Planning & Zoning Commission
54 East Main Street
Clinton, Connecticut 06413
Regular Meeting
Public Hearing
March 2, 2020
7:00 p.m., Green Room
Minutes
Members Present:

M. Ellen Dahlgren, Vice Chair; Regular Members Eddie Alberino, Walter
Beau Clark, Martin Jaffe, Michael Knudsen, Secretary; Alan Kravitz, Adam
Moore, Amandeep Singh and Alternates Will Benoit and Patrick Sheehan

Members Absent:

Michael Rossi, Chairman and Alternate Jeffrey Cashman

Staff Present:

Kathleen King, Zoning Enforcement Officer in training and Wetlands
Enforcement Officer; John Guszkowski, Consulting Town Planner; Lisa
DeMaria, Land Use Clerk

Vice Chair, E. Dahlgren opened the public hearing at 7:01 p.m. No Alternate members were
seated. W. Benoit joined the meeting at 7:03 p.m.
1. SE & CAM 19-0024: Construct new ice cream café building, mini golf with 10’ x 10’ mini
golf hut, stormwater systems, code complying septic system and parking areas. West
Main Street; Map 23, Block 10, Lot 41A, 42 & 43, Zone B-4. Applicant: 3 West Main, LLC;
Agent: Thomas A. Stevens & Associates, Inc. The public hearing was closed.
M. Knudsen read the document list into record. All documents are available in the Land
Use Office.
Attorney Christopher McKeon began the presentation by giving an overview of the
property. The owner is working on arranging the lots in a way to avoid a subdivision. The
Land Trust has been contacted in regards to acquiring 1/3 of the property and operating
a kayak rental business. The Land Trust wants more information on DEEP requirements
for a Water Dependent Use (WDU). Attorney McKeon presented two options to the
Commission for approval. The first option is to transfer ownership of the property to
another entity to operate the kayak rental business. The second option is to have the
current owner operate a kayak launch with a conservation easement giving the public
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access to the river. This option would protect the Town from restriction of a WDU and
there would be tax savings for the current owner.
A. Singh asked if, as a third option, the applicant could take another month to negotiate
with the Land Trust and return at the next meeting with the results. That is not an option,
as the time limits for the public hearing have run out.
W. Clark asked if an example of a transfer could be accepted. J. Guszkowski, Consulting
Town Planner, explained that it could be a condition of approval with an easement,
subject to the approval of the Town Council.
A. Moore asked that the two options be submitted, in narrative form, to the Land Use
Office.
At this time, Vice Chair E. Dahlgren, asked if anyone from the public wanted to speak in
favor of the application.
Philip Sengle, 25 James Vincent Drive, stated that the Town needs good development on
the west side of town, this is a good use of the property and will attract people to town.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak in opposition of
the application. No one spoke.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak without being
characterized as in favor or opposed.
Mr. Bodinson, a Madison resident and intervener, thanked the applicant and engineers
for addressing the lighting issue with full cut-off lights and for reducing the lighting pole
heights. He asked what regulation the application was submitted under. He noted the
differences in the regulations. He stated that the square footage and safety fencing had
been addressed and asked why the 50-foot buffer on the sides and rear and the 30-foot
front landscaped requirement appeared to be ignored.
Tony Bolduc, P.E, from Stevens and Associates, stated that he was under the impression
that the shrubs and turf acted as the buffer. He explained that there were no structures
and the project was well away from the rear property line but would plant more
vegetation if required. Mr. Bolduc also stated, for the record, that the owners were going
to take responsibility for the kayak launch and who will be running it still needs to be
determined.
Attorney McKeon stated that this is not a kid’s mini golf with structures like windmills, it
is considered a more professional adult league mini golf.
E. Alberino asked, if DEEP did not approve of the kayak launch, would it be taken off the
application. Attorney McKeon stated that he was under the impression that the DEEP had
commented and supported the proposal of a kayak launch.
Attorney McKeon drafted an example of a transfer including the two options and
submitted it to the ZEO for the file.
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E. Alberino moved to close the public hearing for SE & CAM 19-0024: Construct new ice
cream café building, mini golf with 10’ x 10’ mini golf hut, stormwater systems, code
complying septic system and parking areas. West Main Street; Map 23, Block 10, Lot 41A,
42 & 43, Zone B-4 with the condition that planning and legal reviews are performed by
Consulting Planner, John Guszkowski and Attorney Ken Slater. A. Kravitz seconded the
motion, and it carried unanimously.
In Favor:

E. Alberino, W. Clark, M. Jaffe, M. Knudsen, A. Kravitz, A. Moore, A.
Singh
In Opposition:
None
Abstentions:
None
Not Voting:
M. E. Dahlgren (Vice Chair)
The motion carried: 7-0-0
2. SE-20-002: Special Exception Application for Indian River Landing (multi-tenant
commercial development). 11 Killingworth Turnpike; Map 43, Block 45, Lot 73, Zone IDZ.
Applicant: Greylock Property Group, LLC; Agent: William R. Sweeney, Esquire.
3. Sub-20-006: Subdivision application for Indian River Landing (multi-tenant commercial
development): 11 Killingworth Turnpike; Map 43, Block 45, Lot 73, Zone IDZ. Applicant:
Greylock Property Group, LLC; Agent: William R. Sweeney, Esquire.
M. Knudsen read the document list into record. All documents are available in the Land
Use Office.
SE-20-002 and SUB-20-006 were heard together. Attorney William R. Sweeny began the
presentation by stating that the Legal Notice had been published in the newspaper, the
certified mailing receipts had been submitted to the Land Use Office and the required sign
had been posted on the property. Attorney Sweeney stated that the Greylock company is
an experienced re-developer and has entered into an agreement with the Town of Clinton
to re-develop the Morgan School property. The Inlands Wetlands Commission has
approved their application and favorable reviews were received from the Design Review
Board and the Conservation Commission.
The site has been designated as a desirable location for re-use. It is located in the
Interchange Development Zone (IDZ) which allows for flexibility in design. Section 20 of
the Zoning regulations require/recommend enhanced architecture, facilitating safe traffic
flow, integrating pedestrian friendly campus-like facilities and public amenity spaces. The
37 acres has been divided in order to conquer obstacles in the Health Code. None of the
proposed uses are prohibited. These proposed uses include a 58,000 s.f. grocery store,
hotel, variety of retail stores and restaurants. No Aquifer Protection application is
required.
Architect Matthew Williams and Junior Architect, Denise Weber, gave an overview of the
existing site, and presented photos of existing historic structures in town, which the
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proposed buildings will echo in design. There will be a green space, waterfront park area
and a trail system. The hotel is proposed to be located to the rear of the property and will
be cut into the hill to reduce the perceived height. Several different finishes for the
structures are proposed including, shingles, brick and clapboards.
Landscape Architect, Craig Wilson, gave an overview of the signalized crosswalks
connecting to the central green space from the library and the south exit of the Clinton
Crossings shops and the south entrance of the Indian River Landing development. There
will be a public park area located on the footprint of the existing school building, a gazebo
with views to the river and dam, an open lawn area, a fenced playground and a
waterwheel bridge. 12-foot to 22-foot wide sidewalks are proposed, using some pervious
pavers and other surfaces, offering areas for retail display, walking and congregating and
outdoor seating. The central green area will have a New England feel. At the north end of
the park will be the trail head to the river. The paths will be maintained to be accessible
but not paved. Parking areas will be separated by installing large green spaces between
them and planted with columnar trees, perennials, grasses and flowering shrubs. The
lighting is full cut-off.
E. Alberino asked what kind of signage was proposed. Matt Williams showed the
Commission renderings of the proposed signs including a sign wall proposed at the north
and south entrances.
M. Jaffe asked if there were any proposed loading docks. Matt Williams explained that
the grocery store would be the only business using large trucks for delivery. The other
retail stores would have deliveries done at the front of the building by small delivery
vehicles.
Gregg Fedus, P.E gave an overview of the stormwater plan. The stormwater in the Aquifer
Protection Area will infiltrate into the ground to overflow and discharge points. They are
sized accordingly to bring the flow rate and discharge rate below the existing rates.
Raingardens will be utilized. There are six existing discharge points. Four have been
eliminated. The two remaining are located by the north entrance and belong to the DOT.
The DOT approves of upgrading them if maintenance is taken over by the development.
The subdivision plan proposes 11 lots with one building being located on each of lots 1
through 9. Consulting Town Planner, John Guszkowski suggested combining lots 10 and
11 and offering them to the town. Lot 10 includes the pond and wetlands. Lot 11 includes
the proposed park. Each building will have its own septic system. 45 Test pits have been
conducted. Mr. Fedus feels there is adequate underlying soil to handle the septic flows.
The application is still active with the Health Department.
E. Dahlgren asked if the coffee shop would have a drive-up window. It was confirmed that
yes, there will be a drive-up window. The developer is working with the CT Water
Company for a water main. DTC, the towns consulting engineering firm, has reviewed the
stock pile plans, silt fencing and tracking pads. The project will be developed in three
phases. The first phase will include the grocery store, coffee shop and park. Phase two
includes buildings 1, 2 North, 3 South and 4. Phase three includes the hotel and the two
buildings that flank the central green area. A vehicle refueling area will not impact the
Aquifer Protection Area. The CT Water Company requested that pervious sidewalks be
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installed. There will be a pest management plan. There is a minimum 25-foot buffer along
the wetlands which was increased in some areas where possible.
Mark Vertucci, Traffic Operations Engineer, from Fuss & O’Neill, gave an overall layout of
the major roads. The developer has obtained approved traffic counts from the DOT. The
trip generator included calculations for a grocery store, retail shops, a coffee shop with
drive-up window and a hotel. The development is drawing off existing traffic, not new
traffic. Appendix F of the traffic study includes proposed off-site improvements to include
exclusive left turn lanes both north and south, and push button crosswalks with signal
timing optimization. The site lines and distances exceed DOT criteria. The DOT is currently
reviewing drainage and offsite improvements.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak in favor of the
application.
Mary Jo Phelps, 23 Delwood Avenue, stated that the plans are beautiful, have attention
to detail and the development will bring a lot to the town.
Shawn Szirbik, 25 Glenwood Road, stated that he has 40 years’ experience in retail and
the plans look fabulous. He asked if the proposed look of the hotel can be changed. Matt
Williams stated that the hotel rendering is conceptual and could be changed.
Debra Anderson, 12 Christina Court, stated she is in favor of a usable project. She
suggested that the gazebo be large enough to do photo ops for events. She asked if the
trails will be handicapped accessible, if the playground will be lit, what the fueling area
will be used for, will the development tie into the abutting shopping center and will there
be any impact to the library accessibility. Craig Wilson stated that the trails will not be
paved but there are other green areas that will be ADA accessible, there will be lighting
on the playground, the fueling area is only used during construction, there is no access to
the abutting shopping center and there will be no impact to the library accessibility. The
improvements to the road and crosswalks will create more accessibility.
Philip Sengle, 25 James Vincent Drive, stated that this is how developments should be
done. Mr. Sengle feels that this development meets or exceeds the expectations of
everyone in Clinton.
Vin Cimino, 26 Old Mill Road, stated that he gives the architects a lot of credit, a lot of
thought was put into this proposal, the hotel at the rear of the property is great design
and likes that the façade hides the parking lot.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak in opposition of
the application. No one spoke.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak without being
characterized as in favor or opposed.
Tim Guerra, 39 Olde Orchard Road, asked the Commission to consider how much revenue
this project will bring to the town through the purchase price and continuous revenue.
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Ron Griffith, 32 Heritage Circle, asked if the developer knew what grocery store chain was
going into the space and stated that he is concerned that there are two existing grocery
stores in town. He asked if the town can support another grocery store without someone
going out of business and creating an empty space.
Attorney Sweeney stated that there is an agreement with a high quality grocery chain
store but cannot divulge the name at this time. Research has been done for marketing
and shows that the town can support another grocery store.
Don Kulisch, 77 Glenwood Road, stated that the plan is beautiful however, he is
concerned with how many medium and large delivery trucks will be going in and out of
the development daily. Mark Vertucci, Traffic Operations Engineer, from Fuss & O’Neill,
stated that the traffic calculations are blended with all types of vehicles and he does not
know how many trucks will be accessing the site daily.
Al Engel, 95A Cow Hill Road, stated that he is in favor of this development. He asked if
anyone has considered using solar power to cut down on the cost and use of electricity
and water. Matt Williams stated that solar has not been entertained at this time but the
roof of the grocery store could handle an array in the future if the tenants chose to
entertain the idea.
Charles Biada, 41 Morgan Park, asked about the demolition process and protection of the
river. Ken Navarro, representing Greylock, explained that the existing school building will
be demolished with the debris being divided into a “good” pile for disposal and a “not
good” pile to be certified before being taken off site. He estimates it will take
approximately 90 days to complete the demolition.
A. Kravitz stated that he is concerned that the traffic study did not take into account the
proposed Unilever development on John Street and feels that it is a critical area around
North High Street, I-95 and Route 81. Attorney Sweeney stated that the application is
under no obligation to account for projects that have not submitted traffic studies for
review. This project should not be paralyzed because at some future date, another project
might be developed. Unilever will now have to take this project in account for their traffic
study.
Attorney Sweeney stated that there was a meeting with CRAHD. The developer has
responded to all of the Health Department comments. The reviewer from CRAHD is on
vacation and has not reviewed the responses. Under section 10.3.2 of the Zoning
Regulations, the Commission can approve the application with a condition of Health
Department approval.
M. Knudsen, Secretary, read into record a letter from sanitarian Ryan T. Grenon.
Consulting Town Planner, John Guszkowski, stated that, at this time, the Applicant is
willing to take a chance on Health Department approval and cannot substantially change
the design of the project after the closing of the public hearing.
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E. Alberino moved to close the public hearing for SE-20-002: Special Exception Application
for Indian River Landing (multi-tenant commercial development). 11 Killingworth
Turnpike; Map 43, Block 45, Lot 73, Zone IDZ and Sub-20-006: Subdivision application for
Indian River Landing (multi-tenant commercial development): 11 Killingworth Turnpike;
Map 43, Block 45, Lot 73, Zone IDZ with the condition that the project receives Health
Department approval. W. Clark seconded the motion, and it carried unanimously.
In Favor:

E. Alberino, W. Clark, M. Jaffe, M. Knudsen, A. Kravitz, A. Moore, A.
Singh
In Opposition:
None
Abstentions:
None
Not Voting:
M. E. Dahlgren (Vice Chair)
The motion carried: 7-0-0
SE-20-003: Special Exception Application for Brewery/Restaurant: John Street: Map 44,
Block 26, Lot 19, Zone TODO. Applicant: 1 John Street Clinton, LLC; Agent: Christopher
Gagnon- BL Companies, LLC. Application was withdrawn.
The Applicant/part owner, Michael Massimino, withdrew the application.
W. Clark moved to close the public hearing for SE-20-003: Special Exception Application
for Brewery/Restaurant: John Street: Map 44, Block 26, Lot 19, Zone TODO. E. Alberino
seconded the motion, and it carried unanimously.
In Favor:

E. Alberino, W. Clark, M. Jaffe, M. Knudsen, A. Kravitz, A. Moore,
A. Singh
In Opposition:
None
Abstentions:
None
Not Voting:
M. E. Dahlgren (Vice Chair)
The motion carried: 7-0-0
4. SE-20-004: Special Exception Application for Proposed Condominiums: 9-15 John Street:
Map 44, Block 27, Lot 15, Zone TODO. Applicant: 9-15 John Street Clinton, LLC; Agent:
Christopher Gagnon- BL Companies, LLC.
M. Knudsen read the document list into record. All documents are available in the Land
Use Office.
Michael Massimino, Applicant/owner, stated that there was a gap in information at the
previous meeting. A traffic study and architectural plans have been submitted to the Land
Use Office and are in the file. The Health Department and the State are in receipt of the
application and plans.
Christopher Gagnon, P.E. handed out revised Architectural Plans. Comments were
received from Attorney Keith Ainsworth, acting agent for the Intervener. The existing
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septic system is no longer permitted by the DEEP. It cannot be used. There are 41
proposed condominiums. Stu Fairbank, P.E. from McDonald Sharpe Associates is
designing a proposed system. The system is proposed to be gravity fed. Soil observations
have been done. Mr. Massimino briefly explained the layout of the proposed system.
Mr. Gagnon explained that there will be new piping and drains. The parking lot will drain
into a fixture that will provide added water quality.
A. Singh asked how water will be collected if there will be no re-grading and stated that
according to the GIS mapping, it was two separate lots. Mr. Gagnon stated that the
existing catch basins and piping will catch and convey the drainage to Central Avenue.
Mr. Massimino confirmed that it is two separate lots.
E. Dahlgren asked if there was a septic reserve area. Mr. Massimino stated that a reserve
area is not needed according to the Health Code.
Mr. Gagnon stated that the traffic study encompasses the buildout of the property even
though the application for the brewery has been withdrawn.
Michael Shepley, P.E., from BL Companies stated that the data collected for the traffic
study included the Indian River Landing project located on Route 81, north of I-95.
Retiming the system up to Glenwood Road would be expensive and the applicant would
have to ask the State to do the work. Traffic was calculated going down Central Avenue
to Hull Street in order to satisfy the John Street residents.
E. Dahlgren asked how the traffic was being directed down Central Avenue. Mr. Gagnon
stated that at this time, there is no active proposal, however, the analysis demonstrated
that the site works without sending traffic down John Street.
W. Clark asked if the improvements for Indian River Landing were used in the traffic study.
Mr. Shepley stated yes. W. Clark stated that he believed the study could not be calculated
as ‘combined improved’ because Indian River Landing is not built yet. Mr. Shepley stated
that the traffic study will have to go to the State to be approved. J. Guszkowski clarified
the scope of the traffic study for the Commission.
E. Dahlgren stated that W. Clark’s comments could be sent to the Town’s consulting
engineering firm, DTC for review and specific comments regarding W. Clark’s concern. W.
Clark agreed.
M Jaffe asked if there was any public transportation available to the project besides the
train station. J. Guszkowski responded that there is a new 9 Transit bus stop at the train
station.
A. Kravitz asked about elevation designs for the apartments. Mr. Massimino explained
that there will be one additional floor added to the existing footprint. Balconies will be
inset to the existing walls. There will be a flat roof. Materials for the exterior include the
existing masonry, Hardy panel and shakes.
W. Clark stated that he was not aware of a landscape or lighting plan having been
submitted. K. King, ZEO stated that the plans had been submitted that day in the office.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak in favor of the
application. No one spoke.
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At this time, Vice Chair E. Dahlgren asked if anyone would like to speak in opposition of
the application.
Philip Sengle, 25 James Vincent Drive, stated that he is in favor of development of this
property if it is done right. Mr. Sengle then read a statement he had prepared. Some of
his concerns included parking, maintenance, too many apartments and that phasing the
development could lead to a bad outcome. Mr. Sengle stated that the Indian River
Landing development is the gold standard by which we should develop.
Attorney Keith Ainsworth, agent for the John Street intervener, stated that the lighting
and septic concerns appeared to have been addressed. Traffic is still a concern. John
Street is a small, narrow street.
At this time, Vice Chair E. Dahlgren asked if anyone would like to speak without being
characterized as in favor or opposed. No one spoke.
J. Guszkowski stated that due to outstanding issues regarding the septic,
stormwater/drainage and traffic, he recommended that the applicant grant an extension
to the next meeting, or, if the applicant want public hearing is closed, the Commission
should deny the application.
A. Moore asked why the Commission should deny the application and how the application
is different from the previous public hearing that was closed. J Guszkowski explained the
differences.
Mr. Massimino stated that he would grant an extension until the next Public Hearing
Meeting on April 6, 2020. He stated he would send something in writing to the ZEO, K.
King.
Attorney Ainsworth stated he was working with Mr. Massimino to make John Street a
dead end road. Attorney Ainsworth stated that he has spoken to Town Manager, Karl
Kilduff.
E. Alberino raised concerns with creating a dead end street or cul-de-sac.
M. Knudsen moved to continue the public hearing to the April 6, 2020 meeting in the
Green Room at Andrews Memorial Town Hall at 7:00 p.m. for SE-20-004: Special
Exception Application for Proposed Condominiums: 9-15 John Street: Map 44, Block 27,
Lot 15, Zone TODO. A 35-day extension was granted by the Applicant. A. Moore seconded
the motion, and it carried unanimously.
In Favor:

E. Alberino, W. Clark, M. Jaffe, M. Knudsen, A. Kravitz, A. Moore, A.
Singh
In Opposition:
None
Abstentions:
None
Not Voting:
M. E. Dahlgren (Vice Chair)
The motion carried: 7-0-0
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A. Moore moved to adjourn the meeting at 11:05 p.m. M. Knudsen seconded the motion,
and it carried unanimously.
In Favor:

E. Alberino, W. Clark, M. Jaffe, A. Kravitz, M. Knudsen, A. Moore, A.
Singh
In Opposition:
None
Abstentions:
None
Not Voting:
M. E. Dahlgren (Vice Chair)
The motion carried: 7-0-0

Respectfully submitted,
Lisa DeMaria, Land Use Clerk

