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Steven J. Leinwand, Chm.; Stephen T. Gionfriddo, Vice-Chm.,; Cos Giuffrida,COMMISSION
Sec'y.; Louis A, Carta, Seb J. Passanesi, Rose Sbalcio, Alternates: Paul MEMBERS
H. Bixby, Vincent J. Loffredo, George L. Augustine PRESENT

Mayor Michael J. Cubeta, Jr., Ex-Officio, Emanuel A. Pattavina, Alternate MEMBERS
Sebastian J. Garafalo ABSENT

Alternate Paul H. Bixby acted for absent Comm. Fmanuel A. Pattavina. Also ACTING
Comm. Seb J. Passanesi and Alternate George L. Augustine disqualified them~MEMBERS
selves on Item #3 of the Public Hearing. Alternate Vincent Loffredo acted

for Comm. Passanesi.

George A. Reif, Director, Althea Rinaldi, Recorder, Hope Kasper, tran=- STAFF
scriber
Robert Frank, Building Division; Lucas Held, reporter, Middletown Press; OTHERS

Joseph Tirone, WCNX; also 36 members of the audience.

CHM. LEINWAND
I would like to call the Regular Meeting of the Planning and Zoning Commission

to order. Commissioner Bixby, you'll be sitting in for Commissioner Pattavina.
That gives us seven. I will open the Public Hearing and ask the Secretary to
read the Legal Notice.

SECRETARY GIUFFRIDA

THE MIDDLETOWN PLANNING AND ZONING COMMISSION WILL HOLD A PUBLIC HEARING
MAY 12, 1982, STARING AT 7:00 P.M., IN THE COUNCIL CHAMBER, MUNICIPAL
BUILDING, DeKOVEN DRIVE, MIDDLETOWN CONNECTICUT, to consider the following:

Item 1. Proposed subdivision of 7 lots off George Street for applicant/ §82-5, PROPOSED

agent Squires Business Developments, Inc. M.J. Leonard, owner SUBDIVISION 7 LOTS
R-1 Zone. GEORGE ST.
SQUIRE BUSINESS
CHM, LEINWAND DEVELCPMENTS

Before we turn to Mr. Leonard, for members of the Public who have not been

at Planning and Zoning meetings before, we have four items tonight on the
Public Hearing agenda. For each one of those items we will let the proponents
speak to the proposal. The Commigsioners may have some questions after that.
We will then open the Public Hearing or move the Public Hearing to members of
the Public wishing to speak for the proposal. We will then turn to anyone
wishing to speak against the proposal, and when everyone who wishes to speak
on that item has finished, we will go onto the next of those four items. Does
that make sense? 0.k., Mr. Lecnard.

MORTON J. LEONARD
My name is Mort Leonard and the name of the owner of the property on George St.

that we are discussing is Squires Business Developments. That's a corporation
completely owned by my family and this priece of property that's been in my
family for some 35 years. We started the development of the property several
years ago by subdividing lots off along George St. and selling those as building
lots. And that is being called Phase 1 of the development. We're now talking
about the more sophisticated part of the continued development of the property.
And that is going up into the back acreage and there is by the way approximately
25 acres of: land left there. There will be three phases in developing this 25
acres. Phase 2 is the development of 6 single family building sites on lots of




AP

PLANNING AND ZONING COMMISSION PUBLIC HEARING MAY 12, 1982 7:00 P.M. Page 2 of 29

MORTON J. LEONARD (Continued from Page 1)

20,000 to 24,000 square feet, and of course this requires a road back into the

property from George St. Phase 3 will result in another 9 building lots. Again

on lots of 20,000 to 24,000 square feet and those will be single family dwellings

also. That will leave us with approximately 15 1/2 acres remaining and our long

range plan is to develop that as a PRD, Planned Residential Development. The pro-

rery is located midway between Boston Rd. and the Meriden Rd., or Route 66, and it

is on the west side of George St. The drawing shows the entire plan of development

and it is our intent by the way to carry out the entire development over a periocd of -
approximately 7 years. Phase 1 consisted again of the subdividing and selling of these
lots along George St. Phase 2, the one we are applying for at the moment, is this road
back up into the property forming this cul-de-sac over on this side. And the beginning,
just the beginning of this road coming down to the north side of the property. It will
congist of one, two, three, four, five, six lots around this road complex, and of course
it will free up another lot that we are required by law to hold down here on George St.
We are required to hold it until we have roadways into the back acreage. Phase 3 then,
consists of splitting 9 more lots over here as single family lots for single family
dwellings. This is the remaining acreage that we wish to develop as a Planned Residential
Development. Our density objectives is that area,by the way,are essentially the same

in terms of living units per acre as we are talking about in Phase 2 and 3. But because
of the terrain and an attempt to keep the nature beauty of the property, we would prefer
to develop it as a PRD instead of single family lots. Here is a larger scale drawing

on page 2 which is the phase of development that we are applying for at the moment. It
consists of this main road in off of George St. called Leonard Way and this secondary
road here to the south side called Burrows Court. Again you can see the proposed lots
around the roadway and again there is one more lot over here not shown on this drawing.
We have proposed the reoad with a 12 percent grade on Leonard Way and two 8 percent grade
roads, one going Burrows Court to the south and the other Phase 3 road which we haven't
named yet, coming off to the north side of the property. We've done this after ex-

- tensive design consideration of the property and a look at the design alternatives. We
found ourselves with two choices. To come up Leonard Way with a 10 percent road which
required extremely deep cuts at the top of the property. It required us to have far more
extensive retaining walls and taller retaining walls than you see on this drawing. It
then required us to take out a great many of the trees on either side of that recad in
order to accomplish the one two foot slope requires away from the 50 foot right-of-way.
In doing that we would then have these two roads Burrows Court and this one coming off
of that intersection at a 10 percent grade also. I recognize basically that a 10 percent
grade is preferred. If we had done that, we would have had....If we go that way we have
got these problems of disfiguring the property that I just mentioned. We have again 10
percent everywhere in here within your requirements, but that's what we got pretty much
the maximum of your requirements. And we are also faced with some construction problems
and retaining walls. We put the retaining walls in in order to minimize the disfigura-
tion even with that cut,so we can save as much of the trees and the natural terrain
as possible. The other alternative which we finally decided was the best was to come
up Leonard Way with a 12 percent grade, We're talking about the usual 6 percent grade
at the intersection, then going to a 12 percent grade, then having these two roads coming
off to the north and south coming off at a 8 percent grade. HNow this reduces the amount
of disfiguration considerably, allows us to save alot of the trees, eliminates many of
the construction problems, and allows us to reduce the height of the retaining walls and
the length of the retaining walls. Also we believe that all of the driveways essentially
will be off of these two roads, Burrows Court and the one going north. It will very likely
not be any driveways coming off Leonard Way. We felt that by having 8 percent into 12
percent here rather than 10 {inaudible) we're making a safer more effective intersection
and we were improving the safety considerations of the driveway intersections along these
two cul-de-sacs roads coming off the intersection which will now be 8 percent. To try
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MORTON J. LECONARD (Contined from Page 2)

and- alleviate concern about the 12 percent grade on the main road we put in twice

the number of catch basins along Leonard Way that would normally be required by standard
design criteria. I think those are the wain points that I wanted to make.

DIR. REIF
Why don't you mention your survey of other streets? The Commission members all have

a copy of,but to show that you are thinking from an overall.....

MORTON J. LEONARD

Again we knew that a 10 percent grade was considered to be preferable for your streets
and roads, and I think we understand that smaller grades are basically more desirable.
But it seems that....I currently reside in the midwest by the way where we don't have
much grade in Michigan or most parts of it compared to here. But it seems from what I
knew from growing up here in Middletown that we had alot of steep rocads. I'm sure they
caused some difficulty, but I thought most people here learned to live with it. I went
around and tried to find what the situation really was on road grades. And I came up
with a list of some 15 or 20 roads....prohably about 25 roads that I went out and checked.
In the process I found 15 or 20, most of which I know, and the others I'm convinced are
more than the 10 percent grade. And I did find that these are new roads in the sub-
divisions and through roads and so forth. I did find a number of roads with steeper
than 10 percent grades. There is East lLake Place, a subdivision off of...out across
from Westlake near Route 72. Forgive me,I don't remember the names of all roads around
here. East Lake Place, for instance, is a fairly new subdivisions and one of the main
cul-de-sac roads in there has a gradient of 10.8 percent. There is Ten Acre RA. which
some of you may be familiar with off of Popular St. and that goes up into a cul-de-sac
and I would say it is probably a 1/4 to a 1/3 of a wmile long. It doesn't look like it
has been there too terribly long. That's 12.5 percent long. I put a transit on these
by the way and although I'm not a surveyor I use that in my construction business and
I'm sure that we are essentially right with these. I found that road was 12.5 percent
.grade. There is Mile Lane where it intersects Popular St. I found that to be 12.5
percent at the intersection, curiously enough, where the requirement is actually 6
percent where we had tried to keep our main intersections on our plan in the 6 percent
range. I found Aspen Road also over in that area. Again near the intersection 12.5
percent. Monarch Lane, a cul-de-sac into subdivided property, 11.7 percent. Red Bud
Road over across from Wesleyan Hills near Mercy School, and I was surprised at that
short subdivision entry way. I guess there are two entrances but that one was 13.7
percent. Patterson Road which is down on the southeast side of Town off of Kelsey.
That was 13,2 percent at what appeared to be a fairly new area. Coleman Rd., where it
intersects South Main St, on 17 out there, 11.6 at the intersection. There is Snipes
Terrace, l4.3 percent at the intersection. The first 70 feet, 14.3 percent grade.
Prout Hill RAd. which I'm sure is a road which has been there for some time, It was
simply paved and improved. 15 percent. Then we have roads like,that I did not put

the transit on, Middlefield St., Cross St., Livingston Rd., Lake Ridge Heights, areas
of Randolph Rd. particularly by the Water Dept., Miner Rd., Sunnyslope Rd. These roads
all appear to me to be in excess of 12 percent. Some as much as 13 percent. So it does
seem that we do have old and new roads in the area that do exceed the 10 percent grade.
It wasn't clear to me and I didn't study tliese with the intensity of course, that I
studied our own development here. But it wasn't clear to me that they had some of the
necessary reasons we had for looking at a 12 percent grade here on this development.

So I am respectfully asking those who are considering approval of our plans here in
various capacities to give very serious consideration to our request for a 12 percent
grade of Leonaxrd Way. That 12 percent grade by the way would start about here after
the 6 percent grade  (inaudible). It would probably cease about here. The rest of it
is not a problem. This road is actually planned to go up to a natural ravine. Aand
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MORTON J. LEONARD (Continued from Page 3)

again even with our 12 percent grade we're planning at the steepest part to make

a 10 percent cut,a 10 foot cut. A 10 foot cut with retaining walls at the steepest

part of 6 feet allows ug to grade out and keep a great deal of the beauty of the

property. We go with a 10 perxrcent grade, we're talking a 15 foot cut. I don't think

we want retaining walls, any of ug, higher than 6 feet. So then with cur one to two

foot grading away, we'll end up cutting out further into the property some additional

15 to 20 feet on each side of the road. That means taking all the trees out and elimi-
nating the present natural beauty of that property. One of the reasons we want to develop
the property. Obviously the property sits there undeveloped. It's not really suitable
for farming or anything. So what can you do with the property except leave it as it is

or eventually develop it. I think probably our chances of selling it as it is to some-
body and coming out with the same net amount of it are pretty good. As they...compared

to coming out with the same net amount by going through all this development. Of course
in the mean time, you don't have the worry and (inaudible). Because the property has

been in the family for a long time, and because these plans, pretty near the way they

are now, have existed for many many years in the minds of not only myself and my immediate
family but for my father's mind, who passed away several years ago, and so forth. I would
like to see the property developed, developed for residential use, developed in the best
fashion for keeping the natural beauty of the property. That's really I think.....I

think I can say quite sincerely, that's one of the main (inaudible). But I'm really

not sure that is makes any sense to tear it up in the process of developing it. I think

I would rather sell it to somebody else and let them tear it up if that's what their plan
is. I think what we are proposing here is the most reasonable thing that could happen

to the use of this property. I hope we can carry out the plan and carry out in a fashion
that allows us to make it the really nice subdivision that it can be made into.

Ry

CHM. LEINWAND
Are there questions from the members of the Commission? Commissioner Passanesi.

COMM. PASSANESI
Is that the only attempt to locate that road in that particular area? Did you try

to get the road up in any other area?

MORTON J. LEONARD
We spent...We have been working on the plans for about 5 or 6 years. And looking at

all of the restrictions, this appeared to us to be the only way to go.

COMM. PASSANEST
Have you tried to get it up in any other location?

MORTON J. LEONARD

We did. We ran into road length problems relative to not having an outlet. We pretty
well have to develop the property without an outlet so we have to go in and out on the
same side. And we have to get a decent yield to pay for the development. And every-
thing we went through and I know sometimes you can be so close to the foregt that

you can't see the trees. But everything we went through, myself and several other
people, led us back to this being the best approach in our minds and perhaps the only
feasible apprcach. We thought it was the only feasible approach. Everything considered.

COMM. PASSANESI
You actually settled for that spot as being the best spot., Is that what you are

saying?

i  MORTON J. LEONARD
Yes.
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COMM. PASSANESI

Did you try to go parallel to contour? That appears to me that you're going right
straight across contours and increasing the gradient. Did you make any attempt to
go parallel to contours?

MORTON J. LEONARD

We couldn't find a way to do that. That's a natural ravine up through there and over
the first 800 feet we have something like 830 feet of rise. MNow it is concentrated

in this 200 foot space here. This is where we're steepest, right here. But from here
to here, we're talking something like 830 feet of natural elevation difference and about

+ 800 feet of road. So the ravine gives us something approximating a good natural way for

the road to go.

COMM. PASSANEST
I see a ravine starting about way up that road. I don't see it starting down below.

Are you saying the ravine starts just about there and goes up?

MORTON J. LEONARD
These contours come in here this way.

COMM. PASSANEST
Because down below you're going across contours. There is no ravine there.

MORTON J. LEONARD
Here?

COMM. PASSANESI
That's right.

MORTON J. LEONARD
Yes. There is no ravine there,but that's pretty flat compared to the rest of it.

COMM. PASSANESI
You said the grade is going to start at 6 percent and you're coming....

MORTON J. LEONWARD
We're 6 percent here for the first 25 feet, Then we are CUrving.....

COMM. PASSANESI
What are you going to do? Fill there? Are you going to have £i11l there?

MORTON J. LEONARD
No. There is bank here. So we do have to cut down some right here at the intersection

of Leonard Way and George St,

COMM. PASSANESI
There is no cut there at all other than that right on the street. Once you get...

MORTON J. LEONARD
That's right. There is no cut.

COMM. PASSANESE
Now when you get in the 6 percent grade, then what have you got? A fill or a cut?

MORTON J. LECONARD
With 12 percent it is going to be just a slight cut, and then a slight cut in here.

and then right about here we will have some £ill. And some...and then we are going
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MORTON J. LEONARD (Continued from Page 5)
to be pretty close to right on in here. BAnd here's where we start our cut and then
our cut surfaces up here. And this is very managable up in here.

COMM. PASSANESI
0.k. Thank you.

CHM. LEINWAND
Other questions? Commissioner Shalcio.

COMM. SBALCIO
Do you have access to City water and sewer?

MORTON J. LEONARD
Yes, we do have City water right down at the entrance to the road and I had the City

water run down there in two or three phases as we sold lots along George St. The sewers
are in and right there at the end of the street. S$o we have City sewer, we have City
water, and of course our plan includes paved roads, curbs, and sidewalks, and the
sanitary sewers. I mean the drain sewers, the storm sewers.

CHM. LEINWAND
And all the water and sewer would run under the paved streets? MNever across lots or

anything? And you would run the water and sewer up along Leonard Way and then to the
left into the cul-de-sac, and then branch off to each lot.

MORTON J. LEONARD

Yes. Now let me explain one thing about the water drainage. The water naturally at
this point in time leaves the property at four basic points. One is right here at the
mouth to a driveway that currently goes up and services this existing house of ours on
the property. Here right where Leonard Way will be. It leaves it here by running...
There is a natural formed drainage ditch down through here and it crosses this property
and comes down this gentleman's driveway and right into a catch basin there on George St.
Those three points and then there's a natural,almost constantly running stream, that comes
right down through here. Now our plan is that we will drain Phase l's road....We'll
drain from here back to here to come down Leonard Way, all under the pavement of course,
and into the City storm sewer. The rest of this Phase 3 road will drain this way into
these catch basins and will come down and out through a pipe system here at point A.
What doesn't get caught on these roads and continues to come off the lots and houses
built in here will continue to come this way down in and continue to come where it is
coming out now. The drainage showed that we will actually in Phase 1 diminish the amount
of water coming out in A over here because we're taking some of it that way that currently
comes down and comes cut A that way. We will slightly increase at the end of Phase 1,
the water flow out this way, something less than....Something about 5 percent. It will
be about a 5 percent increase in drainage out this way. And this will stay. And this
will be decreased slightly over here. Because what currently comes off the top of these
hills will now be on the road and will come out this way. Now, when Phase 4 goes in or
possibly earlier if need be, we have two retention ponds up here. They will catch all
this drainage. All this water by the way that comes out here now, a great deal of it is
coming from up in this area. WNow there has been a major change in the last two years.
The Harvest Woods Development went in up here. 1In what we considered always to be a
spring fed swamp on our property in this area has turned out not to be a swamp, a spring
fed swamp, for apparently water from 66 was coming under the surface and again appearing
on the surface in this area and then was draining on down through the property this way.
When they put in Harvest Woods they put in a retention pond here with an outlet at this
end. They apparently caught the water that had been coming under the surface and sur-
facing here, and let it out now so it runs in a stream across here and right ocut and
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MORTON J. LEONARD (Continued from Page 6)

down through this point. That travels in an open stream on down to Boston Rd., and

goes under Boston Rd. in a cul-de-~sac, pardon me, a culvert, and then runs down an

open stream through Boston Rd., goes under George St. down here and ends up in the
Coginchaug River. It actually...I don't think there is anywhere near the water flow
coming off our property today than there was two years age and prior. Because all of
this up here has been diverted by that development and sent out this way. I don't see
any sign....I see very minimal water, But our calculations were done as though that

had not happened, Now these retentions ponds, whatever does come this way, will come
into this retention pond. None of this 15 acre, Phase 4, will flow across here. All

of this will end up in these retention ponds or on the road system here which will

feed to these retention ponds, and then an outlet will run it from here back to this
point,and it will run out to this natural runway and down. I realize that this is some-
what confusing. But let me say that the end development, the end result, when all the
phases are complete, that we will have substantially reduced the amount of water drain-
ing off the property onto George St. from what it is today. At the end of Phase 1, there
would be probably a 5 percent increase. And the detailed study is done and available

to the various departments for review.

CHM, LEINWAND

Other questions? cCan I ask, George, what....The 12 percent grade, who makes that
determination? We could perhaps approve it and it could be shot down somewhere else.
Who has the final say on approving the 12 percent grade?

DIR. REIF

The 10 percent grade is now in your regulations, in the Subdivision Regulations.

The Planning and Zoning Commission in its infinite wisdom back in 1941 adopted sub-
division regulations and had that percentage. I don't guarantee it hasn't changed,
but for many years now...... (inaudible, multiple speakers} So it's up to the Planning

and Zoning Commission.

CHM. LEINWAND
0.K. That answers my question.

DIR. REIF
Obviously since the Public Works Department inherits the roads on behalf on the City,

they would certainly make some comments.

CHM. LEINWAND
Right. Mr. Leonard, can I just ask you if you're planning just to sell lots or are

you planning to build on those lots and sell houses? Or you don't know?

MORTCN J. LEONARD
I am a builder in Michigan. It's only part of my business. My basic plan is not to

do any of the building on Phase 2 which is what we are applying for at the moment. I
would hope to pick up and do most of the building on Phase 3 and 4. Some of the lots
on Phase 2 might require some special building considerations to maintain the beaaty. of
them, and if a customer that I sold the lot to was interested in discussing us building

for him there, I very well might.

CHM. LEINWAND
That answers my question. Comm. Loffredo.

COMM. LOFFREDO
Just to follow up your question to Mr. Reif. George, you mentioned that 1941, was that

the date?
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DIR. REIF
That is when the Subdivision Regulations were adopted.

COMM. LOFFREDO
How does that coincide with the lists of grades above 10 percent?

DIR. REIF
Well, I also said that I wasn't sure that the percentage hadn't changed. I can

guarantee you that the percentage hasn't changed since 1969. I don't know what their
percentage was before that. However, some of the roads that Mr. Leonard has reported
to you are certainly have been built since 1970, He came in with his list this after-
noon and as time permits I'm going to go back and get out those subdivision plans and
see what percentage of slope they show. One of the most interesting ones of course,

is Snipes Terrace. We've talked about Snipes Terrace and whether or not it was over

10 percent, not only in relationship to this proposal, .but in.-many others. And every-
body knows that it is pretty steep. That is the first time I've heard exactly how steep
it is and it wasn't suppose to be over 10 percent.

MORTON. J. LEONARD
I would like to make this comment. What I did was when I went to these roads, I looked

for what I thought was the steepest portion of the road and put the transit on there.
And these readings were over a run of probably 50 feet or so. So I went to the steepest
50 feet of the road. Now take Snipes Terrace for instance, the intersection, the 50 or
70 feet of the .intersection appears to me to be...I know the first 50 feet is the 14.3
percent. It may drop down to about 13 owver the first 70 or 80. That's not to say that
the rest of the street isn't 10 percent after that. It may be, I didn't even put the
transit on the rest. It looks to me like it might be 10 percent, the rest of the street.
But let me say, we could solve our problem that way by building up the intersection, but
that -did not appear to me to be the proper....I think we would be better off with the 12
percent grade on the main part of it there, and keep the intersection down at the 6 per-
cent from the standpoint of safety considerations. But that's true of the way I took
those readings. I'm not saying that the entire rocad is that percentage. But there are
parts of the road that are, and of course that's all you need to solve your problems,
whether it be our subdivision or somebody elses. And I just assume from what I saw

that there had been some exceptions granted in the past,

DIR. REIF
By looking over this list, I only see three roads that have been built since 1970.

COMM. LOFFREDO
Which three are those?

DIR. REIF
East Lake Place, Red Bud Road, and Snipes Terrace.

MORTON J. LEONARD
What about Patterson Street? That looked....

DIR. REIF
Patterson Street was started a long time ago.

CHM. LEINWAND
0.k. Other questions? Let's open it up. Members of the Public that would like to

speak in favor of this proposal. Now is your opportunity. Seeing no one., Members of
the Public....We'll get to you. Members of the Public wishing to speak against this

proposal. Now is your chance.
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A Voice - I'm not against

CHM. LEINWAND
Could you come up and give us your name please, sir.

ROBERT GRISWOLD
My name is Bob Griswold and I'm a neighbor of Mr. Leonards. And I have....

CHM. LEINWAND
And your address?

ROBERT GRISWOLD

no gquarrel about him developing his land, Land is so expensive as far as taxes go

that I don't blame a man for trying to get rid of it, But this piece of land that he
is talking about has been of real troublesome source of water for the last 35 years
that I know of, cause that's how long I lived next to this piece of property. Now he
talks about the back piece of land is going to be better in the future. We already got
a problem with the development on the hill there. Mr. Bastura's property, I don't know
what they call it. It's right off 66.

CHM, LEINWAND
That's the Harvest Woods.

ROBERT GRISWOLD

Well that comes....The water from there now is coming down, plus the water from Mr.
Leonards, plus the water from way up behind the motel on 66 comes down through and like
he says goes across Boston Road. Well I own property up from Boston Road where there

is a little pond and since last year or two years ago when they did the digging up
there, Mr. Bastura, that pond is half filled with gravel. So it's not getting any
better. It always was a nice little pond. We had fish, frogs, you know what have you.
Sc I don't see where it is going to improve unless you get the ditch bigger or something
else because..... Oh what's his name. He had all kinds of trouble, in fact, the Town was
out there to help him out. He's got a little swimming pool and it....Last year the whole
area flooded. Now Mrs. Carta, who is a neighbor of mine, right there on George St. has
had problems for 30 years with water coming down through her property. 1In fact, I would
say 4 years ago, there were some of your Town surveyors came out and I think they spent
about 4..daysiiout there trying to figure out. And T talked with one of the gentleman and
they told me they thought alot of the water was coming from up to Sutton Towers. But
you know they have these big parking lots and alot of that water is draining down over
top of Mr. Leonard's land and ajoining it coming down through his building lots that he
sold along George St. Now, I think it is a big problem, a water problem. You know this
is the only thing that I would hesitate and holler about is to get rid of the water.
What he does with his property, that's his business. But talking about beautifying his
piece of property, last winter he sold off all the timber to Mr. Rossi. So I don't see
where he is beautifying anything, you know. That's all I got to say and I thank you for
listening.

CHM., LEINWAND
Thank you. George, is there some way that we can get a memo from Phil Bauer in terms

of his opinion as to whether things might be better or might be worse? The proponent....

DIR. REIF
We have it.

CHM. LEINWAND
Oh, we do. Then we'll get to it later. ©.k. Anyone else wishing to speak on this

matter? Please come forward.
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DELORES SCIONTI
I addressed myself to Mr. Lecnhard because...

CHM. LEINWAND
Mam. I would appreciate it if you went through the Chair. It's just easier that way.

DELORES SCIONTI
Through what Chair, through you?

CHM. LEINWAND
Through myself. Yes.

DELCORES SCIONTI
Alright. I'm sorry I was late and I didn't hear the beginning of Mr. Leonard's

presentation so maybe some of my questions will be repetitious.

CHM. LEINWAND
Could you identify yourself and your address, please.

DELORES SCIONTI

I am Delores Scionti and I live on George St. Our property abuts Leonard Way. In part
of the presentation that I heard Mr. Leonard give talks about a 12 percent rise. Could
you give us an explanation in layman's terms? What do you mean by a 12 percent rise?
Is that the pitch of the road?

CHM. LEINWAND
I'm going to write them down and I will promise you that I will ask Mr, Leonard to

respond to those questions.

DELORES SCIONTI :
Alright. The next question is I understand there are going to be retaining walls.

Where will these retaining walls start and I assume they are on Leonard Way? And the
third question...I couldn't see the maps that well from where I was standing. And he
was tatking about....He was identifying points A and B. He indicated I think point B,
He indicates the water drainage will increase approximately 5 percent. And if I was
reading his map correctly, that would be point B and that is right where I live. Now, a
couple of years ago, the Inland Wetlands Commission had a meeting and I believe they had
a map showing all the Inland Welands areas in the City. When we first moved into this
property we had some very heavy rains, and the natural ravine overflowed, and the water
came gushing down. What has happened over the years is that it has created a ditch,
natural water, you know the flow of the water has created a ditch. And at the end of
our property is a huge oak tree and I believe the City at one time tried to make a
culvert in there,if I'm using the correct expression, and there is a concrete stair,so
to speak, to help the water fall off. Now when the water comes gushing down and when we
have these heavy rains, I'll never forget at Thanksgiving we had a combination of slush
and rain. That water just came down. You could hear it roaring down. Well, it came
across the edge of our property, went around the oak tree taking the dirt with it, went
across George St., hit the opposite curb, came back across George St., and then gathered
its way down into one of the sewers. Now if I am correct, and Point B is where the water
flow is going to increase. Why should it increase and if it does increase, is there some
corrective measure so that the properties around there will not be further damaged? O.k.
Thank you. One further point. Good luck to you Mr. Leonard. I hope you get what you
want, and I certainly do not oppose his development. ©Oh, one further point. I am more
concerned about how the changes will affect me. And the major change is with the road-
way going in which is right along side my property, the natural barrier that existed be-
cause of the trees is no longer there. And with that 12 percent pitch and if the road
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DELORES SCIONTI (Continued from Page 10)

is going to be on the level with the contour of my land, or the topography if I'm using
that correctly, then I'm beginning to wonder about the danger of cars coming down that
street. What protection de I have, property wise, if a car hits....You know if they

lose contrel of the car, am I going to find that car on my patio or my kitchen door?

Is there going to be some form of buffer placed there to replace the trees that will be
taken down that were a natural barrier? I'm concerned about my responsibility, my insurance
costs, and any problems that may arise. And I don't say any of these things in objection
to Mr. Leonard's plans. I sincerely mean that. It sounds like it would be a very nice
area,but I'm concerned with what negative effects will these changes cause. And what

will be done to protect me and anybody else that may be invovled? I would like the answers
to those questions please. Thank you.

CHM. LEINWAND
Fine. You'll get them because I would like answers to all of them as well. I would like

to let anyone else speak first, and then I would ask Mr. Leonard to come and respond to
those. Anyone else wishing to speak against this proposal? Sir.

RAYMOND GIOCO
My name is Raymond Gioco. I live at 221 George St. and I really don't have any objections

to Mr. Leonard developing this property other than possible water problems also. My
property would probably be affected when he starts developing his Phase 3. And what I
wanted to know was if he plang to sell those as individual lots,or if he plans to develop
them some other way. Also directly next to my property, he has a vacant lot right now.
And I've noticed on the map that he has a culvert, a open culver, for water to come
through there. Right now, water does come through there. There is, in fact, a natural
spring that bubbles up from the bank that directly abuts my property. And it bubbles up
through the ground and it runs through a small corner of my property, back onto that open
lot. Now, all I'm wondering is if this open culvert if it will alleviate the problem, or
if it will just, perhaps not be engineered properly, and it will you know make more pro-
lems, That's all I really have to ask him.

CHM. LEINWAND
Thank you. With respect to the gquestions about what he is going to do with Phase 3, the

Commission can only look at Phase 2, the 7 lot subdivision. I have alot questions about
the PRD and all that, but they're not germane at this moment. So the question is whether
he is going to sell it off as one big (inaudible) or piece meal. That's some other pro-
posal some other time, and we really can't probe that tonight.

RAYMOND GIOCO
0.k. Thank you.

CHM, LEINWAND
Thank you. Anyone else? Mam. Could you come forward, please.

LILLIAN CARTA
I'm Lillian Carta and I live at 142 George St. I think where he is talking about the

water running off down the driveway, that's my driveway. And I'm concerned about that.

I mean it rushes down there and it is very bad. In the wintertime the ice gets so thick
when the snow melts from above and it comes down and it all collects on my driveway and
makes a great big ice. And even when it does melt, or if I try to get rid of it, it doesn't
go down the drains, and it will go across into Rebot's driveway and he gets it down his
driveway. So the water problem is a very very bad thing. That's what I'm concerned about.

CHM. LEINWAND
Thank you. Anyone else? Seeing no one. Mr. Leonard, why don't you come back. I'm going

to leave the water out of this. You gave us your side of the water situation. You showed
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CHM. LEINWAND (Continued from Page 11)

us where Point A and Point B is. I think the Commission needs to have staff assistance
on whether or not this is going to improve the situation or not. You claim there will

be less water. I want to hear that Ffrom City engineers and I think the entire Commission
does. So since you have given your side,I would leave that issue out of it for now. It's
been raised by everyone. I'm not ready to vote one way or the other and I think I speak
for most of us, until we have answers to that. I think that if this Commission has an
opportunity to approve a subdivision that in the same breath improves the quality of life
on George St., because it improves the water situation, then we all want to do that. But
I think we have got to hear more which leads us to...Can you show us a 12 p2¥cent gradient?
Are you talking about from George St. all the way to the top or is it the steepest part?
Where did the 12 percent come from? - :

MORTON J. LEONARD
Alright. Before I go up there, I would like to make a couple of comments relative to

water if it is permissible.

CHM. LEINWAND
Yes obviously. Let's save that until after the other ones. But you understand Mrs,

Scionti's question about what really is a 12 percent gradient. Maybe you can show us
with a ruler as well as on the map where that measurement comes from,

MORTON J. LEOCNARD
First a 12 percent gradient, this means that over a stretch of distance 100 feet long

if you were to drive a 100 feet, your vehicle would be 12 feet higher at the end of the
100 feet than it was at the beginning of the 100 feet. Does that help as to what a 12
percent gradient is?

CHM, LEINWAND
Now, where on the map is that taken from?

MORTON J. LECONARD
O.k. Staring here at George St., the first 25 feet would be & percent grade. Then you

go into a vertical curve which will bring you to a 12 percent grade, gradient, and that
12 percent will then continue to the end of this point on Phase 2 here, and eventually
up just slightly past this boundary into the Phase 4, Whether that be a parking lot, or
another road, or whatever that is eventually deemed to be.

CHM. LEINWAND
So it is a 12 percent nice,clean once you get beyond the 6 percent.

MORTON J. LEONARD
That's what we proposed because we thought that would be the most acceptable alternative.

CHM. LEINWAND
0.K.

MORTON J, LEONARD
I...Poday in going out and putting the grades on various streets, I found alot of streets

where over 100 feet or 150 feet your grade was one thing, then leveled off for a short
period, and then started up again. If that's viewed as desirable by the Public Works
Dept,, that's no problem with us. But we felt the cleanest way to solve it was with what

we proposed here.

CHM. LEINWAND
How about the retaining walls?
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MORTON J. LEONARD

The retaining walls, the one of this side along this side of Leonard Way would start

here. This is Mrs. Scionti's property here. It would start here and it would start at

a very low level, perhaps 18 inches, 2 feet, maybe even less, and it would build in height
until about at this point it would become 6'.feet. It will probably hold that 6 feet to
about here and then start tapering down and it would stop here. That's the one of this
side. That started here. The one on the other side will start about here and would do

a similar thing from here up to here and taper down here. And we alsc have one on this
side of Burrows Court. And again those are in so that we can eliminate this one foot for
every two feet this way, we have to rise a foot. Pardon me, for every one foot this way
you have to rise two feet. You have to slope away from this right-of-way that way. If
we don't do that, then we're cutting all those trees out and cutting the property as well.
If you look at any of the roads in Town,you'll notice that the ground grades away from
them at a certain slope. And that's regquired and by putting the retaining walls in, we
can essentially come up some 6 feet at the steep point and then start that so that we
don't lose trees back over here.

CHM. LEINWAND
0.k. What about the buffer? There are trees that have come out along the Scionti

property?

MORTON J. LEONARD

Yes. Let me say also in response to Mr. Griswold's.comments what we did do was start

to remove the timber where we were going to do our developing. The main place where
timber has been removed is up through here, on up through this area, and over and around
this cul-de~sac. In addition we did harvest some trees out of the remdining part of the
woods., I think there is a great deal of woods there. We had professional foresters do
this,and they're still cleaning out the top as firewood. But I,myself, was very concerned
about what was going to happen with it. I thought it came out pretty well. Certainly we
did cut down some trees. But the only place that we have made any bare spots is where

we are planning to put our road. And I wanted that out of there because it is very hard
to show perspective buyers and interested people what you're doing in a woods particu-
larly this time of the year. There is a big difference in those woods just from three
weeks ago when I was here. It is very hard to see things up there right now. Where as
three weeks ago without the leaves on the trees, you could see, But this is definitely

a woods and I think we did a pretty good job of what we did there. But I know nobody
likes to see the trees go, least of all me. WNow, as to Mrs. Scionti's question about
what's going to happen adjacent to her property. First of all, there is a rise. There
is a bank on our property adjacent to George St., and it increases in evelation as you
go from the left side of this right-of-way to the right side. Over here it is probably
two or three feet high. Over here it gets up to where it's six or seven feet high. So
the first thing we are going to do is make a significant cut down into the ground to get
down to George St. and start our 6 percent grade. So we're definitely going to have a
cutback the first 25 feet. Then we start into the vertical curve and we are going to
continue to be low,relative to her property, I would say up to about this point when
probably the 12 percent grade would coincide pretty near with the present surface. It
would probably stay that way up to about here where we again will be into a cut. Now
there will still be considerable large trees in this area, and she has a wooded area which
she purchased along here. So I think you're going to remain with a pretty good buffer
there,

CHM. LEINWAND
Could we go to the other side? I mean along the DiMauro's property. You're going

to cut 6 feet out on the right hand side of that road?

MORTON J. LEONARD
Yes. We will have to have some retainage here or we'll have to arrange with the
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MORTON J. LEONARD {(Continued from Page 13) .
DiMauros to be able to slope some of that. I have not yet talked to them about it yet
until I knew where we were likely to end up on grades. But....

CHM. LEINWAND
They could essentially get a cliff then,at the end there.

MORTON J. LEONWARD
It's something that we are aware of and must be dealt with. I think it can be worked

out with them.

CHM. LEINWAND

0.k. The only other question that came up that I think we want to hear about is that
open culvert on the other lot. 1Is there an open culvert,or is that being proposed,or
is that in there?

MORTON J. LEONARD
There are no open culverts. Over on 7?

CHM. LEINWAND
Yes, the other lot.

MORTON J. LECONARD

It could be open or it could be closed. We really hadn't reached a final decision on
that at this point. That's Phase 3. Just generally about the water problem if I could
make some comments on that right now. I was really......I can see Mrs. Carta's problem
down here, That's not a fault of anybody but God at the moment. The way the property
drains. And I agree with her...you know she's had the problem, then something.... I think
there should be a culvert there rather than just a catch basin out on the road. Mrs.
Scionti's concern about the increased water down Leonard Way. I don't know if she
realizes that this will now be an enclosed drainage system down in the road. So the only
surface water that will appear anywhere is what lands on the road when it rains and flows
as far as that next catch basin. And in proposing the little bit steeper grade here, we
have increased the number of catch basins by two fold over what would normally be on the
road to insure that we did catch all the water and got it down into the closed system.

So this open culvert that she mentions down beside the tree now, that will actually not
be visible. That will be all down under the roads, and the water coming down here will
come down and go into the storm sewer down underneath and go away. It won't be a sur-
face thing anymore. And I think the increase there is something like 5 percent over...
The increase on Phase 1 will exist until these retention ponds are in on Phase,pardon me,
on Phage 2 it will exist until the retention ponds are in on Phase 4. It's something like
5 percent. Once those retention ponds are in, that's going to be substantially reduced.
Let me make one other comment about it, and that is I would imagine that you haven't seen
anything like the water problems you used to have in the last year or so. Because I
sincerely believe that Harvest Woods has taken most of this water up here, held it in
their retention basin, and put it through here, and run it out through here. And that's
probably what Mr. Griswold's concerned about. We never knew that was happening until it
was all done and came and saw it. I don't know that.....It changed our property. But I
don't know that I'm....I haven't really figured out whether it is an advantage or dis-
advantage and haven't been too concerned about it that way. But I don't think the amount
water coming down here....You mentioned the problem a few years ago when you moved there,
and I don't think that would ever happen again now. Because of that water was originating
up here and traveling down. Also I would doubt very very much that there is any Sutton
Tower water from here coming across this way. I don't think that's possible. Our drain-
age study didn't show that to be much of a possibility. I think it was coming from
further west up here coming down across. I've been really quite surprised during the
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MORTON J. LEONARD (Continued from Page 14)

Spring here to see how dry it is down through here in this natural ravine compared to

what it was in the past. I know, I filled a swimming hole in,there was so much coming
y down through when I was a kid. You couldn't do it now. There is not enough water.

CHM. LEINWAND

Thank you. Other questions? I would like to read a note handed to me. "Dear Members,
I oppose any subdivision of property on George St. It would have an adverse effect
on traffic and the sloping land itself. It would also destroy the remaining:wildlife.
Ed Hare, 479 Boston Road, Middletown." George, reports on this.

DIR. REIF
Each Department has reported. Do you want to hear them all?

CHM. LEINWAND
Would you like to hear that now? Please.

DIR. REIF
0.k., from Phil Bauer of the Public Works Dept., "The following comments are offered

in review of the above referenced project: 1. We have no objections to the name,
"Oakwood Hills"., -Incidentally, let me stop there. We had inquired about whether or

not there were objections to the names because we're trying to eliminate potential con-
flicts for safety purposes primarily for the Fire Department. They have no objections
for Oakwood Hills, "for a subdivision name, but we may not accept that name for a street
name. 2. We can only consider the ten percent gradient for a proposed street. 3. The
steepness of the site does not permit any easy solution for development and will require
extra care for erosion control measures. Before final approval a plan for such erosion
controls should be submitted. 4. We question the proposed retaining wall as to the
manner in which the tie-back members are attached to the vertical members. The note

only says that the wooden members are stacked with no mention of attachment. This

wall is off the City right-of-way and, therefore, the responsibility of the adjacent
property owner. 5. We have had discussions with the engineer, Mr. Robert C. Hart of
Madison Connecticut, who is working on the details of drainage, etc., and will furanish

us with his computations when available.'" Signed by Philip Bauer, P.E., Chief Engineer.
From the Health Dept., Leon Vinci, he says, "This proposal is to be served by City

Water and Sewer facilities. Erosion control measures should be taken during construction.
We have no objections to this development." From Paul Rasch, the Deputy Fire Marshal,

he says, "The Middletown Fire Department objects to the use of the name "Oakwood Hills"
because of the similarity of the name to existing areas of Oakcliff Road and Oak Ridge
Drive. fThese areas are widely separated and a misinterpretation of location could cause
a disasterous delay in emergency response." He makes no comment about the development
itself. Bill Baron of the Water and Sewer Department says, "We have reviewed the above
referenced project and offer the following comments: 1.. Water and sanitary sewer is
available. 2, Please have the developer show detailed plans for both water and sanitary
sewer and we will make the appropriate comments. 3. With regard to the projects twelve
percent grade, this Department has no objections. We would in fact encourage the Planning
and Zoning Commission to permit grades up to twelve percent where water and sanitary sewer
facilities are available. This would permit developers of lands that are now restricted
by a ten percent maximum grade to better utilize their property and permit the City to
obtain more tax dollars." The final report is from the Police bepartment. They say,....
First of all they were not able to give a report because the original plan was not com-
plete enough. They received more complete plans and after that they say, "In light of
these more complete site plans of the proposed subdivisions off George St., we have no
objections to the plans as submitted. The existing traffic pattern in the area should
not be adversely affected by the traffic generated by the proposed subdivision." Signed
both by James Genovese, Acting Chief and Dennis Anziano, Traffic Lieutenant.
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COMM. LEINWAND
Comm. Gionfriddo

COMM. GIONFRIDDO
Just in hearing the report from Public Works where he says he cannot congider grades

in excess of 10 percent, I seem to remember when they had that development on the Durham
Middletown border sitting here and the Public Works Commission considering a 13 percent

grade.

DIR. REIF
I think your memory is correct.

COMM. GIONFRIDDO
So why is there a statement there to the effect that we can't consider it? Anything over

10 percent.

DIR. REIF
Obviously this is a major issue in this proposed proiject.

COMM,., GIONFRIDDO
In other words, it can be considered but his statement is basically the subdivision
regulations state 10 percent. But we have the authority to waive it if we so desire. Right?

DIR. REIF
Yes you do. You can change them or you can waive them.

CHM. LEINWAND :
It would seem to me that the report that's needed is a follow-~up report from the City

engineer after he gets the drainage information that he speaks of, and after some of
the issues arcund the retaining walls and erosion are dealt with, I assume Mr. Leonard
understands that. You certainly understand it. We're not about to vote on this thing
tonight, but it would seem to me that is important information to have,

DIR. REIF
We have another avenue we would like to try. It may cost a little money. We've taken

in a little money on this. The entire City has been re-mapped and the study or the mapping
includes drainage systems. We are going to inquire of the people that did the study,
Purcell Associates, how much they would charge to review all the material that is avail-
able. And if I may ask Mr. Leonard, I think he has said he has worked with them. Could
we get a brief comment, Have you bheen to Purcell?

MORTON J. LEONARD
We called and told them our results and compared it with some of their existing water

flow calculations. They were nice enough to interplay with us to that extent. They said
they didn't think they should go further unless there were an official request from the
City which I didn't even know about this other thing that you brought up until today.

DIR. REIF
It would be the first step in using the overall study that's....

CHM. LEINWAND
I guesgs that we would like to have in our packets two weeks from tonight some memo that

addresses what changes have been made with respect to thogse issues and the City engineer's
opinion. 0O.K.

DIR. REIF
Yes.
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CHM, LEINWAND
0.k, that takes us to Item 2 on the Public Hearing. Mr. Secretary.

SECRETARY GIUFFRIDA
Item 2 Proposed Subdivision of 3 lots off Butternut and Hendley Streets  SE82-4 PROPOSED

for applicant/agent Joseph S. Borkowski, Atty., administrator of  SUBDIVISION 3 LOTS

the Estate of Stanley Sienkiewicz. R-1 Zone. BUTTERNUT &
HENDLEY STS.
JOSEPH BORKOWSKI EST, S. SIENKIEWICZ

Good evening Chairman and members of the Commission., I'm Joe Borkowski.

I'm here tonight in a capacity as the administrator of the Estate of Stanley
Sienkiewicz. Mr, Sienkiewicz died leaving 4 heirs and I was appointed by the
Middletown Probate Court to represent those 4 heirs. My official title is ad-
ministrator (inaudible).

CHM. LEINWAND
Excuse me. If...0.k., I think we can hear you now Joe.

JOSEPH BORKOWSKI .

First I would just like to say something about the site. The site is located at
Butternut St. at its intersection with Hendley. - This is an R-1 zone. The site

as it presently stands has some 58,000 square feet. On the site is a one family,

two story dwelling which is presently occupied. There is also on the site a two

car garage which has a dirt floor. The dwelling which is on the premises is presently
serviced by City Sewer. The general complexion of the neighborhocecd for those who are
unfamiliar with it, it is a rather quiet, established residential zone. Primarily, I
think almost exclusively, populated by one family residences. 1It's the Estate's intention
to subdivide this some 58,000 square feet into 3 lots., We hopefully expect the Commission
to see this an easy issue to resolve and favorably for the applicant in light of I think
the favorable reports from the various agencies. And I'm also led to believe that there
is no neighborhood opposition or even concern about our project. What I would like to do
is making reference to the map is just run you through the three lots in relation to

the conformance with the Zoning Code. The house that is presently located on the....

in the area sits on what is known as lot 3. Lot 3 has 19,268.25 square feet. It is
serviced by City sewer. Under your Code if land is serviced by City sewer it does need
20,000 sqguare feet so we're a few feet short in that. The setback line is met with re-
spect to the Butternut St. frontage. There might be considered to be some encroachment
with respect to the Hendley St. frontage, however the house does front on Butternut. As
to the two ramaining lots, you have requirements in your Code for City Sewer and Water

of 15,000. Both lots are quite in'excess, we have 18,000 as to Lot 2 square footage, and
you have in excess of 20,000 for Lot 1. Both lots have a 100 foot of frontage. So as to
Lots 1 and 2, they are totally in compliance with your City Code in all respects. addi=-
tionally I might add that lots 1 and 2, we have an intended purchaser of lots 1 and 2
subject of course to subdivision approval. And the contract that we have with this
developer it is indicated that he must tie into both City Sewer and Water. The only
additional wrinkle that we have in the submission to the Commission is this two story,
excuse me, is the garage, a two car garage that sits on the property. It straddles the
property line between lots 2 and 3. If you look at our plan, the garage is identified
with the following language: Existing garage to be moved. As a practical matter the
garage will be demolished. It has minimal benefit to the home. And the developer, who
has already signed a contract for the purchase of lots 1 and 2 has indicated as part of
his purchasing lots 1 and 2 he will demolish,and level to the ground,and grade the present
garage site which presently has a dirt floor. paside from that, there really is nothing
to add about the subject premises. I understand the Commission and the various agencies
have seen the application. (inaudible) But I did want to point out that as to lot 3
which has the existing house we do have a little variance with the area requirements.
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JOSEPH BORKOWSKI (Continued from Page 17)

And if you were to consider the house as fronting on Hendley instead of Butternut,

you might have a slight (inaudible)} on the setback reguirements. Aside from that, however
the house does front on Butternut and as such there would be no noncompliance, At this
time I will entertain guestions.

CHM. LEINWAND
Questions? Now members let's expedite this. Are there memebers of the Public that

would like to speak to this proposal one way or the other? George, reports.

DIR. REIF
Yaegs. From the Health Dept., "We recommend approval with the stipulation the proposed
dwellings on lots 1 and 2 be connected to City water & sewer facilities." It's re-

latively easy to take care of. And Leon goes on to say, "The dwelling on lot 3 has
been connected to City facilities." Is that what you report?

JOSEPH BORKOWSKI
That is correct.

DIR.REIF
Both water and sewer?

JOSEPH BORKOWSKI
No,it hasn't been connected to City water. There is a well servicing the premises

presently.

PIR. REIF

As we are going to go through these, we are going to find that the one report that

is not here is Water and Sewer. The Fire Department, "The Middletown Fire Department
has no objections to the proposed subdivision." Philip Bauer, "Please be advised that
this department has no cobjections or comments to offer upon this project, as referenced
above." The Police Dept., "After reviewing the site plan of the proposed subdivision
of the Estate of Stanley Sienkiewicz, I have no objections to the plan as submitted."
And the only one missing is Water and Sewer, Now as far as the area is concerned, we
don't have the 20,000 square feet anymore. You either have water and sewer and you
only need 15,000 or you don't. And you need 40,000. So that's not.....

CHM, LEINWAND
So 20,000 is not an issue. 0O.k. I didn't think it was.

DIR. REIF
And I think we have got to find out whether or not there is or isn't because the Health

Dept. thinks that there.....

JOSEPH BORKOWSKI
Well there isn't. I can tell you that.

DIR. REIFP
You're guaranteeindg......They are wrong.

JOSEPH BORKOWSKI
I've seen the well. There is a well on the premises and the well....And there is

a storage tank in the basement. I've been managing this property now for some......

DIR. REIF
So you know better than they do.
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JOSEPH BORKOWSKI
And I'm intimately familiar with the physical facilities available to this property.

DIR. REIF .
I certainly think we better find ocut whether ox not that makes any difference to the

Health Dbept.

CHM. LEINWAND :
0.k. Will you do that folks? Both Health issue as well as getting us the Water and

Sewer Dept. report.

DIR. REIPF
Yes.

CHM. LEINWAND
Other comments or questions. Thank you, Joe. Which takes us to....

DIR. REIFR
He is next.

JOSEPH BORKOWSKI
Can I anticipate a decision on this at your next meeting? 1Is that at all possible?

CHM. LEINWAND
I think that you can anticipate a decision at our next meeting.

JOSEPH BORKOWSKI
Also at that time, will the Commission be placing any restrictions as to the
time in which the garage should be demolished?

DIR. REIF
You could just give preliminary approval until they get the garage out of there,

CHM. LEINWAND
I can’t anticipate one way or the other on that.

DIR. REIF
You may need some advice next week from the Building Inspector.

JOSEPH BORKOWSKI
The only reason why I bring this up at this juncture is that the builder has indicated

that it would make an excellent storage facility for his tools and materials during the

time of construction. And...

DIR. REIF
And I think later convert it to an apartment. (Laughter)

JOSEPH BORKOWSKI
I can guarantee that will never happen, George.

CHM. LEINWAND
0.k., as we move to number 3,

SECRETARY GIUFFRIDA
Item 3 Proposed Special Exception to construct a two story office building
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SECRETARY GIUFFRIDA (Continued from Page 19)
on South Main Street for applicant/agent Joseph S. Borkowski, Atty., repre- SE82-7 PROPOSED

senting Josephine Milardo. R-3 Zone. S.E. 2 STORY
OFFICE BUILDING

CHM. LEINWAND : S. MAIN ST.

If the record would show that.on this particular item Comm. Passanesi J. MILARDO

is digqualifying himself, and Comm. Loffredo will be sitting in for him.
Comm. Augustine, likewise.

JOSEPH BORKOWSKI
We have one difficulty with proceeding at great length tonight and that is
we don't have reports from the various Commissions or Agencies.

DIR. REIF
True. They'll catch up as we go along.

JOSEPH BORKOWSKI

However, if I could I would just like to give you a bare bones presentation as to
what is proposed. This land is owned by a Josephine Milardo, who has owned the land
for a period of time which we would consider to make this a lot of record. And I
believe George is going to concur with me with my impression as this being a lot of
record. The site itself sits on South Main St. on its easterly side. 1It's somewhat
southerly of Coca Cola.

DIR. REIF
We have a map on the table here if you want to make reference to it. It's not up on

the board but we have the entire street here. There is your lot.

JOSEPH BORKQWSKI
O.K. The white lot with the dot on it (inaudible). You can see that it is abutted

on the south by a package store to be followed by Wesleyan Potters, and to the north

by a T.V. sales outlet and Coca Cola. It's almost directly across from the intersection
of Pameacha Ave. The site plan that we presented to the Commission ig an R-3 variance
though the complexion of the area does do some injustice to the way you define R-3 in

your Zoning Code. It is surrounded by a package store, manufacturing, a distribution
outlet for Coca Cola, and definitely a retail outlet immediately north of (inaudible).
What is proposed is construction of a two story office structure. Now this is under

the requirements of Section 16.02.08 of your Code. The applicant is familiar with Section
44.08.08 as such it is intended that the designated class of individuals will be the
occupants {(inaudible) of this structure. The parking to the rear of the building, vyou
gain access to it by virtue of a driveway located to the north of the site. Now, this

is by virtue of a deed restriction that grants a right-of-way (inaudible) site premises.
And that deed restriction has existed for 30 to 50 years, As a matter of fact in speaking
to the various people that I called, it has been referred to as an excellent way of
alleviating an existing parking problems that are associated in that area. Especially
with respect to the T.V. store located north of it. What is intended is that traffic will
come off of South Main St., come down the existing bituminous driveway,then into in back
off the building in the parking area shown in the rear. There would no parking in front
of the building. All parking would be located to the rear., We have handicapped parking
(inaudible). As to the plan I guess at this time I will entertain any direct questions
you might have or request (inaudible) This particular use is allowed by special ex-
ception in an R=-3 area. In proposing it, we feel that it (inaudible) coincides with

the complexion,at least of the surrounding properties, and certainly would be more

justice to the complexion of that area than scme high density residential use. That
basically is the end of py direct presentation.
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CHM. LEINWAND

Questions? George, you went on at some length about this whole issue,and I guess

in all candor I would say that I wasn't sure where you were coming from. We know that
South Main St. has changed rather drastically but we got a whole map. My sense is that
this is an enhancement despite the problems we have with what zone is what out there.
Do you want to talk to that quickly?

DIR. REIF

Yes. Before....I'm sorry Seb Garafalo isn't here. He's at another meeting, but

before your meeting started, we were looking at this map. He has lived there for

25 years and I think he took the initiative at previous meetings to say that we ought

to do something about the zone, And that is the reason we put this map together. It
shows that part of Middletown all the way from the traffic ¢irecle up near the hospital,
down to where Highland Ave. intersects South Main St, It shows the way the area is
zoned. It shows the way the land is being used. It also has a red dot on every piece
of property between those two points that the Planning Commission has had any opportunity
to take any action on in 1970. And in every case where there's a building where he
thought might have been built recently, it was built before 1970. And I think he left
rather amazed that all the new uses in the past decade f£it the R-3 zone, and there have
been over a dozen changes there. None have been retail uses. All have done the design
of the site in terms of the driveways and what have yvou. They all have helped the flow
of traffic and this particular proposal,as you have heard,fits the permitted use in

the zone, and also will not have any new driveways to hinder the flow of traffic. 1It's
going to provide off street parking that isn't there now and it will be shared I'm sure,
whether they think it should be or not and I think it should be, by the I.v. store. So
we are making progress, That's the message that even though South Main St. isn't perfect
and it started unbelievably bad in 1969, it's better today than it was. And the real
deal is that there is nobody that is going to come in. The State isn't going to come in,
the Federal Government isn't going to come in and help the City of Middletown solve this
problem the way they might on Route 66,

CHM. LEINWAND
It needs a gpecial exception.

DIR. REIF
Yes.

CHM. LEINWAND
This is an office.

DIR. REIF .
Oh yes, this use requires a special exception.

{inaudible) multiple speakers

CHM,. LEINWAND
Other gquestions? Members of the Public that would like to speak to this proposal

one way or the other. 0.k., Joe. Thank you. Yes, of course.

COMM. GIUFFRIDA .
Joe, as far as....Do you intend to have one common driveway which now serivces the

T.V. store?

JOSEPH BORKQOWSKI
That is correct. There is presently an existing driveway that is located on the area
or the land owned by the existing T.V. store. That even though it is located there, this




- CHM. LEINWAND

ERCR SRS VLT JUN )N T SLAEN T [T S S P .

PLANNING AND ZONING COMMISSION PUBLIC HEARING MAY 12, 1982 7:00 P.M. Page 22 of 29

JOSEPH BORKOWSKI (Continued from Page 21}
southerly parcel by a deed restriction of over 50 vears continious conveyance of that
deed restriction (inaudible) of that existing driveway. (inaudible)

COMM. GIUFFRIDA
So what you are saying is if the property is ever sold in the future, it always remains

"like this.

JOSEPH BORKOWSKI
It runs with...It's considered to run with the land which Steve would understand it,

I'm certain. There is nothing yvou can do to get rid of it.

CHM, LEINWAND
Thank you. 0.k., that takes us to number 4.

SECRETARY GIUFFRIDA

ITtem 4 Proposed Special Exception to permit conversion of a non-~conforming SE82~7
factory building in the R-1 Zone, at 471-475 East Main St. and Russell PROPOSED S.E.
St., to a 22 unit multi-family dwelling as an adaptive historic pres- 22 UNIT MULTI

ervation use. Applicant Richard R. Sweet, representing A.V.R. Enter- DWELLING
prises. 471-475 E.MAIN

A.V.R. ENTER-
PRISES

And the record should show that Comm. Passanesi is back. Comm, Loffredo is
back on deck circle. Gentlemen:

RICHARD SWEET _
Gentlemen, Mr. Chairman and Members of the Commission, my name is Richard Sweet and

T live at 7 West St. in Woodbridge doing business as A.V.R. Enterprises. We're hack
here tonight to present 471-475 East Main St., the Carmella Coat Building, and we

are requesting a special exception under Section 44 of your Zoning Regulations. The
property is presently in an:R-1l zone, residential zone, and has been used as an
industrial use and is a non-conforming use. Under our proposal for the special ex-
ception we would have it changed to a multi-family use. The building has historical
significance for Middletown. It used to be the Upper Mill property of the Russell
Manufacturing Company and it's located adjacent to Sumner Brook and north of Russell
Pond. The main building, the Webb Mill, was constructed sometime around the 1840's,
and the additional ells that were added on were added sometime around 1874. This build-
ing is the last remaining building of three original mills operated by the Russell
Manufacturing Company along the brook,and to explain our plan of development I would
like to introduce Dave Yager, from the Architectural Firm of Yager and Torello, who has
made up the plans.

DAVID YAGER

For the record my name is David Yager with the Firm of Yager and Torello of Cheshire.

I have a short slide presentation that I can either include or not include which shows
some of the things that have been done in the terms of adaptive reuse with other buildings.
If the Commission and the Public would like to see it. Fine. If you want me to be very
brief, I can eliminate that from part of the presentation.

CHM. LEINWAND
What's your pleasure? My sense of things is that it is getting late and it would not
be germane if the slides are not of the particular building.

DAVID YAGER
We have some slides of the building but I think you've in the past......
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CHM. LEINWAND
I think the Commission is aware of what the potential of adaptive reuse is.

DAVID YAGER
o.k.

CHM. LEINWAND
Do I gpeak for you?

COMMISSION MEMBERS
You do.

CHM, LEINWAND
Fine. Please proceed without the amenities.

DAVID YAGER

To be very brief,there are several things that have taken place recently in regard to

old structures, The energy, the cost of increase in construction, and certain Tax
Assessors have made people go back and relook at some of these old buildings. And that

is what we have done with this particular building. It now exists as a minimal manu-
facturing use. We looked at the project and what the highest and best use of the build-
ing as it stands now could have. That fell basically into three catagories. To continue
it as a existing industrial use, to use some sort of a wholesale retail type of trade such
as what has been done in Norwalk and many other areas, or convert it into a residential
use. Presently it is now a non-conforming use within the area and in terms of using

it for R~l are the first two uses. The character of the building in terms of being broken
up into so many segments and being four stories does not easily adapt. It's now (inaudible)
continuation of being a manufacturing or wholesale use. And in addition to that, we felt
that the character of the neighborhood being primarily a residential one, not the (inaudible)
so we looked towards converting it to residential units. The maximum number of units that
we could have placed in here was 27. Due to our desire to do a better job of that,and also
taking into consideration that this is a building of historic note,and we would like to
treat it as such. We have reduced the number oSf units to 22 units. These would be ac-
commodations of a variety of duplex units. When the building was occupied as it is now
and was fully utilized, it would generate approximately 100 employees which would be 50
plus cars. Right now what we have is a continuous curb cut all the way along here and

a more or less continuous curb cut around the corner and down the street here with some
interruption at this particular point. I think we would solve some of the traffic problem,
well a great deal of the traffic problem with a change to residential use. We would be.
required to have 33 parking places for the 22 units. We have 34 which is slightly more
than required. And we have provided access in only two places in terms of curb cuts.

We removed what I think is probably the most detrimental curb cut for the traffic flow

and the traffic hazard which is the one that exists right now on the corner. And sub-
stantially reduce the number of traffic flow in and out of the units. I think the housing
would certainly be more to the desires of the neighborhood. It would be more in conformity
with the existing residential uses. The building (inaudible) the lower levels for bed-
room units because it primarily exists below or not mentioned as a below grade, but at a
level where they don't even take advantage of a bedroom use. For those of you who are

not familiar with the site, I should point out (inaudible) is the fact that we do have

a stream flow with a dam and a continuation of a stream which runs and terminates right

at the end of the property. So any units that are located in this area would take ad-
vantage of the (inaudible). And that is what we try to do with the floor plans, putting
our living units at the higher elevation than splitting and putting our bedrooms at the
extremities. (inaudible) basically in this type of a manner where all of these units
would be living units with access from the grade or into the stair tower which would take
people out and give them access to the same type of a floor pldh as a corridor situation
this way to get to the building. We have parking in this area which utilizes this segment
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DAVID YAGER (Continued f£rom Page 23}

of the building, the smaller segment. The majority of our parking is here which is
utilized for these units over here., And this is just a continuation of the floor plan
which shows the corridor which would give access to these units. The exterior of the
building, I would add, will remain in terms of the actual structure, the beauty of the
structure virtually unchanged. The outside of the building would be cleaned. The roofing
would be replaced. The windows would be replaced. The character, the essence of the
structure would remain the same. The internal (inaudible) installing new wallg and parti-
tions meeting all the State fire safety codes and utilizing the existing (inaudible).

This is the third floor plan which shows the bedroom segments of these units. Your
internal stairway will give access to these and you'll be entering on the floor below
which is your living unit, and then going up. (inaudible) typical residential single
family house sort of situation where your bedroom is upstairs (inaudible). And then
finally the floor plan, the upper floor plan, shows the loft area which is not proposed

" to be utilized. This section of the building which is on the corner because it is four

stories in grade and has one story more than the rest of the building (inaudible). Basi-
cally all of the units are two bedroom with some possible exceptions where we are
utilizing studies because we didn't feel that the (inaudible) ventilation would permit
a viable second bedroom. But those units have been kept to a minimum. Basically our
master bedrocm and a two bedroom in this type of unit with access from grade. The
other units are accessible to the living portion from a common corridor and the bedroom
units are basically the same as (inaudible). I think the building when it is done will
do a number of things for the area. I think it will reduce traffic problems that might
be there, return a building which is more or less marginal to the tax rolls, and also
bring a better quality of life to that entire area by removing a non-conforming and
making it conform more to the character of the neighborhood. Any questions?

CHM. LEINWAND
Questions from members of the Commission? Can you help me with access? Essentially you

have duplex upon...on top of duplex throughout most of it. Right? And utilizing the
four stories.

DAVID YAGER
Right.

CHM. LEINWAND
Now, on that one, on the site plan., Show me where you would have access to those that

are at the lower level. I mean of the four floors, the first and second floor, where
would you have access to those?

DAVID YAGER
We got access at this point to the individual units which are on the ground floor here.

CHM. LEINWAND
0.k.

DAIVD YAGER
Alright. The upper floors would be accessible from an elevator tower here., We also

have....

CHM, LEINWAND
Elevator tower meaning what as a common corridor somewhere inside?

DAVID YAGER
Yes. There is a common corridor coming in here and would go this way to get to these

units above or go through this way to get to these units here. We also have a stair
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- DAVID YAGER (Continued from Page 24}
tower in this location which is primarily an exit stair. People could if they wanted
{ \ to, come in-and go up one flight of stairs and get to the corridor there. If they choose

%7 to take the elevator, which people being what they are probably they would, they would come
up in the elevator here and then (inaudible) across like this.

CHM, LEINWAND
All of the lower level units have direct access from the outside as well as a common

corridor?

DAVID YAGER
No. It's an either or situation.

CHM. LEINWAND
So the ones that are on grade, the lower level, 1l units I assume....

DAVID YAGER
Right.

CHM. LEINWAND
have only access from the outdcors? If you have.....

DAVID YAGER
That's correct.

CHM. LEINWAND
one of the l1 upstairs ones,then you got to come in either of the stair tower or the

N elevator tower and there is a common corridor running along that ell giving you access.
-* DAVID YAGER
Right.

CHM. LEINWAND
That corridor runs where? On the outside.

DAVID YAGER
No, It's internal. What we would be doing in order as I say to preserve the character

of the building, we would be leaving all the windows that are there and making a window
corridor. And in building what would essentially be an interior exterior wall, if you
will, of the unit within there paralleling the existing outside wall.

CHM. LEINWAND
For the downstairs.

DAVID YAGER .
Right. Then when you get upstairs obviously a bedrcom can go from wall to wall......

CHM. LETINWAND
Other questiong?

A voice.
CHM. LEINWAND

77 Excuse me. Let's get the proponent his time and I'll give you a chance to ask your
"' guestion in a moment,
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RICHARD SWEET
We also have considered the real estate implications, the general effects on the

neighborhood, property values, and so forth. And Edward F. Heberger, I would like to
introduce as worked on that.

EDWARD F. HEBERGER
My name is Edward Heberger. I'm a Real Estate Appraigser and Analyst and I'm also a

potential investor in this property. I did a study in the area. We f£ind that the typical
home in the immediate neighborhood that has sold is selling at an average price of ap-
proximately $55,000. The potential sale prices of the units will be in excess of that.
The minimum would be probably $60,000 and I guess the range would be $60,000 to $70,000,
I have two reports here that I'll leave with you where we have gone to three condominium
developments and studied the sales of single family residences within close proximity.
And as there is can be told, there has been no negative impact on value of any of

the single family residences resulting from condominium development. Our firm has a
state wide practice and I've been in business for approximately 20 years and I know of
no case in the State of Connecticut where single family dwellings have depreciated in
value as a result of a condominium development., 1It's my opinion that the proposed con-
version from industrial use to residential use will be of a benefit to the neighborhood.

CHM. LEINWAND
Thank you.

EDWARD F., HEBERGER
There is one other item that we have done a study relative to taxes. And the present

taxes paid at a...just under $2,000. If this property is converted to residential
condominium use based upon present tax rate and assessment procedure, the revenues would
exceed $25,000 to the Community. (Proponent Exhibit A, Real Estate Study, See Office File)

CHM. LEINWAND ]
Two thousand is presently what it is on the tax rolls for?

EDWARD ¥, HEBERGER
Yes.

CHM. LEINWAND
If I appear to be chuckling, I'm chuckling.

EDWARD F. HEBERGER
Well, that's the annual taxes paid.

CHM. LEINWAND
Understood. No problem. I don't mean to be cynical. BAnything else?

RICHARD SWEET
Yes, in addition we have circulated a petition to local neighbors and the whole

area was polled surrounding the building. And I would like to read that into the
record. "We, the undersigned residents of Middletown, Connecticut, have considered

the proposed Adaptive Re-Use Development Plan of 471-475 East Main Street, Middletown,
i.e., "Carmela Coats" building historically known as "Upper Mill property of the Russell
Manufacturing Company", and believe the multi-family use in the residential zone will
not have an adverse effect on the local neighborhood." (Proponent Exhibit B, Petition,
See Office File)

CHM. LEINWAND

Will you pass all three of them up? Pass them up so the Commissioners can see it as it
comes around. Anything else?



i

e Y R A s i o b s o e g TR

PLANNING AND ZONING COMMISSION PUBLIC HEARING MAY 12, 1982 7:00 P.M. Page 27 of 29

RICHARD SWEET
Yes, one other point. We called the Records Dept. of the Police Dept. in regard to

the traffic at the intersection of Russell and East Main St. And to the best of their
knowledge without doing a thorough study of all the records, I believe it was Mr. Perez,
I think was his name, said to the best of his knowledge he had not remembered any ac-
cidents occurring at that intersection within the recent past. In conclusion we feel
that this plan of redevelopment will contribute to a renaissance of the area,and will

be a substantial improvement to the South Farms' neighborhood, and request the Commission
to approve the special exception. ’

CHM. LEINWAND
Thank you. Questions before we go to the Public? 0.k. Let me ask if there are members

of the Public that would like to speak in favor of the proposal. Mam. Please come.....
This is for the proposal right now. If you could come up to the microphone and tell us
who you are, please,

DONNA HUTCHINSON
My name is Donna Hutchinson. I live on 515 East Main St., that's less than one quartexr

mile from the project. I've lived...We have bought the house less than a year ago and

we feel very strongly that the renovation of this building will be very positive for

the neighborhood. We've only one reservation and that is that we have gotten the impression
from our neighbors that there has always been a traffic problem in this area. Personally
I feel that the problem stems mainly from lack of enforcement of the speed zone in the
neighborhood which is 25 mph. I would almost assume that were this project to go through,
that there might be more attention drawn to the problem and the problem rectified. The
neighborhood is changing and I hope changing for the better. There is a new church on
the street, There are more children continually moving into the neighborhood. So my
concern is for the gquality of life in the neighborhood and I feel that the factory,in

the state it is at this moment, is in disrepair and will fall further into disrepalir as
it is unlikely there would be industrial development there. So if there is no industrial
development liKely and residential development is denied, then I can only perceive the
building falling into total disrepair. and I feel historically it would be a loss for
the neighborhood, for the Town. And those are my feelings in a nutshell. My only con-
cern, and I think it is a concern that I do share with neighbors of much longer residence
than I have, is the traffic problem and as I say,the traffic problem might be rectified
if there were move people vocally speaking out concerning the enforcement. And possibly

a traffic light might rectify the situation or even a stop light. But I know this isn't
something for this Commission to take into consideration; however that is my general
impression. Thank you.

CHM. LEINWAND -
Thank you. Anyone else wishing to speak in favor of the proposal? Let me while we are

doing in favor, read into the record a letter that was sitting here tonight. "Chairman,
Planning and Zoning, Dear Steve, In lieu of my presence at tonights P & 2 meeting, I am
writing this brief lettexr with regard to my thoughts pertaining to a zoning variance
(special exemption) requested by A.V.R. Enterprises. For the Public record, I extend

my support and best wishes for the adoption of this particular proposal. As a resident
of the neighborhood which will be primarily affected by this proposed condominium con-
version, I can already visualize a healthier and more sanely planned and managed reg-
idential area. For years, I have lived on East Main Street--amidst obvious polliution
resulting directly from the unhealthy mix of industrial and residential development.

The renovation of this dilapidated factory building will not only provide vastly increased
property tax revenue for the City, but also stimulate improvements throughout the neighbor-
hood. Respectfully submitted, 5.D. Kulmacz" (Proponent Exhibit C, Letted dated 5/12/82,

See Office File)
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CHM. LEINWAND
People wishing to speak against the proposal? Mam,

MARY LEAL
My name is Mary Leal and we live a short distance from this dangerocus intersection.

There is an existing sign pested, "Dangerous Intersection Ahead". This property is
directly across from this intersection, Aand I...Chief Rame....I called Chief Rame about

8 months age and he :posted-have the area posted for 25 mph. Now the existing intersection
is dangerous in that it is almost a 45 degree angle, and it is of deep concern to every-
one who has to pass through that area. That is my only opposition.

CHM. LEINWAND _
You mean coming down Russell St. and entering....

MARY LEAL )
East Main St. Now, you see...

CHM. LEINWAND )
The part that concerns you as most dangerous, the 45 degree angle....

MARY LEAL .
Is going around....You see this property will be right at the corner.

CHM. LEINWAND
Yes.

MARY LEAL _ o _ 7
Now you have Hillside Ave. coming down...

CHM. LEINWAND
Yes.

MARY LEAL . .
that's not visible. There are two businesses and they park their cars and -trucks and

they obliterate the intersection on Hillside Ave. And the Russell St. entrance is not
visible either because it is up a slope. So you have a very dangerous condition existing
and I seriously doubt that 22 apartments will able to be contained in that area, because
with two bedrooms, you have a husband and wife and a second bedroom.and three cars., I
seriously doubt that they will be able to contain these vehicles in that parking lot. Now
we already have a condition with the church., Five hourg every Sunday, they use this park-
ing lot I believe, and it's really pretty bad in that condition.

CHM. LEINWAND _ .
Thank you, Anyone else wishing to speak against this proposal? Sir, you had a question?

A Voice.
CHM. LEINWAND
But your concern 1is traffic and that issue. Anyone else wishing to speak to this?

Reports?

DIR. REIF
We do not have reports at this time.

CHM,. LEINWAND
In gathering those, I think the Commission would very much want to see what the Police
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CHM. LEINWAND (Continued from Page 28)

Dept. has to say about traffic, about parking, if in fact there is on street parking

that perhaps makes that more dangerous than it should be. 0.k., let me tell you what

I'm going to do. We've discussed this issue of opening and closing Public Hearings and
all, I wish at this moment that we had an abutting landowners provision in here because

I would feel a whole lot better about closing the Public Hearing on Number 1. And I'm not
sure that we gave everyone a chance tonight that might want to speak to the seven lot sub-
division off of George St. However, I told you that I would try and be flexible., T think
that we have done what we can, so I'm going to close the Public Hearing on all four matters.
But I remind you that issue of abutting landowners and whether we continue them or not

on what might be controversial matters is still something we need to resolve as a Com-

mission.
Adjournment 8:45 P.M. ADJOURNMENT

Respectfully submitted,

Hope éasper é

Transcriber

Steven J. Leinwand, Chairman
PLANNING AND ZONING COMMISSION

Received at the Meeting of 5/26/82 .




