 8.1.C' of the Zoning lìegulations'

uppi¡lu,¡on rvill nor bc complete and cannot beheard'

enn'rr,,V-'n.^.,Q¿.J¡ H¿v'-- Ortncr of record
+ Aeent {or .\pplicant

?* STGNED:
Owncr ol

tA¡rcnt for

ng scheduled o la
Offrcial date of receiPt

'/"'
t.L/t
cñãil¡erebY ccrtiff that

l ilfillffi llilil1il Hlllfil[ llil illl [tilHil m[llilHrilfiìlllHil
il;"iö;'-"öôioszzsooor rYPe: LAN

Sook 831 Page 5Þö
FrLe6 579

I

Rccdvcd rqr rËcord oo t'tq- tQ. -.*y!!¿bam
¡døcpon6sûl q¡"c#tg{.*',g+¡,$ôÉkår/ 57e s eq : 1

TOW¡I CLERK

ean Grzelecki, Sccrclary of thc Planning &Zonttg
said

at a nlceting olsaid Commi ssion dulY held on

Comniì-ssion bY resolution votcd:

l. That said SPecíal Permit be DEN

¿ 7. TharsaÍd SPecial Pcrmit CRA

Ø 3. Thaf said Spccíal Permit bc effectivc upon Íts recor<Iing on thc f'ånd Rec¡rrds in thc Town Clcrk's Office'

4. That notice of such Action be publishcd as rc<¡uired'

5. Cortditions, nlodifÌcations, or restrictions:

Crzelecki, Pubf

off he'forvrt of New

u

:ODMA\t'CDOCS\DOCS2l l\402713 I l\l
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PLANNING & ZONING COMMISSTON MINUTtrS

TUBSDAY, 07I27I1O

REGULARìVII'N'ÍI]trRSPREStrNT: REGULARIVItrMI]trRS¿\BStrNT

Mr'. Papp, Chairrttart
Mrs. Grzclecki, Secreia ry
Mr. Goodwin
Mr. I{unzil<er
Mr. Rothballer
Nlr. Scannell
Mr. Ward
tt-- \r/^*-t^ll
lYlt . YY cllucrr

Mr. Turner

ALTERNA'|B MtrMBtrRS PRtrSBNT: ALTERNATE MEMBERS AtsSBNT:

Also in Attendatrce:
S te ve Kì ep p i r r, Torvu Pi arurerlS erlior Etforcelllellt Ofñcer

Christoplier J¿u'boe, Town Attorney

PUBLIC HEARTNG

Cliairman Papp opened the Pubiic Hearing at7:32 p.m. Ms. Deluca was seated for lvfr

Turner.

LEGAL ADVERTISEMENT
A lrgai Notice was also published in t¡\e Nsrv Car¡a¡n Nervs

NEW CANAAN ADVERTISER. NEW CANAAN, CONN., THURSDAY. JULY 15. 2O1O 21p'

Ms. DeLuca
VACÄNCY

TOWN OF NEW CANAAN
PLANNING & ZONING
COMMISSION
Notice is hereby given
that the Planning and Zoning
Commission rvill hold a

Public Hearing on TuesdaY,
July 27.2010 at 7:00 P.m. in

the Auditorium of the Town
Hall to hear and decide applÌcations
as follows:
1. Upon appl¡cation of
EdvJard Mellick, Mellick &
Sexton, P.C., Authorized Agent,
for St. Lukes Foundation lnc,,
owner. for a Special Permit of
Section 3.2.C.7 to allow lwo
additions to the main school
building, fol propefty a|377
North Wilton Roacl. in the Four
Acre Residence Zone (MaP 40
Block 105 Lot 90)
2. lJpon application of
Edward Mellick, Mell¡ck
& Sexton, P.C., Authorized
Agent, for Cherry Street
Associates LTD PartnershíP,
owner, for a Special Pernrit
of Section 6.2.8.2.b to aflov/

Ms. Boyd

the use of 1700 square feet
on the lower level for medical
offices rather thaR general
business offices withoui
províding an additional five
(5) parking spaces, for ProPertY
at 65 Locust Avenue, in
the Business Zone C (MaP T
Block 71 Lot722)-
3. Upon application of
Edward Meflick, Mellick
& Sexton, P.C.. Authorízed
Agent, for Melissa A. Vaske,
orvner, for a 2-lot resubdivision
for 5.177 acres of proPertY

in the Two Acre Residence
Zone al2l9 Canoe Hill Road
(Map 38 Block 108 Lot 52).
4. UPon application of
JenniferA. Hez, Brown
Rudnick, Author¡zed Agent,
for Clear Wireless LLC.
(Clearwire), Applicant,
(Aquarion Water CompanY
of Connecticut, owner), for a

Speciaf Perrnít of Section 7.8
to ¡nstall three dishes behind
the existing screening located
on top of the ex¡sting water

tank and locate one GPS
antenna on existing equipment
building. íor propetty at 671

South Avenue (water towet in

Wåveny Park), in the WavenY
Zone (Map 30 Block l1 Lot
221).
5. Upon application of
Steve llsley, Oldford Studios,

L.L.C.. Authorized Agent,
for Mark E. and Kirsten H.

Gzymski, owners, 53 Farity
Drive, for a Spec¡al Permif of
Section 3.5.F.5 to allow a second
story addition to exceed
the Maximum Side Yard
Building Height of 20 feet and

the Maximum Side Yard Total
Build¡ng Height of 25 feel, for
property in the A Residence
Zone (Map M Elock 138 Lot
HBrc).
Dated: Jufy 13,2010
New Canaan, Connecticul
Jean N. Gzelecki,
Secretary
7 -15
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on the isst-rc of the dam. as a nratter of safety maybe it catr tnake oue of fhe rccltrirements

fol thc approval that the applicarit not start any r.r,otk on the site Lrntil they prodtrce a

certificatiop from the f)ËP showing that they have cornplied rvith the DEP t'cquirctnents.

i-le pur into tþe record the binder discussed here, as well as a letter fi'om atl erlgitteer that

could not be present at the meeting. The th¡ust of his report has to do rvith horv ihe

pLoposcd activity meshes with the flood plain recluilements in the t'egirlations ancl also tlie

d¡ainage ¡r-rnoff issucs. He also has some traffic information that lie doesn't have tonight,

and he will sLrbmit that, as well as the picture that Mr Wt'a1r lnsn¡ioned. Iu aclditron, lie

has a copy of the recorcl on appeal of the decision of the Iniand Wetlands Corrrtlrissiorl.

which he would tikc to subnlit'to be considered as well. Also. a few other rcsidents

signcd onto their pctition clr-rring tl"Le meeting, and he will add that.

il4r. Papp thaniced everyone who spoke, and assured them that, in its consideration of the

application, the Colnmission will consider the appiicant's property rights, tltc impact on

rhe neighboLs, and whether the application is going to benefit positirrely ol negativeiy the

enti¡e tow¡. 'fakíng a.ll of this information into consiclet'atiou, alorlg with the Tou't.r's

regLrlations and State laws, the Comrnission wíll cotne to a conclusiorr.

Mi. Stan M1¡s, 25 Hillcrest Road, said he has owned the property since 1952 and is

concerned that the Commissíon has already accepted that this is a very intensive use

,.vhen in reality it is a low lceyed, imocrrous operation and has been ft'om tirc beginning-

Putting in a commercial bLrilding is simply a more iutensive tlse. He pointed out that a

good portion of the propeny is on tire river, and ire questioned how the size of a septic

system reqr-rired for a rnr-rlti tenant office building, the setback requit-ements taking into

accosnt tire river and a rvell and the building itself, and the 24 parking spaces atI fit on

this half acre of land. It also concerfls him that the Commission does lrot litlorv what

irnpact tlie dam issue is going to have on the building, and aiso hor.r, obtlusive the outside

lighting ancl signage will impact the neighborhood, not to mention the additional traffic

that rvill be generated.

Tlie public hearing on this matter was continued until August 24,2014-

6. Clear Wireless LLC, Applicant, 671 South Avenuc

Upon application of Jennifer A. Herz, Brolvn Rudnicl<, Authorized Agent, frlr Clear

Wireless LI-C, (CJearwire), Applicanl (Aquarion Water Company of Connectìcut,

olner), fbr a Special Permit of Section 7.8 to install three dishes behind the existing

screening located on top of the existing lvater tanl< ald locate one GPS antellna on

existing equipment builcling, for properly at 67I Soutir Avenue (water tower in Waveny

Park), in the Waveny Zone (Map 30 Bloclc lL LotZ2l)-

Ms, Jclnifer l{erz, Brown Rudnick, presented the application. She said Clearq'ater is

currently upgrading its system to provide faster and iarger data transfbls. The site is FCC

conpiiant.-ihe applicant selected the site as it complies with its plan of conservation and

dcvåopment by using an existing structure which is fully scl'eened. Mr. Kleppin pointed

6ut that the map aftached to the application was for the \l/rong fow'n. lr4s. Herz said she

was not aw.are of that and wiil provide the Commission with an update.

Jane M¡schamp, 585 OId Stamford Road, asked if this rvill increase the electromagnetic

radiation comiÁg from that site. Ms. Herz said all environment and health effects are

governed by t¡e nCC, and they have submitted a ietter stating the,v- rvill courply with aii

FCC requirenleÌlts.

3 S:'.P&Z\Mirtrrtcs - f'&/-\i\4itìtrtes P&Z l0lO\NC PZ Minutes 07.27 10-doc Pagc 6 of 3



I

:

'I'Ìre public ìieaiir,g o¡i tliis tilattei-ri'¿is close'l'

REGULAR MBtrTING

7. Dcliber¡tion ancl any possible acíion on a closed ¡rublic hcaring itenr'

Discus'sirtn on lteru #4 Cherra Strcef Associates LTD Partnership, 65 Locirst ¡\r'enue

Upo' urotion olMs. Grzelecki ancl second of \4r'. IJunziker, the Conlurission vored

unanimously to api)rove ihe appiication'

i)iscussiott. ort iíc¡it #5 ivlcìissh ri. \/asl.ie, ow¡ìei-' 2Í9 Ca¡ioc ]{ill Roacl

Upon motion of Mr. Goodi.r,in ancl second of Ms' Grzelecki, the Commission votcd

unanirnously to approve the application lvith conditions'

Conditions, nroclif,rcatiotis, ot t'esfrictious are as follows:

1. Fi¡al approval shall be obtained Íicm tlie Health DepaL-trnent.

Z. 'fhe applicapt sirall suìrmit a Mylar ancl at least two paper copies of tire lecord

,',"p tài signing b),the Cornmissiou and filing on the New Canaan Land Rec'ords

rvit-hin 90 days of the expiratio¡r of ihe appeal period. This shall be done prior to

any eâfth disturbing activìty on any of the propet-ty'

3. pr.ior to submítting the Mylar map, the applicant shall obtain lot numbers fronr rhe

Tax Assessor.

4. All utilities shall be buried uuderground'

5. Per Resubclivision lr4ap Prepared for Meiissa A. Vaslie, plepared by RKW Land

Surveying. clated May 26,2010, on-file with the Plaruring and Zoning

Depaúnrent.

Discussíon Iiettz ií6 Ciear Wireiess LLC, Á.ppìicaiit, 67L Souflt Avc¡¡ue

Upon motion o1' Mr. Hunziker and secoüd of Mr. Rothballerj, tlie Cornmission voted

una.rrimously to âppi'ove the application.

8. Modification of fhe PIan Approval for32 Foresf Strcet'

(Withdrawn by tl-ic applicant.)-

9. Sign Taslt Force RcPort.

None.

I0. Appointnrcnt of trvo menrbcrs for oversighf of II{OZ study.

Mr. Kleppir-L explained that the Town applíed for a grant throLrgh the State of Connecticut

Office of noti*y and lr4apagement. The State enacted some tegLilations to make housing

more affordable, and it set up a prograrn for an overlay zone which basically allows

increasecl density for affordable hor-rsing than cttrrent regulations allorv. N{r. I-IunzikeL

and lvfr. Roihbaliel zLgleecl to becolne members of this Committee to wot'k with the

consultant on the final sco¡re of work and irnplernentation of tlie plan'
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TO\A,T{ PIANNING AND ZONING COMMISSIOI\f
REGU'TÀR MEETING

TuesdaY, January ll, L977
B:I5 P.M'

46.7I f.eer
3. 20 feet

3B- I0 feet
I96.69 íeet

dístances:
N 35-22-s0w
N 42-15-LoE
N 29-3s-50w
N 32-56-s0w

thence turning
following course and distance;

by

neer

'icinity
rent.
:ovet-

f the
the

:ed
rArôte
." Iane
evenf

Ito

rtion
rn one
rd have

-.d to

duly

?resent: Mr. Wiliiam D' Hart. Jr' ' Chairnlalr
Mr. laszlo PaPP. Vice Chairman
Mr. ]ohn M. Iex
Mr. John M. Reid
Mr. CrosbY R' Smlth
Mr. Walter A. Stewart
Mr. David A. Teaza
Mr. MarshaLl 1¡lIalker

Mr. HerLry S- Noble, First Selectman and Member ex officio
Mrs. Patterson Morgan, SecretarY

Mr. Daniel A. Foley, Town Planner

fne Fi¡st selectman swore in Mr- smith as a meml¡er of the commission and told him that

'lervasconfidenttheCommissionwouldgoonsmoothlywithIheadditlonofhimasa
iìemb er.

lhe Chairman then called the meetinqr to order at B:I9 P' M' and welcomed Mr' Srnith

io the Commis sion.

îne chairman read a request from the Board of selecLmen for a report and recommendation

on the proposea excrr-,,ä. åt ftna of West School property with land presently owned by

!{r. Archie Stewart and, upon motion duly madq and seconded' after consideration of the

;equest, the following resolution was adopterì:

ì,/EERxAsaproposalhasbeenmadetotheBoardofselectmentoexchanqe0.4Iacres
otTown land abutLÍng tne ùe"t school site for a total of .45 acres of land now owned

öyÀrchie Stewart, in"f"ãf"g u permanent right-of-way over lands of Àrchie Stewart' and

i/HnREAs the Board of selectmen has requested a Report and Recommendation from this

Commission on the exchangie, Ín accordance with State Statute' and

II¡HEREAS the Board of Education has approved the proposal and released the 0'41 acres

o the fown

NoWT¡IEREFoREBEITRESOLvËDthattheCommissionherebyreportsitsrecommendation
:0the Board of Selectmen that the exchange of property with Mr' Archie Stewèrt be con-

summated, said property being described as follows:

3eginningatapotntontheWesterlysideofFrogtownRoadatastonewallintersection
ieingaSoutheasterlycornerofNewCanaanCountrySchool,Inc.,thencerunningina
generallyNortherlydlrectionalongthecenterofastonewallthefo]Iowingcoursesand

t/<4".v

Com-
one

NEf\r
f.
e

9an

N*31-56-50W 3I ' 16 feet

:ndN31_2o-S0wl3l.35feettoastonewallintersectÍonona
southerly boundary of the lown of New canaan; thence tnrning in a generally Easterly

dìrectionalongaSoutherlyboundaryoftheTownofNewCanaanbeingthecenterlineof
¡stonewall the following Gourses and distances:

N B5-39-I0E 62-08 feet

N 81-04-l0E 35- 13 feet

N 83-01-108 117.00 feet

N B4-35-1t.)E 6I.00 feet 'uo the point or place of beginning;

and running in a generall Northerly direc¿ion through lands of the grantor

)¡ng
ber l?,

N 25-17-l5W 161 ' 78 feet to a point on a stonewall beinq a

l{ortherly boundary of the Town of New Canaan; and a Southeriy boundary of land of the

granteethenceturningandrunninginagenerallyEarterlydireclionalongaSoutherly
boundaryofthelandoithegranteeandthecenterlineofastonewallthefol.]owinscourse



z /\õ
_É,-t)õi

a

and di.stance:

S B4-34-L0W I 04.02 feet to a point being a
stonewall intersection; thence turning and running in a generally Southerly direction
along a Westerly bounciary of iand of the grantee dnd the centerline of a stonewaii;
the following courses and distêrlces:

S 24-15-508 7.74 feet
S 35-41-508 153.16 feet to a stonewêll inte¡section;

thence turning and running in a generally \4rssterly direction along a Northerly
boundary of land of the grantee and the centerline of a stonewall the folÌowing
courses and dÍstances:

S 43-53-I0W 14.07 feet
N BB-41-50W I0.3I feet
3 B0-27*10W 64.00 feet

and S B4-36-10W 44.02 f.eet to the point oi place of

beginnÍng. Said parcel contêins 9.409 ac.

BE IT FIIRTHER RESOLVED that the foregoing recommendation is made for the folJ.orvinq

reasons:

The right-of-way witl permit immedlate and reasonable access to the West

School septic system for necessary maintenance

The strips along Frogitown Road will permit the eventual wideningi of a very

dangerous portion of Frogtown Road.

Those voting ,Yestr'
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Those votÍng "No" i

None

Those Absent;

None

The Secretary was instructed to notify the Board of Seiectmen oi the íoregoing action

and that the commission recommended that the following conditions be made a part

of the legal instrument conveyingi the right-of-way easement to the Town:

I . The Town shaII have no liabÍIity whatever for construction, maÍntenance

or snow Ploqving in the accessway'

Z- The Town shall have no iiabilÍty whatever for damage or injury clalms within

the righL-of-waY.

3. The Town shaII have A right-of-way over the entire length of the accessway'

The Application of a Nursery school was considered and, upon motion du).y made and

seconded, it wAS Voted unanimously to ðpprove the issuance of a Zoning Permit to

Foxgilove school , lessee, st. Michael's l-utheran church, ov/ner, to aIIow the use

oftheSundaySchoolfacilitíesforanon-profitNurserySchool, subjecttothefoi-
lowing conditions:

l. The permit shall be issued to Foxglove School and shall not be transferable.

2. ÀlI requirements of the Fire Marshal shaIl be met prior to occupancy.
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i and anY conditions thereof met
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4. Enrollment shall not exceed fifteen (15) children at any one time'

5. AII parking shall be limited to the "Lower Lot" '

6. The Zoning Permit shall be obtained from the Zoninq Inspector'

Àt8:54P.M.BishopHawesandMr.BergmannarrivedtodiscusswiththeCommission
revisions they wished made to the action on the Morman church Application in order'that

the commission might reach a decision as to whether the revìsions were significant

enoughto require another Pubìic Hearing' Mr' Bergmann' the architect for the Church'

explained that the original plan had a coverage of- l1'500 square feet' the revision had

11,000 and the buifdinf *orrld ¡" turned anout ¿00 as some of ihe ground floor area had

been put underneath.nä tn" building turned in order to have Less impact upon the sur-

roundÍng Properties

lheChairmanthankedtheBishopandMr.Bergmannfortheirexplanationsandtoìd
thern that he did not thi;k tt'e question could be resolved bcniqht and they retired from

the meeting at 9:20 P.M'
;
j

jMr.JexreqirestedthattherecordnotethatthediscussionwiththeBishopandMr.
iBergmann was not on tïeãgenda, he hadremained during it but had taken no part in

ithe discuçsion nor *o,_,rã ¡L particÍpating in any further discussion or in the decision

ias he was a member of the Mtrman Church aithåugh not a participating member of the

.i church.

i ,nu ,o*r. Planner presented Àpplicatlons upon which a Public lJearing would be re-

iquÍred and, before "uili"s 
the Þublic Hearing' the Commission considered the Town

iCounsel,s opinion "" 
*' jt"o".lification of CommÍssion members and it was the con-

ìsensus that, as.no member was onthe Board of the Country Club' it would not be

!necessary to, unyonulä-O"isàuauty himself for the purposes of this Application' It

i was agreed, ho*"r.r,-ihåt iï" qu".ti"" of disqualification would be given further

i studv.
i,'
iOuringconsideratfonoftheCarsonApplication'theChairmanreviewedforthenew
jmembers the backgro,rïa,'-toff"*irrg *ñirh, upon motion duly made and seconded' it

!rvas voted,ru.i-o,r"iïi't-t ,t. application for a subdivision as shown on map entitled

i "subdivision ri¿up p.*p-r";;;;-c.dy _Daniels 
Carson New canaan, connecticut Two Àcre

!Residence zone fotaiãi"ã-= iO'725 Acres" ' certified "substantiallv Correct" RoberL M'

:ffi;ñ;d*-ã.;;;i ó.t"u". LB, Ls76 be approved, subject to the followins:

1 t. ÀlI reguirements of the Department of Health and Sanitation shall be met'

! ,. No surface water shall be directed onto eüher Brookside Road or charter

i oar Drive.
:

4

5

Àccess to parcer No. s9 shalr be by way of the accessway and no direct

ã""å"" ," Brookside Road is hereby approved'

Parcel No. 57 may use the accessway for Parcels Nos' 5B and 59 in lieu

of direct access to Brookside Road'

A note calling attention to the conditions of this approvar shall be affixed

lt i;" map to be filed on the Town Land Records'

:
lSign Apptications were then considered and' upon motion duly made and seconded' it

,,,fas voted unanimously that the Application foi a siqn for a store to be known as crafty

iia¿y¡eapproved-""t't¡t"'"¿asitwastheopinionoftheCommissionthatitwasnot
:out of line for the location'

lade and 
iüoon *otion duly made and seconded. it was voted unanimously that the Application'

:mit to joi coloniat spirit shop for a sign ãråpru." the Morehead Liquor sign be approved as

he use :H""iläå;;; ;"" iÀ scate wirh sisns of other tenants of the buildíns'
he tol- :.:

!ì{oaction was taken on the third Application, that of Mr. McKenzie on South Avenue,

i,r,i" *"t¡"rs wished to inspect the site before taking action'
;ÌerdDie. i

i ied' it '¡¿as voted to recommend to the Board of
¡i.ipon motion duly made and se-con<

. iielectmen the appointment of Mr. iã"'ur a member of the Inland Vr/etlands and water
- icort""" Commission'

e obtained-!



TOI^IN OF NEhr CANAÀN

Z,ONTNG PERMÏT

z- 1''0 0

Zofie L/2 t:r:re /'on:': Ne!ü C'anaan. Conn. iluca.¡"çt 3fl, 797V

LÞon applj-cation duly filed, pursuant bo and in conionnity wiih t?re

Zoníng Reulations enacLed by thÊ To\4tn Planning and Zoning Commíssion
of the Town,

Tnis per-mit is hereby granteC for the fol-lot¡ing buitding construcLioi-r,
or Lrse of building or buildings or land' viz':

To ailo:.¡ 'the i,rsr¡ c¡,1: thc Êr-rnüay líchoo]. faciliLi-es fcr ¿ ¡1r¡1¡*¡';rofi{:

?ìi"irsÍ)l-]' scl'toolc. Srrj:jec'L {:C cOl:t-iftiænS ¿ri i*-i 'lo¡:Ë,:,-scj.or: Catcci

NO

1 _'t 7 -'.ï't

Nc. Íi or, ¡¡. iforl-h s:de of, Çânolce ß13-,;€,

Perrrrit issued to:

l'c:rÇJ-ove l',chooi Assessor's Map

5 Öer:oice .I-ìirìge' Block

li;ero i)t:.I';i+¡ít¡ üi:. 'JÔSr10

on land of the perrrittee

treet
or Road in the fown, in cornpliance with said applicat ion and accomp-
anying plans and drai¿ingsorr file in the office of the undersigned.

This permit authorj-zes only the use of,
and of said land herein Provided.

said building or buildings

By acceptance of the Permit, the permittee agrees that aLl acts per-
folmecl Lirereunder shall be in.compliance wit}. the Laws of the State
of Connecticui and the By-Laws and Ordir¡ar¡ces and Zoning Regiulations
ot-. tlie îo-wil of New CaÌ-¡aan'

By .AuthoritY of
The TÐvm elanning and Zoning 'commission

of New Canaan

Zoníng Inspector
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ACTION
of rhe

TOWN PTANNTNG AND ZONING COMMTSSION

Approved the lssuânce of a Zonlng Permlt to Foxglove Schooi,lessoe, St'
Mlchael's luthoran Church, o3ìtner, to allow ¿he u6e of the Sunday school

faclllttes for a non*proftt nursery school, subjéct to tho fo-iiowing conditlons:

1. The Permlt shall bs Issued to Foxglove school and shall not be

transferable.

2, rlll requlrements of the Fjre Marshall shall be met prlor to
occupanÕy.

3. AII necessary $tate and.Local ÌIealth Departmonts licences
shalt be obtalned and any condltlons Lhereof rnet'

4 Enrollment shall pot exceed fifteen (tS) ctrttAren at any one

tlme .

5. All parklng ehall be llmtted to the "I-owor Lot"'

6. The Zontng Permlt shail be obtelned fr6m the Zorring Inspector.

Dated at New car-laan, connecticut thls llth day of January 1977

Ellzabeth P. Morsan
SecretarY
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PT,ÄNNING & ZONIN COMMISSTONMtr\TUTES

^Ã ^\, 
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REGULAR MEMBERS ABSENT:

Mr. Papp
Mr. Goodwin
Mr.'Ward

REGUIáR MEMBERS PRESENT:

Mrs. Grzclccki, Scc & Chairman P¡o Tem
M-c. Dclucå
Mr. Radman (arrivcd at 7:04 pm)
Mr, Scanncll
Mr. Shizari
Mr. Turner

ALTERN,{TE ME MBERS PRESEI.{T: ALTERNATE MEMBERS ABSENT:

Mr. erofton (arrivcd at 7:07 pm)
Mr- F]inn
VÄCÄNCY

HT'.ARING

Chaj¡man Pro Tem Grzelecki opened the
Crofton were seated.

Hearing at 7:00 p.m. Mr, Flinn and Mr.

LEGAI
}ìEW CANÁAN ADVERTÍSER NEW CONN.. THLJRSDAY, lvfAY t5, 2ol,l 9A

I. zl,rlene Dyrvik, owner,86 Hoyt FarmiRoad - Special Permit.

AIso in Attendance:
Steve KJcppin" Town Plarurer/Senior Offrcer

Authorized Agen! for ArleÐe Dyrvi-iq
to locate a pool a¡.d pavilion in e front
Zone at 86 Hoyt Fann Road (Map 43

Upon application of Diane Starr, DB Dcsigns,
owner, for a Special Permit of Section 3.4.þ.6
y?I{l'or properfy in the Two Acre Reside¡ice
Block591 Lot35).

-fhis property is a through lot between Nev? Norwalk Road and Hoyt Farm Road with
vehicula¡ access from l{oyt Farrn Road. Ppol i¡st¿Iler Emie Cavatkay explained that the
owner.wor¡,ld like to install an in-ground pciol and pavilion behind the house in what is
techniàìly a front yard- Diane Stam, Iandsðape designer, stàted that the existing shed and
fencewillremain- Theheightof thepavilibnwiltbe12feet, ll inches. Tbecurrentplan
shows thc pavilion set back l0 feet from tBe pool and Ms. Sta¡r asked permission to
move the pavilion forward l0 feet so that ii is even- with the pool.

The public hearing on this matter was closèd.

2.' Kaeser Dcvelopment ,LLC,474Maini Sfreef - Mo,lification of Special Permit

Upon application of Kaeser Development, LLC, Contract Purchaser, (Richardson

Propqrties I-nc., owner), fo¡ a modification þf the previously approved Special Permit of

TOWN t)F NËW CANAÁN in tlÊ Wavqv i one ¡t 677 nodi.ûcatid of üs ffi¡oñlY
rn 3O}llæ* âDDmvcd Sreiâl P(nit ôfPI.ANNINC E ZONING

CNMMLSSIôN 5l t¡t l2l). Sætion 32.C1. 1.5.F.5 ¡¡d
IJmn âñlid r ôllliæ 7-l.lj-f -t tõallow 6dbúcfidNotiæ irhcrct y Pivd

'ç 
Á'lthdi"¿rt ôf â gùfåñilv dqdlinptiãt thc PlMinc 6d Zoninc SL{. DBD6í

with rcduæd side yud o¡ the
:iâI P¡m¡l ' øldlr sideud rcduæd sidcHøns6læsdry

ofSec¡im 1.4.( 6 lo locr¡e ¿ rd hc;ohr (áh*k ftr?7 2014 d 7:m D.n in the
ShlrrâsRmmNCNúÉ r io r.Ëmt in6cBR6¡dffiZorc

vm8ÉTwo e 474 MÂin Sffi lMm ()C¡nter- I 44 (XE€kc Ridtr to
¿onÇ ¡t 8ó
(Mã¿¡--_-

8çrpl¡€bms Acrc Rd¡dcnr
Hovt Fm Rô8

Blæk 82 tÆt M50).
Dstcd: Mrv 9.2014

Illæ! Sqt ld NdC¡]@Coùccl¡dtUæn ærlic¡rim of Stffi
Jø N GrelækiBenko- ToM of Ncw Cs@-

fo;â SÉial Pcñit of Sdim Dcvclopßc¡t, I ¡.Cofltm Sæßttrv
Púrchâs lRiC ddM 5-t5 5-22
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Sections 3.2.C.1,3.5.F.5 and 7. 1-8.3-t) allow conshuction of a two-family dwelliirg
with reduced side yard on the south side
property in the B Residence Zone at474

¡educed side yard height setback, for
Street (Map Q Block 82 Lot M50).

John K¿eser explained that he would like modify the previously approved Special
Permit by making changes in grarling retaining wall locations. Thcre are no changes

to the height setbacks or footprint that previousÌy approved.

Steve Jolmson of 482 Main Street state{i he wanted to ensu¡e Mr. K¡eser's property
was graded in such a way that it would not be directed onto his property. He
said lhat he thinks the proposed to grading will keep ru¡roffoffhis properby

Mrs- Grzelecki reiterated tbat there was
approyed by fhe Commission in Ma¡ch
a deficiency regarding the Legal Notice

change in the location from what was
that the purpose of the hearing was to coffect

did not correctly note the reduced side

yard setback on the Joh¡son's side and

retaining walls.
for the modi-hcation to the grading and

'Ihe public hearing on this matter was

MËETING

3, Delibcration and any possiblc on a closed public hearing ifem.

Discussion on Item #.I - A¡Iene Dyrvik, , 86 Hoyt Farm Road - Spccial Permit.

Upon motion of Ms. Deluca and second bf Mr. Tumer, tle Commission voted

unanimously to approve the application. I

Discussìan on ftum #2 -KzeseilO"r'oto¡*"oq LLC,474Main Shcet - Modilication
of Special Permit :'

Upon motion of M¡. Flinn and lecond of fvls. Del-uc4 the Commission voted

'iìanimously to approve the modificationlof the Special Permit.
!

4- Discussion and consideration to süfhtty modify the Speciat Permit of Lot 713

and 2l Forest Street pursuârt to $q.2,8.6.d of the regulations-

Architect JeffWys4ynski reviewed the øbdificatìo¡rs to the building pla¡s that his client
would like to make to the approved Special Permit: 1) conskuct the lower level of the
buil¿ling in a differtnt location but at the same elevafion" 2) modify the west elevation to
**to-odrt* an egrçss stairwell and to ririse para¡rets to accomr¡rodate continuous:
ínsulation, 3) modifo tbe south clevaton by mising the undergrotmd parking clearance by
one fopt and raise parapets to accomrnodiìte continuous insulation, and 4) modi$ the east
elevahiõn by replacing tüe shed dormer lrüth a gable and raising the ridge line. He stated 

'

that a1l modifications comply with heighd regulations, that there is no change to the-site
plan or approved materials, and rooftop meobanicals will be concealed, In tesponse io
questions by Mr. Radman" Ir4r. Wyszynslü stated that the building would be firlly
sprinklered a:rd thæ the ceiling of the.covered parking area will be finished so piping will
not be vísible. The construction schedrdê will be 12 - 14 months. Mr. Radman
expressed concern about needing to shut ilown Forest Street for major deliveried a¡d
suggested that neighbors bc notificd.of .ttle timcs of mqior dcliveries. Owner Ch¡isGatto
says that he has spoken to all Forest Streét mercb¡¡fs'and that they support the project
and understands whatthe logístics of ttþ project will involve.

Upon motion of Mr- Sca¡rnell a¡d secondlof Mr' T\¡mer, the Commission voted
nnunimousty to approve the modificationiof the Speciai Permir

5. R-equest to modify ftre canditions of ap¡rroval for Toddlertime Nursery SchoóI,
St. Michaelts Church,5 Oenoke Riilgc.

Barba¡a Davis expiahed that the enrolknþnt in Toddlertime Nursery School excæeds.the

spacc that thc school has at the Congregaiional Chu¡ch and that the schoo[ would like to
locateiheir 5's class at sL Michael's chuþch in a space previously occupied by tl.e
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Iìoxglove School. In response to r\4r. 's question about pedestrian traffic between
the two ]ocation^s, Ms. Davis said tbere are nc elenents of the program which
¡equire the clúld¡en to regularly nrove the fwo iocadons- \&. Radman asked ..hat
the Co¡nmission shongly recommend to tra,ffic commission that additional signage be
placed near St Michacl's to encourage to sltiw down

6. Discussion aud consideration to ¡nod the existing Sitc PIau Äpplication of
David Ball, The Monroe Pa¡'hrersh
If I:LC, orrners, (ì\1[r.s. Greens tena
(l{ap L Block I39 Lot 918).

LLC, Á.ufhorized.A.gent, for F^SP Wexfortl

Upon motìon of Ms. Deluca and second
unanimously to approve the modificaûon

Shizsri, the Commission voted
the co.uditions:

in the Business A Zone at 2 Pine Street

Kleppin wants irrput Êom otler
's question about the adequacy ofthe

À4r. Bali agreed that all signage in the and near the ca¡t storage area, including
the heþ wanted sigr¡ would be removed

Although outdoo¡ cart storage wa.s not in the site plan approval, Mrr. Balt støed
tlat ca¡tS

contrnùe
^-J trr- u^-r- ---^-.r r t:r-- ^-ds rYuù. ulççll 5 wuurq lLKc I(J

to store them therc but would be to permanent hedge to screen ttre carts
&om view from Park Slreet- s expressed concem about loose carts. Matt
Taylor, Di¡ecto¡ of Const¡uction ftrr M¡s. 's, acknowledged that store employces
could do a betterjob ofpoLicing loose Mr. Radman suggested iengtlening the

green hedge/screening a¡ouod the entranceexisting cart storage aislcs and wrapping
to the storage areâ So fhat the carts would be visible fro¡ir Park Street.

The Commissioners discussed the best *uylto *ir.i-ize the appearance of the rooftop
uidts. The consensus was that the small rodftop units, the.scxeeqing for the large rooftop
units ancl the buüding trim should al.l be paþteã the same 'stormy Monday' Aart grey iu
a flæ finish.

Matt Taylor agreed to immedìately remove
underg¡ound parking area. Mr- BaU stated

materials currently stored in the
the sbore is experiencing a lack ofstorage

for dry goods and would like to build in the parking garage. Various options
were discussed but no decìsion was msde Mr
municipal officials. ln response to Mr.
ligbting in the parking garage, Mr. Balt a need to'replace some of the light
fixturcs. The applicant w.ill work with lr,fr. Sleppin to clarif,y the signage regarding the
shared. parking with Oxygen Fitness.

,-,)

N,ft. Ball said that the applicant would like F placc six (6) umbrellaed tables along the
Pine Sgeet side of the buiicüng. Mr. Kieopfn askcci that these tables be kept offihe town
portioii of the sidewalk . i

.:
Upon motion of ìvls. Deluca ând second ofiItdr. Shizari, ùe Conr.mission votcd
unanimously 1) to aLlow orrtdoo¡ cart storagf in an a¡ea desiped as prcp,csed b¡'Ìvft.
Radm¡n, and 2) to allov¡ six (6) outdoor ta$les with umbrellas on the private portion of
the sidcwalk along the Pine Street síde of tlie building.

7. Nick Martschenko, Southend RestauranÇ TegSnt (EÍqF C"ot rs Inc., owner),36
Pine Strecf - Site PIan Modilication.

Upon motion of Mr. Shiza¡i a¡d sccond of lvl¡.'llirrner, i$e Commissiön voted unanimously to
amend the agencla to add a modifrcation to tho dpproved Site Plan for Southend ResLaurarl
Niek Martschenko explained that in accordaacq widr condition 6 of dre previous approval, he
will have 1500 pound and 2000 pound cement Planters custom made. He has spoken to the
police a:rd the police fclt that given the size a¡dlweight of the concrete planters, removabfe,
vehicle-proofbalustersrvouldberedundant. 

t

By corisensus, the Commission agreed not to reQuire the balusters.

:

8. Dilcussion to clarify the intcrprcf âtion of Sections 3.7.8.1 and 3.5.F.5 of the
7-oning lìcgulations - Mr. Shizari. (Conþued from April 29'2014).

I

i
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After discussior¡ the Commissron
included in the reduced side yard
interpreted consistently witlì $3 -5.F. I

9. Äpprove minuúes of the April 22,
2014 Regular Meeting.

POCD Special Mceting and the Àpril 29,

Upon motion of Mr. Shí-¡'i and second Mr. RadmarL the Cornmission voted to
approve the minutes of the April 22, 20

Sca¡rnql I recused themselves).
POCD Special Meeting (lVfr.Tumer and Mr.

Upon motion of Mr-
approve the minutes
himself).

Turner a¡d second' Mr. Radman, the Commission voted to
of the April 29, 201 Regular Meeting (lrdr. Scannell recused

10. Adjour:nment

Meetiqg was adjoumed at 9:03 p.m.

-f\
Jean Grzelecki, & Chairman Tem
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Zone

Date 6/28/85

i.'Ü i\ i\ t-, i' i\ ¡: TV L/Li\ rIrLli , LÜl\t\ i.. ,

1 acre zo.r\e ^--, -.

PÀRT :t-..ÀPPLTCAT]ON r'OR ZONING PER-}IIT l
Map JI r.i1! JL

Block * 42
-27LotPlease type or print

property owner of .Record sf . l{ärks -Pát-Î-sh--':------'- J - Tel
UaÍ3-ing llddres tl-t Oenoke Ridge, New Canaan, CT 06840

t-
"n*rl

9.66-4sls
e

epplicant. (if hot Owner) one

Mailíng Àddress

1- LocaLion of land: No.-on tfre-:1:a siae of Il-I-Oenoke' Ridgê. street or Ro¿

2. Present use of .existing building or
3. Proposed use of exlstíng t'uildíng, new buíIding and/or land

land church

s. T.A.R..
4. Is there-maP of land in Town Clerk'.s'Office? . YES ¡3 Nunùcer5920 NO f:l
5

6

- Àre tliere any Variances relatíng to.Lhe land or buíldi-ng granted by the
ZonÍ:rg Board-of Àppeal-s? YES É No.El If Yes, attach all. copies of all
Variances. If No" Ow-ner or applicant inÍt.iaI here-

- Is an J\ccess or Driveway permlt required?:. YES I NO El If Yes, attach

7. Is off-street motor vehicle parking required?
nunil¡er of motor vehicle sPáce s Nu¡rilrer of
If, Ng, .Applicant or Owner ini tial her

copy of Permít. If No, have Towrr Engi:reer I s office .initia]- here
rrEs r:lloading

No El rf Yes,
. spaces_.

Courses RegulatÍorB.- Is a License'reguired under the lnland Wetfands & Water
YES
ini tiaL

9.' rs existing buíJ-ding, proposed t'uilding or
conformity. to the National Fl-ood Insurance

NO EI If Yes, attach copy of License. Tf No, Owner or Àpplicant

l-anÇ located i¡r an area iequír-'
Program? YEs f] No m

.00 Paid on O¡¿ner Àpplicant

IO, Is a pr:b1ic hearJ-ng required under the Regulations? YEs fl No f]l
If Yes, have Zciníng fnspector insert n

.A,pplication.Fee $5.00 Paid on
:.public Heàring Fee;

. if requiréa $25
{tf t}¡o ¡lgaoue r¡ ¡ot thàt of thc wær oI thc
frgpêrry, o ¡cft€r kon thr æær ôùt¡ølÉlÞg the
ôgeñt to óct lû wns'6 b€hàlf rust be d¡tochcd
to tìe q¡gt¡rl åÞpltclt¡on)

i 
--- 

i'F. 
.PART TT - ZONTNG rNNr'IfrI

J\ Zon5-ng Permi't is hereby.lssued in accordance wiifr the facts and lnformatic
included í¡r the above application subject.to the. foLlowing conditions:

-(- Pl anníng íiõ_b'ò¡*"idsiön
(¡ te) of the

Permlt Denled

¡1.

¡.
Cr-

p.

Permft Granted of

PZ Form Z4'iìêv': -ù/tS- "" 
,

(Däte) fts zoning ïnspec



PLANNING & ZONING COMMISSION MINUTDS
REGULAR MEETÍNG

TUESDAY, JÁNUÂRY 29, 2002

IU]GTTLÀR ÞTBN{BI4RS PRESENT: ÄLTE.RNá,T¡ì RIETIItsERS FR.ESEI{T:

Mr. Jcx, Chairman
Mr. Coburn
Mr. Flaherty
Mrs, Grzelecki
Mrs. Mason
Mr. Rothballer
Mr. Scannell
Mr. Wendell

Mrs. Johnson
Mr. Zeclr

Also in .Âttendance:
Hiram Peck, Town Planner
Richard Bond, First Selectrnan

1. The Regular Meefing of January 29,2002 was called to order at 7:30 p.m. in the

To*m Hall Auditorium as âdveltised.

PUBLIC HEARTNG

2. The chai¡man called the public hearing to ordcr at 7:31 p.m. and referenced the call.

J. M. TRAYNOR-728 Carter Street

Application of J. M. Traynor for home business use at 728 Cartcr St¡eet in the 2 Acre

nåii¿"n"" Zone, (Map 43 Block 222Lot76). Atty. Sperry DeC.ew representing J.M.

Traynor opposed previous exhibits by neighbor's counsel that suggestecl that the home

office usely T.a1mor was responsible for any vehicle accident in the area. Citing the

i¡llation ofãccidênt nr¡mbers, the t¡pes and various causes he dctermined that none

involved the common drive in qu"ttioo. The number of employees was clarificd' Gail

Banigan is the full time employce. There was an objection to the petition submitted by

the olposition. The homeowncrs who sigrred the petition were no longer living in arca or

ownádprope.ties to distant from the area. The number of client visits was shown in a

monthly log presented by Ary. Decew. Ms. Banigan stated that the maximum number

of clients, a-lthough .ur",-*ouid be five in a given day- Atry. Ed Mellick represenring the

oppositio¡, Mrs. Thomd.ike, addressed futwe poticing issues to enforce "occasional visit"

ponloo of the Regulation. Ir4¡s. Thomdike raised a possible liability issue and believes

ihe number of vehicle trips exceeds tlle number of clients in Ms. Traynor's log.

Commission members' questions were answered.

The public hearing was closed.

The Chairman Recognized Scout Troop in attendance'



C. and L COSTIGAN - 54 Ma¡shall Ridge Road

ApplicationofC.andL.Costigan,fora2lotsulrdivisionof2.53acresintheoneAcre
Residence 7,orre at54 Marshalì-fudge Road, (ti4ap 3 I Block 10 Lot 995). The chairman

;;;.;J rh" new application a¡rd ali ionns received by Town Planner' Ertgineer Holt

fti"ðtt"ø ,"pr"r"ning the petitioners presented the property division of a back lot' The

pr., ù"r"¿", the u.c ãf cxisting driveìo access 
_lo-t 

and the destruction of existing second

ã*"fl*e on property line. The ieptic system will be changed to town sewer. The existing

trees wñl betaintained witn lt. VcCiord spcculating that as felv as threc trees will

have to be removed. No one was heard in opposition'

The public hearíng was closed.

D. GANN,A.LO -46 Bank Street

ApplicationofD.Gannalo,fora2lotsubdivision.of.63acresintheBResidence.lnneat
+Ë b""t Shect, (Map K Biock 49 Lot 9l)' Atty' Michael Sweeney and Engincer Holt

tnl.ct ora r"p."rànt"d the petitioner. The existing house will be removed. The plans are

for one singie familyhomà and one single family with subordinate unit' A neighbor, Mr'

Ioto, ,lrboùtt"d a letter stating "oo""* 
fo' thc retention of two large Ash trees on the

Brinkerhoffstreet line. Bothftees will be saved by the relocation of the driveway' Mr'

McChord stated the water and sewer lines exist axd the culrent curb cut will remain' No

public opposition hea¡d.

The public hearing was closed.

K. and S. zuCCOBONI - 6l Strawberry Hill

Application of K. and S. Riccoboni, for home business use at 61 Strawbcrry Hill in the

oneHalfAcreZone,(MapPBlockgTI'ot784).Atfy.CarolYoungrepresentedSheila
ni""oUooi in her appiication to use the front office of the main house for the purpose of a

i¡""or"¿ massage tterapy practice. The averagc number of clients would be three clients

;;;;y, *hr." ¿äV. . *"éfi. No construcrion oi a.ditions will be needed. Parking exists

io,. oo" 
"¿¿itional 

car between the main house a¡r¿ tbe separate garage. Supp.orting letters

*",. re""iv"d by Town Planner, including those from the Ryan and Koutsakis fa¡nilies.

vr. n¡".ouooi ,øt"d thot she would not object to the commissions limit of the number

of clients and hou¡s of operation. A copy of the occupational license will be submitted

ior frle with the Town Pianner- No public opposition was heard'

The public hearing was closed-

REGI'LARMEETING

Regular Meeting started at 8:32 p.m'

Mr. Zech was seated for Mr. Hunziker'

I. M. TRAYNOR- 728 Carter Street

ChairmanJexproposedthat(hecommittees'actiononthisitembemovedtothe
È.U*uw -.",i"g, citing the allowable 65-day consideratioû period. No objections were

heard.
C. and L. COSTIGAN - 54 Marshall Ridgc Road

There was a brief discussio¡ of the revised plan including the elimínation of the septic

.-frtã u,,a the preservation of ¡,ees on the property. The plan included the use of the

"*lr,ing 
¿rive an¿ town seìtrer tine- The plan as approved by the Town Engineer was

fouo¿ õ acceptabie. Commission expreìsed corcem that any additional tree removal be

avoided. Vovø Uy Vrs' Grzelecki, Seconded by ¡lr' Zech' Unanimous approval'

D. GANNALO - 46 Bank Slreet

There was a brief discussion of the revised plan including questions oflot-size and

p."r"*rtør of existing trees by the redi.eciion of the drive on Brinkerhoff Street' Thc



plan was found acceptable. The Commission expressed concern for the preservation of

ihc cxisring berm. ìvioved by Mr. Scaruieli, Seconded by Mrs. Grzelecki. Unanimcus

^ ---.^. ,- I

K. and S. RICCOBONI- 6l Strawberry Hill

After a brief discussion conceming the limiting of client numbers to three per day as well

as thc hours, Thc cornm.ission recommended approval. Moved by Mr. Flaherty and

Seco¡rded by Mr. Zcch. Unanimous approval-

CGS 8-24 rcferral for purchase of open space on Weed Street'

After discussion of the pr oporty type and small proposed parking lot, the plan was found

ro be not inconsistent withlte Plan of Development. Moved by Mr. Rothballer,

Seconded by Mr. Scannell. Unanimous approval'

AVALON BAY - Lakeview Avenue

Apptication of Avalon Bay for revisions include reorientation of building #8, planting

plafl for tree protcction a¡áa, discussion ofelectric easement through replanted area, and

ielocation of electrical box on Ehn Sfreet project site'

Discussions were heard fiom Atty. Sandak and Mr. Kinol conceming each item. lhe
reorienration of buikling #8 will iaciliøte the addition ofa tot lot. Mr. Wendell asked

that rle propane tank b; moved f¡om its underground location near the tot lot to the othcr

side of drc building. Mr. KiDol agleed. Architecture will remain as original plan but level

is lower.

Plan for tree protection area was revised. Number Of trees to remain was lower than

expected. Adãitions of evergreens and deciduous trees are on plan which includes

$3^0,000 to $40,000 *orth oitrees and shrubs. The Commission noted that some plant

maierial will attract deer. Mu. Kinol witt consider variety changes'

Plan was prcsented to increase plantings around electrical easement. chairman Jex asked

if easemeut could l¡e move<l. ¡/fr. fi"ot stated that site change would conflíct with sewer'

The commission asked if cI*P will allow plantings. Mr. Kinol stated that the planting

plan will be allowed and maintained but not changeable. Mr. Kinol presented photos of
iargc trees that have becn saved by easement placement. the Courmission expressed

"oo** 
about the excavatcd cliffon site. Mr. Kinol assured the Commission that a

protection fence will be added immediately. The commìssion asked how plantings

ïouid be maii¡iained and was assured that the plantings have a one-year guarantee and

irrigatir.rl issues would be add¡essed.

The above grou.rd grcen transformer on the El¡n Street Office site was proposed to be

moved to the back óf tn" lot and the lines placed underground. The transformer would be

placed near a sidcwalk accessible to rail¡oad parking. The placement will ensure a 5'

walkrilay clearance for pedestrians.

All propose<t changes werc found to be acceptable. Moved by Mr. Ftaherty, seconded by

Mr. Wendell. Unanimously approved with modifications noted'

Adminishative Actions by Town Planner

A. Approval of request from New canaan Baseball Inc. for play at New Canaan

Càunt y Schooi for 2002 season' No opposition voiced by neighbors'

B. YMCA tenìporary construction trailer at 564 South Ave. This is acceptable as

lo'g as it ii removed promptly after construction is completed. There are to be

no unnecessary lights or signs.

c. Ptantìng plan for Park slope condominiums. Acceptable as iong as límited to

sloPe.

D. euLstions regarding the Domino resiclence, 83 Long Lots Road. Itetn removed

from agenda bY Lhe Town Planner.

E, Extcnsion of Philip Johnson special permit was accepted with no changes to use.



Actions approved. Moved by Mr. Flahcrty, Scconded by Mr' Wendell'

SIGN COMMITTEE REPORT

A. Plaza Too, 145 Elm Street for a retractable awning with signage'

was approved as submitted.
B. WaveÀv Ca¡e Center, 3 Fann Road for two signs att¿ched to stonervalls,

was approved as submitted.
C. Fleet Bank

4Z Fã.".t Stree! Replace two (2) existing wall signs, was approved as submitted

g4 Elm street, RepLàce ffio (2) existing wall signs, was approved as submitted.

2TSElmstreet,NewwallsignandNewwallsign,wasapprovedwith
modifications, only one sign permitted, applicant must choose'

Thc sign report was approved as submitted. Motion to approve the report by Mr'

Rothbãller. Secondediy Mr. Scannell- Unanimous approval of report'

¡oÐrnoNar rÀ,G.ENDa üEMS

_)
B. A-BC on l,ocust Avenue for construction ofroom and bath above garage may bc

approved administrativelY. Appiicant must Provide acceptable plans that should not

include a kitchen area and neighbors to

by Mr. Wendell. Unanimous approval.

Discussion on possible zoningRegulation revisions. Moved to the February 26'2002

Meeting. Hearing date to be set at that time.

A bricf discussion of PocD included density versus FAR a¡d the benefits of each' The

commission discussed a possible telephone survey for the PocD. Discussion on PocD

will continue at special February 12,2002 meeting'

The meeting was adjoumed at 10:15 p.m.

Jean N. Ctrzr'lecki, Secretary

be notihed- Moved by Scarurell. Seconded
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REGULAR MEMBERS PRESENT:

Ivlr. WÍltiam D. Hart, Jr., Chairman
tr'frs. David B. FindlaY, Jr '
ìvf r. Laszl-o PaPP
ftfr. Gouverneur lvf . Ni chols
lv{r. Walter T. FlahertY, Jr '

llr. Victor H. King
Mr. CrosbY R. Smith
lvfr. Churchill B. Phyfe, Secretary

ALTERNATE ¡lEf"lBERS PRESENT :

L{r- Lawrence I{ ' DeVito
ivf rs. John Baldrvin
11r. StanleY I'f . Barnes

REGULAR MEMBERS ABSENT:

Mr. David M. Burke

ALTERNATE MEMBERS ABSENT:

None

',t

TheChairmanconvened'theRegularMeetingofMay2T'l-982àt
B:40 P. ì'f. in ine Board Room of the Town Hall and designated Mr'

Devito to act iãr ur. Burke. 
-upon motion of il{r- King, seconded

by Mr. smith, ir,u NtrliuTss of tnà Regular lvfeeting of April 27 
'

TgB2lvereunanimouslyapproved.'=.s.,b*itted'UponmotionofMr.
Nichols , secondecl,. by - Mr; ' S.i;h , the ùf rNurEs o f the special ilf eet-

ing of À{ay Il, irgl2 were unanímously approved as amended'

tfr. [,li]-ton Johnson then presented a plan, elevations and cross-
sectionsoftheproposedsolargreenhousebuildingtolreerected
at the Nature center on oenok. ñiag". Pursuant to the provisj-ons

of section B-24 0f the General staiutes of the state of connecti-
cut, the Boar<j. of Selectmen requested a report ?:d t::ommendation
from the Tov¿n planning and Z;;î;g Commissiãn with regard to this
proposal . Af t;;"ais"isslo", 

- 

"p"ã motion of Mr. Papp , secot.tded by

ivlr. Nichols, it was unanrmousiy vote¿ that the secreLäry be in-
structed to iniorm the First Sàlectman that the projecl as pre-
sented does not violate .,,y 

-p'o,,isions of the Town Plan of Devef-

opment, and tnåt ln"..fore, ifr* Co','*ission finds no objection to its
construct ion -

TheTownPlannerpresented.therequestoflntexCorporationfora
Zbning permit to allow an additioáa1 use ' a used car dealership, at
'the New canaan Texaco properfy at 272 Frm street. The Zoning Board

of Appears, acti;; ;n¿är it" ''"ti'ority 
as representative of the

State Commissionei of Motor Vàhicl-es' had approved the^location for
a used car a""iär=irip a-t its meeting of Januzrry 4, 1982 and had

nored'thenecessityforrevrewofTjneZoningPermil9ythePfan-
ning and zoning commission._ According to tñe provisions of section
60_17.3, Su¡seãti;;; o anct f, a dererminatlon of the off-street
mctor vehicle;;;ki;c faciliii.= would need to be macìe bv the com-

mission.AttorneyMarvinGrussofHarvthorne,Ackerly--uldDorrance
represen,bed the tãtex corporatl'-on a-nd introduced Mr' Keith Simpson'

Environmental õ.=ig"-A==oLir.tn=, as an expert I'vitness. Mr' Simpson

presentecl a plan oi the availabie parking spaces at the Texacc)

Station ¿rnd described the j..r existiñg anci proposed ntilization ' j\'t¡"

ìrjpvilc, Frve. Presicient of Ihe fntex Corporation' a]so appeareci and

'1.i1
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TOWN CF T{EW
CÛi{Ì.ìECTiCUT

{-ANTÁA]\Ï\J '¿}. 1rl ll 1}. r\

^zoÁ^uuo'ìt-,

ÇHARLES P. MORTON
FIRST SELECTMAN'---\.-. - -¿-

TELEPHONE
(2o3 ) 966-r 6e7

l[ay 2O I LgBz

¡,ir. William D. Harb' Jr. , Chaì-::nan
PJ-annir,g and Zcni:rg Ccn¡nj.ssion
Tc,va HälI
77 Main Sl-reet
New Canaan, Connecticut 06840

Dear Mr. Hart: 
.:.â

Þrclosed, find a copy of ttre agréêrrent betweer¡ tlre
Tor¡¡n of New Canaan arrd ttre Nature CelìtêIi relalive to the
prcposed. HorbicuJ-tural Education Building.

Tlìe Tcr¡¡n Council approved tLr-is agrreerent at thejr
rreetirrg of Malr 12, L9B2-

lli1.l you please consider tkris itsn for ccnsnission ap-
proval .at yor:r earliest convenienÇe.

Sincereiy'

€/*/,ç%'Æ
^r---^a -- ñ ãf^4^.^
L -t I dl res r . tvl(Jr L(rt ¡

¡'irst Selecbnan

CPM:dh
cc: I4r. Mil-ton Johnston

encl. (1)

;i



TI-IIS AGREEMENT, by and between the TO9IN OF NEI^I CÀNAÀN, a

unicipal corporation located in the County of Fairfield and SLat

f connecticut (hereinafter cafled Town), acting herein by the

OARD ôF SELECT¡'IÌ.ì¡í (hereinaftêr called Sel-ectmen), hereunto duly

uthorized by vote of the TowN COLINCIL of New Canaan, Connecticut

(hereinafter called Cou¡rciI), under date of May 12t l- 982

nd the NEW CÀNAÀN NÀTURE CENTER ÀSSOCfÀTION, INC., a non-profit

rporation located in Lhe Torvn of New.Canaan, County of Fairfiel

d State of Connecticut (hereinafter call-ed Nature Center), acti

in by REBA ROORBÀCH. its President, hereunto duly auttrorized
!.

f¡I

I{HEREAS. the Nature Center is desirous of replacing at its

st and expenses the existing greenhouse complex at the Susan

'B1iss Park, r";hich greenhouse complex is being used l:y and

TTNDSSE:IH

under the supervision of the Nature CenLer ín accordance r+ith

arrangemenL between the New Canaan Nature Center Association,

- -end the Board of SelecLmen dated November 17, L97O, because

the fact that tlr.is greenhouse complex' through age, the elemen'

hard use, tras reached a condition where heating is inefficien

r-ângements are inconwenient for present use and maintenance is

ncreasingly expensive and decreasingly effective,' and

I^IIIEREÀS, it is'Éroposed that upon completion of such new g.re{

use complex by the Nature Center, which complex is to be herein'

r called the Horticultural Bducation Building, the.Town will

banilon the presently existing greenhouse complex''including the

tenance thereof, (with the exception of the existing frame ant

tone "headhouse" or potting shed r+h-ich sha1l remain operational)

shal)- dispose of the same 't its own e{pense as it sees fit-

NOW, THÐREFO.RE, it is mutually agrreed as follows:

1. The Nature CenLer may at its sole cost and expense under'

and complete the construcl-ion of the florticultural'Education

uilding, the same to be located in the area immediately West of

presentl.y existing garage and garage apartment subject to, thr

llowing terms and conditions:



rê icication, aïclli ,d specif icat-ions. (a) 1'be iocation, architecturâL pìans ân

Lhereof together wittr alI other perti¡ren{- facilities reI.:ting tirere

to shal_l be approved in writing by the Board of selectme¡r.

(b)ThcarctritcctsshaltbehírerlbytheNatur:eCentcr,

;.¡hich org'anization shatl pay for the sarne, and the To\^¡n of New

Canaan s.hal1 be under no oblibation to pay the architects -for their

services or assistance.

(c)ThearchiLectsshallfurnishto'theNatureCenter,

when the pLans Ìrave been approved by the Nat-ure center and the

Selectmen. a cost estimate on the complete work, including all

architectural and engÍÍneering fees'

ld! The am.ounr- of the architects' estimate as t<l costs

and the amount of architectsr and engineering fees shall be raised

by the Nature Centèr in cash or by collateral, bond or other fo¡m

rf security satisfact()ry to the Select:nen.' It is presently esti-

nated that the compì-ete t+ork, including architecl-ural and engineer-

itrg fees; will cost S750,000 approxirnately.

(e) upon and. only upon the raising of the funds as afore

said shall a contract to consLruct the Horticultural Education

uilding be executed, the contract to be approved by the selectmen
_.-:. ' --

?ri.gr to signing by the Nature center. such contract shall run

betwéen the Natule Center and the persQn, firm or corporaLion vrho

' . .l':4

fras:.-teen awàrded the construction contract and shall not involve

Ehe Town in any obligation relatíve thereto, hor shall the Town

ce named as a. party iherej-n. -i¡oweverr it is agreed and'. undersioo<ì

:hat the Nature Center and the construction contractOr shall have

EulI pennission to and mai¡ enter upcn the land of the Tcr'¡n known

ls susan DwÍght Bliss Park for the purpose.of constructing the

lorticultural Education Building in accordance v¿ith the plans and

;pecifications approved by the Board of.Selectmen.

(f)IfaLthetímethebidonthecontractforther+ork

:n the Horticultural Educatíon Building ís accepted by the Natr:'re

ter it is found that the total costs, incl-uding architectural

end engineering fees, are greater than the amount of f'nds previou:



Iy raised, no contracf- shall be signed and no work shall be under-

taken until Lhe amount.of funds raised are equal to or are greater

than the amou¡lt of L,lre contract pl-us a1ì costs of arcllitectural an'

engineering fees

(S) It is the intent and purpose of the Nature Center

hold the Town fully harml"ess for any and all ciaims by third

arties in. connecLion with the construction costs or other inci-

entalsre].al,ivetotheconstructionoftlreHorticulturalEducatio

uilding' 
the Horticùl-"(h) During the course of construction of

ur-alEducationBuildingtheNa-uurecentershallprovideany.and

all general liability insurance policies necessary in connection

ith the construction work in a minimr¡n arnorrnt of $500,000, to-

getherwithallfire.insuranceand.othercasualtypolicies,which

cies shall run to the benefit of the Nature Center or the Town

as €heir r:espective interests may appear-.-.. certificaLes of insur-

anc're to that effect shalt be furnisheil to the Town' upon comple- i

aiolih. fotn will provide at its expense all liability insurance''

Logethe.r¿ith fire and.õther casuarty policies,.covering the Horti

cuúural Eclucation Building up to its full repì-acement value'

2. Completionl' for tfie purPoses of tt¡-is' agreenent' shall mea

(a) the architécts and engineers have certified to thè Nature Cen-

terandtheTownthatall'workonthenewHortiiulturalEducation

Buildinb has beén completed and' (b) a certiiicate.of occupancy has

beenissuedbytheChiefBuildingofficialoftheTownofNewCana

3. The Town agrees to continue to provide Èhe current'leveI

of servic es for maintenance of the Nature ôenter, inclsding the ne

i¡orticurtural Education Drrilding in ac.cordance with the arrangerÎren

dateil November L7 t i..glo, as .novt or hereäfter amended'

4.TheNatureCentershallcomplyr.¡ithallstaLe;.Federal.an

Ioca1 Iaws. rul-es and regulations and ordinances relating to the

construction.ofthesaidnewHorticulturalEducationBuildingcom-
I

-3-



plex and any and all permits r¿hich may be required shafl be obtain-

ed and paid for at the expense of the Nature Center'

5. upon completion of the Horticultuial Education Building'

as aforesaid, the Town shall- irnrnediately discontinue the mainten-

ance of the,presently existing greenhouse facilities, (wii:h the

exception of the exÍsting frame and. stone "headhouse" or putting

shed which shal] remain operational), the Nature cenLer: shall re-

ve all of its presenL activities therefrom, and the Town shall

t its o¡^¡n expense dispose of the same by sale or tazíng, as it

shal1 deern best-

6. The I{orticul-Lura} Education Builcling, upon completion'

shall become the propert-y of the Torvn without payment therefor or

any pâ?t thereof by the Town, and the Town shall be under no obli-

ation to the Nature center or any other person or persons relative

to the costs of the construction thereof'

.T.Itisani:icipatedthatthêproposeclconstructionwoTk

1I begin not fater than December 3I, L9B2 and shall be completed

'iápidly and speedily as possible

l:l-"- B. .The Nature Center acknowledges tha{: fulf illment of the

visiorrs of section 49-4L of the General statutes of connecticut

a condition precedent {;'o approval by the Town of New Canaa'n of

construction contract -

I

I

I

IrrN WITNESS I^]HEREOF, the parLies hereto have hereunto
spective hands and seals {:his 13th day cf NlaY

, sealed and delivered
TOh'¡T OF NEÍ^¡.CÀNAANn the esence of:

BY
ar

to the Selectrnen

A MajoritY of Lhe
Board of Selectmen

¡Ànz.-o Cc
NEIT CÄNA.AN N.âTURE CENTER
ASSOC]ATToN¿ rNC.

set thei
- 'l gR?

t'¡

BY

B

tô
m/1

e Center'
Jon,tlsrzlJ,e.

BY
//ó
ðL



L
S{[,ATE .OF CONNECTICUT)

)

NTY OF !'AIRFIELD )

ss. Nev¡ Canaan

STATE OF CONNECTTCUT)
) ss. New Canaan

OF FAIRFTELD )

appeared CHÀRLES P- MORTON, JENNIFER W' DBI.AGE a
t¡rã SOANO OF SELECTMEN Of IhE TOWN OF NEW CÀNÀÀN

Personally
ROBERT P. READY,

reunto duly author ized, three of the sig'ners and sealers of the
oregoj,ng instrument' and acknowledged the same to be their free

act and deed, in the capacities aforesaid, before me'

ry IC

À'o?'rlRY PUB]C
srATE oF coN¡,lccacui ..

Èry b0^rurssrory getnæ røccu'ir. rsco

President of NEW CÃNAÀNI n"t=ona1].
luerurc cENTER A
Ithe signera and the foregoing

acL and deed,

y appear ed REBA ROORBACH/
SSOCIÀTION , INC . , hereunto duJ-Y authorized, one of
sealers of instrumen t, and- acknowled

tTre same to be her free and the free act and de

f said corporation, before me '

o Pu

.- VJVI¡.¡J F- CV;:].. j{, !i.:..: ..,.- -
State ot Cc:ii-..i.il:, Crlr::;..

My conrûr¡lsion rruìà""^J,, ijUy'
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BUILDING INSPECTION DEPARTMËNT

New Canaan, Connecticst 7796

-?Ê

oåt¡irÉd tiom ric Burld;ag In¡pcction

Ne

CËRTIFICATË Otr OÇCUPANCY
D"t.d.....åP.5.i.1...11.,. . ,., rç 2Q

7,one

This i¡ to ccrrify rlar building ac ... .l-€.S.. Q94.9.h.-e-..8.;i-d.9.ç-..:...l{ew...Ç-a.n.a.a.n...Nê!u.r-e...ç.-e-n.tcr.................

a. þ.g.i.lding....l-.enovagien. und"r Pcrmir No- ...-.....À:I&?5.3......... conforul:ubstanrielly o rLc reçic'
mcaa of ehc Buildtng Ordiru¡ce a¡d dre Z""iog Rcgulaeions of rfic To"¿n of New C¿naa¡ ard is hcrcby approvtd for

occap¿ncy ls indicarcd telow

Approved fo. r,¿¡.ioe¡a, Aoril 13,/a
..4/..€^/.... . /'e.€ :.€

I99B

4o-.u..ç.æ- .*çt.al-..

Nodce:*If rlris ærtific¿rc is fost or dut*oyt{ a dupiitatc alouid

Dçartmcnr.
Aoy åengr or exten-sion of úre us¿ tcrein approvcd requiræ a new cerdficaæ of oca-rpancy"

Opi.r of"*ir c¿rri-6c¡to may be obaiued .i th" Building Iospccriorr Dcparratnt et e ó:rge ol ooc dolh¡.
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Junc, 1998

On October g,l.gg7 the Planning and ZnningCommission ap'proved renoYâtions for

O" r*irtiog art workshop buitd;ng to a"ccommodate an additional preschool

olassroom-for the New CanaanNahre Cçnter - Begiuner's Natu¡e Prog¡arq Annex

on the ground level.

It is undemtood that the preschool classroon will meet all state lìccræing

requirernents

Dan FoleY

Town Plaoner
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144 Oenoke Ridge
New Canaan, Connecticut 06840

{203) e6G9577
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Y o:

NEW CATq&ryN
NATURtr CNNTÐR

Zone: ! acre ResidepJíal

Present Use

Proposed Use

Proposed Construction:

A. Setbacks in Fe4

Nea¡est Side

B. L_q!_.,Area in Aeres

C. BuildingÇoveraee in Sq. Ft.

D. Buildine HeiÉ!

In Fcec

In Number of Stodes:

Eartry Childhood Educetion Building
(presently thc A¡t'lVorksbop)

Facf Sheet

June 23, 1997

Assessor's Map: 32 Block. 20

Ground Floor: Maintenance Shop and Storage
Main Floor: Multipurpose crafts and program room; storage

Ground Flooc One ücensed preschool classroom

Maiu Fioor: lvíultipurpose crafts and progra¡n rooûr; s¡orage

Install water and sewer service; Reno,¡¿ïe interior; New porch to be added

to shelter grounil 0oor enttance oe north sidc; existing attached storege

shed to be replaced with an enclosed code compliant stair connecting the

6rsr and second floors

Proposed

I r/2

Jr. t t ö

i446 (includes porch)

l,ot: 41

Ëxistîns

I tlz

39.778

t270

25

t

.,<

z

TOTÊL P,ø5



P "Ø2/Ø2
NOU_ L2-2ØØ3 LØ136 COIfifUNiTY BRSED REGULÊT'N

p t LF c

M^,ú(, &'r¿r {
kþ" Êoo^s

ã,r^t;^þ4M--'Ñ,rlù*å"
ñaku û,tø

To.wn Zoning Depaftment

Town Building Department

Town Fire ß4archaf

Directo¡= of Heatth

AN lnapection

t] ArchÍteotursl Review

Adminístratíve Reviewllnspection Nqt Required

HAS BFFrr{ CWIPLETFP_.9 N :

Ü Ch¡ld Day oare Center

Group Dey Care Home

rf k-L- &

A,J rr,
(ãtreet A.ddreea)

C+- .ø,.a4-- (f o6
(rown) .(Eute¡ ër;p)

IS CQNSI$UETJ:D. IN ACOOROAhICEJVITH APROPRIATE. USE

The Staté Bqitaing Codes in effect atthe time of cqnstructlon

tr apter I, Artlcfe Xf of the Fire Safety Gode

Town Zqning Regulations

tleafth Ordinancee

tl pRELTMíNARy AFpRovAL ts çnaNrED
FINAI APPRO

4--"*
VAL IS'G NTED ,-" t4"14x

Signed:

Title ' {-,r.r"-^^-?t".. r**..-
Town: Y*),u^l (--ê--\ û--e-;.¿-:* L

Date: ñ) oun-'ç.,- Loo



L\t)>oo9Jro ryew Ldoaatl NàLure: cgnte:r Øooz/ooz

APPROVAL FOÑ 0þ{ !LD DAY GARE

Ø. Town Zoning Department

Town Buifding Department

Town Fire Marshal

Director of Health

AN lnspection

Architectural Review

Administrative Review

Reas for Aonroval eouesf

,w

HAS B EEN COMPLETËD ON:
r--l
L-J thiici Day Car-e Center* Program Name

Group Day Gare Home - Program Nanre

Lic.#

Lic.#

LOCATED AT: L C (4$É¿-(ø,-*
(Street A

ñ)p, ^) fnr..¿r^rr- CTÔ q.Õ
(Town) (State) (ztp)

ls coNSTRUCT ED IN ACCOR ñ 
^ 

1l^IJAI\Utr VVI I H APROP RIATE USË GROU PS
AND:

[ Conneciícut State Building Code (CGS sec. 29-25 2-1c)
X connectícut state Fire safety code (ccs sec. z9-2e2-Bd)

f I N"w Day Care Occupancles

fJ Ex¡st¡ng Day Care Occupancies

u Other

f"Ç4
L_Jo\t

n

(list code tifle, edition, and section)

Town Zoning Regulations

Health Ordinances

N PRELIMINARY APPRoVAL IS GRANTED

FINAL APPROVAL fS GRANTED

igned: Ø¿-
Title:

Town: NJe.ur
<(J.-

Cona .,.

Da ì\

0
s;\llivisionULiccnsu rc\Grp&ctr\l:icl<l Forms\Gencric Local Approval for CIrild Cse.doo
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Grace Farms -- Current Uses

The multiple independent and contemporaneous uses occurring today at Grace

Farms were never presented to the Commission during any of the three prior

special permir proieedin gs (2007,2008 and 20L?./20L3) regarding the site' More

importántly, many of these uses are impermissible given the text of Sections 3.2 and

3.3 of New Canaan's zoning regulations, and the fact that New Canaan's Zoning

Regulations are permissive in nature.

Several of these ongoing uses were not referenced in Planimetrics' framework

document for the Cómmission for the lune 26,2017 ptblic hearing, and should be

specifically considered by the Commission as part of its deliberations on the

application.

This poses another threshold question: Given the permissive nature of New

Canaãn's ZoningRegulations, is the Commission now required to update the

categories of permitted principal and accessory uses allowed by special

permit in a residence zone should it determine to approve one or more

aspects of Grace Farms Foundation's application?

Examples of these Ongoing Uses:

1. Movie Theater:

Activity Description: Grace Farms Foundation is operating a movie theater.

Saturday Family Matinee - regular scheduled activity on Grace Farms'

calendar

Excerpt from Grace Farms'Website:
SaturdaY FamilY Matinee

"Join Us on Saturdays for Our Family Matinees - a series of
animated shorts and feature films that underscore life lessons connected

to our core initiatives - nature, arts, iustice, community and faith. "

As these matinee screenings are a stand-alone activity and unrelated to any other

uses taking place at the site, these screenÍngs should be considered a principal use.

Special permit Use: Operation of a movie theater is not listed as an activity

pãrmitted by special permit as either a principal or accessory use in a residence

zone.

Additional Certificate of Occupancy [ssue: A movie theater is not listed on the

final site plan provided by the applicant during the 20\2/2013 proceedings and

approved by this Commission.

L



Conclusion: As New Canaan's Zoning Regulations do not permit the operation of a

movie theater in a residence zone either as a principal or accessory use, the movie

theater at Grace Farms should cease operations'

2

Activity Description: The applicant is operating a restaurant in a residence zone

and hoids the highest level of food service license from the New Canaan Department

of IJealth. The general public can come for breakfast or lunch. The restaurant has

extended its eating u."ã to outdoor seating, and now includes a BBQ pit' As this

restaurant operation is not tied to any other uses tal<ing place at the site, it should

be considered a principal use.

Special permit Use: Operation of a restaurant (including BBQ pit) is not listed as

an activity permitted by special permit as either a principal or accessory use in a

residence zone. Licensed restaurants in New Canaan's business district must seek

special permit approval to provide additional seasonal outdoor seating'

Conclusion: As New Canaan's Zoning Regulations do not permit the operation of a

restaurant in a residence zone either as a principal or accessory use, the operation

of a restaurant at Grace Farms for the general public should cease'

3. Retail Tea Room - The Pavilion - Tea Room:

Activity Description: One volume within the River Building complex is a beverage

bar, commonly ieferred to as the Tea Room, with pots of tea for purchase'

6riginally designated as the site's "Welcome Center" on the approved 201'2/2013-

site"plan, the applicant has instead elected to operate a retail beverage bar in this

space. As the u.iiuiti"t taking place in this structure are independent of any other

n.tirrity taking place at the site, including the existing restaurant, it should be

considered a princiPal use.

Special permit Use: See analysis above regarding the operation of a restaurant in

New Canaan's residence zones.

Conclusion: As New Canaan's Zoning Regulations do not permit the operation of a

beverage bar in a residence zone either as a principal or acCeSSory use, the Tea

Room should cease operations in this structure'

4. Security House/Commercial Office Space:

Activity Description: The applicant has converted a family residence on the site

into commercial offices without obtaining a special permit or any approvals from

the Commission. The current space currently Serves as a security house but can be

used for commercial space. A similar conversion plan is under consideration by the

applicant for another former family residence on the sjte.

')



Special Permit Use: Commercial office space is not listed as an activity permitted

by special permit as either a principal or accessory use in a residence zone. Only a

medical office and home office are permitted in the residence zones.

Additional Certificate of Occupancy Issue: The house at the entrance to the site

was converted into offices without zoning or building department approval' This

space could be used for other commercial offices.

Conclusion: As New Canaan's Zoning Regulations do not permit the operation of

commercial offices in a residence zone either as a principal or accessory use, the use

of this former family residence needs to come into compliance with the regulations.

5. Garden Shed:

Activity Description: The appìicant has built a garden shed that exceeds the

footprint and dimensions set forth on the approved site plan.

Special Permit Use: Accessory facilities, such as a garden shed, are permitted by

special permit in New Canaan's residence zones. This garden shed should only be

used for machinery, tools and items associated with the applicant's community
garcìen. Should the applicant seek to use the shed as an animal manger to house

ãonkeys, sheep, etc., then a principal use special permit for agricultural uses must be

sought.

Additional Certificate of Occupancy Issues: As built, the Garden Shed exceeds the

specifications on the final approved site plans. The applicant formally sought no

vãriance approval. Emails were exchanged between former town planner Kleppin

and the applican! but no detail updates or site plans were submitted to document

any approval ofthe variance.

Conclusion; As an approved accessory use, the Garden Shed should be associated

with an approved principal use at the site. An "as built" audit should be performed

at the site to document this garden shed's dimensions and bring it into compliance

with the approved site Plans.

6. Retail Gift Shop;

Activity Description: The applicant sells various merchandise items at its west

barn structure and is operating a retail shop in a residence zone. No retail shops

presently exist in any New Canaan residence zone. By way of example, The Glass

House only seìls rnerchandise items at its visitor center located in New Canaan's

business district.

Special Permit Use: Retail activities are not permitted in New Canaan's residence

rò.r"r. No special permits use would support this type of commercial activity.

)J



Conclusion: All retaiì activity at the site should cease immediately' To the extent

the applicant desires to conduct retail activities, the applicant should be directed to

folÌow the example of The Glass House and locate its retail operations in New

Canaan's downtown business district.

c7

Activity Description: The applicant's calendar for the site documents numerous

Iarge-sóale public events that have occurred at Grace Farms. Examples would

include:

Z0l-6 Winter Carnival - Month-long winter carnival open to the public'

Temporary structure built - Skating rink supported by generators frequire special

permit) which should have received a permit[s)'

2016 Concert Series - Grace hosted outdoor concerts that normally would

require a permit and are not permitted in a residential zone.

2016 &20L7 EarthDay - Faciliry open to the public to support

commemoration of Earth Day. Numerous activities conducted and event was

pubìicized via various regional media outlets.

In hosting these events, the applicant has, at times, set up temporary Structures at

the site, which also would have required oversight and review by the Commission

and appropriate town agencies.

While many clubs and charitable organizations sponsor large public events in New

Canaan, these entities are required to obtain proper permits from the Town as well

as demonstrate approval and support from the proper authorities. At all times, as

these events are open to the general public, the proper town support staff are onsite

to ensure public health and safety. Approval for one year does not always mean that

the event will be permitted the following year. Instead, these organizations come

before the town annually and seek special permit approval. It should be noted as

well that many of these events have been curtailed or have come under greater

regulatory scrutiny in recent years. These events have grown over tíme and based

upon their popularity, have faced additional controls when reviewed by the Town'

Examples of such other large public events in New Canaan include:

St Mark Church - Public Ma)¡ Fair -Police, Ambulance and Fire are required

to be at this event. Event is subject to review by the town and proper authorities as

well as onsite monitoring during the event.

Caffeine and Carburetors - Organization is required to get a permit and

recently was only aìÌowed to have 4 events annually. Support from the police

department is required and the Town has designated hours for the car show.
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Famil)¡ Fourth - Private Party held at Waveny Park on 4tt' of Iuly requires

town review and oversight as well as support of police, fire and emergency medical

services. Pyrotechnic activities are reviewed and closely regulated'

Special Permit Use: For public health and safety reasons, large public

events/gatherings are subject to special permit review & approval and town

oversight.

Conclusion: The applicant should not be given preferential treatment as compared

to other New Canaan clubs and charitable organizations. The applicant should be

required to obtain specific special permit approval for any planned large public

evénts and have the appropriate town resources on hand to ensure public health &

safety.

B. Public Park:

Activity Description: The general public is allowed access to the River Building

complex, the barn complex and grounds of Grace Farms during its operating hours

independent of any scheduled f organized activity.

Special Permit Use: A public park is a principal use permitted by special permit in

a residence zone under the "Municipaì Facilify" principal use; which requires

ownership or a leasehold interest in the property by the Town of New Canaan.

Grace Farms is owned by Grace Farms Foundation, a private foundation, and the

Town of New Canaan has no property interest in the site.

Conclusion: Privately owned public spaces are not permitted in New Canaan's

residence zones. General public access to Grace Farms should be prohibited for
public health and safety reasons.
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Merr¡tt Pkwy South

89 Elm St

94 Park St

4 South Ave

149 Cherry St

16 South Ave

7 South Ave

2 Morse Ct

98 Elm St

198 Elm St

36 Pine St

ALLTOWN NEW CANAAN SOUTH #825
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CVS
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s

L9 South Ave

64 Main St
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8 Farm Rd
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635 Frogtown Rd
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241 Park St

45 Grove Street
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95 Country Club Rd
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54 Little Brook Rd

23 Locust Ave
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Waveny Pool - Apple Cart
West School

Saxe Middle School

Sîm ply Delicious (YMCA)

South School

St Aloysios School - Apple Cart
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New Canaan High School

New Canaan High School Concession

New Canaan Pizza

Mead Park - Apple Cart

Mìles Above LLC

Mr Sushi & Dumpling (Sky Food Corp)

New Canaan Country School

Joe's Pizza

Kiwanis Park Snack Bar - Apple Cart

KPV CT New Canaan 95N, LLC d/b/a Dunkin Donuts
KPV CT New Canaan 95S, LLC d/b/a Dunkin Donuts

Bruegger's

Club Sandwich

Country Club of New Canaan Golf Shack

Country Club of New Canaan Pool Snacks

Day Care Center of New Canaan

East School
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27
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5

6

7

8
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1
I
L

3

4

,t... :,:..
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Baldanza Natural Market 17 Elm St
Barolo Restaurant 134 Main St
Cava Wine Bar & Restaurant 2 Forest St

Chef Luis 129 Elm St

.g.t+

L

2

3

4
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45 East St

151 Elm St

64 Main St

78 Pine St

95 Country Club Rd

73 Elm St

L64 Smith Ridee Rd

l-2 Forest St

53 East Ave

22 East Ave

97 Main St

10 Forest St

155 Elm St

31 Virti st

365 Lukes Wood Rd

25 Elm St

62 Main St

22 East Ave

8L Elm St

32C Forest St

2 Pine St

18 Forest St

73 Oenoke Rìdge

115 Main St
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15 Elm St
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36 Pine St
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6 Forest St
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Cherry Street East
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Chings Table

Connecticut Sandwich Com pany

Country Club of New Canaan Restaurant
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Fjord Fish Market
Garelick & Herbs

Gates Restaurant
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Good2Gourmet

Grace Farms

Hunan Taste

lndia (NEW- March 2016)
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Le Pain Quotidien
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Mrs Green's Natural Markets
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New Canaan lnn

Pinocchio Pizza
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Sole Ristorante
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St Lukes High School
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Tony's Deli
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7
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I
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22 Cross St

62 Main St

229 Elm St

3 Farm Rd

Vegetable Barn & Deli

Vicolo Pizza & Trattoria
Walter Stewart's Market
Waveny Care Center

40

47
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Good nrorning Krishna and Rod,

Below is an email from a neighbor regarding some kids fishing at the lower pond

yesterday afternoon in the lower pond. According to the neighbor, they took steps to

notify Grace about his and it appears that there was no response' Please ensure that

the hotline is functional and responsive and take whatever measures are necessary tc

secure that area from trespass and this type of activity. Please let me know what

changes, as necessary, you intend to make. Thanks in advance for your cooperation'

Steve

-----O rigina I M essa ge-----

From:Jennifer Holme mailto ema mail.co

Sent: Monday, MaY O1',2017 7:26 AM

To: Palmer, Steve

Cc: David; Jennifer Buczkiewicz; Mike Buczkiewicz

Subject; Sunday

Steve,

we want to report to you this sunday we observed two fisherman using the Grace lower

pond ín the off limits area. They were there for sometime - easily a half hour or more

and easily recognizable - l.e white t-shirt etc. Th¡s was in the afternoon around 3pm' At

no time did Grace security pick up that these kids were there and had gone into the

closed area. They simply fished. We called the hotline at 3:43 pm and after calling, we

did not see anyone from Grace find them or speak to them in area but instead they

decided to pack it in and head out.

Clearly the signs are being disregarded, security is not capable of monitoring a large

property, permanent fencing is needed to deter the public west of the stream and why

do the neighbors have to act as the control mechanism? lt is concerning to us with a

gap in the fence that someone can now take it upon themselves to come on to our

property and perhaps take a swim or do something worse'

lf you could please remind Grace that this area is closed, much appreciated.

Jennifer and David

Sent from my iPhone

This transmittal may be a confidential attorney-client commun ication or maY otherwise

be privileged orconfidential. If it is notclearthatyou are the intended recipient, you are

hereby notified that you have received this transmittal in error; any review,

dissemination, distribution, or copying of this transmittal is strictly prohibited' lf you

suspect that you have received this communication in error, please notify us

immediately by telephon e at L-860-275-B2OO, or e-mail at it-admin@rc'cotl, and

inrmediately def ete this message and all its attachments'



-----Origi na I Mcssage-----

From: O'Hanlan, Edward V m olra n

Sent: MondaY, MaY O1",2017 1:04 PM

To: Palmer, Steve Pal NCWCA Ct

Cc: 'Krishna Patel' < el rmsfo ation >; Rod Khattabi

<rkh und .o Amy So uchuns <Asouchuns@ hssklaw'com>

Subject: ReplY to "SundaY."

Steve:

Thank you for forwarding the email below from a Foundation neighbor' As you can see'

Ms. Hof me did not copy the Foundation on her email'

I have spoken to the Foundation safety office to learn the following: on sunday

afternoon there was a call to the safety office from a person who stated that there

were people fishing at one of the ponds and who stated "they need to get out'" The

person then hung up without identifying herself. The call lasted 19 seconds'

The safety staff inquired and was told that neighborhood boys had checked in at the

welcome center and were known to be on the Property. The Foundation welcomes its

neighbors to fish in the ponds on a "catch-and-release" basis. The pond in which they

were fishing is entirely on Foundation property, and the walking trail goes alongside its

west side; this is notthe area in the eastern wetlands from which the trails have been

relocated. For these reason, and without the identity of the caller, no further action

rvas taken regarding the call.

Had Ms. Holme identified herself to the safety staff as a neighbor when she called' this

information would have been relayed directlyto her. I am copying Ms- Holme's

attorney (l cannot communicate with a represented person) so that she will pass it along

to herclient. Thankyou again for letting us know. Please let me know if you have any

questions.

Ted

Edward V. O'Hanlan

Robinson & Cole LLP

1055 Wash ingto n Boulevard

Stamford, CT 06901

Direct 203.462.7556 | Fax 203.462'7599

toha n la n (ôrc. com I www.rc.com

f C,CO

Boston
Albany

New York

I Miami
I Hartford I

I Los Angeles
I Providence I Stamford

I New London

--- Original Message----

From: Palmer, Steve i I to: Ste ve lrrer

Sent; MondaY, MaY 01',2017 7:54 AM

To: 'Krishna Patel'; Rod Khattabi

Cc: O'Hanlan, Edward V'

Subject: FW: SundaY

naa OV



From: Jen Holme <holmeienn@qmail' >

Subject: Response to Your email-
Date: May 1 ,2017 at3.27:47 PM EDT
To: toha rc.com
Cc: Amy Souchuns <Asouchuns@hsskla >' David
<davi >, Steve Palmer
<Sfeve n ct.P

Ted,

Let's be clear on what has been communicated to the neighborhood and the facts

surrounding yesterdaY's call.

1. Roy Medile has requested that the neighborhood call the dedicate d security line

when an issue presents itself. The neighborhood was told that this hotline has been

established specifically for the neighborhood's benefit. The Grace Farms security staff

fielded my call SundaV afternoon, took the information that they deemed pertinent for

purposes validating the incident, and then ended the call'

2. During this withdrawal period, the walking trails are supposed to stop at the

footbridge with visitors treing redirected along a'path adjacent to the stream- The pond

system that the boys were fishing in Sunday is east of the footbridge and not part of any

marked path that we ar€ aware of- The boys could have only reached that pond by

disregarding the closed trail sign on the footbridge, and then making their way through

2O+ yards of underbrush to the ponds.



3. As you can see from the black chain link fence in the foreground of the pícture --

which marks our property line with Grace Farms -- the boys were in fact fishíng ín the
pond system east of the closed footbridge.

Thanks,

Jennifer
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Enforcement Timeline - Grace Farms Sound Sculpture

lmplicated Special Permit Condition:

Condition 39 - "Outdoor use of bullhorns, loudspeokers, or other amplifying devices is prohibited."

A. October 2015

1-. October 25, 2075

- Sent inquiry to Roy Medile, a director at Grace Farms Foundation, regarding the installation of

a multi-speaker amplified sound sculpture around the large pond in Parcel 2 (approximately 30

acres) that abuts our proPertY

2. October 27,2075

- Roy responds that the sound sculpture is approximately 2 minutes long, and is presented on

the half hour until dusk

- Roy advises that Parcel 2 is not subject to the special permit conditions, and that the town was

notifíed of the art sound installation and its placement (triangulated) around the large pond

3. October 28,2075

- Sent inquiry to Steve Kleppin regarding the amplified sound work, and requested confirmation

about its conformance to state noise regulations and copíes of the results of any sound metering

4. October 28,20L5

- Steve responds that Grace Farms Foundation had mentioned to him the installation of the

"sound sculpture" on that Monday (October 26th).

- Steve directs us to the Police Department and that the Police Dept. has the equipment for

measuring noise levels and is the town agency that handles noise complaints

B. November & December 2OtS

- Research and review Connecticut noise ordinances and flow-down of those regulations to local

municipalities

C. January 201-6

- conference calls with the office of connect¡cut Attorney General

D. February 201-6

L. February 27, 2076

- As the sound sculpture continues to play and be broadcast across our property, met with

Officer Lambert at the Police Dept, to díscuss the situation and Steve Kleppin's referral

7



2. February 28,2076

- At Officer Lambert's suggestion, sent inquiry to Câptain DiFederico of Police Dept. requesting

an official decibel level reading to be taken at our property line

3. Februory 29,20L6

- Capt. DiFederico responds that the Políce Dept. does not have the mechanism to measure

sound volumes and has received no training to certify an officer to to take an official decibel

measurement, and that the town noise ordinance does not address artwork.

E. March 2016

F. May 201"6

G. June 2016

1. March 1,20L6

- ln a conference call discussing the situation, Capt. DiFederico makes clear that the Police

Dept. has received neither the training nor the equipment to take an official decibel level

reading per state regulations

1.. May 73,2076

-W¡th no ability forthe Police Dept. to provide an officialdecibel reading, severalabutting

Smith Ridge neighbors send a serÍes of letters to the Commission concerning, among other

matters, the amplified sound sculpture at Grace Farms

7. June 25,2016

-Steve Kleppin issues a preliminary opinion letter to Grace Farms Foundation that raises

concerns about a number of their activities and initiatives at Grace Farms, including whether or

not the sound sculpture constitutes a "structure" on Parcel 2 which would be prohibited by the

terms of the 2013 special permit

2



Beg;n f otwarcled rììessage.

F ro m : R o y M e d i I e < í r ì ì ç g i l-q (q:q!açe ia1-1È5Lc-l:l.r.ij ?-i.Ìçj:-cl!t >

Subject: RE: Special Permít Condition #39 -- Anrplifying Devices
Date: october 27.2015 ar12:47:27 PM EDT
To : D a vi d N4 a r k a t o s < !i.Q \'-¡íiÌ.'llô-! -{î-lo-sjsl glìl e i U: Q Lr ì. >

Cc: Jennifer Flolnre <[c-[it-r-eie-U]G¡9.[]Â!L(rac¡l>

De¿u' [)avitl an('l .lcrlrìi l'cl'-

-l-ha¡k you lbr-_'',()ul'kind enlâil. 'fhe o¡tenina ol(itacc lìalnls has trcctr ¿r \vollderful succcss a¡l(l

\lvc arc -so fhauklì¡! lÌll all tlrc SuppÒrl. oI-the Nerv Calraall colnlllulìit\'.

As 1..ou knou, a cot'rìe lstÒnc o f' Cìr¿rcrc l:rarnls lllitiativcs is thc Alls Pt'ogranr. We have

contmissioncci a souncl \\rol'k b), Susan l)hillipszo¡1 the large pond. fìpecifìcall,r'. het'u'ork -',Velt

C.anaett." is ap¡:r'oxinratcl).2 ntinutes longanclil is ¡rresetttcd on thc hall hour ulltildusk.

J)lcasc notc tlìat ù()ndition #39 refi:rs spcuifìcall-t' to thc 48 acrcs orl u'lticlr we l'equÇsle(l tlìc

Spccial Pen¡rit Jbr. and tr{rere we hâvc clcveloped the "River lìtrilding." We do not havc anY

c¡iltcloora¡r¡llificatiort dc\,ices on thisparccl. l-hcsound installaf iÒn oti thc large pond is on tirc

27 acre-propcl.t\, tlì.rf is undcvelopcd and not subject to thc Spccial Pclnlit. ljvcn though it is

not subject to thc Spccial Pennit u,c still notilÌc¿l tlte,'l-orvn of'thc atl soutld installation and its

placcrnlnt. \Äc tiar,c also. ancl u'ill conti¡lue to- abidc by the ltlcal noisc ordinancc fi<lrn tlre

T<lu,n of-Ne\\, (l¿ìnaân that all plopert¡'owners at'e requircd ttl conlpl,r' tvith.

In ad<Jition. \vc \\,orrld \\,clconte you to corìlc \ìisit Cìracc lrarnls at )/our convenience- lt is a

placc for ),ou and )'our fanlil.v.. to cllio)' as rvell.

Êoy il4edile
úcnft u.i jer Z. li u iia :r I gsi;r¡¡cgs f\iânäq€'l

r¡; 20-i.92O.iùC'j

36i) Lulíes Wc,cd Rcad
i'jgr,"' Caîe,ai-'. CT Û¡iSlC
jrÌi;: a;: ía)ì i.liií
i;,-; j.;1¡r.,,;¿¡¡i;¡r; i:l:I 

'i. 
11¡¡: i:,ìi írìí,:ifi, : .:';:ì:ì

t"
i\t'\{' t-.\ l-'}i ¡'\'r'
l_:.,í , j( (-'i, ji iiI'r

From:DavidMarkatosImailto:davidmarkatos@'gmail'com]
Sent: SundaY, October 25,201.5 7:55 AM

To: Roy Medile <rmed¡le@-Sracefarmsfoundation g>

Cc: Jen nifer Holnre <holm gjg¡ n @-gmail'com>

Subjectr Special Permit Condition #39 -- Amplifying Devices

Roy. good lntrnting' \\ic trusl tllis fìn<ls ],ou \tel¡. ('.ongratrrlaliolrs t-¡n tite ¡ccent o¡lertillg of.(jrace l:1rl]ìS. ll()\\,cxciting that

rlust bc 1'or ¡"otr ar¡d thc lourrdntiott ¡tlc:llllrers'

outd(rór arììpliñcarion dcviccs, ,uh"th",. ns par1 ol'an cxhítrit. concert. etcl. \vc u'or¡lti greatlv appteciatc yout'{urrl¡ng Òifthc

sort¡td fearure of'thìs installatiott'

For c¿se ol rùf et'encc. \\'!' havc excer¡ltcri 1¡s çç¡¡di1i6¡ lrclorv;

,,.19. ()t¡rdo.rr.use ol.bullhorns. l<lurls¡tcakc.rs, or othe r rroise alrrpli$ine dcviccs is prcrhibitcd "

-l 
h¿rnks in atlvance lìrr ¡<ltrr ¡lt'ottt¡lt attetrtiorì tÒ (h;s rcqtlcsl'

l)avid & Jcnnil'er



i:t.ctii: Klepp¡n, steven :ì:::ii::;! 1..:r...::ì r :::1,ì:.'r...;i:ìiri.iiìt.ì .i)"i

:jr.iiriorìt: RE:'òrace Farms -- Special Permit Condition #39 - Amplifying Devices

Dír'iè: October 28,2015 at 3:31 PM

Trr: David Markatos ::;i!'j.i:rì::'ri':'::; .' ;ìrIi¡:i fr''.'

I believe the Pol¡ce Departmettt has the equ¡pn'ìerìt for nreasuríng the noise levels and handles the

compla¡nts

Steve

From: David Markatos Imailto:davidmarkatos@gmail'com]
Sent: Wednesday, October 28,20L5 3:30 PM

To: Kleppin, Steven
Cc; Jennifer Holme
subject: Re: Grace Farms -- special Permit condition #39 -- Ampliffing Devices

ok: thanks steve. Is it the police Department or Environmental Dept. the local agency that

perfbnns metering procedures? we will want to validate the sound levels at our propefl)/ line

Regards, David

orr oct 28.2015, at 3:18 PM' Kleppin' steven <steven'Klcllpiní(¿'Jrlyçela LgQv> wrote:

Hi David & Jerrrrìfeç

I was on the site for another nratter Monday, They mentioned the "sound sculpture" to

nre. They indicatecl it's on the second parcelthey purchased, which is not part of the

special permit. I believe it ¡s their intention to leave the sculpture at that location'

They indicated to me thattheytested the noise levels atthe property line and theywere

below wfrat was permitted in the noise ordinance'

Hope all is wef I

Steve

From : David Im ai I to : david markatos(ò-g mai I'com]

Sent: Wednesday, October 28, 2015 2:58 PM

To: Kleppin, Sleven
Cc; Jennifer Holme
subject: Grace Farms -- special Permit condition #39 -- Amplifying Devices

Steve, good afternoon. We trust this fìnds you rvell and enjoying the fall

colors !

We have had some preliminary conversations rvith the folks at Grace

Fan¡s about their installation of an antplified sound work by Susan

Phillipsz' on their propefly and horv that squares rvith Special Permit

Condition #39 u,hich ì-estricts the use of outdoor amplifrcation devices.

In case you âre rlot a\.r,are. lhis sound work is prescnted on the half'-l-rour



throughout the daytirle until dusk'

we understand frorn Grace Farms that tliey had advised the town of this

sound installation. could you please share rvith us the colrespondetrce

related to this sound installâtion. ls this sound rvork intendcd to be a

p.iÀun"n, or only ten.rporary exhibit for purposes ol their grand

opening?

It u,ould be great if you could also clariff exactly where on their

property thiJsound irork has been installed and lvhether sound

measul'etnent procedures were perfonned at the propefly lines of

abutting neighbors to confiml that the amplifìed sounds. coming from the

exhibit conform to connecticut's regulafions fbr lands designated as

rvithin the class A Noise zone. If such metering procedures rvere

perftrrmed, rve rvould appreciate receiving a copy of those results as u'ell

as the location(s)."herË iirose metering procedures were perfbrmed'

Thanks in advance for your assistance u'ith this request'

David & Jennifèr



;iil-1;r:jct:
[]¿ic:

J <¡:

DiFederico, John !:llìil -:'j ':"ì:r'c¿' !':i'rÏ'iì':;ìrì¡-i ':: -ìrr'' ¿/

RE: Request for Decibel Level Reading -- Grace Farms

March 1, 2016 at 10.41 AM
David Markatos íì.i\r';:i; i;:. j:ir i::i':iìi'i:I : ': :r ì

Jennifer Holme r;r.'::::,,;i.r:::.:1;;'ji:ii. i . 'j::ì

David

Please feelfreeto give me a calltoday. lwill be in the office until3pm

John D

Captain John W. DiFederico
New Canaan Police- Depel$ßc-nl

Staff Services Ðivision Commonder

174 South Avenue
New Canaan, Connecticut 06840

(203) ss4-3s1s

{203) 594-355L Fax

joh n.d ifederico@ n ewcan a a n ct. gov

www. n ewca n a a n P-ofilg-alg

The information contoined ìn this e-moil messoge, inctuding dnY attdchments, ¡s FoR oFFlclAL usE

}NLY (FOUO) and is for the sole use of the intended recipient(s)' Furthermore, th¡s e-mail ond its

attachments, Ìf ony, may contoin LAW ENFORCEMENT SENSIT|ZE (LES) material and is therefore,

prÌvileged and confidentiol. Any unouthorized review use, disclosure or distribution is prohibited' lf you

ore not the intended recipient, pleose notify the sender by repty e-moÌl ond delete the original messoge

and all copies from Your comPuter.

From: David Markatos [mailto:davidmarkatos@gmail'com]
Sent: Mondaç February 29,2076 12:40 PM

To: DiFederico, John
Cc: lennifer Holme
Subject: Re: Request for Decibel Level Reading -- Grace Farms

John, rna'y tharrks fbr l,our note. This indeed is helpful. lf we hire a consllltant who is certified

to measure decibe I tevéls in Connecticut, r.vill that be accepted by the town/police department as

an ofjÌcial reading? Our concem lies with Gracc Farm's compliance the Connecticut state

regulatio's that gôr,ern sound leve ls emanating fiom residential zones.

lf it would be helpful to discuss this matter in person later todal' or over the phone- please let nle



kllou.as I have taketr a vacation day today, and rvould be availatile after 3prn

Kind regatds, David

On Feb 29.2016, at l2:?1PM, DiFederico, John

<l o h n . ci i Iìerderi c t-r ig,,'rfgUcaUarcL Q.c) r; > rv rote :

David and Jennifer

Thank you for your emaìl and hopetully I can give some guidance so this can be resolved'

First let me say tlrat we do not have anyone at the police department that can provide you

with an officialdecibel readirrg. we simply do not have anytraining available that would

certífy our officer to take decibef measurenlents in these types of situations' Perhaps

son]eone that specializes ín sound engineering woulcl be able to provide you with an

officìal reading that would be usefulto you'

Th e Town o rd i n a n ce ( htt u//ecsde36Q'cam /99449þ31
highlight=noise%ZQnoise,noises,-ne-!SC#904496-3 ) specifically prohibits noises from

"*i"riot. 
burglar alarms, equìpment or machinery, motor vehicles, and cotlstruction

equipnrent during certain hours. lt specifies that these noises are allowed M-F from 7am -
7pm, sat Bam - 6pm and sun 10am -  pm. The noise ordinance also exenrpts the

fof lowing; Bells, caríllons or chimes associated with specific religious observances' or

enranating from a building clock or sclrool. The noise ordinance does not speak directly to

artwork as is the case in this situahon'

Based on the information that you have provided me it does not appear that this situation

violates the Town noise ordinance. My suggestion would be to continue to work with

Grace Farms and see if an agreeable solution can be found'

tf you need anything fulther please let me know'

Captain John W. DiFederico

New Canaan Pollce Dep-aIlloertl

Stoff Services Division Commønder

174 South Avenue
New Canaan, Connecticut 06840

(203) se4-3s1s
(203) 594-3551 Fax

joh n. d ifed erico @ newca n aanct'gov

www. n ewca n a a n p-s!çc.aIg
<image002.Prrg>

The informotion contoined in this e-mail messoge, including ony attachments' is FoR

\FFIC|AL ]JSE ONLy (FOUO) ond is for the sole use of the intended recipient(s).

Furthermore, this e-mail ond its attochments, if øny, moy contoin LAW ENF)RCEMENT



ìENSITIVE (LES) moteriol ond is therefore, privileged and confídentiol' Any unauthorized

review, use, disclosure or distribution is prohibited. lf you are not the intended recipîent'

pleøse notify the sender by repty e-moil and delete the originol messoge and oll copies

from your comPuter.

From : David Markatos [mai lto: davidma rkatos@g mai l'com]

Sent: SundaY, February 78,2016 2:28 PM

To: DíFederico, John
Cc: Jennifer Holme
Subject: Request for Decibel Level Reading -- Grace Farms

captain DiFederico, good afternoon. officer Lambert suggested that we

reach for You-

We would like to have an offrcial sound reading taken at our north

western property line to measure the decibel level of an amplified sound

work that has béen insralled at the Crace Farm property adjacent to the

large pond. This "souäd sculpture" - an approximately 2 minute long

sound work.-- ispresented throughout the year on the half-hour until

dusk, and *" 
"un 

h"ur this sound work across our entire two-acre

property.ourproperry-l32SSmithRidgeRoadinNewCanaan_-
ãU"tt both parcels comprising Grace Farms'

our understanding from steve Kleppin, the town's zoning enforcem-ent

officer, is that the"police departmenf is charged with ensuring compliance

with the state and local noise ordinances'

Could you please let us knorv when we could alrange to have an official

. decibei t"uêl reading taken at our properly line'

Thanks in advance,

David Malkatos & Jennifer Holme

Ð
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In Re: Town of New Canaan Planning and Zoning Commtsslon
Public Hearino1/29/20t3

Brandon Srnith Reporting & Video
production@brandonreportin g, coltr
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would see a project.ed portion of that or if yourre

seeing the ceiling surface, you would see the light

that's on the ceiling surface also thal's correct.

Ancl what I wanted to put up here, just as comparisonr

the Markatos family was concerned that we would have

this glowing band at- 60 feet. 1ong, and f hope the lasL

slide shov¡s we donrL really expect. that.

The second piece that I v,/anted to

talk about here j-s exactly v¡hat you just broughL up,

and the question is do you stílI read Lhis glow for

the entire length, because you're seeing the roof

surface, and on the ground surface v¡e talked about the

amount of light there- ft's from iL ranges in

order of magnitude of 10 percent to 50 percent, of what

you would see from a candle lit a foot away landing on

the ground.

then the second poinL to note

here is because thís is another point I was trying

to make in the previous presentation, but I didn't

have a slide to show it and this shows it. We do have

light on tkre underside of the ceiling surface and on

the covered walkway between the buildings. Fut- from

the view from Smith Ridge Road, which is what you're

seeing al, the top, you're largely seei-ng external

roof, whích means that the ínternal, the underside of

(860) s49-i8s0 142
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GRACE FARMS FOUNDATION, INC.

SPECIAL PERMIT APPLICATION - SUMMARY OF SUBSTANTIVE CHANGES SINCE 2013 APPROVAL

Comments

New Canaan's Zonlng Regulations
prohìbit multiple principal uses in

the lowest density 4-acre resìdential
zone where Grace Farms is located
Renewed Application omits (i)

accessory uses to Religious

lnstitution use, (iì) staff offìce
building accessory use, and (ìii)
artist-in-residence building
accessory use

Proposed accessory use of limited
food service (i) constitutes a

prohibÌted retail act¡vity in a
residential zone, (ii) is not associated
with any proposed principal use, and
(iii) ìtself constitutes a principal use

Proposed a rtist-in-residence
accessory use is not assocìated with
anv þroposed principal use

All New Canaan parcels comprising
Grace Farms to be subject to special
permit conditions

No screening proposed to address
lìght pollution from evening
activit¡es at River Building

2017 Renewed Application

a. Religious lnstitution
b. Club or Organization
C. Philanthropic/Eleemosynary lnstitution

a. Limited Food Service

b. Space Grants for Nonprofits
c. Walking traìls/Tours/Passive Recreation
d. Entry House Operations Center

Lot 77, Lot 76 127 acres) and 82 Puddin Hill

Road (5 acres)

a. Buffers/Screening/Fence Barriers for
N eighbors
b. Trail Delineatìon and Signage

2016 Withdrawn ApÞlication

a. Relìgious lnstitution
b. CIub or Organization
C. Philanthropic/Eleemosynary lnstitution

Lor.77

2013 Approval

Rel¡gious lnstitution

a. Bible Stud¡es

b. Church Socials

c. Ministry Meetings
d. Sunday School

e. lndividual Counseling
f. Youth Programs
g. Pastor's Meetings
h. Pantry Collectìon
i. AA Meetings
j. Pick-up Basketball

Lot 77 (48 acres)

Special Permit
Conditions Nos.3,5,6,
27 &28

Item

L. Principal Use

2. Accessory Uses

3. Parcels Subject to Specìal

Permit

4. S¡te Plan Changes

TlPagt:



GRACE FARMS FOUNDATION, INC.

SPECIAL PERMITAPPLICATION - SUMMARY OF SUBSTANTIVE CHANGES SINCE 2013 APPROVAL

Comments

lnsufficient plant¡ngs proposed to
screen cars parked in Grace Farms'
southernmost parking lot from the
viewshed of all Smith Ridge

neighbors

Proposed fence barriers do not
constitute a continuous fence line

and are easily circumvented by
visito rs

Proposed placement of fence
barriers does not allow for the
creation of a security "white space"

Significant other acreage availabìe at
Grace Farms for walking trails that
would not impact wetlands or
encroach on abutting neighbors

Seasonal access proposed for trail
looping through 4-acre dedicated
open space wetlands
Anticipated increase of more than
40 parking spaces at Grace Farms
(see, for example, Appendix H to
Wìthdrawn Application) undercuts
credibility of Applicant's suggestion
of sìte management through existing
pa rki ng

2017 Renewed Application

N4anagement Plan to include:
a. Neighborhood Outreach Plan

b. Safety Protocoì

c. Site Management through Parking

d. Description of Events and Procedures
for attendance
e. Description of the Space Grant process

f. Long Range Plans

2016 Withdrawn Application2013 Approval

No. 3 - Abutting
Neighbor Landscaping
Plans

No. 5 - Curt
La nd sca ping

No. 6 - Markatos
La nd sca pi ng

No. 27 - Ostling
Landsca ping

No. 28 - Ostlìng

La ndsca pi ng

N/A

Item

5. Management Plan

2lí?3¿r¿



GRACE FARMS FOUNDATION, INC.

SPECIAL PERMITAPPLICATION -- SUr\4MARY OF SUBSTANTIVE CHANGES STNCE 2013 AppROVAL

Comments

Notwithstanding clear "instìtutional
creep" s¡nce 203.3 Approval,
Applicant unwilling to agree to a

moratorium re. further zoning

applications to provide certainty to
the neighborhood re. the nature of
the institutional use and
demonstrate compliance with
stipulated conditions

Grace Community Church's activities
outside scope of management plan

Applicant unwìlling to agree to a

formal open space dedication re. Lot
76 127 acres)

Proposed operating hours limited to
general public visitation - no
proposed reduction in hours events
can occur at Grace Farms

No consideration given to when
neighbors are most likely to be

active at and enjoying their
respective properties - ¡.e.

weekends and in the evenings after
work

No other institutional use in New

Canaan has unregulated hours for ìts
programming events.

2017 Renewed Aoplìcation

a. Sunday: Noon - 7 PM

b. Monday: Closed
c. Tuesday - Saturday: 1OAM to 7PM

2016 Withdrawn Application2013 Approval

7AM to 11PM daily

Since 2007 Approval,
use of Grace Farms

limited to congregants &
clergy of Grace
Community Church.

General public access

limited to accessory

uses (e.9. Alcoholics
Anonymous)

Item

6. Reduced Public Hours of
Operat¡on

3lí,age



GRACE FARI\4S FOUNDATION, INC,

SPECIAL PERMIT APPLICATION -- SUMMARY OF SUBSTANTIVE CHANGES SINCE 2013 APPROVAL

Comments

20L3 Approval mandated light
sensors to cut-off interior lighting
when no activity

Variable (i.e. policìes evolve) versus
permanent solution that screening
or a full light "cut-off" at dusk
provides

Neìghbors shouldn't have burden of
mon¡torlng Applicant's compllance
and calling for enforcement

Light trespass caused by intensìty of
glowing band of interior liBhts that
are orders of magnitude greater
than Applìcant's representation to
Commission of "less than 50% of !
foot candle" of light spill-over at
January 2013 P&7 hearing

River Building should be completely
dark during the overnight hours

Renewed Application contemplates
a level of activity at Grace Farms

with corresponding impacts &
encroachments to the neighborhood
that is significantly greater than
contemplated ln the 2013 Approval

2017 Renewed Application

a. Policy for lowering intensity of interior
lights during events seasonally

b. Policy for lowerìng intensity of exterior
security Iighting
c. Earlier shut-off when not in use

2016 Withdrawn Application2013 Approval

Special Perm¡t
Conditions Nos, 35 - 38

No. 35 - Interior
Lightìng Motion Sensors

No. 36 - Exterior
Lighting off by 11pm

No. 37 - Exterior
Lighting comply with
Regulations

No. 38 - Exterior Up

lighting

Item

7. Church and toundation
Evening Lighting

4l?age



GRACE FARMS FOUNDATION, INC,

SPECIAL PERMITAPPLICATION -- SUMMARY OF SUBSTANTIVE CHANGES SINCË 2013 APPROVAL

Comments

No limitations imposed on Club

activities

No limitations imposed on
architectural and/or landscape tours

Religious services, weddings,
memorials, etc. excluded from any

limitatìons

Unlimited events of up to 300
persons each year

No limitations on concurrent events

Each year an aggregate of 60 Large

Events, Regular Events and

Sustainability Events - ìn other
words at least l significant
Foundation event per week.
Combined with Sunday Servìces,

then at least 2 sìgnificant events per

week at Grace Farms

A condition prohibiting for-profit
activities at Grace Farms has been in
effect since the 2007 Approval

Dur\ng 2012 / 201.3 p roceedi n gs,

Applicant repeatedly assured

Commission that Grace Farms

Event restrictions for Foundation and
Religious lnstitution principal uses:

a. Large Events (= attendance at one time
> 7001: 72 per year

b. Regular Events (=300 > attendance at
one time <700\:24 per year
c. Sustainability Events (=25 > attendance
at one time <300): 24 per year

i. Limited opportunity to host for-profit
entities.

¡i. Consultat¡on wìth Zoning Official.
iii. Will count as Large Event or Regular

Event if attendance at one time
d, Closing of site whenever attendance at
one time > 500

2017 Renewed Application2016 Withdrawn Application

Special Permit
Conditions Nos. L,7 -

No, 1- Religious

lnstitution use

No. 7 - Worship only in

Sa n ctua ry

No. 8 - Multiple
Religious Services

No. 9 - No other use of
Grace Farms when
Religious Services

occurri ng

No. 10 - Grace Farms

not to be used as a

School

No. 11 - No rentlng/use
of Grace Farms by For-
profit Organizations

No, 12 - No use of
Grace Farms as a

Conference Center

No. L3 - Use ofGym or

13

OutsideAthletic Field

2013 Approval

8. Limitatìon on
Type/Number of Events

Item

SlPage:



GRACE FARMS FOUNDATION, INC.

SPEcIAL PER[,4lTAPPLlcATloN -- SUI\4MARY oF SUBSTANTIVE cHANGES SINcE 2013 APPROVAL

Comments

operations, management/staff and
maintenance were fully funded.

No proposed limit on space grantees

New Canaan's existing security &
safety infrastructure insufficient to
handle a major incident at Grace
Farms (e.g. active shooter at a Large

Event) and a large structure fire,
multi-car accident or serious
domestic incident happening
contemporaneously in other parts of
town
Proposed accessory use of limited
food service (i) const¡tutes a

prohibited reta¡l act¡vity in a
residential zone, (ìi) is not associated
with any proposed principal use, and
(ìiì) itself constitutes a principal use

Serves as a magnet to attract more
visitors to Grace Farms and
therefore ìncreasing intensity of use

at site with corresponding impacts
and encroachments on
neighborhood

A condition mandating police
control of traffic entering/exiting
Grace Farms at all Sunday Services,
holidays and special events has been
in place since the 2007 Approval

2017 Renewed Application

a. General Public Visitors
i. Lunch only LL AM to 3 PM Tues. -

Sat.; Sunday Noon - 3 PM.

ii. Snacks/beverage 10 AM to 6 PM

iii. Self-service; no carryout,
iv. Commons and Pavilion only

b. Report annually to Commission on
reve n ue/costs

a. Use Foundation Safety Staff Certified
Fìaggers for traffic control on
Sunday/events where ilaffic/overflow
parking is anticipated

2016 Withdrawn Aoplication2013 Approval

Organizations requires
Commission approval

Special Permit
Conditions Nos. 13, 3L
and 39

Item

9. Lìmitations on Accessory
Food Servìce

10. Other

6l?tt',r.1



GRACE FARMS FOUNDATION, INC,

SPECIAL PERMIT APPLICATION _ SUMMARY OF SUBSTANTIVE CHANGES SINCE 2013 APPROVAL

Comments

The ìntersection of Rte. 123 and
Puddin Hill Road ìs ìn New York

State and New York has its own
licensure requirements for traffic
flagge rs

A conditìon prohibiting amplified
sound outside at Grace Farms has

been in effect since the 20L3

Approva I

There is no prohibition on Applicant
instaììing "New Canaan" sound work
inside River Building or barn
complex

A conditìon mandating Commission
approval of use of athletic
field/basketball court by outside
groups has been in place since the
2007 Approval

2017 Renewed Application

b. Use amplificatìon for scheduled outdoor
programs, but in observation of Town
noise ordinance
c. Lìmited seasonal display (114M to 3

PM) at Cattail Pond of site-specific art
installation, "New Canaan," by Susan

Philipsz.

d. Use of athletic field or court for
athletìcs by outside groups subject to
Commission approval

2016 Withdrawn Application2013 Aoproval

No. L3 -- Use of Gym or
Athletic Field by Outside
Organizatìons requires
Commission approval

No. 31 - Stationing of
Police Officers at Grace

Farms Driveway and

Rte. 123 lntersection

No. 39 - Noise

Amplifying Devices

Prohi bited

Item

7l?ar¿e
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Yes - Condition 32
(2013)

PrÒposed as a

condition to the
2013 speci¿l

permit,

MaJor

Recommendation

Management Plan

Conslder¿tion

SÌmilar
Concept

Prcposed by
Applicant

Reducès intenslty of usage; addresses prìvacy, sðfety and security concerns of abutting
neighboi's.

Existlng conditlon that ensures contlnued monitorlng oftÊffic conditions with resped to the
site.

Formalized præess ensures that lnfmctions are prop€rly documented and establishes a defìned
process for remediation and dialog between the Applicant and neighborhood. Current prccess

ls ad-hoc and awareness to concerns and issues ralæd by the nelghborhæd are not being
addressed in a timely or comprehenslve manner This condltion m¡rrors simlìar operating
conditions in effect at the Gìass House property, lrwin Park, Silver Hill Hosp¡tai and the Yf4CA

development.

Simllar to the moÊtorium agreed in 2016 lcr the benefìt of the abutting neighbors of the Gl¿ss

House, thìs prcvldes the neighborhood/ after the oast 10 veaE of pceedinos before P&2, with
a degree of certalnty around the scope of permìtted actlvitles ¿t G6ce Farms by eliminagng the
potential for "institutlonal creep", and prwides assuGnces - in the fonñ of potential monetary
fìnes and revoked privileges - that the Appllcant will abide by the conditions of this Speclal
Pemlt. Also allows for the AppliGnt to demonstEte to the town that it can comply with the
stlpulated conditlons golng foMard,

The site shall not be used as a public park.

The Applicant shall submlt annual tEffìc reports to the Commlsslon through c¿lendar 2020. The
reports shall include, but not be limited to, detemìnations of the levei of æruice at the followlng
rntersections: the Applicantt driveway/Luke's Wood Road, Puddln Hill Red/Route 123, Luke's Wood
RGd,ryVest Road and Luke's Wood Road/RoLte 124. In addition to levels of serulce, the tÊffic
reports shall also evaluate the on-sìte parking and êttendance records obtalned from the Applicant.
The tÉffic reports shall not only lnclude Sunday services, but also account fur mld-week peak
activitìes,.

The Applicant shall deslçnate one (1) boad member as a coñmunify llalsn, and that bærd
member shall notiry the Zon¡ng Inspector ln writlng wlthh flve (5) buslness days of the receipt of
3ny complaint ßlated to any site actlvity and outllne the response/correctlve measures taken to
address thêt complaint. The designated board membershall ensurethat abutting neighboß ae
silumtaneously provlded with copÌes of all €ports requìred to be delivered to representatives of the
Town of New canaan hereunder

There shall be a ten (10) year moÊtorlum, beginning at the date of publiGtion of thls apÞroval,
imposed on requests with respect to (i) additlonal special permit mcdificatìons or ¿mendments, (li)
site plan moditìcations or ¿mendmentsf or (lìi) a new special permit or a new s¡te plan for ény
parcel comprlsing the Grace Farms siie, lncludlng the 4.61-acre property mmmonìy known as 82
Puddìn Hill Road that abuts P¿rcel 2. The Applicant acknowleges and agrees that should the Zonlng
Inspector fìnd a v¡olation of any of these conditlons (l) ð per dlern fìne equal to the maximum
permissible by law shall be assessed against the AÞplicant lbr each conditlon violated, and (ll)
specifìc privileges gÉnted to the Applicant under th¡s Special Permìt shall be subject to lmmediate
suspens¡on notwithstanding any prior appruv¿l by the Zonlng lnspector and/or Commlssion.

AII

Ail

Ail

Alt

Actìvit¡es

Repofting

Activities

Reporting

A4

A5

A2

A3

Amended & Restated Grece Farms Operatino Conditions:

Those condrtions labeled 'All" under the column "Speclal Permit Use" ãpply Irespectlve of the special pemit prlncipal use approved for Grace Farms

AtlScopeA1

1.

Þroperty
the terms

and 2, and the 4.61-acre
shall be operðted under

and
entire

use
the
of

acrcss
lntensitythal

mnsistently
Ensures

managed

parcel.
priv¿cy

contiguous
and

one
sfety

uÉdand
security¡re,

marketedis

concernS
Fðrms

neighboß
82

thìsof
known

conditlonsand
commonly

2)Parcel

(Parcelssite
¿buts

acre
thatRoad

80+/-
Hill

entire
Puddin

site. Furthermore, as per the gÊcefarms.orq websiter the Foundation has declared that

DITION LEGEND

Plan

77 of the 80 acres will be ret¿ined in perpetuity ¿s open meadows, wcods,
and ponds," leaving little basls for objectlon to lncorpor¿tlng the entire 80 acres

directly abut the GÊce Farms development.

3. Condition Aoplication:

Similar
Concept

Propoæd by
Applicant

Condition Theme:
Eâch condÌtion is labeled with a theme - "Reporting" for qample - that descrìbes the genebl nature and Þurpoæ of the conditlon.

Major
Recommendation
& Manaqement

SpecialPermit. Anynewstrirdureorf¿cility,ormodlfìcationtoanexistingorapÞrovedstructureor
facility, th¿t is not contaìned within the text of thls Speclal Permit or results in a change or
intensifìcation of use or increase ìn vehicular trañìc, rèqulres an ¿dditlonal Special Permit from the

thepuruiewoftheseconditions. Thisconditionmirrcßaslmil¿ropeEtingconditionin
¿t lruln Park.

No accessory uæ of the property
ls perm¡tted wlthout further Speclal

beyond what ls specifìcally appmved by the
Permìt apprcval.

Commission resewes the rlght to retain the assistance of ¡ts own tGmc consultant to conduct
independent revlew of the annual tEffic report, at the AppliGnt's qpense, in accordance with

8.1.8.2 of the Regulations. Should the subsequent tBffic reports lndlGte that Ievels of
at the studled inteßections have deterloEted since the ¡nltlatlon of activ¡ties at GGce Fams,

Commission reserues the right to requlÉ mltigatlon rernedìes/ hcluding, but not llm¡ted to, the

Existlng conditlon that allows the Commission to engage an lmpartlal spert at thetr d¡scretion.
Mechanlsm to address and mitiqate any tGffìc-related issues at the site.

Yes - Conditiqn 33
(2013); Condition

(280e)

A6 Reporting Ail

placement of additional police oñicers ìn the viclntty

l"lajor
Recommendation



Yes " Condition 14
(2013)

Yes - Condition 24
(2013)

14anagement Plan

ConsideÊtion

Major
Recommendation

M¿jJor

Recommendation

Slmilar
Concept

Propoæd by
Appllcant

:xisthg conditlon that helps drlve a cufture of compltance at the Appltcant.

:onditlon serues to mitlgate intensjty of use; and addÊss neighborhÒod concerns about
pcurity, efety and privacy. This condltion mlrrors a stmilar oper¿ting condition ln efTect at the
Glass House property.

Pro-actìve revlew and enforcement of zoning rules coupled with impactful penalties if vlolations
are fouñd, will help establish a culture of compliance at the Applìcant, Revoking progEmminç
privlleges (as opposed to s¡mply ley/¡ng mooetary fìnes) should help drjve compllance with
zonìng regulations. This condition mirrors a similar ope€ting conditÌon in effect at the Glass
House property.

Ex¡sting cond¡tlon that éllows for monitoring and conection of storm water-related lssues at
slte.

Ensures that the Applic¿nt's ernergency and securib/ prccedures at GÉce Farms are
comprehenslve ahd ¡nline with cunent best practices. Also ensures complete tEhsparency
regardlhg security & safefy lncidents and concerns. This conditlon will also ¿llow the
Commlssion to adjust or correct any secur¡ty & Èfety issues di€ctly with the Applicant.

Enforcement of the 2013 speclal permit conditions has been inconsistent and has qacerbated a
situation of non-compliance. A dedicated lnstitutional use enforcement offlcer would be
prudent for New Canaan

Ihe grêntlnç of thls Special Permit does not obvlate the Applicant's obligatlon to obey ãll fedeÉl¡
itate and local laws, or to obtain any requ¡red federal, state and loc¿l permlts,

3Gce Fams may be oÞen no more thañ slx dðys a week and shall be closed on al¡ Federal and
:onnectlcut holidays. GÉce Farms shall be oæñ between the houß of 10:OO A.M. and 6:00 p.l'1. If
:he prlnc¡pal use ls club or phllanthroplc, (i) the site may be open unfll 8:OO pM. one extended
3venlng per week, ercept on Saturday or Sundat and (il) once per month/ in connecïon with a
special prcgGmmatic event, the weekday eJtended evenlng close hour may be further extended
lrom 8:00 P.M, ìJntil 10:00 P.fÍ. Itthe pnncipal use ts Grace Communh/ Church (reltglous
nstltution), the site may be open on commonly recognized Chrlstlan holldays for rel¡gious
cbseMnces.

Ihe Commlssion reseryes the right to conduct perlodic revlews, both on-site and off-site, to
determine compliance with the terns ¿nd coñdítions of this approval, and to amend or revoke saìd
approval, including, without limltatlon¡ suspendinq specifìc pr¡vileges gEnted to the Applicént under
this Special Permit (for sample, the abllity to hold prcgËmmlng events at Grace Farrns) for failing
tocomplywithoneormoreofthetenrsandconditlonsofthisapproval. Anyabuttjngprope¡ty
owner to the Applicant shalì be deemed a third party benenciary ofthe terms ¿nd cÒnditions ofthls
apprcv¿l for all purposes. The Applicant shall be responstble for any cosG and reasonable attorney's
fees associ¿ted with enforclng the tems and cond¡flons of this approval.

Ihe Applìcant shãll subm¡t on an annual b¿sls to the Commisslon an emergency actlon plan and a
security slte assessment report wlth espect to Grace Farms. Such reports shall be cÒmm¡ssloned by
a nationally recognized, ASIS lñternatìonal ¿ccred¡ted, securlty serulces fìm ánd shall be delivered
to the abuttlng nelghÞors sirnultaneous wìth thelr delivery to the Commisston. Within 90 days of
receipt ofthe report, the Applicant shall address any defìclencles identlffed ln the report or expl¿h
its altematlve plans to the Commlssion and the abuttlng nelghbors ln wrltfng. The New Canaan
Police Chlef will revlew and êpprow the Appllcants annual emeroency actlon plan.

The Chairman ofthe CommlssÌon shall appolnt a Speclêl Zonìn9 Inspecbor to ærye ãs the Zoning
Inspector for all purposes of this Special Permlt dudng the moratorlum perlod set forth in Condìtloh
43. The Special Zon¡ñg lnspector shall be certified as á CZEO by CAZEO and shall responsible tur o
manaqing the Applicant's compl{ance with the conditlons ofthls Spec¡al Permit, (li) cærdln¿tlñg with
lhe Applicant's community llaison referenced ln Condltion 2 and ¿butting property owners to Gr¿ce
Farms, and (lil) review¡ng and apprcving any prcposed progÉmmlng events êt crace Farms. The
Specìal Zon¡ng lnspector shall report to the Chaiman of the Commlssion and shall issue an annual
compliancereport. TheApplicantshallcontrjbuteupto$50,000æryeartowatdthecostofthe
Special Zoninq Inspector durlng the moratorlum perlod Eferenced ln Condltlon 43.

Bi-annually (Sprlng and Fall), the Appllcant shall cause all elements ofthe storm water management
system ldentlned by the ApÞllcant ln the two page meño "Storm water Facillties ftlalntenance PIan"
to be inspected by an independent technlcally quallfied lndlvldual to valldate compltance wtth such
malntenance plan; and the independent lnspector shall submlt a report of such findiñgs and
recomrhendatlons to the Appllcant wÌth a copy to the Plahnlng ¿nd Zontng Department. To assure
proper function¡ng of the storm water system, any and all issues identifìed In the report shall be
repalred/corected wlthln 30 days of notlce to the Appllcant,
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shall be no publ¡c adwrtislng, marketlng or promotion of the Commons kjtchei facilifles. The
kltchen facllitles shall be opeÊted only as an Incldentál amenlty fof prcgGmmatic events

condition, this mitlgates intensity of use by lim{tingunder the principal use designatlon. The Commons kjtchen fac¡liUes shall be subject to
for only pr@Emming events; GGce Farms would no longerActivities Ail relevant heðllh codes and insÞectlons and shall be oÞe¡"ted ¡n accordance with all appltcable

and New Canaan reglstGtion and licensing requiremetìts. No alcoholic beveGges shall
be engaged in commercial retail act¡vities or serue as a destination location for the geneEl

be serued at the Commons. All alcohol w¡ll be seryed at only at desìgnated special events and will
have the pmper perm¡ttlng as required by the State of Connecticut and local laws.

public.
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Yes - Condition 23

(2013); Condition 8
(2007)

Yes - Condrtion 26
(2013); Condit¡on 9

(2007)
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6 & 28 (2013)
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(2013); Condition

10 (2008)
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(2013); Condition 4

(2007)

Yes - Condition 11
(2013); Conditions

3 a s (2007)

(2013); Condition 5
(2007)

Yes - ConditÌon 13

Management Plan
ConsldeEtlon

l'lanagement Plan

Conside¡ation

:xÌstin9 condition that addresses environmental matters.

Existinq conditlon that addresses envircnmental matters.

Mitigales abutting neighbors'concerns re. lighting, security and privacy, Expands on existing
CondÌtions5,6&28

In 2008¡ the Applicant agreed to the following an open space requirement - ',The Church will
preserue as open space an area on the easterly side of the Church parcel as delineated on
Exhib¡tlheretowhichwillbeanaddiflonalcondìtionofthtsAmendmenttospeciâlpermit,', In
its marketing and prcmotional materials/ the App¡icant touts that it hãs preserved 77 of the 80
acres coiÎprlslng GÉce Farms as oæn space for the benefìt of the commun¡ty. A formal open
space ded¡catioñ by the Appllcant w¡th respect to parcel 2 would help the town to meet its
statutoty open space p€seryation obligatlon under Connecticut publtc law (incorpoEted by
reference ln New C¿naan's POCD)¡ and is necessary to mitigate the intensity of usge ofthe
property and address neighbors'concems regard¡ng continued ¡nstitutjonal creep.

fhls condltlon has been modifìed from the existtng condition to dovetail with the princtp¿l use
]f the site. The slsting condition reads - 'There shall be no renting or use of any poruon of
ihe property lncludhg any buildlng or the athletic field to outside commercial or for-profìt
rrganìzatlons, or to non-profìt organizations unaffrliated wtth cEce Communtty Church',. tf the
Applìcant now elects phllanthrcplc or eleesymonary as iG principal u*, then based upon their
Ceveloped space OEnt prcgram, the Applicant can permit a space gEnt hofder to uæ the site.

lhls condltion mirrors a simllar opeEting conditlon in effect at the Glãss House propety.

Ihis condltion serves to mitigate ìntenslty of use and has been modified from the sisiln9
conditlon to dovetail wlth the pr¡ncipal use of the sÍte. The exlsflng cond¡flon reads . '.The
prcposed gymnaslum and athletlc fìeld sh¿ll be ¡ncidental ¿nd accessory to tndividuals and
actlvitles related to the Applicant and shall not be rented or uæd by outside orgaoizations
withouttheapprovaloftheCommìssion." ctventheApplic¿nt'shistoryofallowingoutside
organlzations to use its gymnaslurh and athletìc fìeld w¡thout seeklng Commission approva¡,
that exception mechanism has been removed,

Other instltut¡ons withln town pull the approprlate permits when hosting prcgGmm¡ng events -
e.g. St. l'lark's Eplscopal Church's annual May Fah This ensures that the town has adequate
health & safrty coveGge at the progmmming event should the need ar¡æ, and a¡tows for the
town to fìex its municlpal resources ¡n a responsible and t¡mely manner to meet the
communivs needs as they mãy arise. This condition mirrors a slmil¿r opeEting condlt¡on in
effect at the Glass House propefty.

Existing conditlon that mltigateb Intensity of use.

fhe Applicant shall take all necessry steps to contml storm water dischaEes to prevent erosion anc
sedimentationr and to othefrlse prevent pollution of wetlands and watercourses.

Ihe AppliGnt shall comply with all terms and conditlons of the Long Term Stewardship plan

3ppro!€d by the lnland Wetlands Agent.

The Applicant shall subm¡t a landscape maintenance agreement, ãpproved by the Zonlng Inspector,
lo be recorded on the Land Records for all requlred plantings and screenlng Inst¿lled at GGce Farms
as a condition to the approvðl of the 2013 Spectal permit and required to be lnstalled for the benefìt
cfthe Smlth Ridçe neiqhbors as a cond¡tion ofthts aÞproval, Any dead and dylng plants shall be
replaced within three (3) months by the Applicant.

The Applicant shall preserve as dedtGted open space (t) a 4-acre area on the easteriy slde of parcel
1, as dellneated on Exhiblt 1 ofthe May 2008 apprcval and (ti) the enure parcel 2.

No commercial actlvitles of any nature, including, but not limited to, the sales of souvenirs,
mercbandise and food, sha¡l be ærmitted on the slte.

The gymnasium and athletic fìeld shall be incidental and accessory to Individuals and acflv¡ties
related to the Applicant's designated prlnclpal use, and shall not be rented or us€d by oLrtslde
organizations. There shall be only one athìetic fìeld pem¡tted on the property,

The Applicant must obtaln all necessry permits for any prcgnmming events at the slte from the
Building Department, Health Depaftment, Police DepaÈrñent and Fire l4arshall. Any required
support seruices provided by the Town of New Canaan for any progGmming event shall be at the
Applicant's spense, No events shall be held at Grace Farms by or for the beneot ofor in
conjunctjon with (i) any "for pIlfit" orcanization or (ii) any "not-for-profìt" organtzat¡on except
pußuant to the Applicant's desìgnated princìpaì use.

The property sh¿ll not be used as a school as deflned ¡n the Regulations.

There shall be no renting or use of any portion of the property, includlng any buiìdtng or athletic
fìeld, to (i) outside commerclal or.for-prcflf'organlzat¡ons, or (i¡) ''not-for-prcfìt" organizaflons
except pußuant to the Applicant's deslgnated prjhcìpal use.
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Any proposed (i) increðse to the number of parktng spaces¿ (ii) expanslon of paved surfaces, and/or
(iii) change h parkjng lot configuËUon as indicated on the OveEll Site Development plan (C-1OO),
requires an amendment to the Site Plan and Sptr¡al pem¡t appllGtions.

&ìsthg condltion. Mitigates ¡ntensiry of uæ and abLtting netqhbors'concerns re, treffìc and
Yes - Condition 29423 AII

the
Parklng is one of the ways that the Commisslon c¿n enforce and manage acflv¡ty levels

site.
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:xlstlng condit¡on. Provides abutting neighbors wlth a physical bãrrier and a demarGtion of
prcærty lines; addresses neighbors'concerns re. security and prlvacy; reduces liability
sxposure fur both abuttlng nelghbors and Applicant.

*lsting condition. Downlighlupliqht shielding reduces tight poltution.

Existing condìtlon. Reduces liqht pollution.

Exlstlng conditlon has been updated to lnclude noiæ ampllrying dev¡ces. This condiilon would
apply to all pårcels comptlslng Grace Farms per proposed condition #1. This condttion mirrors
a similar opecting condilion in effect at lein Park.

conditions
YMCq

oPerôtlng
the

similar
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mirrors
HospitalHill

condition
Silver

This
Park,

site.
Imin

theon
prcpefty,

bulldto
HouseGlass

c0ntinues
theat

Applicant
effiect

qitigates intensity of use and abuttlng nelghbors' concerns re, taffìc/ noise and privacy.
:xpands on qlsting Condition 30. Th¡s condit¡on mirrors a similar operating condition in effect
¡t the Glass House proærty and IRin Park for the benefÌt of abutting neighboß.

Exlsthg conditlon. Reduces light pollutlon, external notse issues and intenslty of use.

Exlsting condltlon, Reduces light pollutlon.

Llght pollutìon contlnues to be a significant advers lmpact to the abutHng neighbors due to the
sl2e, scale and predomlnant¡y glass archìtec-ture ofthe Rtver Building complq. A requ¡rement
thôt the parking lot llghtihg belng tumed ofl w¡ll serue to ritflgate the ltghthg Impact on
abuttlnq propertles. ûpands on exlstlng Condition 36.

AII exterior up liqhting shall not qceed 20 watti ceËmic netal haltde, ln addition, all site lightinq
sh¿ll comply wlth the l'4emoGndum prepared by BUro Hãppold dated January 29, 2013,

Outdoor use of bullhorns¡ Ioudspeakers, or other noise
condition applles to all property owned by GGce Fams

amplirylng devlces is prohiblted. This
Foundatlon or ahy afflllate,

Noiæ emission frcm cEce Fams, as measured at the s¡te's prcperty lines, shall not qceed 55 dBA.
Noise émitted by construction equipment while engaged in construction-related repairs or
malntenance activitles, lñ emeEencles, and wamlng sígn¿ls fmm vehicles as may be rcquìred þy
OSHA shall comply, ¿s appllcable¡ with Chapter 364 of the Town of New Gnaan Code of Ord¡nanc$
Êxcepl ln the c¿se of emergency repair work/ no construcflon vehicles shall be allowed to enter
¿nd/or opeEte ôt GEce Farms prlor to 10:00 A,M. Noise generat¡ng constructioñ acflvity, lncluding,
but not limited to scavation, ewing, h¿mmering/ etc. shall occur only Mond¿y thrU Frlday durtng
thehoursof 10:004,1.4.and4:00P.f"1. DurinqthemoGtoriumperiod,theApplicantshall coverafl
cosß assælated with equipping and tGlning the Police Department to use sound monìtoring
eqUipmenl.

The existing fence line shall be maintéined arcund the perjmeler ofthe prcperty to detineate the
Applicant's property frcm that of lts abuttinO netghbors.

There shall be no lighting of the athletlc fìeld.

All ¡nterior lighting in the River Building shall include motion sensors that shtrt off tnterlor lightjng
due to ¡nactlv¡V.

Ê(edor llghtlhg lncludlng parking llghtlng, wlth the exceÞtlon of indær securtv li9hfln9, shall be
turhed off èt the desìgnated closlng tlñe ofthe Ëctlity.

All exter¡or llghtlng shall comply with secttons 6.11.8.1,6.11.8,2, 6.11.8.3,6.11.8.7 and 6.11.8.8 or
as otherulse approved or referenced ln this speclal permlt, shlèlding shall be added to all exterior
light flxtures.

At no tìme shall therc be parklng at any residential property (hcluding the 4.61-acre property
commonly known as 82 Puddln Hlll Road that abuts Parcel 2), along any Street (as defined ln the
Regulations) or roadway ¡n the State of New Yorlç or on the fìeld grcunds of GGce Farms, for any
event or actlvity taklng pl¿ce at GËce Faffìs. Any overflow parklng that may be necessary for any
prcgEmmatic event shall be approved ìn adwnce by the Zonlng Inspector wlth arGngements made
al the Appllcant's expense to shuttle guésts to and from GEce Fêms añd the approved overflow
parklng læatlon(s). All park¡ng lots ¿t Grace F¿ms shall be fully-screened and not vislble from any
abutting popety.
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ègreed to by the Appllcant and at the¡r qpense, police offìcers shall be stat¡oned at the

dnveway/Luke's Wood Road lnteßectlon and the lnteßectlon of Route 123/puddin Hill
condition. Serues to address neighbors'security and tEffìc concerns re. large

AppliÉnt
proposes

substituting
state

Manaqement PI¿n
Considection

Yes - Condltion 31
(2013); Condit¡on 2

(2007)
during all progrãmmlng events whete more than 50 àttendees are reasonably ãpected.
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leduces nolse pollution and diesel emissions, and ensures Èhat any power geneEtion
:quipmentãttheprcpelyisusedonlyforemergencypurposes, Duringthe2016winter
rmlval/theAppliøntinst¿lledageneEtortokeeptheoutdoorskatingrinkcold. This

lenerdtor ßn contlnuously as the weather condrtlons were not cold enough to maintain the rìnl
natuG¡ly.

Addresæs lntenslty of use and secudfy, privacy ¿nd gfety concerns of ne¡ghbors, especially
luring evenlng hours

Serues to ¿ddress nelghbors' secur¡ty ênd sfety cohcerns.

Ihls conditlon ellminates risks and hazards at the property that could ¡mpact the personal
property and real property of abuttlng neighbors, and tax town resources should an lnc dent
arlse requirlng hteruentlon,

ïhis condition tmcks ConnectÍcr,t DEEP licensure requirements.

Previously the properlry had been used as a trainlng area for field dogs ând in the wlnter as a
snowmobile course.

Serues to address nelghboß' security and sfety concems. Thls conditlon outl¡nes the
requlrements for proper reporting and the procedure ln Gse lncldents arlse due to illegal
behavlor/activib/.

Slnce ¿t least 2015, the Appllcant has contracted w¡th Securltas to provlde security serulces at
the sìte. To date, the Applìcanls secur¡ty focus has been on ìts rcal property impmvements and
notthatofabuühgnelghbors. Seruestoaddressabuttlngnelghboß'securityconcerns.

14itlgates intensity of use of the s¡te and addresses neighborhood concerns e. security and
priv¿cy. A hardscaplnq/fencing element ls necesery to clearly delineate the buffer 2one and
serue as a vìsual marker for frcilities peEonnel when monltorlng visitors and allowìng them
tíme to re-dlrect anyone who mãy have strayed ¡nto the buffer zone to come back to the
walklngtréll. P¿vedwalkjngtÊilsareanattEctionandwoulddÉwincreasedfoottÊffìcand
more encræchments on the neighbors. Dedicated signage directing visitoß to remain on paths
and to respect neighboß' prlvacy important given seveÊl incidents that alreãdy have occurred
with vis¡tors on/amund the paths & ponds.

Slnce at least 2015, the Appllcant has contracted with Secuftas to provlde security seruices at
the site, To date, the Appllcant's security focus has been on its real property lmprovements and
not that of abutting neighboß. Seryes to address ¿butting neighbors' security and sfety
concêms.

]vemight camp{n9 is prchlblted. T€vel trallers, camper tnlleß and carô\ans are prchibited.

the Applicant shall conduct at the tlme of hire/engagement and thereafter, on a per¡odic basls,
iecurity backgrcund checks and drug testìng for all pereonnel workìng at Gmce Fðms (including
:ontEctoß and subcontEctors) and have such documentatlon avallabie for lnspectlon by law
enforcement authorltìes upon Gquèst. Compliance with ths pollcy shall be evaluated and addressed
in the compliance repo¡t referenced lh Condltlon 49.

CampfÌres, pyrctechnlc displays or the use of lncend¡ary devlces of any kind is prohlbited.

"Catch and release" Rshing shall be pemitted solely ¡n cattail pond by persons with valid fìsh¡ng
licenses, and the property shall be accessible to Connecticut ÐEEP enforcement omceß for purposes
of licensure v¿lldation.

Huntrng (other than nuisnce anlmal contrcl)r dl$hãrgìng of fireams, tEining of dogs/ or use of
recreational ATvs/ snowmoblles or slmilar vehlcles at Grace Fams ôther than in connection wlth
secunty patrols per Condition 37 (above) ls prohibited.

Use of power generðUon equipment at Grace FaÌms shall be limited to emergency use and such
min¡mal use as requlred to test normal oÞeÉtlon and malntenance of power qenefation equlpment,
No power çener¿tion equlpment shall be slted in the Butrer Zone referenced in Condition 435.

r'isltors shall be prohlbited from bringlng alcohol, recæational drugs or any controlled substances to
3Ece F¿rms wÌthout a valld prescriptlon. Añy vlsltor who ls or aÞpears lntoxicated oi' under the
nfluence ofdrugs/alcohol shall be prohlblted entry or, lfdlscovered thereafter, promptly escorted off
ihe property by the Appllcantb security staff and reported to the éppmprlate law enforcement
authodties. Any visltor engaglng lñ lewd and lasclvlous conduct or acts of Indecency ihall be
escorted off the propert/ prcrnptly b/ ihe Appllcant's security staff and €ported to the approprjate
Law enforcëment authorìties.

The Applicant shalì conduct Þerlodlc security patrols by uniturmed secur¡ty staffduring Grãce Farms'
opeEtlng hours. Such patrols would include perlodic vlsual lhspectlons each day ofthe entlre
perimeter ofthe property and a securlty log shall be rnaintained añd avallabìe to the Commlssìon
ãnd Pollce Dep¿dment for lnspection and uSed for the seml-annual revlew of secur¡ty prccedures

No walklng paths shall be established within 250 feet of the property lhe of any abuttlng Smlth
Ridge Road propefty (the "Butrer Zone'J. The Buffer Zone shall be reduced to 180 feet ¡n the area
immediately suroundlng the qisting southernmost parking lot. No activities shall take place wìthln
lhe Buffer Zone. All peßons uslng the walkjng paths shall be dlrected vla prcmlnently located and
dedicated signage ln the relevant areas to rcmain on the mowed paths and to respect the prlvacy of
abutting neighbors. Per the Iandscape mainténance agreement referenced in Condltlon 421,
suitable plantings and a nat¡ve Reldstohe stone wall with a height of at least three (3) feet or
paddock fencing that m¿tches the exlstlng paddock fencing shall be lnställed by the Applicant along
the ¡nside edge of the Bufür Zone to reinforce, visually, the requlrerient that vÌsitors remaln on the
mowed paths. No walkjng paths shall be paved. tjse of the walking paths are allowed only for
guests at the facility who are attendlng a pEgEmmlng event,

Þedicated onsìte *curlty servlces shall be maintained during G€ce Farms'operating houß, at the
Appllcant's expense. The Appllænt shall establlsh pollcles and prctocols to ensure that any fìrearms
or munitions at G€ce Farms are solely possessed by those possessing a proær license. Breaches of
security by vlsitoß shall be prcmptly reported to the appropr¡ate law enforcement authorities and to
the Zoning Inspecton
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Intensity of use and ensures that the Slze and scale of progÊmming events ls linkedAil structu€s such ¿s tents, mafquees, canoples or pav¡llons åre pDhibited.

exlsting occupanry limits of the Rjver building complex,



Yes - Condition 12
(2013)

f'laJor
Recommendation

l'¡¿naqefnent PIan

Consldeñtlon

Man¿gement Plan

ConsldeEtion

14anagement Plan

Conslderalion

Ihe Foundatlon's insu€nce company should respond on ¿ primary basis if there is an incident
nvolvlng a vlsltor to GËcè Êarms on ¿n abutting nelghbois p¡ope¡ty (e.g, t€sspasser that
:omrn¡ts burglary) or an ac-tivity at crac€ Färms th¿t directly impacts the abutüng netqhbo/s
propelry (e.9. stormwãter runoff surges lnto Wetlands corridor). Should such a visltor/activìty
ncldent occur, lt ls not ieasonable for the ¿butflnE neighbors to bear solely the financtal dskt
assoclated wlth this ¡nstitulional use. Those fìnanclal rtsks would include higher lnsuEnce
pollcy premlums and out-of-pocket deductible payments.

fhe 2015 As Bullt Sutvey reveals material deviãtlons fom the ¿pproved 2013 OveEll Stte
DevelopÍìent plan, lncludinE, the apprcved Architectural ptans (A-101 to A-111 and A-200 to A-
254) dated Septembet24t20f2, and those deviaflons have a material adverse effect on
abuttlng property owners. The Applicant should be requlred to obtaln a Certifìcate of
Corlectloh from the Bulldlhd DeÞartment.

lhls condltloñ ensures that the gener¿l publlc ls aware that the sjte ts not promotëd as a
desthatlon location ãnd the space ls not opeh to the çenefãl public.

Th¡s condltlon makes clear that should there be an tncldent ¿ffecflng an abutting neighbor that
involves elther ¿ vlsitor to Grace Farms (e.g. a tressp¿sser) or an activtty at Grace Farms (e.9.
Èulty stormwater contãinment system), the Foundatlon wlll hold hannless the abutting
neighbors from any cléims, liabi¡itles, damages, etc. associated with that lncldent. It ls not
reasonable for the ¿butt¡ng neighboß to bear solely the finãncìal risks ãssociated wlth thls
abutthg institrrt¡onal use.

Conditlon addiesses light and prlvécy concerns. Landscape mtugauon strátegy desiçned to
meaningfully scræn the Rlver buildinq complq from abutting property and substantìally
mltlgatê the exlstlhq light splll-over

Condltlon addresses llght ¿nd pdvacy concerns, Landscape mitigailon stGtegy des¡gned to
meaningfully screen the River building complã, walklng paths and footbridge from abutt¡ng
property and substantially mitigate the exlsting liqht sptll-oven

Existlng Condition; lvlltlgates Intens¡V of use

qddltional lnsured Endoßement - The resldents at 1258 Smtth R¡dçe Ræd and t32B Smlth Rtdge
ìoad (collect¡vely, the "Prcperty") shall be lncluded as an add¡tìon¿l insured on the Appfjcant,s
:ommercial geheEl liablllty ¡nsulance pollcy (and any related excess tiabtlity Folicles), under a form
rf addition¿l ¡nsured endorsement provtdlng the maxlmum protecflon to the resldents of the
Prcærty allowed by applicable law. All such polictes wtll be endors€d to reflect thirty (30) days
notlceofcancellatlonormodlficatlontotheresldentsoftheproperty. Eachyear,theAppllcantsh¿ll
provide the resídents of the Properfy wlth a cerflfìcate of insurance and poltcy ehdoßement from the
issuìng lnsunnce company(s),

l-he AppliGnt shãll have 60 days fmñ the date of Issuance of thls Speciél permlt to btìng all
levlations Gls€d by the 2015 As-Bullt Site Plan - for example, the tuotprint and building hèlght of
:he communlfy gärden shed, movle theater and the conflnued exìstence of a parktng lot adjãcent to
ts gäte house - lnto compllance wlth the Overall Site Developrnent Þlan C-100 that forrrìed part of
lhe 2013 Approval.

With the exceptlon of deslgnated and approved events compllant wlth the tems of this Appmval,
lhe geneßl public is not ällowed access to GEce Farrhs. There shall be no gjeneral adveruslng or
search enqine opt¡ml2étion for Grðcè Farms or lts amenities as a gathedng plêce or desgnôtion for
general vlsltatioñ.

Indemnlty Agreement - The Foundatlon ôgrees ùo indemnlfy and hold harmless the residenB at
1258 Smith Rldge Road and 1328 Smlth Ridge Road (collecflvely, the "pmperty') from and agatnst
any and all loss, costr damage, llâbil¡V, clalm¿ or expenser lncludlng¡ but not llmited to¿ Easonable
êttorneys' Þes and court costs, arlsing out of thè Injury to or death of persns, or damage tô or
destructioir of pmperty/ ln any manner caused by, resulting from, Òr connected with (i) a vlsltor to
Gnce Farms trespassìnq on the Proærty or (ll) an ãctiv¡ty taking place ãt Grace Farí1s.

Addltlonal scteenlng shall be ¡nstalled for the Holme-l4arkatos restdence - See Exhibit y. As
permitted tjnder Section 6.1-G1 ofthe New Canaan Zonìng ReEUlatìons, a pedormance"bond shall
be prcvlded to ensure the faithful pèdormance of the lahdscaplnq work.

AdditlonalscreeningshallbelnstalledfortheBuczkiewlczresldence-SeeExhtb¡tZ. As
under Seclion 6, l4-1 of the New c¿naan Zoning Regulauons, a performãnce bond shall
to ensure the faithful perfomance of the Iândscaping work.

Þermitted
be providec

Except as may be expressly permlttéd by these conditions, the use Òfthe pþpety for mulH-
orcanlzatlonal conferences/ as a conferènce center, or ofr-s¡te locadon ls prohiblted.

Ail

Ail

Ail

Alt

Ail

All

At{

Activities

Activitìes

Envlronmental
& Landsaping

lvl¿tters

& L¿nds€pinq
f4atters

Environmental

Activìties

Enforcement

Aclivities

451

447

448

A49

450

445

A46
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LEGEND
Amended & Restated cEce Farms OæÊtino Coñdlflons:
Followinq Planimetrjcs' recommendation, the below conditlons iepresent

directly abut the Grace Farms development.

Condition Themel
Each condit¡on ¡s labeled wjth a theme - "Reportìn9'¿ for example - that describes the general nature and purpose of the condtflon.

Condition Aoolication:
those condit¡ons labeled'All" under the column "special Permlt Use" apply lrrespectlve ofthe special permit principal use approved for Grace Farms

Communlty Center wi¡l malntain a membeßhlp list and wt¡ì be capped ât tot¿l of 200
membeßhlps, All appl¡cants wlll be revlewed añd sEened prìor to aæeptance as a member to the

GËce Farms' parking lots have capacity of 23L cars. With a staff of more thant 70 persons to
c1 Scope

Clubs and Communlty Cente[ When accesslnq Gr¿ce Fanîs, all members, ncludlhg any family members, Management Plan
Organizat¡ons assoclated careglveß anólor guests¡ shall be rcquke to rè0lster/check-ln. The Appllcant shall

the facillty, approximately 160 parklng spaces would
êny given tlme. Addresses security concerhs of

aEilab¡e for Communify Center

the abufring nelghboß. ConsideEtlon
Commlssion wtth an annual certlRcatlon wìth respect to the Communlt/ Centeds

Yes - Condition 11
(2013); Cond¡tions

3 & s (2007)

f4anagement Plan
C!nsideretion

¡4anagemenl Plan

ConsldeEtion

l'4anagement Plan

Consideßtion

Similar
Concept

Proposed by
Applicant

Similar
Concept

Proposed by
Applicant

:ommunily Center progr¿mming actlvities at the site irivolvtng up bc nty (50) p€ßons shall be
:onside€d regular events (eðch a "Regular Communlty Eveny), and shall rèqulre speclnc revlew
and advance wdtten aÞproval by the Zonhg Inspecto¿ There shall be no rñorè than two
simultaneous Regular Communlty Events c€curilng at any one flme at GËce Farms and each event
shall be deemed to occur for at least one hour befbre and after the scheduled tlmes. Regular
Communlty Ewnts may only take place betûeeh the houß of 10:00 A.M. énd 6:00 PM., ¿nd
attendees must register ln adv¿nce for these prbg¡ammlng acïvlfles.

Mitigates lntenslfy of use and mirrcrs the practicè of establtshed communlty centeß h New
Canaan, such as the Llbrary and Y¡4CA.

Communìty Center programmlng activ¡t¡es at the slte lnvolvtng more than fìfty (50) persons shall be
considered speclal eveñts (each a 

ospecial Communtty Evehtl, and shall requtre spectfìc fevlew and
advance written appmval by the Zoning tnspecton There shall be no more than fuur (4) Sp€cÌal
Comrñunily Events - one ær clendar quarter - eðch calendar year at GEce Farms. Special
Community Events shall be open to members ahd their guests, shall take place between the houß
of 10:00 A.M. and 6:00 P.l'4., and shall not extend for more than two conæcutive days. The
Applicant shalì möinta¡n ð reglstry of all attendees of a Special Community Event, and make those
regìstGtion logs available for iñspection by the Zoning Inspector and other law enforcement
authorilies upon €quest,

would be foÌ toumaments or events with outside groups similar to progGmming activiues
by the YMCA.

lhe Community Center cannot lease, rent or ¿llow access to the facillty to any outside parties,
ncluding for "for profìts" and "non br proflts" prohlbltion of "for prcfìt" activit¡es at the site ¡s long standing

Clubs and
Org¿nizatìons

CIubs and
Or9ðnizations

Clubs ¿nd
Organizations

Actlvities

Astivities

Activities

c2

c4
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14ajor

Recommendatìon

Similar
Concept

Proposed by
Applicant

The ancillary use activities conducted by the Applicant shall not const¡tute activities go\€rned by
another specl¿l permit princlpal use under the Regulauons (e.9. nurslng home or hosp¡taì).

I

l0nly 1 special permit princlpal use is permitted ln the residence zones under New Canaan's
lzonino Reoulations.l-

The Appllcant wÌll prepare and submlt to the Special Zonlng InsÞector and the Commission (t) on or I

before each January 1, Aprll 1, July 1 and October 1, a c¡lendar of all propoæd events at Grace I

Farms fur the upcomlng calendar quarter and such events shall requlre the prior written approval of I

the Zoning Inspector before beìng scheduled, and (ll) an annual report within 30 days following the lThe Applicant agreed to
end ofeach calendar year outlinlng (A) that year's Regular Smalì crcup Community Events and lcondítion mirrcß similar
Special Community Even$, (B) the averðge dally number of vlsitors to crace Fêrms and whether 

I 
VltCl.

those visitoß are memb€rs or lnvited guests¡ (C) any security hcidents during that year, and (D) anyl
complaints registered ¿nd actlons taken by the commlJnity llaison referenced in Condition A2 to 

I

address those complaints. 
I

opeEting conditions in effed at the Glass House, Imin park and

repofting requirements in ¡ts November 29th presentation, ThisClubs and
Organlzations

Clubs and
Organizations

Scope

ReÞodinq

c6

c5
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Yes - Condition 9
(2013)

Yes - Condltion 7
(2013); Condition 12

(2008)

Yes - Condtlon 8
(2013)

l.4anagement PIan

Consideøtìon

Management Plan

Considerãtlon
*ìstlng conditlon that mitigates intenslty of use.

Mitlgates lñtens¡ty of use. Grace Communtb/ Church made qplicit
representat¡ons to the Commission durihg the 201212013 prcæedings as to the
nature of its ancillary actìvities.

Existing condìtlon that m¡tlgates ¡ntensity of use.

Exlsting condìtion that rñitigates intensity of use.

the Applicant sh¿ll not rent, lease or allov.t any ancillary use of the faclliv or property that is not
sponsored and led by Grace Community Church and related to its reJlglous mlnistries/ as ¡llustEted
in the "Sample ofActivities at New Canaan Churches" document subrhlfted to the Commission by
representatives of GEce Communlty Church ln December 2012. cÊce Communlty Church may
conduct religlous education and/or a nursery (preschool) school at the factl¡ty.

Worship serulces meant for the entire GEce Community Church congregaflon shall only occur withtn
lhe S¿nctuary

Should GÊce Communlty Church conduct multiple servÌces ln one d¿y, It shall povide approprlate
time between servlces In order for parlsh¡onels from the first serulce to depaft prlor to parlshloners

arrjving for the second seruìce.

During Sund¿y services/ major holfday worship seryices, or other large Grace Community Church
sponsred events, no other use of Gnce F¿ms shaìl occur at thè same tlrne.

Religious
Institutlon

Religious
Institution

Religious
lnstitution

Religìous
Institution

Activities

Activities

Activities

Activities

R5

R2

R3

R4

Condition Aopllcðtion:
Those conditions fabeled 'All" under the column "special Pemit Uæ" apply irresæctlve of the specìal permlt prlncipal use approved for Gr¿ce Fams

cond:tlon that mltlgates lntensity of uF.

LEGEND

Major
Recommendatìon

Rellgious
lnstitutlon

ScopeR1

Road,RldgeSmith1328andRGdRidgeSmithproærtyowningtumlliesthebyendorsedtullyãreconditionsopeÊtlngTheseFarms,GrdceforconditlohsopeEtlngresl¡ted&amendedproposedrepreænt
development.FarmsGEcêtheabutdlrectlywhomof

the Commlsslon ackñowledges that as pãrt of its ftith lhltlðtive Gmce Community Church,

Yes - Condition 12
(2013)

Condition Theme:
Each condition is labeled w¡th a theme - "Repoftin9" for sample - that descrlbes the general nature and purpoæ of the conditlon.

Amended & Restated Grãce Farms OpeÊtlno condltions:
Following Planlmetrìcs' recommendation, the below conditlons

other activltlesr pußus interfaith meellngs and chadtable initlatives, the issuance of space
to not-for-profìt organlzations ot use of the properv for multÈoßahlzatlonêl conferences
uege as a conference center ls prch¡bited

Religious
Instilution

Appllcant shaìl requlre that Grèce Community ChUrch (¡) publlsh on tts website a calendar of alt
proposed erents at cÊce Fams for the upcomlng calendar month with the tlnderstãndtng that
indivldual ewnts shall be published at least oné week ln advanæ of betng scheduled for the benefit
of the Special Zonlng Insæctot and (il) tssue an annual teport wtthin 30 dáys following the end of
each calendãr year outlh¡ng (A) that year's ancillary rellgious activ¡t¡es sponsÒred and led by GEce
Community Church, (B) attendance fìgures for those anc¡llary religlous activides, and (C) annuaf
membershiir fìqures of GEce Communtty Church.

aqreed to reporting requirements in lts November 29th
This condition mirors similar operatlng conditions ln effect at the

House, lMin Park and YI"1CA.

Applicant
R6 Reporting MaJor

Recommendation
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The áncillary use activitles conducted by the Appllcant shall not constltute acì¡vlties goveined by
another special ærmit principal use under the Regulalions (e.9. nurslng home or hospital).

Only 1 sptrial permit princlpal use is permitted ln the resÍdence zones under
New Canaan's Zoning Regulations.

Rellçious
Institution

ScopeR7

Paee 70 of !2



l"lanagement Plan

ConsideGtion

¡4anagement Plan
ConsideÊtion

Manaçement Plan

ConsideÊtion

Similar
Concept

Proposed by
Applic¿nt

Similar
Concept

Proposed by
Applicant

Similar
Concept

Proposed by
Applicant

-Speciãl ProgGmmatic Event'shall be directly related to the nature, arts, Justice¡ community and/or
faith initi¿tives of the Applicant. A totêl oftwo (2) Special PrcgGmmatic Events - one (1) event
everyslx(6)months -arepemittedeachcalendaryear SpeclalProgEmmat¡cEventsshãlltake
place only l'londay thrcugh Frlday, and shall be l¡mited in duraflon to two (2) days. Special
ProgEmmatlcEventsmayoolytakeplacehtweenthehoursof10:004,[,1.and6:00p.l'l. No
Sæcial Pmgrammðtlc Event shallsceed 750 people.

Imin Pêrk for the benefrt of abutting neighbors.

would be covered would include, fundreisers, lectures, conferences, community dinners, movie

opeEting condition in effect at the Glass House property and

re. security¡ safety/ tÊffìc, lighting, nolse and pr¡vacy.

screenings, dance recltals, musical concerts, etc, Seryes to miug¿te intensity of use ¿nd
addresses abutting neighboß' concefits

cond¡tion mirroß a simllar

condition would apply to all users ofthe facillty, includ'ng space gEntees, Events that

events on the site involving more than three hundred (300) peßons shall be considered
Prog€mmat¡c Events" and shall requlre prior wr¡tten approval of the Zon¡ng Inspector A

Nol more than once each calendar year, the Applicant m¿y conduct a public fundrdishg event (the
"Fundr¿lsing Event") at Grace Fams, subject to cooltlnat¡on with the zontng ¡nspector The
Fundraising Event shall not exceed 750 people.

Philanthropic or
Eleemosynary
lnstitutions

Philanthropic or
Eleemo$/nary

lnstitutions

Philanlhropjc or
Eleemos/nary

Inslitutions

Activities

Actlvities

ActìvitiesP3

P4

P2

Condition Aoolicationl
Those conditions labeled "All" under the column "Sæcial Permìt Use" apply irrespective of the special pemít prlnclpal use approved for Gmce Faons

These operating conditions are fully endoßed by the families owning property at 1258 Smíth Ridge Road and 1328 Smith Ridge Road, both of

P. IV1

ActivitiesP1

Phìlanthrcpic or
Eleemosynary

Institutions a simllar opeÊting condition
of abutting neighbors,
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Programming ¿ctivities al the sile (other than Touß) involving up to Rffy (50) persns shall be

directly abut the GEce Farms development,

fvlanagement Plan
ConsideGtion

2. ConditionTheme;

- Each conditÌon is labeled with a theme - "Reporting" for example - that describes the geneÉl nature and purpose of the conditìon.

NDITION LEGEND
Amended & Restated cGce F¿rms Oæratino Conditions:
Following Planimetrics' recommendation, the below conditions represent proposed amended & restated operat¡ng condìtions for GEce Farms,

P5 Activìlies
Philanthrcpic or
Eleemosynary

Institutions

Spaces Gcnts (Large
designated space gE

and Small) will be cêpped at 15 approved space gr¿ntees annually. Only
ntees are allowed to use the f¿cllity for thelr activities & events ln accordance intensity of uæ; addresæs neighbors' concerns re. noise, lightlng, Þrivacy and

with the conditìons of this Speclal Pemit. Appwed space grantees may utiltze the facility for
meetings, fundGising and registered classes,

Management Plan

ConsideEtion
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Management Pl¿n

Cofls;deÊtion

Major
Recommendation

Similar

C-oncept

Proposed by
Applicant

The Applicant will prepare and submit to the Speclal Zonlng Insæctor and the Commission (i) on or
before each January 1, April 1/ July 1 ¿nd ftober 1, a calendar of all propoæd events at Grace
Fams fur the upcoming calendar quarter and such events shall require the prior wriften approval of
lhe Special Zoning lnspector before belng scheduled, and (il) an annual report withtn 30 days
following the end of each calendar year outlinlng (A) that yea/s Special Small croup Events, Special
Large Group Events, Special Pmgrammatic Events and Fundrôising Event, (B) ättendance figures for
the lour Season, (C) the average daily number of v¡sitoß to Grace Farms and lvhether those visitoß
are local residents or non-residents, and ln the caæ of non-residents¡ the postal code of their
residence (or country of orlgin if a foreign visltor)/ (D) any security tncidents during that year, and
(E) any comÞl¿ìnts regìstered and actions taken by the communiV lialson referenced in Condltion Æ
to address those complaints,

The Applicant ¿greed to iepo¡ting requirements ìn its November 29th presentation. This
condition mirroE simìlar opeEting conditions ln effect at the class Houæ, IMin Park and
Y¡4C4,

The ¿ncillary use activities conducted by the Applicant shall not constitute activìties governed by
another special ærmit Þrincipal u* under the Regulalions (e.9. nurslng home or hospital).

Only 1 speclal permìt principal use is permitted ln the iesldence zones under New Canaan's
Zoning Regulations.

The prcperfy shall not be made avallable to any for profìt organlzatlon or to any not-forprofit that ls
not one of the 15 annu¿l ¿pproved space gEntees,

intensity of use; addresses nelghbors' concerns re.
The prohibition of "for profìt" activities at the site issecurity.

Mitiqates noise, l¡qhting, privacy and
long standing,

Phil¿nthropic or
Eleemosynary
Institut¡ons

Philanthroplc or
Eleemosynary

Institutions

Philanthroplc or
Eleemosynary

Institutìons

Scope

Actrvities

ReportingP7

P8

P6
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