Jan Vilim & Garet Hil
55 Bush Ave
Greenwich, CT 06830
November 6th, 2020
Ms. Katie DeLuca, Director of Planning & Zoning
Commissioners of Planning & Zoning
Town Hall
101 Field Point Rd.
Greenwich, CT 06830
RE: 1 Meadow Wood Drive Subdivision Application
We are writing this letter to object to the proposed subdivision at 1
Meadow Wood Drive. The lot is only 78 feet deep and will require
significant setback variances to construct a usable structure. Even if the
structure were only 18 feet wide, the front and back yard setbacks would
need to be 30 feet. This puts the structure much too close to the property
line and violates the spirit of our zoning laws.

Sincerely,
Jan & Garet

From: Mike Trager <tragergroup@aol.com>
Sent: Saturday, November 7, 2020 9:49 AM
To: DeLuca, Katie <Katie.DeLuca@greenwichct.org>; Dygert, Bianca <bianca.dygert@greenwichct.org>
Subject: Fwd: 1 Meadow Wood Drive Subdivision Application
[EXTERNAL]

Ms Katie DeLuca
Director of Planning & Zoning
Commissioners of Planning & Zoning
Town Hall
101 Field Point Road
Greenwich, CT 06830

Reference: 1 Meadow Wood Drive Subdivision Application
We are a property owner on Mercia Lane and sending this letter to object to the
proposed subdivision application for 1 Meadow Wood Drive. In reviewing the
application, we believe the request will require P&Z to consider a variety of
variance issues (set backs, etc) in order for this application to be approved. It appears
to us that this land was never designed to accommodate a subdivision and would hope
that P&Z would reject this application.
Thank you
Michael and Debbi Trager
432 Field Point Road
Greenwich, CT 06830

Debra Loforese
7 Mercia Lane
Greenwich, CT 06830
Disneybum1@aol.com

November 9, 2020
Planning and Zoning Commission
Town Hall
101 Field Point Road
Greenwich, CT 06830
Planning and Zoning Board of Appeals
Town Hall
101 Field Point Road
Greenwich, CT 06830
Re:

1 Meadow Wood Drive (Delaney)

To Whom It May Concern:
Kindly be advised that I am the record owner of 7 Mercia Lane, Greenwich, CT. It has
come to my attention that the above captioned application for variance has been ﬁled
with reference to 1 Meadow Wood Drive. A variance has been requested for a proposal
to subdivide said lot as well as a variance for lot shape.
I have been a resident of Mercia Lane along with my husband for over twenty years and
both of us are natives of Greenwich. I hereby submit my opposition to this subdivision
and lot shape variance. The area in question is too narrow for a house. Any proposed
house would be out of proportion with other houses on the street and would not be in
character for the street (which is private) and its neighbors. It would simply be too
close to other existing properties and places an additional burden on the private street
and its utilities. Also, since I live downhill, rainwater and drainage may be an issue.
Very truly yours,
Debra Loforese

Robert and JoAnne Catalano
5 Mercia Lane
Greenwich, CT 06830

November 17, 2020
Ms. Katie DeLuca, Director of Planning and Zoning
Commissioners of Planning and Zoning
Town Hall
101 Field Point Road
Greenwich, CT 06830
RE: 1 Meadow Wood Drive Subdivision Application and Request for Variance
We are writing in opposition to the proposed subdivision and variance request for
the aforementioned property at 1 Meadow Wood Drive. We live on Mercia Lane.
It is a small, beautiful, quiet and private road. We built our home here 20+ years
ago, and we were required to follow R-20 zoning regulations—namely 40-foot
front and rear setbacks. Back then, we needed a 1-2 foot variance for our garage,
and we were turned down. BUT I have 40-foot front and rear yards.
The rules remain the same today, and the proposed lot is only 78 feet deep which
then doesn’t allow for any type of structure—much less a home. An approved
variance would have to be more than significant. It would put the house on top of
the street and its neighbors when all the other homes are set back off the road, and
it would totally undermine the regulations set in place by this very commission. In
addition, another residence would inevitably increase traffic, stress the road itself,
put an additional burden on our drainage and utility systems and decrease the value
of not just our home but every home on the lane.
We urge the Planning and Zoning Commission to reject this subdivision
application and request for variance, to uphold the regulations set in place by the
Planning and Zoning Committee, and to keep the integrity of Mercia Lane in place.
Thank you,

JoAnne & Rob Catalano
Cc Bianca Dygert

Robert and JoAnne Catalano
5 Mercia Lane
Greenwich, CT 06830

March 1, 2021
Ms. Katie DeLuca, Director of Planning and Zoning
Commissioners of Planning and Zoning
Town Hall
101 Field Point Road
Greenwich, CT 06830
RE: 1 Meadow Wood Drive Subdivision Application and Request for Variance
We are writing in opposition to the proposed subdivision and variance request for
the aforementioned property at 1 Meadow Wood Drive. We live on Mercia Lane.
It is a small, beautiful, quiet and private road. We built our home here 20+ years
ago, and we were required to follow R-20 zoning regulations—namely 40-foot
front and rear setbacks.
The rules remain the same today, and the proposed lot is only 78 feet deep which
then doesn’t allow for any type of structure—much less a home. An approved
variance would have to be more than significant. It would put the house on top of
the street and its neighbors when all the other homes are set back off the road, and
it would totally undermine the regulations set in place by this very commission.
In addition, another residence would inevitably increase traffic, stress the road
itself, put an additional burden on our drainage and utility systems and decrease the
value of not just our home but every home on the lane.
We urge the Planning and Zoning Commission to reject this subdivision
application and request for variance, to uphold the regulations set in place by the
Planning and Zoning Committee, and to keep the integrity of Mercia Lane in place.
Thank you,

JoAnne & Rob Catalano
Cc Bianca Dygert

FROM THE DESK OF
DEBRA LOFORESE

March 3, 2021
Greenwich Zoning Board of Appeals
Greenwich Planning and Zoning Commission
Greenwich Town Hall
101 Field Point Road
Greenwich, CT 06830
Re:

Delany-One Meadow Wood Drive variance and subdivision

TO WHOM IT MAY CONCERN:
With reference to the newly ﬁled application, please be advised that I am once again
objecting to the proposed construction. I am the record owner of 7 Mercia Lane
Greenwich CT. My husband and I purchased the lot and built a house with the
knowledge that another residence would never be built on that very narrow strip of
land. A variance has been requested for several reasons, including lot shape and
frontage. There is also an application to subdivide the current property.
I have lived on Mercia Lane for over 20 years. The area in question is too narrow for a
house. Any proposed house would be out of proportion with other houses on the
street and would be out of character for the street(which is private) and its neighbors.
It would simply be too close to other existing properties and place an additional burden
on the private street and its utilities. Also, since I live downhill, rain water and drainage
may be an issue. One should also consider the narrow width of Mercia Lane.
I cannot see how any hardship is presented in this case as a residence currently exists
on this property. The addition of another house so close to the street and adjoining
properties would negatively impact the value of homes on the street. In summary,
placement of a house as requested would adversely impact the character of the street
and neighborhood. It is requested that these applications be denied in their entirety.
Sincerely yours,
Debra Loforese
203-570-4163(c)
203-862-0731(h)
7 MERCIA LANE, GREENWICH CT 06830 DISNEYBUM1@AOL.COM

Jan Vilim & Garet Hil
55 Bush Ave
Greenwich, CT 06830
March 7, 2021
Ms. Katie DeLuca, Director of Planning & Zoning
Commissioners of Planning & Zoning
Town Hall
101 Field Point Rd.
Greenwich, CT 06830
RE: 1 Meadow Wood Drive Subdivision Application
We are writing this letter to object to the proposed subdivision at 1
Meadow Wood Drive. The lot is only 78 feet deep and will require
significant setback variances to construct a usable structure. Even if the
structure were only 18 feet wide, the front and back yard setbacks would
need to be 30 feet. This puts the structure much too close to the property
line and violates the spirit of our zoning laws.

Sincerely,
Jan & Garet

Dygert, Bianca
From:
Sent:
To:
Subject:

Mike Trager <tragergroup@aol.com>
Monday, March 8, 2021 5:15 PM
Dygert, Bianca
Opposition to Sub Division and Variance Request of 1 Meadow Wood Drive by Sherry
DeLuca Delany

Follow Up Flag:
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Follow up
Flagged

[EXTERNAL]

March 8, 2021

Michael Trager
432 Field Point Road
Greenwich, CT 06830

Katie DeLuca
Director of Planning and Zoning
Town Hall
Town of Greenwich
101 Field Point Road
Greenwich, Ct 06830

Dear Ms Deluca and Commissioners
I am writing in opposition to the proposal to subdivide and subsequent requested variances
necessary to build a home on the subdivided property known as 1 Meadow Wood Drive by Sherry
DeLuca Delany.
In researching the town zoning regulations it appears that the proposed subdivision still does not
meet the town zoning requirements for homes on Mercia Lane. In addition, it appears that the
proposed subdivision is too narrow as currently configured.
It seems to me that the proposal creates a subdivision and another building lot that the current
property was never designed to accommodate.
Thank you for your consideration. My home is on the corner of Mercia Lane and Field Point Road and
access to my home is on Mercia Lane.
Michael Trager

1

March 8, 2021

Briana and Cap Lesesne
2 Mercia Lane
Greenwich, CT 06830

Planning & Zoning
Zoning Enforcement/Zoning Board of Appeals
Town of Greenwich
Town Hall
101 Field Point Road
Greenwich, CT 06830

RE: PLPZ 2020.00313, 1 Meadow Wood Drive

Dear Chairperson Kirkpatrick and Members of the Board:
Our property, 2 Mercia Lane, where we have lived for 18 years, borders the
eastern perimeter of the proposed subdivision and variances.
We join the unanimous opposition to the variance requests and plans for a
subdivision.
Our opposition is based upon careful review of the material submitted to the
Town, the material that was omitted by The Delaneys, a review of adjacent Belle

Haven and Mercia Lane properties and the town’s past and current zoning
regulations.
Zoning
We note to the board that a variance request for side setbacks which are also
required have been omitted from the request for the frontal and rear variance
request.
The property is in R-20 zoning. The proposal submitted violates the frontage,
front setback, rear setbacks as well as the inability to have a 100 ft circle. It
violates the green area requirement as well. The proposal would even not comply
with municipal code of the more dense R-12 front and rear setbacks.(Sec 6-205)
Conservation Area
The applicant has proposed a conservation area, under Division 3 Section 6-23 of
the Greenwich municipal code.
Their proposal actually violates sections b,c and d(Sec 6-23) of that code. In
sections a and b, it states that such areas are for preservation land(open) and lower
housing density. The Delaney proposal would reduce open space and increase
density. In addition, their proposed conservation area includes paved access road
which is not listed as an area eligible for conservation zones( section b, 1-5).
The proposal also violates Sec 6-31,sub c of the municipal code in that the
conservation area is less than 40% of the total area.
Therefore the proposed “conservation” area does not comply with current code.
Precedents
Mercia Lane was developed to incorporate 2 older carriage houses and 5 new lots
It met zoning regulations and the architecture of the Belle Haven peninsula.
Indeed, when I bought my house I could have torn it down. Instead I renovated it
after review of local historical plans, removed non conforming accessory structures
and added a garage which had unanimous approval of the neighborhood and The
ZBA. The renovation received a citation from The Greenwich Times for
preservation of Greenwich architecture.

When the owners of 432 Field Point, at the opening of Mercia Lane, requested a
variance for a reduced rear set back for an accessory structure 4 years ago, The
neighbors objected and the variance was denied. So there is precedent for denial,
particularly given the overwhelming local opposition and extensive non
compliance with municipal code.
Approval of this proposal would set a damaging precedent for Greenwich, that
would allow for ever increasing subdivisions regardless of the variances required,
destruction of Greenwich neighborhoods where homeowners property would be
markedly devalued (with the town’s reduced tax revenue)-even though there was
unanimous objection. The efficacy of the Greenwich municipal zoning code
would be severely weakened.
Character of the neighborhood
The proposed subdivision and lot variances create a small non conforming
structure on a non conforming lot which differs in every aspect from the houses
behind it, to the sides and to the rest of the street. It would be the only house built
(or modified) in the last 100 years in the area, that does not have a garage and
requires street parking if more than 1 car is owned. The square footage would be
the least of any house built in the area in the last 100 years. There is nothing about
the proposal that matches the neighborhood and detrimentally increases density.
Safety
Mercia Lane is a short narrow road, ending in a cull-de-sac at the bottom of a
slope. Children live in 3 houses. There have already been accidents because drivers
can’t see from the slope, from the congestion or from the orientation to the sun. In
fact, I was run over by a car further down Mercia Lane 3 years ago and had to go
to Greenwich Hospital because of these features in the road. This subdivision will
add a fifth driveway into a narrow 50 feet of road on an incline. Cars parked on the
road from this subdivision will make it worse. Should there be such a likely
increasee in accidents, the Zoning and Planning Boards will have contributed by
exacerbating this known hazard.
Hardship

The Delaneys, as this board knows, are savvy Greenwich real estate people and
were fully aware of the lot, the zoning and the restrictions when they purchased 1
Meadow Wood. They could have bought other lots on Mercia Lane but chose not
to. They bought their lot to have Belle Haven Association access because it made
their house more valuable, and gave them access to The Belle Haven Club. They
have consistently used the proposed site for gardens and outdoor seating. The
Delaneys cannot claim that this area was not actively used by them and did not
contribute value to their existing house.
However, should these variances and subdivision proposal be accepted,
everyone else would suffer signifiacnat economic harm with devaluation of their
houses and, very importantly for the Mercia Lane residents, an additional lack of
access to their homes that could last for months as the frontage variance and
subdivision disrupts the existing water, gas, sewer and road drainage lines which
run along that side of the street.
We therefore believe that a non biased, rational analysis by members of The
Town of Greenwich Zoning and Planning Boards should reject the Delaneys
requests in their entirety given the current municipal code wording and the intent
of such code as it would permanently harm the local area, that area’s residents and
the Town of Greenwich
Respectfully,
Cap Lesesne,MD,FACS
Briana Lesesne

