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Special Meeting Minutes 

September 9, 2024 @ 7:00 pm 
Community Room @ 33 Route 37 

Main Firehouse 
302 Ball Pond Road 
New Fairfield CT 

 
Commissioners:   Ms. Cynthia Ross-Zweig, Chair  

  Mr. Cory Neumann, Vice Chair/Secretary  
    Mr. Ernie Lehman  

Mr. Keith Landa     
Alternates:    Ms. Christina McCartney 

Mr. Michael Oliva  
Mr. Dylan White (absent)       

    
Call to Order: 7:00 pm  
Pledge of Allegiance  
 
 New Business 
Presentation and public input/feedback on Revised 2024 POCD 
Glenn Chalder introduced the Draft of the POCD and shared a Draft POCD Presentation (see enclosure).  
Bob Jano, 18 Rte 7, stated that the town does not have a Main Street they are all state highways so for 
sidewalks it would have to involve the state. He stated that the only way to get sewers would be blasting 
and the repercussion will be horrible. He said that the New Fairfield needs to be careful with the limited 
amount of property that it has. He said that the lack of restaurants was known before people moved here. 
He has a concern of the changes and the effects by Mother Nature. Patrick Callahan, 41 Sunset Trail, state 
representative, thanked the commission and Glenn for all that has been done. He agrees that New 
Fairfield has great recreational opportunity with the trails and water around town. He questioned the 
studies of other towns that have implemented their POCD’s. Glenn Chalder stated he has worked in 
dozens of communities around the state. He stated that it is key to have the follow thru which would 
include a plan implementation committee. The Planning Commission of New Fairfield has decided that 
the Planning Commission should be responsible for this role. He does not have a town that has 
implemented all of the changes in their POCD but have implemented a portion of the changes. The 
examples that he gave are Ridgefield, Wilton, New Canaan, Darien, Brookfield, New Milford, as well as 
the state. Khris Hall, 6 Coves End, congratulated the Commission and Planimetrics on a really good draft. 
She stated that the draft is a useful document, by understanding the priorities, integrating priorities, 
highlighting priorities, and making it a readable document. She likes the action item suggestions. She is 
pleased that the plan endorses the Marjorie trail, diversity of housing stock, and the sewer. The Town of 
NF would be better off if the recommendations are followed. Thora Perkins, 6 Field Ave, see enclosure 
for statement. Jennifer Pappas, 18 Charcoal Ridge Rd East, stated that New Fairfield is one of the few 
small towns that are left that have been trying and fighting to keep the sewers out of town. She stated 
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concerns that if the drainage system in town is fine then there is not a need to come in, rip up parts of the 
town. She stated that she is against Marjorie Trail, ripping up around the reservoirs, has a concern about 
the infrastructure, stated a concern about the trail being near homes, a concern about the cost of putting 
septic in, a concern for land that is at stake, and shared a concern about the max of how high a building 
can go if the sewers are installed. Glenn Chalder stated that every zone in New Fairfield has a height 
limit. Cynthia Ross-Zweig that in the survey a big concern was to keep New Fairfield rural and to keep 
that balance when moving forward. Lisa Lisi, 50 Ball Pond Rd E, stated that NF is a small town that she 
chose to move to, loves the sense of community, loves the sense of community and togetherness in the 
town. She stated a concern about the strategies and goals in the POCD, what additional support is there 
for the Planning Commission to get thru the process, and which priority is number one. Glenn Chalder 
stated that the Planning Commission has talked about the concept of a prioritization exercise with the 
Planning Commission and other boards in town to get a list, tackle top five items, and then move on to the 
next items. These changes should be a priority for the whole town to make a difference for all to enjoy. 
This is an advisory document for the community to decide. The changes will not be overnight and will 
take time and will take consensus as the POCD is an advisory document. Lisa Lisi stated that each 
strategy involves multiple departments and will touch a variety of committees and is concerned about the 
process. Glenn Chalder stated it may look massive but we are looking at ten-year time frame, there is not 
anything in the POCD that is meant to overwhelm, and if it is too much the commission will not take it 
on. Tom Perkins, 6 Field Ave, stated that this is an advisory document and not a mandate, things will 
happen as they can. He referred an article regarding subsidence, which means ground water is pumped out 
and does not get replaced, by sending water out of a town by a sewer system or something like that, it can 
take 100’s of years to replace. New Fairfield was shown in the subsidence map. He also stated that people 
moved here due to the small-town character and slower pace and in the same survey asked for more 
development and this seemed like a paradox. He stated that some of the buildings need updates, inquired 
how the Town of New Fairfield is going to pay for these changes, stated a concern regarding the median 
income townspeople and keeping them in mind, and stated a concern about sidewalks and getting 
easements. Kathleen Ditullo, 11 Alpine Rd, likes the village district idea for the small-town feeling, 
growing the downtown in a thoughtful way, stated that people want more amenities such as higher end 
restaurants, stated a concern regarding the sewers and the town sitting on an aquifer, that there is only so 
much that can be done, and suggested waiting for the sewer study to be completed before making final 
decisions. Peter Hearn, 236 Rt 39, see enclosure for statement. Wes March, 6 Meadowbrook Rd, see 
enclosure for statement. John McCartney, 6 Coves End, stated a plan is not necessarily what is going to 
happen, it is just pointing in a direction as we do not know what is going to happen in future years. This is 
just a plan to help the town make decisions and move forward. He gave thanks to the board and to Glenn 
Chalder, loved that it was less than 100 pages, stated that the best decision was hiring Glenn Chalder to 
help the board and help the town. He asked for everyone to think about the POCD as it is just a plan, just 
an idea. He also stated that New Fairfield has not been rural for decades. He stated that any town that has 
trails it is an improvement to the town, property values go up, business activity has goes up, stated a 
concern for housing diversity for the young as well as the old, and would like to see housing built for 
younger families that would include duplexes and/or apartments, stated that people are afraid of economic 
development, stated that the town does not have the infrastructure for skyscrapers, stated that sewer is key 
to the business district to get businesses into the structures that are already in place. Faline Schneiderman, 
1B Meadowbrook Rd, stated that she worked on the development of the Candlewood District and keeping 
the historical buildings. She applauded the idea of the village district to make the town better, changing of 
regulations to allow for business growth, encourages the Planning Commission to work with the Zoning 
Commission, likes the idea that the commissions can work together, the number one thing that needs done 
was to look at the POCD to use as a guiding document, encouraged by the inclusion of trails and 
sidewalks in the POCD, stated that the with the installation of the now existing sidewalks there are now 
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walkers on these trails and sidewalks, stated that she is for the development of downtown with an 
emphasis on the preservation of the historical houses/buildings, likes that the POCD refers to preserving 
New Fairfield, likes the targeting of trail systems to link the town to the preserves and different 
areas/towns, and that she feels that the plan is clear, identified cooperating organizations, and easily 
readable. Kelly Lindquist, 18 Great Meadow Rd, advocated for working with the land and working on the 
land, state that the trail sounds lovely but has a concern for the eagles that are on the trail, stated that the 
sidewalks will bring other concerns, stated that people with money will bring in buildings that are 3 
stories, and to keep in mind the small businesses in other towns that made these changes went under due 
to the construction around them. Jennifer Pappas, 18 Charcoal Ridge East, stated that she had went to a 
Parks and Rec commission meeting gave numbers from the passes, stated a concern for storing 
equipment, and stated a concern for septic system installation if a new one is needed, stated a concern 
about the sewers and the estimated flow that has to be negotiated with Danbury, a concern for housing, 
and stated that she has documentation regarding Marjorie Trail and why it has been voted against in the 
past. Anita Brown, 5 Autumn Ridge Road, stated that the POCD process taken was very thoughtful for 
and is now a friendly document, she feel that this document is very readable, friendly, and would like to 
get the word out as to what the POCD is, she stated that this is a guide that will inform the town in the 
future, would like the POCD to be communicated to different clubs, committees, organizations, seniors, 
and to all in New Fairfield, stated that this bodes well for implementation, suggested giving deadlines or 
markers when doing the prioritization to coordinate action on the items with the different boards and 
commissions in town, and stated that the process can be messy but that is how things can be done.  
Ernie Lehman stated that when the process began the framework was where are we now, where do we 
want to, and how do we get there. All items in the POCD are important to someone the community. If not 
mentioned in the POCD then grant money may not be available and that is why items are broader.  
Cynthia Ross-Zweig stated that in doing the plan was to be mindful of all board and commission in town. 
The goal was to protect New Fairfield and guide on improvements that will make New Fairfield better 
and preserving the small-town aspect that everyone loves while trying to take everything into 
consideration from all boards and commissions. The Planning Commission really made an effort to try 
and hear from everybody. When talking about trails, the reference was to all trails not just one trail. 
Development was looked at open space, subdivisions, re-subdivisions, open space, and where it would 
happen to link it together so that it can be used in the future to enjoy the beauty of New Fairfield. The 
goal is to update as changes happen to make it easier in 10 years. The Planning Commission will be 
mindful of the feedback from the community and moving in forward in the best interest of the town. 
There will be a meeting on September 23 and everyone is invited to attend, it is a public meeting.  
Glenn Chalder stated that the next steps are getting to adoption. Based on the input tonight, edits, 
changes, and modification will be done as needed. A public hearing on adoption, an official hearing on 
adoption. State statues require a 65 day wait period. The plan could be adopted by the end of the calendar 
year.  
 
Adjournment  
Ernie Lehman made a motion to adjourn the meeting at 8:42 pm. Cory Neumann seconded the motion. 
All in favor. Motion Passed. 
 
Respectfully submitted 
Dana Ulibarri, clerk 
 
Enclosure 
PPT for 090924 Public Meeting 
Thora Perkins  
Peter Hearn 
Wes Marsh 

Received by email on 09/12/2024 @ 12:51 p.m.
by Chrystie M. Bontempo, Asst. Town Clerk, New Fairfield
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Community Discussion
DRAFT Plan of Conservation & Development

Planning Commission

Town of New Fairfield

September 9, 2024

Overview

State statutes require a municipality 
to prepare a Plan of Conservation 
and Development (POCD) at least 
once every 10 years

New Fairfield has done this before!
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Overview

The Planning Commission (PZC) has been 
updating the 2014 Plan of Conservation and 
Development (POCD) for the past year or so

– Research / investigation
– On-line survey / Listening sessions
– Working sessions / discussions

The purpose of tonight’s meeting is:
• to present the draft POCD and 
• Get community feedback and 

comments

POCD OVERVIEW

3
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What Is A 
POCD?

A Plan of Conservation and 
Development (POCD) is:

 an aspirational document that 
identifies community needs and 
desires

 an action-oriented document that 
identifies policies and action steps

It is an advisory document which 
does not dictate what any 
organization or entity must do

Usually updated every 10 years or so

What Is A 
POCD?

A Plan of Conservation and 
Development (POCD) is:

 an aspirational document that 
identifies community needs and 
desires

 an action-oriented document that 
identifies policies and action steps

It is an advisory document which 
does not dictate what any 
organization or entity must do

Usually updated every 10 years or so
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What Is A 
POCD?

A Plan of Conservation and 
Development (POCD) is:

 an aspirational document that 
identifies community needs and 
desires

 an action-oriented document that 
identifies policies and action steps

 An advisory document which does 
not dictate what any organization or 
entity must do

Usually updated every 10 years or so

Main POCD
Elements

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 
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Main POCD
Elements

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 

Demographics

Population decrease 
since 2000

Changing age 
composition

0

5,000

10,000

15,000

1940 1950 1960 1970 1980 1990 2000 2010 2020 2030 2040

• Median age has increased from about 28 
years of age in 1970 to about 46 years in 2020

• New Fairfield has the 2nd oldest median age 
of surrounding communities

• People over age 55 has increased from 1 in 6 
people in 1980 to one in 3 people in 2020
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Housing

 High values

 Limited housing 
diversity

 Strong recreational 
influence

• Have a high median house value

• Few opportunities for empty-nesters to 
downsize

• Few opportunities for moderate income 
households

• About 1 in 4 households spend more than 
30% of their income on housing

• About 1 in 8 houses are kept for seasonal or 
occasional use

Economy

 Employment

 Goods / Services

 Tax Base

• Most residents work elsewhere

• Median income is strong

• Residents shop elsewhere and on-line

• Business activities comprise about 2% of the 
Grand List

11
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Survey 
Findings

 What Attracted

 “Prouds”

 “Sorrys”

• Housing type / value

• Education system

• Community appearance / ambience

• Outdoor / water amenities

• Character / ambience

• Sense of community

• School system

• Community facilities and services

• Town Center / Lack of business activity

• Lack of some activities / services

• Condition of some facilities / services

Survey 
Findings

 Top “Conservation” 
Strategy

 Top “Development” 
Strategy

 Top “Infrastructure” 
Strategy

• Water resources (50%)

• Overall ambience / sense of place (34%)

• Town center (49%)

• Business / economic development (31%)

• Community facilities / services (63%)

• Utility infrastructure (19%)

13
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Main POCD
Elements

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 

POCD 
Framework

Focus On Implementation

The real value from the planning process is not whether 
a plan gets adopted, it is whether a plan gets 
implemented ...

15
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POCD 
Framework

Focus On Implementation

Action Steps

Specific tasks (generally active) which 
can / should be taken to implement 
the POCD. 

Policies

Statements (generally passive) 
which are used to evaluate 
proposed activities or initiatives for 
consistency with the POCD.

Main 
Strategies

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 

17
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Community 
Facilities

Address Community Facilities and Services

 Town Hall
 Public works
 Parks & Recreation (inc. community center)
 Library
 Emergency response (volunteers, radio systems, etc.)

Community 
Facilities

Address Community Facilities and Services

19
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Town Center

Enhance Town Center / Enhance Economic Development

Town Center

Enhance Town Center

21
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Housing 
Diversity

Diversify Our Housing Portfolio

Housing 
Diversity

Address Non-
Conforming Lots

23
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Open Space /
Trails

Preserve Open Space / Extend Trails

Main POCD
Elements

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 

25
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Natural 
Resources

Protect Natural Resources

• Watercourses, 
waterbodies, 
wetlands, and 
floodplains

• Water quality 
(lakes, ponds, 
aquifers, supply 
watersheds, etc.)

• Unique or special 
habitat areas

• Steep slopes

Assets / 
Ambience

Maintain / Enhance Assets & Ambience

27
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Sustainability /
Resiliency

Promote Sustainability & Resiliency

Transportation

Manage Transportation

Plus 
Margerie 
Reservoir 

Trail!

29
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Utility 
Infatructure

Utility Infrastructure

 Sewage Disposal

 Water Supply

 Storm Drainage

 Electricity

 Wired Communication

 Wireless Communication

Main POCD
Elements

Introduction

POCD Framework

Main Strategies

Other Strategies

Conclusion 

31
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Looking Ahead

Focus On Implementation

The real value from the planning process is 
not whether a plan gets adopted, it is 
whether a plan gets implemented ...

Looking Ahead

Implementation

 What
 Policies
 Action Steps

 Who
 Leaders
 Partners

 Possibilities
 Prioritization
 Formal Implementation 

Process

33
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What Is A 
POCD?

A Plan of Conservation and 
Development (POCD) is:

 an aspirational document that 
identifies community needs and 
desires

 an action-oriented document that 
identifies policies and action steps

 It is an advisory document which 
does not dictate what any 
organization or entity must do

Usually updated every 10 years or so

Community Input
 Your comments and feedback are welcomed!  Thanks!

 Please summarize thoughts in 3 minutes or so

 Commission can circle back once others have had a 
chance to comment and there is something new to add

35
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Thank You For 
Participating!

37



Typed input to Draft POCD from meeting 9 9 2024

Thora Perkins <thperkins@newfairfieldct.gov>
Tue 9/10/2024 2:38 PM
To: Planning Commission <pc@newfairfieldct.gov> 
Cc: Thora Perkins <thperkins@newfairfieldct.gov> 

Internal (thperkins@newfairfieldct.gov)

  Report This Email  View My Quarantine  Protection by Novus Insight

To the Town of New Fairfield Planning Commission
From Thora Perkins, N.F. Resident 6 Field Avenue 06812
The following informa�on is my present input into the POCD Dra� as presented in a public mee�ng
9/9/2024.  I am very, very impressed with this document; and think it is a wonderful revision of our
present Plan.  I thank the Chair, and All of the members of the Planning Commission for this terrific
work.  I also thank the Planning Consultant, Glen, for his excellent work.

What I par�cularly “loved” within the document:
The idea of forming a Village District using Zoning regs
The idea of forming a “Waterfront Development District using Zoning regs
This needs to be a living document, con�nually updated with revisions, addi�ons, dele�ons
“Loved” all the info on having a process to choose and evaluate capital priori�es within the Town
I think a Town Planner is needed and grant wri�ng can be done with 1099 contractors

Some items that may need to be re-considered by the Planning Commission:
More emphasis on crea�ng a Town Beach similar in quality to others on Lake Candlewood;
inquiring why our beach is not being widely used?
Years ago, the Town Beach had Lifeguard training, Swim lessons, Swim Teams, Coaches,
Compe��ons; Can Park and Rec make this a priority?
Within the POCD, and with having the present PBC building report, can the Planning Commission
make a few concrete sugges�ons as to what Capital projects may have to be Priori�es beside the
Middle School.  Also, we now know that every two years we will be replacing sports fields.
I think that there are too many Commi�ees or Commissions recommended to handle certain
plans or issues.  In a small Town it is difficult now to get persons to really be able to do the work
entailed.  Also, having this many Commi�ees or Commissions recommended seemed confusing
or possibly just an easy idea within the document.

My 3 Ques�ons are as follows:
If this is a living document, can a par�cular capital project be listed in this document later?
How can this document be updated as needed without incurring tremendous expense?
Can a Town Financial Sec�on be added at this �me so that readers of the document realize
present and possibly future constraints to carrying out parts of this document?

mailto:thperkins@newfairfieldct.gov
https://protection.inkyphishfence.com/report?id=bmV3ZmFpcmZpZWxkLXRvd24vZWxlaG1hbkBuZXdmYWlyZmllbGRjdC5nb3YvYTJlOTk3MjU1MzAxNzNiNDMxZWE3YzNjNzcyOGVlMjkvMTcyNTk5MzUwNS45Nw==#key=fcef75d573dcf2370906c78775e1890e
https://security.microsoft.com/quarantine
https://novusinsight.com/support/








 

 

POCD 2024 Comments - Wes Marsh - 09/09/2024 
 
1. Table of Contents - numbering is out of sequence for Chapters 3.0 and 4.0 
             3.0 - is 3.1, 3.2, 3.4, 3.5 - possibly should be 3.1, ,3.2, 3.3, 3.4.    
             4.0 - is 4.1, 4.3, 4.4, 4.5, 4.6 - possibly should be 4.1, 4.2, 4.3, 4.4, 4.5 
 
2. Lead Agency name of TOWN - please do not use this name, it is confusing on who would 
really be in charge with not only the Action Steps but also the main Policies & On-going 
Programs . The four Action Steps that are now assigned to it could be re-assigned to other 
Leads. For example, Undertake a comprehensive town center study could be assigned to the 
PC; Undertake an energy audit could be assigned to the PBC; Create a town web page could 
be assigned to the BOS; and Seek funding to establish greening trails could be assigned to 
CVRLT.  
 
3. Sewer - on page 20 in Chapter 3.1 under SCHOOLS - where it states - Update / replace 
septic systems (sewer extension to the Town Center, which will also serve school buildings, is 
discussed on page 30) - consider changing it to “replace septic systems with sewer extension 
from the town center”.  
FYI - the sewer study, totally funded with ARPA funds, is restricted to sewer in town center and 
school district which includes the anticipated flow to Danbury. 
 
4. Number of Action Steps in RED reduced to 33 from previous POCD - Yahoo!! - I 
recommend a summary table to be included in Chapter 5.0 Conclusion that lists the 33 Action 
Steps by Lead Agency. This would give the 7 Lead Agencies a quick look at all the RED Action 
Steps they are responsible for. For example, here’s a table that could be expanded to include all 
33 Action Steps in the Action Step column. (2 X 33 table) 
 

Lead Agency Action Step 

Zoning Commission Adopt new zoning regulations to allow ……. 

Zoning Commission Explore instituting a Waterfront Development ….. 

Board of Finance Initiate and maintain a long-term capital plan … 

PBC Undertake a comprehensive study facility … 

WPCA Complete the investigation of installing water … 

BOS Consider establishing a Sustainability Committee 

 
 
5. Prioritization Exercise Results - the table on Page 72 Chapter 5.2 has columns that are not 
defined in the document - ‘Average Score’ and ‘Total Points’. It would be helpful to define these. 
This table or a derivative of another would be helpful for the Plan Implementation Committee to 
use as an example to create a priority on policies and action steps. 


