
          PLANNING COMMISSION 
JANUARY 23, 2007 – 7:00 P.M. 

       TOWN HALL ANNEX – COMMUNITY ROOM 2 
 

 
I. ROLL CALL 
 

Regular members present: Munn, Pritchard, Roper, Sherrard, Steinford 
Alternate members present: Fitzgerald, Kane  
Staff present:   Cullen, Davis, Glemboski, Murphy, Stanowicz 

 
Chairman Sherrard opened the meeting with roll call at 7:02 p.m. 
 

II. PUBLIC HEARINGS 
 

Chairman Sherrard reviewed the public hearing procedures for the public. 
 

1. Pendleton Farm Lane Subdivision, 520 Flanders Road (7 lots) – Continued 
 

Mark Branse, Attorney, represented the applicant. Mr. Branse stated that 
the public hearing was opened on December 12, 2006, but the applicant had not 
yet received their permit from the Inland Wetlands Agency, and that the revised 
plans had not yet been reviewed by staff. The Inland Wetlands Agency granted 
approval on January 10, 2007 with conditions. The revised plans reflect the Inland 
Wetlands Agency’s comments. The applicant is proposing to construct a natural 
path on the new entrance road in lieu of a concrete sidewalk.  

 
Robert Schuch, P.E., Boundaries, described the location of the proposed 

subdivision on Flanders Road, south of I-95 North. The site is 60 acres with an 
entrance on Flanders Road. There are four areas of wetlands, including Eccleston 
Brook, bisecting the property. The applicant is proposing seven single-family 
residential lots, with a sub-village road. The applicant will dedicate 9.3 acres as 
open space to the Town, and an additional 39 acres will be conveyed to the 
adjacent property owner on Noank-Ledyard Road or to the Town as additional 
open space. Conservation easements will be granted for the three lots adjacent to 
Eccleston Brook. All activities are outside of the 100’ upland review area, except 
one drainage outlet, which is located approximately 85 ft. away. Drainage was 
described. The site will be serviced by individual wells and on-site septic which 
has been approved by Ledge Light Health District. In addition to the dedicated 
open space, there are two strips on either side of the new road that are provided as 
open space to be maintained by a homeowner’s association. The applicant is 
proposing a stone dust path in lieu of a concrete sidewalk. The path will lead to 
the Town’s open space. The Commissioners were shown renderings of the 
landscaping at the front entrance to the subdivision. Details of the trail were also 
shown. Lots 1 and 4 are two rear lots that have frontage on I-95 with easements 
across Lots 2 and 5 to access the new road. A Phase 1 archaeological study was 
done, and a foundation found at the northern property line on Lot 1 was actually 
part of an active farm in the early 1800’s. A Phase 2 study was completed and 
based on the artifacts found, the study concluded that the archaeological value is 
low. Mr. Schuch said the property lines of the lots abutting I-95 are 100 ft. away 
from the paved portion of the highway, and the building areas are well buffered. 
The buffering from I-95 and grade changes were described. The house on Lot 4 
will be lower than I-95. The culverts under I-95 discharge to Eccleston Brook east 
of the proposed lots.  
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Attorney Branse said the frontage plantings and the existing boulders add 
to the buffering. The homeowner’s association will maintain the two reserve strips 
at the entrance, which will be low-maintenance shrubs and ground cover. There 
will be a public right-of-way to access the open space area. The applicant is 
requesting to install the stone dust path in lieu of concrete sidewalks along the 
new road. Attorney Branse described the current situation along Flanders Road 
from the north and south of the new road entrance, for possibly constructing a 
sidewalk along Flanders Road. A number of existing wells on abutting properties 
are very close. Also, several of the buildings on the lots are non-conforming; 
setbacks should be 50 ft, only 30 ft. are provided. The areas to the north and west 
of the site are zoned industrial. The POCD does not call for sidewalks or a bike 
path in this area.  

 
Staff explained the proposed subdivision. The plans show a concrete 

sidewalk along one side of the cul-de-sac to Lot 6, and a stone dust path outside 
the right-of-way, with a public easement for access over the right-of-way. If the 
stone dust path serves as a pedestrian access in lieu of a sidewalk, the sidewalk 
requirement can be waived. The safety of children waiting for the school bus may 
be an issue. Options for maintenance and ownership of the “strips” were 
discussed. Public Works does not want to maintain the “strips”. Landscaping, 
including shade trees and ground cover or low plantings were proposed for the 
“strips”. Staff addressed the noise issues near I-95. The property lines of two lots 
are located at least 100 ft. from the travel lane of I-95. Also, a 50 ft. setback will 
be maintained from these property lines making a total distance of 150 ft. from 
the I-95 travel lane to a home. The elevation change will also provide somewhat 
of a barrier for noise. Staff said there are only small technical items outstanding. 
Parks & Recreation said no active recreation is required, but it reserves the right 
to develop future trails to the open space.  Staff said there are existing trails, but 
none are formally established. Pendleton Farm Lane has been approved as a name 
for the new street. The applicant is asking for a waiver of Section 4.7 of the 
Subdivision Regulations for 4 ft. wide concrete sidewalks on both sides, and a 
request to not require sidewalks along Flanders Road. This is not a priority area 
for sidewalks in the POCD, and there are limited sidewalks within the existing 
area. Sidewalks in the area were reviewed. The erosion control plan was 
reviewed.  

 
Fitzgerald said he is concerned with what happens in the winter when 

there is snow, and the path cannot be plowed and school children will be walking 
to the bus stop.  

 
Steinford asked how the agreement regarding the extra 39 acres will be put 

on the site plan. Mr. Schuch said it is already noted on the plans. Staff said the 
conveyance of extra land has been done before, but should be done with the 
recording of the plan, if possible. Steinford asked if Pendleton Farm Lane will be 
a Town-owned road. Staff said yes. Steinford asked the distance between the 
travel lane of I-95 North and the building on Lot 1. Mr. Schuch said it is 155 ft. 

 
Roper said that if I-95’s travel lanes are expanded, the highway would be 

much closer. Mr. Schuch said it would be about 12 ft. closer. Staff said the third 
lane, the climbing lane, is already at that section of the highway. Mr. Branse said 
the widening proposed is past this location, after Exit 89. Roper asked if there are 
any stone walls on the property. Mr. Schuch said there are some older remains, in 
back of the row of houses on Flanders Road, but there are no significant stone 
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walls in the area. Roper asked if any trails are proposed in the open space. Mr. 
Schuch said no, but there may already be some trails in the open space. Roper 
asked if the stone dust trail goes to the open space. Mr. Schuch said yes.  

 
Pritchard asked if there will be underground utilities. Mr. Branse said yes. 

Pritchard asked if a noise study has been done. Mr. Schuch said no. Pritchard 
asked if there is any concern with building a residence right near the highway. Mr. 
Schuch said there is a fairly good buffer.  Mr. Branse said a note on the plan could 
be required stating that I-95 is located so many feet away, so the buyer knows. 
Pritchard asked if a homeowners association would be viable with only seven lots. 
Mr. Branse said the homeowners association, by law, can require membership, 
can place liens, and if dues are unpaid, the owner could not sell his property. 
Pritchard asked staff if the Town is willing to accept the open space. Staff said 
yes, it is in a strategic location and is desirable to the Town.  

 
Kane asked if the stone dust walk is public property. Mr. Branse said there 

will be an easement over it for use by the public. Staff said a waiver is still 
required for not requiring concrete sidewalks along the new road. Kane asked if 
the nearby wells are dug wells. Mr. Schuch said the neighboring houses were built 
in the 1940’s. Discussion followed regarding the wells at the existing houses on 
Flanders Road. 

 
Munn said he is concerned about the acoustics in this area.  Munn asked if 

a 100 ft. development-free area from I-95 could be put on the plan. He would also 
like an acoustics study to determine whether a development-free area would be 
warranted or beneficial. A school bus waiting area was discussed. Munn said he 
would like concrete sidewalks on Flanders Road. Staff commented on the 
extension of sidewalks, and said they will use the guidance of the Master Trails 
Plan for recommendations. Staff said rather than requiring an acoustics study, the 
Planning Commission may apply the 100 ft. development-free area. The Planning 
Commission has typically applied the development-free area from the road 
pavement. Acoustics studies were required previously for houses within 50 ft. of 
the highway and clearing was proposed. Staff said development is already 155 ft. 
from the paved area of the highway. Mr. Branse said evergreen plantings might be 
another consideration. Two lots could be lost if the development-free area is 
applied from the property line and not the pavement area. 

 
Staff stated that their concern is the trail in lieu of a sidewalk, and the 

conveyance of the land. Staff said the lots are large enough and does not see the 
noise from the highway as a major problem in this situation and the buyer should 
be aware. Staff said that they could look into the issues to make a 
recommendation.  

 
The Chairman opened the meeting to the public. 
 
Dan Murray, 510 Flanders Road, said that all the wells in that area are 

shallow dug wells, approximately 20 – 30 ft. in depth. Mr. Murray’s main 
concerns are the road noise from the new road, street lights, car lights, and his 
privacy. He asked if there is any possibility of the applicant providing plantings in 
his back yard for privacy. 

 
Greg Broadbent, 530 Flanders Road, said that he is concerned with the 

stone dust path being a nuisance, the maintenance of the strips, and with the 
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boulders behind his property. He said he would also like a fence behind his back 
yard to screen his property from the new road and path. Mr. Broadbent said he 
would prefer to see a standard sidewalk installed as opposed to the stone dust 
path.  

 
MOTION: To continue Pendleton Farm Lane Subdivision, 520 Flanders Road, 
until the meeting on February 27, 2007. 
 
Motion made by Sherrard, seconded by Roper, so voted unanimously. 

 
III. APPROVAL OF THE MINUTES of January 9, 2007. 
 

MOTION: To approve the minutes of January 9, 2007 as amended. 
 
Motion made by Pritchard, seconded by Roper, so voted unanimously. 

   
IV. PUBLIC COMMUNICATIONS 
 

Staff confirmed that the date of the Connecticut Federation of Planning 
and Zoning Agencies (CFPZA) meeting will be March 22nd. Staff asked 
Commissioners to let them know if they are interested in going. 
 

Staff gave the Chairman information that the Fire Marshal has requested 
to be read before Planning Commission meetings, relative to the seating capacity 
of the room, exit locations, maximum standing and seating locations. 

 
Diane Whitney, representing Konover, the developer of the proposed Wal-

Mart, said she was advised by staff today that there may be people present at this 
meeting to speak on the Wal-Mart application, even though it is not on the 
agenda. Ms. Whitney asked the Chairman to ask the public to defer their 
comments until the February 13th meeting, as there is no representative of the 
applicant present at this meeting to respond to any issues. 

 
Sidney Van Zandt, 3 Front Street, representing GOSA, an intervenor in the 

Wal-Mart application, requested that the Planning Commission hire an expert to 
consult on the hydrology and traffic under the new ordinance. Ms. Van Zandt 
distributed a packet of information to the Commission members for their review.   

 
V. SUBDIVISIONS 
  

1. Pendleton Farm Lane Subdivision, 520 Flanders Road (7 lots) 
 
  The public hearing was continued to February 27, 2007. 
    

2. Shepherd Subdivision, 305 Pequot Avenue (2 lots) – Set public hearing 
date 

 
A public hearing date of February 13, 2007, was set for the Shepherd 

Subdivision, 305 Pequot Avenue. 
 

3. Way Subdivision, Oxford Court – Release of bond 
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Staff said this is a 10% maintenance bond which has been held for over 
one year. Public Works inspected the public improvements and agreed to release 
the bond at this time.  

 
Chairman Sherrard recused himself and seated Kane. 
 

MOTION: To release a 10% maintenance bond for the Way Subdivision, 
Oxford Court. 

 
Motion made by Pritchard, seconded by Roper, so voted unanimously. 

 
  Chairman Sherrard reseated himself. 
 
VI. SITE PLANS 
 

1.    Central Hall, 18-22 West Main Street, 36 West Main Street, 2 & 3 Gravel 
Street (CAM) 

 
   Rod Desmarais, representing the applicants, gave a brief history of the site. 
The previous building was destroyed by a fire in 2000. In 2006, the applicants 
received a Special Permit from the Zoning Commission, Historic District 
Commission approval, and CAM approval. Specific square footage is needed in 
order to make the project profitable. Proposed are six retail stores on the first 
floor, 16 residential 2-bedroom units, on the upper floors. Forty two parking 
spaces are required. The parking lot on Gravel Street, behind the Tift Building 
and the pump house spaces will provide 16 dedicated, exclusive use spaces for the 
residences, as required.  The other 16 will be accommodated in the Mystic Art 
Center parking lot to accommodate a second car for the property owners. The 
project will provide two hundred feet of public walkway behind the building with 
access to the Mystic River. Improvements include the pump station parking area 
which will be rebuilt, maintained and landscaped.   
 
    Clint Brown, DiCesare Bentley Engineers, presented the project’s 
progress. Mr. Brown said an extension has been granted to February 27, 2007. 
The five properties involved with this project were described. First, the Central 
Hall site on West Main St., second, the Gravel Street pump station parking area, 
and a plaza around the pump station. Two other parcels are the Brooks property 
and the Mom, Mom & Jerry building which have some parking areas, loading, 
dumpsters, etc. The fifth parcel is the Tift Building, which fronts on West Main, 
with a parking lot and access to Pearl Street. A dilapidated carriage house 
building on that site will be demolished and removed. The original building had 
seven retail stores; this project has six. The residential units will be on the upper 
floors. Flood protection has been approved by the State DEP. A pedestrian 
walkway along the back of the building from the drawbridge onto the “plaza” will 
be built. Mr. Desmarais is in negotiations to lease the de facto parking area at the 
pump station from the Town. As part of the special permit, the applicant 
anticipated up to nine spaces at the pump station. They are still working through 
the design to achieve nine spaces. A handicap space is provided; two may be 
needed to service the building. The pump station is a terminus for the Mystic 
Streetscape project. The applicants will lease this space from the Town.  
 
    The other three properties do not meet any standards for parking at this 
time. The applicant tried to organize the parking as required by the Special 
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Permit. A walkway, paved and durable which can be walked and driven on, will 
be built through the parking area. A contiguous fire lane accessed from Gravel 
Street or Pearl Street was described. The Mom Mom & Jerry site would provide a 
dumpster area, some defined parking spaces, access to the dumpster from Gravel 
Street, and brings the walkway to the back of Central Hall site. There is a layout 
for twenty spaces with one handicapped space. The handicapped space lines up 
with the walkway. Seven surplus spaces from the Tift property and nine from the 
pump station equal the 16 spaces required. At the Tift site, the parking spaces will 
be defined, with a permeable surface also onsite for drainage. Utility conflicts 
prevent the applicants from piping drainage to Pearl Street.  
 
    Staff said a special permit has been granted to the applicant by the 
Zoning Commission. The Commission’s referral to the Zoning Commission was 
reviewed. The parking at the Town – owned pump station was reviewed. If a 
second unit is leased to a handicapped individual, another handicapped parking 
space must be provided, limiting the availability of spaces at the pump station. 
Under the 5/8ths rule, 18 spaces were accepted by the Planning Commission for a 
prior application. The Tift Building’s requirements are 18 spaces. Seven of the 
commercial spaces are reserved for the Central Hall residents. The reorganization 
and improvements of the parking area behind the buildings between Gravel and 
Pearl Streets were reviewed. The applicant is attempting to align the sewer 
easement and fire access, and build the rest of the parking around that. A lease 
agreement with the Mystic Art Center is not in the site plan records. The parking 
requirements for the Tift Building were reviewed. A net displacement (loss) of 3 – 
5 spaces will occur behind the Tift Building. Staff said the Planning Commission 
will need to focus on the parking, the public benefits, a validation program, and 
parking improvements by reconfiguring the Tift and insurance company parking 
lot. The applicant may be required to sign a lease with the Town for an initial ten 
year period, with two five year renewals. Staff said the Town still has the ability 
to cancel that lease if they had to do something with the pump station. 
Displacement of some of the parking users of the Tift Building was discussed. 
Locations for the dumpsters need to be worked out. Lighting and landscaping 
along the path were discussed. Stormwater issues from additional paving need to 
be reviewed. The proposal was referred to the Office of Long Island Sound 
Programs and the Harbor Management Commission. Revisions are still being 
made.  
 
    Munn asked about the parking validation program, and how the program 
will affect the storefront properties. Staff said that program is tied to the retailers 
advertising the parking at Mystic Art Center and validating parking for their 
customers. Munn asked if this project would contribute to the Mystic Streetscape. 
Mr. Brown said the curb line along West Main Street will match the Streetscape 
program, but adjustments to the back walkway will need to be made to 
accommodate the Streetscape; a transformer is needed behind the Tift Building, 
and space has been left there to accommodate it.  
  
    Kane asked about the exclusive spaces for the residences. Mr. Desmarais 
said these spaces need to be protected by some means for the residences. 
Controlled access, etc. for some of these spaces was discussed. Kane asked if 
street parking was considered. Staff said no. 
 
    Pritchard asked about egress and access to the new building. Mr. Brown 
explained the retail access to West Main and the public access at the rear of the 



Planning Commission 
January 23, 2007 
Page 7 
 

building. Residences come to a landing above the flood elevation. There will be 
three elevators, and front and back access.   
 
    Roper feels strongly about the public access around Central Hall but is 
undecided about using public property for private parking. He said he advocates 
the parking validation program. Advertising of the parking validation program 
was discussed. Roper would also like a bike rack somewhere in the area, perhaps 
at the pump station.  Roper suggested joint use of dumpsters. Mr. Brown said they 
are giving some thought to that. The Tift Building uses curbside, but the 
restaurant needs dumpsters. The residences at Central Hall will need dumpsters, 
perhaps shared.  
 
    Steinford said he also has concerns with leasing public land for private 
use, and what would happen if the Town breaks the lease. Mr. Brown said they 
would have to take more spaces at the back of the Tift Building. Steinford asked 
why they would not do that now, instead of using the pump station. Staff said the 
pump station location is closer to the project, and there would be further 
displacement of commercial parking with the Tift Building. Steinford asked why 
they need to have 16 condominium units. Mr. Desmarais explained the costs of 
construction, and 16 units are necessary for the project to be viable.  
 
    Fitzgerald asked if there are enough spaces at the Mystic Art Center to 
accommodate the needs of this project. Mr. Desmarais said that almost all the 
time, 16 spaces can be found there. Discussion ensued on lease spaces at the 
Mystic Art Center. Staff said they will review some of the lease agreements. Staff 
said the State DEP is satisfied with the existing COP (Certificate of Permission).  
 
    Sherrard asked if the residential spaces will be assigned to the tenants. 
Mr. Desmarais said yes. Sherrard asked about the phasing involved in the 
construction. Mr. Desmarais reviewed the tentative building phasing, small 
staging area, etc., with the items behind the Tift Building done concurrently, to 
begin once all approvals are received 
     
MOTION: To table the Central Hall site plan application until February 27, 

2007. 
 
Motion made by Sherrard, seconded by Pritchard, so voted unanimously. 
 
MOTION: To accept an extension through February 27, 2007 for Central Hall. 

 
Motion made by Sherrard, seconded by Munn, so voted unanimously. 

 
2.         Groton Landing, 290 Gold Star Highway 

 
 Clint Brown, DiCesare-Bentley Engineers, represented the applicant, 
Mike DiFano. Mr. Brown explained the application for an automobile self-
storage garage. The outstanding items with the previous application were the 
sidewalk and widening of the driveway, as requested by the Planning 
Commission. The applicant needed an Inland Wetlands Agency permit to widen 
the driveway and install frontage sidewalks. The applicant is requesting a 
waiver for the frontage sidewalk. There is 170 ft. of frontage with a steep slope 
at that location on Gold Star Highway, and this use, being a self-storage facility 
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for vintage cars, would not generate pedestrian activity to the site. There are no 
sidewalks to the east or the west. There is a sidewalk agreement with the car 
dealership to one side, and a residence on the other side with no sidewalk. The 
Inland Wetlands Agency granted a permit for the sidewalk if it is required, or 
the applicant would enter into a sidewalk agreement. The existing driveway will 
be widened to a consistent width of 18 ft.   

 
 Mr. Brown said the applicant is also asking for a waiver of internal 
sidewalks and 5 ft. landscaping strips in front of the building. There will be 24 
bays, and landscaping and sidewalks would conflict with the bays. In lieu of the 
landscaping at the front of the building, the landscaping at the property line and 
the side of the driveway were supplemented to substitute for the strips.  

 
 Staff explained the sidewalk waiver requested. The Hilton Garden Hotel 
and the Acura dealership have sidewalk agreements. Staff said all agencies have 
approved the plan, and the WRPD restrictions have been addressed. There will 
be no underground fuel tanks, no hazardous materials stored, and no repair work 
done on the site. Because this site is also located in the Groton Utilities 
watershed, spill containment to accommodate the maximum spill has been 
provided for with an added lip and an impermeable floor surface. The 
requirements for a self-storage facility, including lighting, fencing and 
screening, were reviewed. A small portion of this site is in a residential zone 
and has been approved by the Zoning Official. Staff said an internal sidewalk 
would not be needed as there is no leasing office at the site and no connection. 
Significant landscaping has been added to the front, and screening was added at 
the back of the site. Sidewalk and driveway details are shown on the plan with 
the wetlands restrictions added to the plan.  
 
 Munn asked if there is less than 30 ft. of the site in the RU zone. Staff 
stated that the Zoning Official said that would apply to the building itself, not 
the entire site, and there are less than 30 ft. Munn asked if the 18 ft. driveway 
width and circular drive around building would provide enough turning room 
for a transporter. Staff said all the turns are rated for our largest fire truck, so 
there would be plenty of room.  The long sides of the drive are 24 ft. in width, 
and the smaller sides are 30 ft. in width. Munn asked about the lighting on the 
side adjacent to the residence. Staff said it is noted on the plans that lighting will 
not shine past the property lines. Staff explained the sidewalk agreement. If the 
network fills in within five years, the Commission can go back to the applicant 
and request that the sidewalks be built.  
 
 Pritchard asked if there is enough available parking. Staff said there 
would be five spaces and a handicapped space, which meets the regulations. 
Pritchard asked if there is buffering. Pritchard asked when the wetlands permit 
would expire.  Staff said 5 years.  
 
 Roper asked for clarification of parking. Mr. Brown explained the 
parking and that this would be a low intensity use. No hazardous materials 
would be stored or used at the site. Staff said there will be no outside storage at 
the site. Roper is strongly in favor of the applicant installing the frontage 
sidewalk.  
  
 Fitzgerald said he feels that sidewalks should be a requirement. 
Fitzgerald asked about repair work being prohibited. Staff said it is already on 
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the plans. No repairs of any nature can be performed on the site. The residential 
property adjacent to this site is zoned commercial, so that could possibly be 
developed commercially in the future, to connect the sidewalks. 
 
 Mr. Brown said this portion of Gold Star Highway is a difficult area to 
walk in, and perhaps the applicant could enter into a sidewalk agreement, and 
then this sidewalk could be built at the same time as the others in the 
neighborhood.  
 

  The Chairman polled the Commission members regarding sidewalks or a 
sidewalk agreement.  
 

  Motion to table the Groton Landing site plan application until later in tonight’s 
meeting, after the public hearings. Motion made by Roper, seconded by 
Pritchard, so voted unanimously. 
 
 Discussion of the Groton Landing site plan application resumed at 9:40 
p.m.  
 
 Mr. DiFano asked who is liable for the sidewalk if someone falls and gets 
hurt. Discussion followed on liability and maintenance responsibility of the 
sidewalk.  
 
 Mr. Brown showed a picture to the Commission of where the sidewalk 
would have to be built. He said that if without a connection to other sidewalks, 
it is a dangerous area for the sidewalk to end due to the grade. There will be one 
void area between the Hilton Garden Inn and this site.   
 
 Staff said that under Section 7.1-39, the Town Zoning Official classified 
this as a self-storage facility. Mr. DiFano said that a self-storage facility is a 
conditional use, and vehicle storage is a use by right. Discussion ensued on the 
determination of the classification of the building. 
 
 Chairman Sherrard told Mr. DiFano that the Commission could table this 
application and the applicant can make another presentation, he can withdraw 
the application, or accept a motion made by the Commission. The applicant 
opted to proceed with the application as presented. 

 
MOTION:  To approve Groton Landing, 290 Gold Star Highway, a 24 bay self 

storage facility, subject to the following modifications: 
 

1. The building shall include an impermeable, sealed floor 
surface with a lip edge capable of containing any possible 
spillage or similar measures designed to accomplish the 
same objective.   

2. A sign permit will be obtained separately for the sign 
located eleven feet from the front boundary line. 

3. Dead storage only shall be allowed on the site. 
4. No outdoor storage shall be permitted anywhere on the site. 
5. The owner shall enter into a written, binding agreement 

with the Groton Planning Commission pursuant to Section 
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7.5-5 A., whereby the owner agrees to appear before the 
Planning Commission when development conditions 
change in this area, or within a period not to exceed four 
years, whichever occurs sooner, to allow for a 
determination to be made as to the need for installation of a 
5 ft. concrete sidewalk as shown on the plan on the north 
side of Route 184. Said determination as to the need for the 
installation of this sidewalk shall be at the sole discretion of 
the Planning Commission.  The agreement shall be 
recorded in the land records with the site plan.   

6. Technical Items as raised by staff shall be addressed. 
 

The Commission notes that the project as modified meets the 
objectives of Section 6.12-6 of the Zoning Regulations for the 
following reasons: 

 
1. The application contains relevant features regarding 

containment for spills, appropriate rooftop discharge and 
utilization of stormwater best management practices. 

2. The application contains specific action items to preserve 
the stormwater quality generated from the site. 

3. The application does not in any way pose more of a threat 
to existing or future water supply because of the measures 
for mitigation and prevention utilized on the site. 

 
The Commission notes that the project as modified meets the 
objectives of Section 7.1-39 (Self-Service Storage Facilities) of the 
Zoning Regulations. 

 
The Commission notes that the reduction of internal sidewalks and 
landscaping adjacent to the building are consistent with the use as 
the internal pedestrian component of the use is minimal. 

 
 

Motion made by Sherrard, seconded by Pritchard. Motion passes 4 – 1, 1 opposed 
(Roper). Roper opposed because he feels the sidewalk should be built now.  
 

VII. OLD BUSINESS 
 
VIII. NEW BUSINESS 
 

1. Report of Commission  
 

Roper said the SCCOG’s reference committee meeting was cancelled and 
rescheduled to February 5th.   
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Roper attended a meeting on transportation alternatives in Hartford and 
provided a list of items that were promoted.  

 
Sherrard showed the Commission members a brochure he received for a 

conference hosted by the CT Bar Association on Saturday, March 17, 2007 at 
Wesleyan University. 
 
2. Zoning Board of Appeals referrals for public hearings on February 14, 

2007 
 

ZBA07-01 – 85 Wayne Road, Stephen & Alice Dodge, 
Applicants/Owners 

 
Staff explained the referral. Steinford said he would like to look at the site 

before a decision is made. 
 

MOTION: To table the referral for 85 Wayne Road until the next meeting. 
 

 Motion made by Steinford, seconded by Roper, so voted unanimously  
 
ZBA07-02 – 196 Flanders Road, Peter Springsteel, Applicant, Deborah 

Johnson, Owner 
 
Staff explained the referral. 
 

MOTION: To table the referral for 196 Flanders Road until the next meeting. 
 

Motion made by Roper, seconded by Steinford, so voted unanimously.  
 
3. Town of Stonington referrals for public hearings on February 6, 2007 
 

PZ0669RA MIRG Mystic Harbour, LLC 
 

  Staff explained the referral. The Commission had no comment. 
 
  PZ0671SUP Stonington Lodge Odd Fellows Corp. 
  
  Staff explained the referral. The Commission said they would recommend 

to the Town of Stonington to assure that there is adequate parking in that area 
(which may affect Groton). 

   
 4. Staff briefed the Commission on the status of the new Candy Lane 

Subdivision application process.  
 

IX. REPORT OF CHAIRMAN 
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Chairman Sherrard said that the special meeting to discuss the CIP will be 
on February 8th. 
 

Chairman Sherrard asked staff to choose a location for the February 13th 
meeting and advertise the location.  
 

Chairman Sherrard polled the Commission members regarding a possible 
special meeting date for the Wal-Mart application if it isn’t acted on at the 
meeting on February 13th.  
 

Pritchard will be out of town the week of February 13th. Fitzgerald will be 
gone from February 24th to May 6th. Munn will be out of town starting on 
February 17th. Sherrard will miss the meeting on February 27th.  
 

 
X. REPORT OF STAFF 
 

Staff distributed packets that the Wal-Mart representatives left for the 
Commission members at the Planning Commission meeting on January 9, 2007. 
 

Staff asked Mr. Brown, DiCesare-Bentley Engineers, to stay. Staff told the 
Commission members that seating has been placed at the new Haley Brook 
Center convenience store. The floor plan did not show seating in the location it 
was placed; however, the parking calculations and shared parking approval 
included the seating. Staff said the analysis is not going to change for that seating. 
Discussion ensued on whether the owner should have to modify the approved 
plan, as the Commission was told that there was no seating. Mr. Brown said the 
shared parking analysis assumed some seating in the Dunkin Donuts because 
Dunkin Donuts is a fast food establishment and the Zoning Regulations require it. 

 
The Chairman asked staff to arrange for the owner to appear before the 

Commission to modify the plan or remove the seating. 
 

XII. ADJOURNMENT
 

Motion to adjourn at 11:55 p.m. Motion made by Sherrard, seconded by 
Steinford, so voted unanimously. 

 
        Respectfully submitted, 
 
 
 
        Jeffrey Pritchard 
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