7 Finney Knoll, Finney Knoll Subdivision Lot #4
Final Subdivision #1689
Prepared by: Jacalyn Pruitt
June 12, 2020
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DISCUSSION ITEM:
FSB 1689 –7 Finney Knoll, also known as Finney Knoll Subdivision Lot #4
Proposed Design Change of the 10-foot-wide Landscaping Strip
Zone: R-7
Flood Zone: X
Question: The owner of 7 Finney Knoll, otherwise known as Lot #4 of the Finney Knoll
subdivision, would like to change the design of the 10-foot-wide landscaping strip that is along
the westerly side of their property. Pursuant to Subdivision approval #1689, this 10-foot-wide
landscaping area shall remain planted with mature trees, primarily evergreen to maintain
screening. The applicant is proposing a new planting design and drainage solution.
Background: The decision letter from FSB #1689, dated 4/13/2004, notes “Whereas the
Commission finds that the 10 feet wide landscaping strip along the westerly side of Lot No. 4 will
continue north to the northerly property link and shall be planted with mature trees, primarily
evergreen to create screening; and.” The approved landscaping plan was prepared by Studer
Design Associates and dated 2/15/06.
In 2007, the then property owner requested that the landscaping plan be altered. The proposed
plan was prepared by Studer Design Associates and dated 5/22/07. This request failed to carry
as noted in the Action Agenda from the 5/22/07 Commission meeting. The original planting plan,
the 2/15/06 planting plan by Studer Design Associates, remained in effect today.
Staff was asked to issue a Certificate of Occupancy (C.O.) for 7 Finney Knoll’s patio and
landscaping effort, PLPZ 2016 00402, that was filed by a previous owner of the property. At the
same time, neighbors to the rear of 7 Finney Knoll reached out to staff and brought attention to
the changed 10-foot-wide landscaping strip that no longer matches the original approval by the
Commission from 2004. Staff went to the site and confirmed that this area no longer matches
the approval, and Zoning Enforcement issued a Zoning Violation to the owner. Planning and
Zoning does not plan to issue a C.O. for PLPZ 2016 00402 until the Zoning Violation is
resolved.
In addition to the plant material, the neighbors also have great concern for surface runoff and
overall drainage from 7 Finney Knoll to properties along West View Place. DPW is continuing to
review the drainage for PLPZ 2016 00402 and is also not prepared to issue a C.O. for this
application.
The owner of 7 Finney Knoll would like to amend the plan as shown on the Improvement
Location Survey (ILS) dated 4/22/2020, prepared by Rocco V. D’Andrea, Inc. and on the
“Landscape Plan, Revision No. 5” dated 4/24/2020, prepared by Troy’s Garden Nurseries.

Legend

Troy's Garden Nurseries

Rhododendron cat. 'English Roseum'

Jamieson Residence

Viburnum x pragense

Landscape Design by: MWT

Any and all plantings not designated to remain were not part of
the original aproved planting plan and were an improper
species for the growing condtions that exist.

Landscape Plan: 095

Common Name
Qty
Botanical Name
Size
Shrub, Deciduous
Viburnum, Prague
5 Viburnum x pragense
5-6'
Shrub, Evergreen Broadleaf
Rhododendron Classic Pink
3 Rhododendron c. 'English Roseum' 4-5'
Tree, Evergreen
Arborvitae, Wintergreen
7 Thuja occidentalis 'Wintergreen' 8-10'

Thuja o. 'Wintergreen'

All exisiting trees and shrubs labled in purple will remain

2 Picea abies
existing and remains
Viburnum x pragense
5-6' ht
Thuja 'Green Giant'
existing and remains

Thuja occidentalis 'Wintergreen' - tw
8-10' ht

Picea species
existing and remains

#864 Pro Series Channel Drain

tw
Rhododendron catawbiense 'English Roseum'
tw

Rhododendron PJM
Existing and remains

1/8" = 1'

designs implemented by others without the
purchase of designated plant material from
troy's will result in a billing equal to all
recorded hours for the creation of the design!

Date: 4/24/2020

All designs produced by troy's nursery are
for the sole use of troy's or for the purpose
of purchasing plant material from troys!

Scale:

Thuja plicata 'Green Giant'
Exisitng and remains
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Cornus kousa chinensis
existing and remains
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TROY'S
Creating With Trees For Four Generations.

April, 24th 2020.
To lhThom It May Concem;

The landscape designers with Troy's Nursery of Bedfiord, NY have been working with Judy
Jamieson of 7 Finney Knoll Riverside, CT to develop a responsible screening fior the side boundary
located above the stone retaining wall. We have taken all considerations of the neighboring properties
as well as the wishes of the homeowner when developing this concept.
As everyone is aware The Jamiesonls inherited this situation from the previous olmers and at the
tilne Of the Purchase Were unaware Of the Ongoing issues between the town, neighbors and this
property. It is with this in mind we have done our best to create a significant privacy screen all while
being cognoscente of the large expense corre,cting this preexisting issue will be on the Jamiesonls,
especially conceming the current economic environment we all find Ourselves in.
Prior to stating the design fior 7 Finney Knoll we inventoried all exiting plantings and evaluated all
previous landscape designs provided to Troys at the initiation of this process. Upon reviewing what is
assunled are approved drawings We discovered the Plants existing are not what was outlined on the
provided drawings. We can assume one of two things, either the plan was not installed as approved or
the previous homeowner made changes. In the new design we kept any and all plant material that is
appropriate or growing well in the areas in which they were planted. Plant material that is not in their
appropriate environment or plants that are not performing the job intended we have removed in the new
drawing.
In our concept we have used plants that will thrive in the areas designated and will not outgrow the
area they are being intended fior installation in, this is what we have illustrated on the new drawing. It
is imperative fior the health of the plantings we give enough room fior the plant material to naturally
grow together and coexist leading to a healthy and effective screening. All plant material on the design
are evergreen or semi evergreen keeping a minimum of sixty percent of their fioliage through the winter.
To over plant the area to give instant gratification will only bring us all back to this place in a matter of
a few years as plants out compete each other causing thinning of foliage.
Please take into full consideration the design prepared as best case scenario fior getting this situation
rectified.

TROYIS GARDEN NuRSERIES

97 Bed ford-Banksville Road, Bedtord, NY lO506. Tel 914.234.3400

Pruitt, Jacalyn
From:
Sent:
To:
Cc:
Subject:

Anthony D'Andrea <ald@rvdi.com>
Wednesday, June 10, 2020 8:44 PM
Pruitt, Jacalyn
Judy Jamieson
Re: 7 Finney Knoll

[EXTERNAL]
Jacalyn
Anyone who has been to the site would recognize that the existing vegetation is well past its prime.
I would like each Commission member to visit the site to observe conditions in person
Recognizing that that will likely not occur, I would like the Commission members to have the photos
Judy Jamieson wants to replace dead plants with live plants .
Everything I have previously submitted to you should be in the packets for each Commission member : my letter, Matt
Troy’s plan and letter and my ILS among other supporting documents .
Simple concept.
Good plan.
Let’s get it done.
Tony
Sent from my iPhone
Tony D'Andrea
> On Jun 10, 2020, at 8:28 PM, Pruitt, Jacalyn <jacalyn.pruitt@greenwichct.org> wrote:
>
> Is this the information you want to present at Tuesday's meeting, or is this just a part of the information you want to
provide in general? Thank you for clarifying. Either way the Commission will receive these photos.
>
> Jacalyn Pruitt, Planner II
> Town of Greenwich Planning & Zoning
>
> ‐‐‐‐‐Original Message‐‐‐‐‐
> From: Anthony D'Andrea <ald@rvdi.com>
> Sent: Wednesday, June 10, 2020 5:03 PM
> To: Pruitt, Jacalyn <jacalyn.pruitt@greenwichct.org>
> Cc: Judy Jamieson <judyajam@gmail.com>
> Subject: 7 Finney Knoll
>
> [EXTERNAL]
>
> Jacalyn,
>
> Please distribute these to the commission members.
1

>
> ‐Tony
>
> CAUTION: This email originated from outside the Town email system. Do not click links or open attachments unless
you have verified the sender and know the content is safe.
>
CAUTION: This email originated from outside the Town email system. Do not click links or open attachments unless you
have verified the sender and know the content is safe.
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9. 5 Lenox Drive, LLC; application PSP #3241, SP# 3242 and RZ #07-08 to
rezone from R-6 to R-6-HRO (rezoning map on file in the Town Clerk's Office),
and to convert a 6,496.9 square foot structure, including the basement, from a
two-family dwelling to an office use where there will be 8 offices, 12 employees
and 14 parking spaces per Sections 6- I 3 through 6-15, 6-17, 6-98, 6-109, and 6205 of the Town of Greenwich Building Zone Regulations on a 9,613 square foot
property located at 5 Lenox Drive in the R-6 zone. (Staff: KB) (Must open by
7/12/2007) (Maximum extension to open 9/15/2007) (Applicant's Presentation: 20
minutes) (If opened on 5/22/2007 then must close by 6/26/2007) (Page Number:)
(Postponed to 6/26/2007)

10. 644 West Putnam Associates, LLC; application AM #07-0004 to delete Section
6-1 IO(g)(moderate income dwelling units) of the Town of Greenwich Building
Zone Regulations and replace with the following: (Bolded words to be added):
ADD NEW SECTION 6-ll0(g): (Staff: DF) (Must open by 6/28/07) (Maximum
extension to open available to 9/112007) (If opened on 5/22/2007, then must close
by 6/26/2007) (Applicant's presentation: 40 minutes) (Page Number:) (Postponed
to 6/26/2007)

11. 644 West Putnam Associates, LLC; application PSP #3226 and SP #3227
preliminary site plan/special permit to construct a single building 84,294 square
feet, 25,430 square feet of commercial use and 42 residential units, (38 market
rate and 5 "affordable") in 4 above ground levels, two lower levels for parking
and residential amenities and storage, and 210 parking spaces (inclusive of
handicapped) per sections 6-15, 6-17, 6-107, 6-100, 6-101, 1-110 (g) on a 70,434
square feet property located at 644 West Putnam Avenue in the GBO, LB zone.
(Staff: DF) (Applicant's Presentation: 45 minutes) (Must open by 6/28/2007)
(Maximum extension to open available to 9/1/2007) (If opened at 5/22/2007
meeting, then must close by 6/26/2007) (Page Number:) (Postponed to 6/26/2007)

DISCUSSION ITEMS:
a) The Mill in Glenville; use of first floor for Blood Draw - Lab clarification and definition of use group-medical office or personal
services.
b) 7 Finney Knoll Lot # 4 - 10 Planting Strip; Revision to current approved
planting plan dated 2/15/2006 by "Studer Designs" for the 10 foot wide
planting stripe, with the updated "Studer Designs" plan dated 5/15/2007
and also proposal for separate stairs from Lot #4 to the open space area.
(Page Number: 152)
c) CVS, Riverside; Mini Clinic or Convenient Medical Center Interpretation (Page Number: 165)

OJ

Subdivision #1689 May 18, 2007
Prepared by Katie Blankley

DISCUSSION ITEM

FINAL SUBDIVISION #1689
ADMINSTRATIVE SITE PLAN #2899

Finney Knoll Associates, LLC and
West View Associates, LLC
6 Lot Subdivision
7 Finney Knoll (Lot 4)
R-7
8,378 square feet

LOCATION:
ZONE:
PARCEL SIZE:

Issue # 1: Stairs to open space:
A set of stairs for the sole use of Lot #4 to the open space was constructed. These stairs were not
shown on an approved plan, are within the required landscaping area, and are objected to by the
abutting neighbor. The Commission reviewed the original request to keep these stairs at the
March 7, 2006 meeting, where it was recommended that the applicant submit a formal
application to revise the subdivision/open space plan at a public hearing, or remove the stairs on
Lot #4. The applicant is now proposing to move the stairs outside of the IO-foot wide
landscaping strip. These stairs would still be for the sole access of Lot #4. The legal access to the
open space is provided on the open space lot as required.

Issue #2: Revision to landscaping plan for 10-foot wide landscaping strip:
The April 13, 2004 decision letter for the Finney Knoll subdivision states, "Whereas the
Commission finds that the 10 feet wide landscaping strip along the westerly side of Lot No. 4
will continue north to the northerly property line and shall be planted with mature trees, primarily
evergreen, to create screening." When Lot #4 came in for an administrative CAM application
(#2899), the Conservation Director endorsed the proposed landscaping plan, prepared by Studer
Designs dated 2/15/06. The applicant would like to amend the plan as shown on the Studer
Designs planting plan dated 5/15/07. The new plan still includes evergreens but also shows
arborvitaes and rhododendrons. Comments are expected from Conservation.
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INTEROFFICE MEMORANDUM
CONSERVATION COMMISSION
GREENWICH, CT

TO:

Katie Blankley, Assistant Town Planner

FROM:

Denise Savageau, Conservation DirectorD \ . ~
Phone 622-6461 or email dsavageau@greenwichct.org

RE:

Finney Knoll
10 Riverside Lane
10' Landscape Buffer Planting Plan -LA-4 dated 2/15/2006

DATE:

RECE,

FEB 2 3 2or11,
Pl.ANNIN(·, ,S.

/ij:~i:

COMrv;;;;:;1 1~,!,:

February 23, 2006

CC:

I have reviewed the attached plan and checked it against the State of CT Invasive Plants
list. I find it acceptable for the 10' buffer area. The trees are grouped, rather than placed in
a straight line which is more natural and should provide the desired buffer.

:155
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SBC
STRAZZA BUILDING

& CONSTRUCTION, INC.

April 27, 2007
To:

Environmental Land Solutions, LLC
Attn: Matthew Popp
8 Knight Street, Suite #203
Norwalk, CT 06851

Re:

Finney Knoll Lot #4
10' Wide Planting Strip

Dear Sir:
This letter is just to review our conversation yesterday via telephone regarding the
required ten foot wide planting strip at 7 Finney Knoll Lot #4. We will be installing (6)
White Spruce 6-8' as a substitution for the original specified (6) Oriental Spruce 6-8', as
per your recommendations. Due to the fact the plants are not available. Also, as per your
verbal approval the installation of (9) Arborvitae 10-12' for additional screening as
indicated on "Studer Designs" plan dated 4/25/07 enclosed. We have relocated original
specified plants to accommodate arborvitaes which best suite our neighbors property.
Once again thank you for all of your help; if you should and questions or comments
please call as we will begin installation Friday May 4 th •

Kind Regards;

Thomas Strazza

cc: Katie Blankley Town of Greenwich P&Z

1.56
130 Lenox Avenue Suite #21 • Sta.mford, CT 06906 • Tel. (203) 316-0885 • Fax (203) 316-0870

KATIE BLANKLEY, AICP, Assistant Town Planner

DIANE w. Fox, AICP
CINDY TYMINSKI, Planner II

DIRECTOR PLANNING AND ZONING/ZONING
ENFORCEMENT COORDINATOR/TOWN PLANNER

MAREK KOZIKOWSKI, Planner I
DOREEN CARROLL-ANDREWS, Applications
Coordinator

PLANNING AND ZONING - LAND USE DEPARTMENT
May 11, 2007
SBC
Strazza Building and Construction, Inc.,
130 Lenox Avenue Suite #21
Stamford, CT 06906
Re:

Finney Knoll Lot #4
10' wide planting strip
FSB #1689 and FSP-Admin #2899

Dear Mr. Strazza,
The Planning and Zoning Department is in receipt of your letter to Environmental Land Solutions, LLC
dated April 27, 2007, regarding substitutions to the planting plan for the 10' wide planting strip at Finney
Knoll Lot #4, as approved through Subdivision #1689. Please note that the approved planting plan is
prepared by Studer Design Associates. last dated 2/15/06. The Studer plan referenced in your letter also
refers to a planting plan prepared by Environmental Land Solutions, which differs significantly from the
approved plan. Any change to the plan has to be approved through the Planning and Zoning Commission.
The next meeting of the Commission is May 22, 2007. Please inform Staff in writing, by Thursday May
17, 2007, if you would like to pursue changes to the Studer Design Associates planting plan, last dated
2/15/06.
Sincerely,

~~

Katie Blankley, AICP
Assistant Town Planner

1.57
Town Hall• 101 Field Point Road• Greenwich, CT 06830 • [203] 622-7894 • FAX [203] 622-3795 • www.greenwichct.org
An Affirmative Action/Equal Opportunity Employer, M/F /H
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LAURENCE I. BRADLEY, AICP, Assistant Town Planner
JOSEPH R. POTENZA, AICP, Senior Planner

DIANE w. Fox, AICP
TOWN PLANNER/
ZONING ENFORCEMENT COORDINATOR

KATIE BLANKLEY, AICP, Planner II
MA'ITHEW N. STEINBERG, AICP, Planner I

CHARLES B. MULLIGAN, JR., Applications Coordinator

PLANNING AND ZONING - LAND USE DEPARTMENT

CERTIFIED MAIL

April 13, 2004
Mr. Anthony D'Andrea
P.O. Box 549
Riverside, CT 06878
RE:
Application # 1689, as submitted by Anthony D 'Andrea, authorized agent for record owners
Finney Knoll Associates, LLC and West View Place, LLC, for a final subdivision of a 1. 7163-acre
property into 6 lots with two dedicated open space parcels totaling 11,219 square feet (15%) on property
located at 10-16 Riverside Lane in the R-7 zone as shown on a map by Rocco D' Andrea, last dated March
26, 2004.
Dear Mr. D' Andrea:
At a regular meeting held on March 30, 2004, the Planning and Zoning Commission considered the above
referenced application and took the following action:
Upon a motion made by Mr. Maitland and seconded by Mr. Heimbuch, the following resolution was
unanimously adopted (Voting on this item: Messrs. LeBien, Heimbuch, Maitland, and Mesdames Stone
and Colombo).
Whereas the Commission held public meetings on February 10, 2004, March 9, 2004, and March 30,
2004 and took all testimony required by law; and
Whereas this application proposes the creation of a 6-lot subdivision on a new road that will create 5
fronting lots and 1 rear lot and two dedicated open space parcels totaling 11,219 square feet or 15 % of
the existing 1.7163 acre parcel, and a 10 foot wide landscaping strip with the exception of the southerly
one-third of the portion of the landscaping strip on Lot 4 that will be 5 feet; and
Whereas the 1.7163-acre parcel, located at 10-16 Riverside Lane in the R-7 Zone, comprises two parcels,
0.1292 acres owned by West View Place Associates, LLC and 1.5871 acres owned by Finney Knoll
Associates; and

1.59
Town Hall• 101 Field Point Road• Greenwich, CT 06830 • [203] 622-7894 • FAX [203] 622-3795 • www.greenwichct.org
An Affirmative Action/Equal Opportunity Employer, M/F /H

Whereas in accordance with the provisions of Section 6-297 of the Subdivision Regulations the applicant
submitted a Declaration of Restrictions to protect in perpetuity the open space area that will be granted to
a neighborhood owners' association in accordance with the provisions of Section 6-298 of the
Subdivision Regulations; and
Whereas the Commission finds that allowing non-contiguous open space set aside was acceptable in this
application given that three historic structures are being preserved; and
Whereas the applicant proposed a 5 foot wide pedestrian access easement along the easterly side of Lot
No. 6 and although the provisions of Section 6-297(c) of the Subdivision Regulations require 10-feet wide
easement the Commission finds that 5 feet is acceptable given the significant efforts made by the
applicant to preserve historic structures and open space; and

-_-~ __4Wh_e_:r:._;--_as--t~h-e_C_o_m_------~-~-s--s-io_n_fi_:n=d-s-th_a_t-th_e_l_O_fi_ee_t_wi_·d_e_l_an_d_s_:---_ap_1_·n_g_s_tn_·p
__ a_lo_n_g_t_h_e~esterlysideofLotNo.
will continue north to the northerly property line and shall be planted
with mature trees, primarily
evergreen, to create screening; and

*

Whereas the Commission notes that conceptual development plans for all lots have driveway slopes that
do not exceed 15% and therefore meet the Department of Public Works (DPW) design standards. All
proposed lots will be served by public water and sewer systems and are located within the 2000 sewer
boundary. Easement areas for the sanitary sewer, storm drain, and utilities are shown on the submitted
plan; and
Whereas the Commission finds that the proposed storm water management plan is acceptable. The plan
consists of directing water to 5 catch basins proposed within Finney Lane, one on the northwest comer,
and one on the northeast comer of the property and two junction boxes that will collect water from the
footing drains, roof drains, and catch basins that will be directed to a central 12" reinforced concrete pipe
(rep) to run down the middle of Finney Lane until it connects to the Town storm drainage system located
in Riverside Lane; and
Whereas the drainage plan is designed to prevent overflow onto abutting properties; and
Whereas the proposed re-grading will create the need for the construction or enhancement of retaining
walls on the east, west, and south sides of the property; and
Whereas pursuant to Section 6-288 of the Subdivision Regulations the applicant has submitted a road
construction plan and profile for Finney Lane with a maximum 9% grade and pursuant to Section 6-306
the roadway has a 50-feet wide right-of-way, a 26-feet wide paved area, and a 12-feet strip for planting
adjoining the street thus meeting DPW standards as a local road; and
Whereas the Commission further notes that pursuant to Section 6-289(3) of the Subdivision Regulations
the applicant has proposed 5-feet wide sidewalks along the southern side of Finney Knoll Lane and the
western side of Riverside Lane; and
Whereas the Commission finds that pursuant to Section 6-290 of the Subdivision Regulations the
applicant shall provide at least two trees per lot in the front yard and further finds that pursuant to Section
6-295 of the Subdivision Regulations the center island of a cul-de-sac shall be fully planted and approved
by the Superintendent of Parks and Trees; and
Page 2 of6

Whereas pursuant to Sections 6-183 .2 and 6-183 .3 of the Zoning Regulations, all subdivision lots are
required to submit individual soil and erosion control and tree protection plans for review and approval by
Planning & Zoning; and
Whereas pursuant to Section 6-287 of the Subdivision Regulations, all subdivision lots shall be reviewed
for compliance with Town drainage standards, and a drainage plan and drainage maintenance agreement
for homeowners should be submitted for review by Planning and Zoning and DPW; and
Whereas the existing improvements on the 1.7-acre property include two dwellings, a shed, a garage, a
root cellar, a privy and an asphalt driveway; and
Whereas the Commission notes the historical value of the dwelling at 10 Riverside Lane, root cellar and
th
privy that were constructed in the 19 century; and
Whereas the Commission finds that the house shall be restored, the privy will be re-located to Lot 2, and
the root cellar will be included in the open space area and furthermore all three structures will be
protected and preserved in perpetuity; and
Whereas the Commission finds that any restoration or work to the exterior including any additions to the
historic structure at 10 Riverside Lane requires a Certificate of Appropriateness from the Historic District
Commission; and
Whereas the Commission finds that the Floor Area Analysis submitted by the applicant for the historic
structure at 10 Riverside Lane shows that the proposed lot can support the existing house; and
Whereas the Commission notes written comments from Ernest Wiegand, Consultant in Archaeology
dated March 22, 2004 and from Nicholas Bellantoni, Connecticut State Archaeologist dated March 16,
2004 both of whom suggest preservation of these historic structures; and
Whereas the Commission notes written comments dated March 30, 2004 from Robert Zmarzlak, Engineer
on the structural integrity of the root cellar; and
Whereas the Commission notes that the applicant submitted an Easement and Declaration of Preservation
Restrictions to restore, maintain, protect, and preserve the historic house located on Lot No. 2; and
Whereas the Commission further notes the comments received from the Conservation, Sewer, Traffic,
Zoning Enforcement Officer, and the Engineering Departments; and
Whereas the Commission finds that this subdivision is within the Coastal Overlay Zone and that each lot
within the subdivision will be subject to an administrative site plan review; and
Whereas the Commission finds that the subject property has not been a part of a previously approved or
recorded Subdivision or Resubdivision as defined in Section 6-261 of the Greenwich Subdivision
Regulations; and
Whereas the Commission finds that the proposed subdivision plan works with the land and meets the
intent of the applicable sections of the Plan of Conservation and Development; and
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Whereas the Commission finds that this proposal is in compliance with Section 6-97 and 6-205 of the
Greenwich Building Zone Regulations; and
Therefore be it resolved that Application # 1689, as submitted by Anthony D 'Andrea, authorized agent for
record owner Finney Knoll Associates, LLC and West View Place, LLC, for a final subdivision of a
1. 7163-acre property into 6 lots with two dedicated open space parcels totaling 11,219 square feet ( 15%)
on property located at 10-16 Riverside Lane in the R-7 zone as shown on a map by Rocco D' Andrea, last
dated March 26, 2004, is hereby approved with modifications.
In accordance with Sections 6-278 & 6-279 of the Subdivision Regulations of the Town of Greenwich the
Subdivision Plan shall be submitted to Chairman of the Commission for signature and filed with the
Town Clerk within ninety (90) days of the following date of approval: March 30, 2004.
The modifications are as follows and should be addressed prior to submission to P&Z for the
Chairman's signature and filing of maps on the GLR, prior to permit issuance by the Building
Department, or any earth disturbance or tree cutting or as may be otherwise indicated:

Prior to filing of maps on the GLR:
1) Applicant shall submit a mylar and six copies of the survey maps showing a signature and date line
for the Chairman to sign, along with the proper fee for filing the map and two copies of the
Declarations of Restrictions and the Easement and Declaration of Preservation Restrictions on the
Greenwich Land Records (see condition No. 2). The name of the proposed subdivision road shall be
shown on the map. This must be filed within 90 days from the date of approval. The following notes
shall be placed on the final subdivision plan/mylar:
a) There shall be no earth disturbance, grade changes, removal of trees or issuance of any town
permits until Planning and Zoning or its designee has reviewed and approved the S&E plans
and confirms that all controls are properly in place in the field to avoid damage to natural
resources during the construction period.
b) In order to keep the disturbance to a minimum, none of the erosion/sedimentation controls
shall be installed within the fee simple open space.
c) Any proposed change in the status of the fee simple open space such as change in size or
ownership, and any change in the size of approved subdivision lots shall require submission of
a revised plan and declarations of restrictions for review by the Conservation Department and
approval by Planning and Zoning. The revised maps may require approval from the
Commission as a re-subdivision and the Declaration may require amendments to reflect the
changes.
d) Each homeowner shall be responsible for (developing) and maintaining drainage facilities on
his/her lot necessary to control the increased runoff resulting from development. Pursuant to
Section 6-287 all subdivision lots shall be reviewed for compliance with Town drainage
standards and a detailed drainage plan for each lot should be submitted for review by Planning
and Zoning and Department of Public Works prior to the issuance of any building permits. All
drainage structures shall have a sump and a hooded outlet and shall have installed an insert to
absorb oil and pollutants.
e) Any proposed blasting will require the preparation of a pre-blast survey.
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t) A 5 feet wide pedestrian easement from each lot to the northern open space area shall be
located along the easterly side of Lot No. 6. Owners of Lot 6 shall grant rights to the owners
of Lots 2-7 for access to the conservation area over the 5 feet wide pedestrian easement.
g) The historic dwelling at IO Riverside Lane and the root cellar shall be forever preserved,
maintained, protected and restored as described in the Easement and Declaration of
Preservation Restrictions to be filed on the Greenwich Land Records.
h) Prior to issuance of a building permit for any lot plans showing proposed house location,
driveways, accessory uses, grading and drainage, erosion control plans, and protection
measures for protecting trees to remain shall be submitted and approved by Planning and
Zoning and Conservation for review.
i) Pursuant to Section 105 of the Town of Greenwich Charter no building permit shall be issued
for a building until the Commissioner of Public Works shall have certified that the street and
drains therefore, together with other drains in such subdivision, have been constructed as
approved by the Commission or until a bond to secure to the Town the completion of such
roads and drains has been posted with the Commissioner of Public Works.
j) The Fire Marshall shall review and approve the driveway for each individual lot prior to
issuance of a building permit for that lot.

2) The Declaration of Restrictions for the Open Space Area and the Easement and Declaration of
Preservation Restrictions shall be reviewed by the Law Department and approved by the Town
Planner. Both of these documents shall be revised to include reference to the root cellar and the privy.
3) All monumentation of the open space parcels must be installed and field verified by Conservation.
Prior to Building Permit Issuance for any lot
4) Pursuant to Section 105 of the Town of Greenwich Charter no building permit shall be issued for a
building until the Commissioner of Public Works shall have certified that the street and drains
therefore, together with other drains in such subdivision, have been constructed as approved by the
Commission or until a bond to secure to the Town the completion of such roads and drains has been
posted with the Commissioner of Public Works. The road shall meet Town standards before it can be
accepted by the Town.
5) Eight copies of Development Plans showing proposed house location, driveways, accessory uses,
grading and drainage, septic systems, erosion control plans, and protection measures for protecting
trees to remain shall be submitted and approved by Planning and Zoning and Conservation for review.
Since this subdivision is within the Coastal Overlay Zone, it will be subject to a coastal administrative
site plan review.
6) A detailed and specific planting plan for the landscaping strip located along the westerly side of Lot
No. 4 shall be submitted for review. This area shall consist of mature trees, primarily evergreens,
creating a screen.
7) A detailed and specific planting plan for the cul-de-sac shall be submitted.

8) The Easement and Declaration of Preservation Restrictions indicating that the historic dwelling at 10
Riverside Lane, the root cellar and the privy will be restored and forever preserved, maintained, and
protected will have been filed on the Greenwich Land Records.
9) Each lot shall have at least 2 street trees in the front yard.
1O) Any restoration or work to the exterior including any additions to the historic structure at 10
Riverside Lane requires a Certificate of Appropriateness from the Historic District Commission.
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11) None of the walls of the structures facing Riverside Lane shall be a blank wall.
12) Stone and iron pipe field monuments shall be placed at regular intervals reasonable distances apart to
mark the Deed Restricted Open Space area and the Conservation Restrictions area (the conservation
easement). The location of these monuments shall be reviewed and approved by P&Z and
Conservation Commission staffs.
13) Pursuant to comments from DPW-Engineering, granite curb shall be constructed along proposed 5
feet sidewalk.

Sincerely,

/4,f}tt ~
Katie Blankley, AICP
Planner II
cc:

William Marr, Building Official
James Maloney, Zoning Enforcement Officer
David Thompson, Chief Engineer
Ennio De Vita, Manager, Field Operations
Amy Siebert, Sewer
Mark Massoud, Director - IWWA
Denise Savageau, Conservation Director
Joe Benoit, Fire Marshall
Tony D' Andrea, Rocco D' Andrea, LLC
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START: ________
END: __________
TENTATIVE AGENDA 

FINAL AGENDA 

ACTION AGENDA 

TOWN OF GREENWICH
PLANNING AND ZONING COMMISSION
Town Hall Meeting Room
101 Field Point Road, Greenwich, CT
May 22, 2007
ACTION AGENDA
WITH DECISIONS
Regular Members Present and Seated: Frank Farricker (Acting Chairman),
Raymond Heimbuch, Richard Maitland, Paul Marchese
Alternate Members Present and Seated: Margarita Alban
Staff Members Present: Diane W. Fox, Director Planning and Zoning/Zoning
Enforcement Coordinator/Town Planner and Katie Blankley, Assistant Town
Planner

REGULAR MEETING 7:00 PM
1. Balducci’s Market (Former Hay Day market); application FSP #2397-C for a
extension of previously granted site plan approval dated October 7, 2003 and
extended to October 7, 2007 to permit modifications and expansion of existing
retail food store on a 39,959 square feet property located at 1050 East Putnam
Avenue in the LBR-2 zone. (Staff: JP) (Applicant’s Presentation: 5 minutes)
(Must decide by 10/7/07) (Page Number: 15)

Motion to grant a six-month extension with conditions starting June 13,
2007
Moved by Maitland, seconded by Heimbuch
Voting in favor Farricker, Heimbuch, Maitland, Marchese, Alban
5-0
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2. 83 Mason Street; appeal of ARC decision & correction of unauthorized work;
installation of vinyl siding without ARC approval (Staff: CT) (Page Number: 19)
Left open
Commission is not prepared to review ARC appeal until all issues of
building permits are resolved. A formal site plan application on an A2
survey shall be submitted to Planning and Zoning for review by staff and
Commission showing all exterior elevations, interior floor plans and uses,
and uses of parking on site.

3. Norman Hascoe; application FSP # 3240-C for a final coastal site plan to
demolish 856 square feet and make alterations to an existing residence on a 2.181
acre property located at 80 Field Point Circle in the RA-2 zone. (Staff: DF ) (Must
decide by 7/12/2007) (Applicant’s Presentation: 10 minutes) (Maximum extension
available to 9/15/2007) (Page Number: 36)
Motion to approve final coastal site plan with modifications
Moved by Maitland, seconded by Heimbuch
Voting in favor Farricker, Heimbuch, Maitland, Marchese, Alban
5-0

4. Frederick M. & Lucy Danziger; J.S. Land Co., LLC; application FSB-LLR
#1891 for a final subdivision/lot line revision/equal area exchange to transfer
550.61 square feet of land between 51 John Street (5.75 acres) and 47 John Street
(21.563 acres) on properties located at 47 and 51 John Street in the RA-4 zone.
(Staff: JP) (Must decide by 6/4/2007) (Applicant’s Presentation: 10 minutes)
(Maximum extension available to 8/3/2007)(Page Number: 57)
Motion to find not a subdivision or resubdivision but is a lot line revision
Moved by Maitland, seconded by Heimbuch
Voting in favor Farricker, Heimbuch, Maitland, Marchese, Alban
5-0

PUBLIC HEARING 7:30 PM
5. Elitte Construction, Inc.; application FSP #3207 and SP# 3208-C, for a final
coastal site plan/special permit to demolish an existing dwelling and construct a
7,110 square feet three-family dwelling, a new driveway and curb cut, and
associated grading and drainage on a 15,296 square foot property located at 32
Cliff Avenue in the R-6 zone. (Staff: KB) (Must close by 5/29/2007) (Applicant’s
Presentation:20 minutes) (Maximum extension to close 8/2/2007) (Continued
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from the 4/24/2007 meeting) (Seated: Heller, Farricker, Heimbuch, Maitland, and
Marchese) (Page Number: 75)
Left Open
Extension granted to June 12, 2007

6. 382 Greenwich Avenue, LLC; Application PSP #3139 and SP #3140, for a
preliminary site plan/special permit, to demolish the existing buildings and
construct a new building, with a total floor area of 19,233 square feet that includes
4,800 square feet of office space, 8,229 square feet of retail space, and 6,204
square feet of residential floor area with four dwelling units within the front and
rear building lines, 24 parking spaces and one handicap space on a 16,019 square
foot property located at 382 Greenwich Avenue in the CGBR zone. (Staff: DF)
(Applicant’s Presentation: 10 minutes) (Must close by 6/7/2007)(Maximum
extension granted to close) (Continued from the 02/27/2007 and 04/10/2007
meetings) (Seated: Heller, Farricker, Heimbuch, Maitland, and Marchese
(Avellino seated for Marchese at 4/10/2007 meeting)(Page Number: 125)
Motion to move to final site plan/special permit
Moved by Maitland, seconded by Marchese
Voting in favor Maitland, Marchese, Farricker, Heimbuch
Voting against: Alban
4-1
7. Carol Grey Romaine and Rutherford R. Romaine; application FSB-LLR
#1894-C for a final coastal resubdivision/lot line revision of map #7465 to amend
the lot lines between Parcel A (131 Meadow Road) of 3.43 acres and Parcel B
(139 Meadow Road) of 3.069 acres such that Parcel A is 2.3 acres and Parcel B is
4.3 acres (4.2  minus access way) on property located at 131 and 139 Meadow
Road in the RA-1 zone. (Staff: KB) (Must decide by 6/23/2007) (Applicant’s
Presentation 10 minutes) (Maximum extension available to 8/22/2007) (Page
Number:)
Postponed to June 12, 2007
8. 5 Lenox Drive, LLC; amendment AM #07-0005 to amend Section 6-109 HRO
zone of the Town of Greenwich Building Zone Regulations as follows: (Bolded
words to be added): (Staff: KB ) (Must open by 7/12/2007)(Maximum extension
to open available to 9/15/2007) (If opened on 5/22/07 then must close by 6/26/07)
(Applicant’s Presentation: 20 minutes) (Page Number:)
ADD NEW SECTION 6-109(i):
Pursuant to Special Permit application the Commission may modify the
parking and access requirements.
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Postponed to June 26, 2007
9. 5 Lenox Drive, LLC; application PSP #3241, SP # 3242 and RZ #07-08 to
rezone from R-6 to R-6-HRO (rezoning map on file in the Town Clerk’s Office),
and to convert a 6,496.9 square foot structure, including the basement, from a
two-family dwelling to an office use where there will be 8 offices, 12 employees
and 14 parking spaces per Sections 6-13 through 6-15, 6-17, 6-98, 6-109, and 6205 of the Town of Greenwich Building Zone Regulations on a 9,613 square foot
property located at 5 Lenox Drive in the R-6 zone. (Staff: KB ) (Must open by
7/12/2007) (Maximum extension to open 9/15/2007) (Applicant’s Presentation: 20
minutes) (If opened on 5/22/2007 then must close by 6/26/2007) (Page Number:)
Postponed to June 26, 2007
10. 644 West Putnam Associates, LLC; application AM #07-0004 to delete Section
6-110(g)(moderate income dwelling units) of the Town of Greenwich Building
Zone Regulations and replace with the following: (Bolded words to be added):
ADD NEW SECTION 6-110(g): (Staff: DF) (Must open by 6/28/07) (Maximum
extension to open available to 9/1/2007) (If opened on 5/22/2007, then must close
by 6/26/2007) (Applicant’s presentation: 40 minutes) (Page Number:)
Postponed to June 26, 2007
11. 644 West Putnam Associates, LLC; application PSP #3226 and SP #3227
preliminary site plan/special permit to construct a single building 84,294 square
feet, 25,430 square feet of commercial use and 42 residential units, (38 market
rate and 5 “affordable”) in 4 above ground levels, two lower levels for parking
and residential amenities and storage, and 210 parking spaces (inclusive of
handicapped) per sections 6-15, 6-17, 6-107, 6-100, 6-101, 1-110 (g) on a 70,434
square feet property located at 644 West Putnam Avenue in the GBO, LB zone.
(Staff: DF) (Applicant’s Presentation: 45 minutes) (Must open by 6/28/2007)
(Maximum extension to open available to 9/1/2007) (If opened at 5/22/2007
meeting, then must close by 6/26/2007) (Page Number:)
Postponed to June 26, 2007
DISCUSSION ITEMS:
a) The Mill in Glenville; use of first floor for Blood Draw – Lab clarification and definition of use group-medical office or personal
services.
i. Found to be a medical office not a personal services use. Medical
offices are not permitted on first floor of LB zone. New site plan
application required, or the use should be removed thru an
Enforcement Action.
b) 7 Finney Knoll Lot # 4 - 10 Planting Strip; Revision to current approved
planting plan dated 2/15/2006 by “Studer Designs” for the 10 foot wide
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planting stripe, with the updated “Studer Designs” plan dated 5/15/2007
and also proposal for separate stairs from Lot #4 to the open space area.
(Page Number: 152)
i. Motion to approve revision to plantings
Moved by Heimbuch, seconded by Maitland
Voting in favor Farricker, Heimbuch, Maitland
Voting Against Marchese, Alban
Motion failed to carry
3-2
Original planting plan stays in effect
ii. Motion to approve revision to location of stairs
Moved by Heimbuch, seconded by Maitland
Voting in favor Farricker, Heimbuch, Maitland, Marchese, Alban
5-0
c) CVS, Riverside; Mini Clinic or Convenient Medical Center Interpretation (Page Number: 165)
i. Commission was informed that Bruce Cohen, Esq., has raised a
question as to whether the approved administrative application
should have been processed and approved for building permit since
it does not conform to the BZR definition of a walk-in medical
clinic pursuant to Section 6-5(52)
DECISION ITEMS:
Charles Hubbard; application SP #3128 for a special permit and RZ #0706 to rezone from CGB to CGB-HO to relocate and expand an existing 2
½ story, three-unit residential structure (existing 3,400 gsf) to 4,249 gsf,
and demolish a two-car detached garage (510 gsf) and convert the use to a
bank with drive-up teller, including 19 parking spaces and queue space for
5 cars for the drive-up teller, and a dumpster enclosure on a 17,641 sq. ft.
property located at 85 Mason Street in the CGB zone. (Staff: CT ) (Must
decide by 7/28/2007) (Maximum extension granted) (Continued from the
2/13/2007 & 4/10/2007 meetings)
No action on special permit or re-zoning proposal
APPROVAL OF MINUTES:
May 8, 2007
Motion to approve Minutes
Moved by Heimbuch, seconded by Marchese
Voting in favor Farricker, Heimbuch, Maitland, Marchese, Alban
5-0
OTHER:
a. Executive Session on pending litigation or personnel matters.
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b. Other items as may properly come before the Commission.

CONTINUED ITEMS FOR FUTURE MEETINGS
Israel & Caryl Englander; application PSP #3150-C and SP #3151 for a
preliminary site plan/special permit to demolish a residence and construct a new
residence, driveway, septic system and pool to exceed 150,000 cubic feet in
volume on a 3.04 acre property located at 48 Pear Lane in the RA-2 zone. (Staff:
KB) (Applicant’s Presentation: 30 minutes) (Must close by 7/5/2007) (Full
extension granted to close) (Continued from 3/27/2007 meeting) (Seated: Heller,
Farricker, Heimbuch, Maitland, and Brooks)
J. Higgins Holdings, LLC; application PSP #3231-C and SP #3232-C for a
preliminary coastal site plan/special permit to demolish one structure used as a
residence office and one structure used by a caterer that together total 2,156 sq. ft.
and are non-conforming to all setbacks, and construct one new structure of 2,015
sq. ft. for commercial, with a non-conforming front yard on a 5,310 square feet
property located at 108 River Road in the LB zone. (Staff: DF) (Must close by
6/12/2007) (Maximum extension to close available to 8/16/2007) (Continued from
the 5/8/2007 meeting)
Luca's Steakhouse, Inc.; application FSP #3215 and SP #3217 for a final site
plan/special permit for an addition of 1,291 sq. ft., relocation of entrance from the
southeast corner of the building to the center of the easterly side of the existing
restaurant, create a larger lobby and circular stair to the second floor, a conversion
of space currently used for banquets to a 1,040 sq. ft. apartment (a portion is the
new addition) and no increase in parking or seats on a 1.89 acre property located
at 35 Church Street in the CGBR, CGB R-6 zone. (Staff: JP) (Applicant’s
Presentation: 10 minutes) (Must close by 6/12/2007) (Maximum extension to
close available to 8/16/2007) (Continued from the 5/8/2007 meeting)

Justine Cuff & Ulf J. Lindahl
21 West View Place
Riverside, CT 06878

10 June 2020
Planning and Zoning Commission
Town of Greenwich
Greenwich, CT 06870
Commission Board Members,
Re: 7 Finney Knoll, planting requirements and drainage
We submit these comments and attached photos for your consideration of the requirements
the Board set forth in 2004 for 7 Finney Knoll, now before the Commission.
Required Planting Strip
The Finney Knoll developers came before the Commission in 2004 to seek permission to create
a 6-lot subdivision. Their plan was to add fill to bring the entire parcel up to the top of the
knoll, substantially increasing the elevation to the west, along the West View Place
properties. The elevation is now 6’ higher along this border. PHOTO 1
To grant the permission to build the house bordering the properties on West View Place 15 and
21, this Commission required a 10’ planting strip (except for the southerly one-third portion of
the strip which would be 5’), to protect the privacy of the Westview owners.
The Commission mandated this 10’ planting strip be planted with mature evergreens to
create a natural setting according to a planting scheme that the Commission approved. A 10’
planting strip, should be, by definition, an area that is planted to a depth of 10’, with no major
gaps or other structures or features. The same definition should carry for a 5’ strip, with the
depth being 5’.
What Happened?
Over the past years 12 years, three different owners of 7 Finney Knoll made changes to the
planting strip, with our objections presented to the town each time. The plans submitted by
the previous owners for the patio and fireplace show an entirely different set of trees than
currently exists. The current owners have removed trees and significant tree limbs, and now
are asking for more changes, and we have been working with Katie de Luca since February 2019
on this issue.

Because of the 6’ height differential, our view is completely different than the view from 7FK. If
the trees planted do not have sufficient coverage at the lower levels, it does not provide the
privacy screening that is at the core of the planting strip requirement. PHOTO 1
7FK’s proposal includes a straight row of Arborvitae. They do not live long, nor do they stay
sufficiently robust, nor do they take up the required 10’ depth. A straight line of Arborvitae is
not a natural setting as required. The owners are also required to properly maintain the plants
in the strip. Many of the trees have not been maintained.
Many of the past plantings were made so close to the fence along the property that 2-3 feet of
the branches are on our property. PHOTO 2
The Requirements
There are 3 mandates this Commission required which are not negotiable:
 The location and size of the planting strip (2/3 to be 10’ deep and 1/3 to be 5’ deep)
 Mature evergreens are planted in a natural manner
 Plants be maintained in healthy condition
The current plantings do not provide adequate screening, and we not think the proposed
plantings will for the long term. PHOTOS 3-6
The exact plants to be approved can be an area of compromise. We suggest a combination of
Euonymus Japonicus, holly, rhododendrons, and a limited number of Arborvitae.
We would also like to have the 7FK deed amended to include the specifics that are decided
upon. It should have been done at the beginning (we were told it would be). It was not. This
would ensure that the problem does not reemerge in the future.
Proposed Drainage Plan
The new drainage plans seem reasonable and may work. But what are our assurances?
The current patio was built with cement, making any permeability of the stone pavers moot,
and it created damaging water flow onto the two West View properties. We have had concerns
since the original development about the drainage along this border. We would like an
inspection done to ensure that the existing drainage away from the border into the catch
basin was not damaged during the construction of the patio.
The town’s engineering department told us in March 2019 that a dye test would be done on the
drain. To date this has not happened. A simpler method would be to run a hose into the drain
to test that the water drains to the street.

Conclusions
We have been told since 2004 that no changes can be made to the required 10’ planting strip
without the Commission’s approval, yet it has taken us 12 years to have our concerns heard by
the Commission, and our rights enforced as the Commission envisioned.
We trust the Commission will enforce the full 10’ planting strip and the requirement that
plants should be evergreens and placed in a natural setting that ensures the privacy for West
View Place, as intended, taking into account the 6’ height difference between the properties.
7 Finney Knoll also benefits from these requirements as it provides them the same necessary
and desired privacy.
Sincerely,

Justine Cuff & Ulf J. Lindahl
203-536-8653

Photo 1 - Elevation from backyard of 21 West View Place

Photo 2 - Trees from 7 Finney Knoll overgrowing onto 21 West View Place
(planted too close to property line)

Photo 3 - View from kitchen window 21 West View Place

Photo 4 - Back patio of 7 Finney Knoll from 21 West View Place

Photos 5-6 - Summer views from patio at 21 West View Place

Pruitt, Jacalyn
From:
Sent:
To:
Cc:
Subject:
Attachments:

Melissa Mentuck <mmentuck11@gmail.com>
Thursday, June 11, 2020 11:27 AM
Pruitt, Jacalyn; DeLuca, Katie
<ulindahl@optonline.net>; Justine A. Cuff; Matthew Crucius; Melissa Mentuck
Fwd: 7 Finney Knoll
disclaim.txt; 7 Finney Knoll Set.pdf; [External] Fwd: Tree staked.eml; [External] Fwd: Pictures 1 of 2.eml;
[External] Fwd: Photos 2 of 2.eml; Finney Knoll.zip

Follow Up Flag:
Flag Status:

Follow up
Flagged

[EXTERNAL]

Jacalyn,

Thank you for sending along the attached PDF with the proposed design strategy for the 10 foot wide
landscaping strip at 7 Finney Knoll. I am particularly happy to see that the drainage concerns are being
addressed at the same time the planting concerns are being rectified. Overall, the proposal attempts to offer
the necessary screening and address the drainage issues, but falls short to provide screening in all areas and
capture enough water in the drainage plans in the additional areas of concern. I have provided my comments
and concerns below, as well as having reflected my proposed changes on the attached drawings. I hope these
suggested changes/additions will be considered and incorporated into the final design. I believe these
enhancements should serve to improve upon the existing plans.

Planting Strip Concerns and Comments:
While I can appreciate that it is not my place to dictate what specific plantings go into the planting strip, I do
however feel adament about the planting strip needing to be evergreen screening, offering sufficient privacy
and dense mature trees and plantings that would remain green year‐round. Im not in favor of any plantings
which will lose their leaves for part of the year, thereby creating a scenario in which privacy exists for only part
of the year. We want to enjoy our back yard year round and I am sure they do too. I am fine with the proposed
arborvitaes as long as they are mature tall and dense from the start and there isn’t a need to wait for them to
grow reasonably tall or become appropriately more dense over time. I would like to see some additional
plantings added to the planting plan, particularly in the corner heading towards the stairs along the top of the
retaining wall as there was originally something there which was removed. This will provide screening from our
kitchen into to theirs. I am also in favour of a mixture of other evergreens which are similar in nature to
arborvitaes along this area. It is importnt that it be dense all the way to their ground level across the whole
retaining wall as their ground level, is actually just above our eye level. I hope the commission recalls the height
differential and close proximity being a source of contention when this development was being discussed and
can appreciate the concessions the Commission made on our behalf to help soften this issue. Ad I am sure you
can appreciate there is a very different perspective from our yard. I have included photos in the attached to give
an idea, both from the upper and lower floors and back yard. I have also shared photos at different times
during the year in my past letters which could also be referenced. As I said, I am ok with arborvitaes so long as
they are mature dense trees from the start and are properly maintained and not left to get leggy or bare as the
1

previous owners did. If something were to die or not do well, I would expect that the owners would be required
to remove and replace the planting within a reasonable period of time. Will the new planting plan and
requirements be put into the deed of 7 Finney Knoll as was originally supposed to have occurred? How will the
town ensure going forward the planting strip is maintained without relying upon us to inform you? Id like to
have some sort of agreement or assurances that the town will enforce and inspect on an agreed upon schedule
directly with the homeowners of 7 Finney Knoll so that we are not in the middle or continue to be the
enforcers. As I have said, we like our neighbors and are not looking to be at odds with them, nor do we want to
be responsible for enforcing a town mandated planting strip. The deed and the maintenance plan should have
been actioned long ago which could have avoided a lot of this.

Drainage Concerns and Comments:
As you know, this issue has been going on for a long time. It has only gotten worse over the years, perhaps
because of a poorly designed/failing drainage plan, perhaps due to the original back patio being jack‐hammered
out by the previous owners and replaced with stone pavers which has to change the rain calculations that were
originally conducted. Perhaps it's because the landscaping in the planting strip has changed so drastically and
there aren’t appropriate plantings to absorb water or perhaps the pitch of the planting bed has built up over the
years towards our yard. I'm sure there are many factors. I have had the town engineers to my home, attended
meetings with the town and hired my own engineer to come to survey my property and assess the
situation. While he did not go onto the Jamieson's property, he was able to visibly see looking up at their
property the impermeable pavers and the pitch of the planting bed and the other drainage issues. It is obvious
that the water has been coming from their property into ours as evidenced in his report and our photographs
(see attached). I am happy to see that the suggested curtain drain has been reflected on the plans across the
top of the retaining wall, however it does not continue all the way over towards their stairs which descend into
the open space. This area is an equal area of major concern and where water has been entering my
property. Water from that retaining wall and underneath takes a direct path towards my fence line in the rear
of my property and heads across my backyard, towards my southern side yard. In looking at the plans and
having experienced water issues in my entire back yard, not just in the section where the retaining wall is, I
don’t think the proposed drainage plan fully addresses or corrects the problem. As I said, my backyard is an area
of huge concern which we would like to see rectified. We have spent a lot of time, energy and money trying to
manage (at our own expense), water that is clearly coming from their property.

Further evidence suggests that when I had my fence installed 8 years ago, there was a gap at the base of the
fence from the bottom of the fence to the ground. We had a small puppy and didn’t want him to escape
underneath. In an effort to prevent his escape, we had the fence company install thick grid wire at the base of
the fence to the ground. When it was installed, it was straight up and down. Over the years, as the water
continues to move towards my property, it has pushed earth with it, to the point that the thick grid wire is no
longer straight up and down as originally installed, but is pushed towards my house(see attached photos). You
can see the direct path the water is taking from this point where there is moss growing, dead grass and the
entire grassy area in the back yard across the fence is totally saturated and muddy. It was so saturated that I
have had to have one of my extremely large beautiful trees removed and another tree staked (twice) because it
started leaning over. I have had my back yard sodded twice and I had my landscaper install a trench drain
through a huge section in my back yard to help combat the water, unfortunately this has not helped these
issues.
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In addition to my request to extend the curtain drain along the top of the retaining wall heading towards their
stairs, the open space along the fence line abutting my fence also needs to be addressed. I would like to see a
trench dug, in the open space, along the base of the retaining wall near the Jamieson's stairs, as well as along
the chain link fence side and filled with crushed rocks to catch and divert the water away from my property line,
or I would welcome another suggestion as this is an area that also needs to be addressed as part of the same
drainage problem. I have grass, planting beds and trees on my side of the property which are over saturated by
the water coming from 7 Finney Knoll. I believe there were some outstanding tasks the town engineers were
going to tackle such as conduct a rain calculation test on the new patio pavers, a blue dye test was going to be
conducted, a camera test to see if the drains were actually connected. Has any of this been done or is it
planning to be done? What are my assurances that the new curtain drain will be maintained and function
properly as suggested going forward? What is the recourse if this doesn’t fix the problem? Is this something that
also gets put into the deed to the home so that future homeowners will follow the same requirements? I want
to be assured that I am not going to continue suffer through water and property damage. As I said, I have had
water in my basement, in my garage, I have had to replace landscaping and I have had to replace my lawnt twice
and have a large tree taken down. I have had trench drains installed along my whole back yard. There is too
much water coming from 7 Finney Knoll for me to maintain and manage. I would even welcome the opportunity
to coordinate efforts with my engineer, the town's engineer and the Jamieson's engineer in the field so that all
areas with water leading from the Jamison's' into my yard, including the open space areas can be addressed.

I hope the final design will reflect the concerns and complaints contained in the numerous emails we have sent
over the last several years. I hope ultimately the Planning and Zoning Commission takes into consideration the
original spirit and intent of this planting strip which was to provide a natural, year‐round, evergreen screening to
create privacy between 7 Finney Knoll and the neighbors located at 15 and 21 Westview Place. Its important to
reiterate that there is a height differential between our back yard and the neighbors at 7 Finney Knoll of at
least 6' to their ground level and the close proximity feels like they are on top of us. The mandate was put in
place for the residents at 15 and 21 Westview Place. Screening from their ground level to at least 6 feet
vertically will ensure the desired screening from our eye level in our yard. While I realize it is up to the
Commission to approve any changes from what was previously accepted in the 10 foot wide landscaping strip, I
do hope they can also appreciate that we have been extremely patient through the year(s) and the multiple
owners, continuous non‐approved changes and degrading landscape conditions we have endured. We have
spent many hours documenting, photographing, calling, complaining, writing and having meetings trying to
reolve these issues. It should not have taken this long, but we appreciate the efforts the Jamieson's have taken
to remedy it.

Looking forward to bringing these issues to a fair resolution, one that reflects our common goals of pivacy, year‐
round natural screening, restoring the mandated planting strip to a healthy state and eliminating the damaging
water/flooding issues which have caused us major problems and expense through the years.

I greatly appreciate your help and assistance in this matter.

Sincerely,
Melissa Mentuck and Matthew Crucius
3

15 Westview Place
Riverside, CT 06878
646‐703‐3716

CAUTION: This email originated from outside the Town email system. Do not click links or open attachments unless you
have verified the sender and know the content is safe.
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Pruitt, Jacalyn
From:
Sent:
To:
Subject:

mmentuck11@gmail.com
Wednesday, June 10, 2020 6:11 PM
melissa.mentuck@ubs.com
[External] Fwd: Pictures 1 of 2

Begin forwarded message:
From: Melissa Mentuck <mmentuck11@gmail.com>
Date: June 10, 2020 at 6:03:49 PM EDT
To: mmentuck11@gmail.com
Subject: Pictures 1 of 2
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Pruitt, Jacalyn
From:
Sent:
To:
Subject:

mmentuck11@gmail.com
Wednesday, June 10, 2020 6:10 PM
melissa.mentuck@ubs.com
[External] Fwd: Photos 2 of 2

Begin forwarded message:
From: Melissa Mentuck <mmentuck11@gmail.com>
Date: June 10, 2020 at 6:08:41 PM EDT
To: mmentuck11@gmail.com
Subject: Photos 2 of 2
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Pruitt, Jacalyn
From:
Sent:
To:
Subject:

mmentuck11@gmail.com
Wednesday, June 10, 2020 6:11 PM
melissa.mentuck@ubs.com
[External] Fwd: Tree staked

Begin forwarded message:
From: Melissa Mentuck <mmentuck11@gmail.com>
Date: June 10, 2020 at 6:10:12 PM EDT
To: mmentuck11@gmail.com
Subject: Tree staked
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Legend

Troy's Garden Nurseries

Rhododendron cat. 'English Roseum'

Jamieson Residence

Viburnum x pragense

Landscape Design by: MWT

Any and all plantings not designated to remain were not part of
the original aproved planting plan and were an improper
species for the growing condtions that exist.

Landscape Plan: 095

Common Name
Qty
Botanical Name
Size
Shrub, Deciduous
Viburnum, Prague
5 Viburnum x pragense
5-6'
Shrub, Evergreen Broadleaf
Rhododendron Classic Pink
3 Rhododendron c. 'English Roseum' 4-5'
Tree, Evergreen
Arborvitae, Wintergreen
7 Thuja occidentalis 'Wintergreen' 8-10'

Thuja o. 'Wintergreen'

All exisiting trees and shrubs labled in purple will remain

2 Picea abies
existing and remains
Viburnum x pragense
5-6' ht
Thuja 'Green Giant'
existing and remains

Thuja occidentalis 'Wintergreen' - tw
8-10' ht

Picea species
existing and remains

#864 Pro Series Channel Drain

tw
Rhododendron catawbiense 'English Roseum'
tw

Rhododendron PJM
Existing and remains

1/8" = 1'

designs implemented by others without the
purchase of designated plant material from
troy's will result in a billing equal to all
recorded hours for the creation of the design!

Date: 4/24/2020

All designs produced by troy's nursery are
for the sole use of troy's or for the purpose
of purchasing plant material from troys!

Scale:

Thuja plicata 'Green Giant'
Exisitng and remains

Revision #: 5
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Cornus kousa chinensis
existing and remains
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TROY'S
Creating With Trees For Four Generations.

April, 24th 2020.
To lhThom It May Concem;

The landscape designers with Troy's Nursery of Bedfiord, NY have been working with Judy
Jamieson of 7 Finney Knoll Riverside, CT to develop a responsible screening fior the side boundary
located above the stone retaining wall. We have taken all considerations of the neighboring properties
as well as the wishes of the homeowner when developing this concept.
As everyone is aware The Jamiesonls inherited this situation from the previous olmers and at the
tilne Of the Purchase Were unaware Of the Ongoing issues between the town, neighbors and this
property. It is with this in mind we have done our best to create a significant privacy screen all while
being cognoscente of the large expense corre,cting this preexisting issue will be on the Jamiesonls,
especially conceming the current economic environment we all find Ourselves in.
Prior to stating the design fior 7 Finney Knoll we inventoried all exiting plantings and evaluated all
previous landscape designs provided to Troys at the initiation of this process. Upon reviewing what is
assunled are approved drawings We discovered the Plants existing are not what was outlined on the
provided drawings. We can assume one of two things, either the plan was not installed as approved or
the previous homeowner made changes. In the new design we kept any and all plant material that is
appropriate or growing well in the areas in which they were planted. Plant material that is not in their
appropriate environment or plants that are not performing the job intended we have removed in the new
drawing.
In our concept we have used plants that will thrive in the areas designated and will not outgrow the
area they are being intended fior installation in, this is what we have illustrated on the new drawing. It
is imperative fior the health of the plantings we give enough room fior the plant material to naturally
grow together and coexist leading to a healthy and effective screening. All plant material on the design
are evergreen or semi evergreen keeping a minimum of sixty percent of their fioliage through the winter.
To over plant the area to give instant gratification will only bring us all back to this place in a matter of
a few years as plants out compete each other causing thinning of foliage.
Please take into full consideration the design prepared as best case scenario fior getting this situation
rectified.

TROYIS GARDEN NuRSERIES

97 Bed ford-Banksville Road, Bedtord, NY lO506. Tel 914.234.3400

