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TOWN OF OLD SAYBROOK


Planning Commission



302 Main Street ( Old Saybrook, Connecticut 06475-1741


Telephone (860) 395-3131 ( FAX (860) 395-3125

MINUTES

REGULAR MEETING

WEDNESDAY, NOVEMBER 15, 2000 at 7:30 p.m.

OLD SAYBROOK MIDDLE SCHOOL LIBRARY

60 SHEFFIELD STREET


I. CALL TO ORDER: Judith Gallicchio called the regular meeting to order for Wednesday, November 15, 2000 at 7:30p.m. in the Library of the Old Saybrook Middle School.

II. ROLL CALL:
Attendant Members



Absent Members

Judith Gallicchio, Chairman


Margaret Downey, Alternate Member


Robert McIntyre, Vice Chairman




Stuart Hanes, Secretary


Robbie Marshall, Regular Member


Frank Vinciguerra, Regular Member


Kathleen Smith, Alternate Member

Joanne Desjardins, Alternate Member


Attendant Staff


Christine Rosenthal, Town Planner


Christina Costa, Clerk

III. PUBLIC HEARINGS:

A. “Ebb Tide” Subdivision & Coastal Site Plan (4.29 Acres) – 3 Lots

Northwest of Elm Street., Southeast of Mill Rock Road. West & 20’ North of I-95

Residence AA-1 District (Map 48/Lot 5)

Applicant: Ebb Tide Developers, LLC.

Christine Rosenthal, Town Planner informed the Commission that the Public Hearing of the Zoning Commission must close by December 19, 2000. 

EXHIBIT: 
Memorandum to C. Rosenthal from Eric Knapp, Esq, Commission Counsel dated November 15, 2000 regarding proposed common driveway easement.

Bob Hansen and Victor Carr of Ebb Tide Developers, LLC. discussed with Commission Members the proposed subdivision including elevation, wells, traffic, fire protection, street lines, open space, utilities, neighbors, wetlands and curbing.

“Ebb Tide” Subdivision & Coastal Site Plan Continued…


Stuart Hanes questioned why the entrance was not from Mill Rock Road. V. Carr indicated that the potential Mill Rock Road entrance did not conform due to wetlands.
Frank Vinciguerra inquired about the location of land that potentially could be donated to the town. He expressed that the land should not be strips of land between neighboring properties and should abut current property owned by the town.  He further questioned the type of land to be donated.  B. Hansen indicated that there are a few potential areas of differentiating uses that he would be willing to donate.

S. Hanes indicated curbing, fence and I-95 monument issues as described in Michael Ott, Consulting Town Engineer’s correspondence dated November 10, 2000.

V. Carr claimed that the State DOT maps were incorrect and that the existing DOT fence was located on the potential site and appeared deceiving to one’s view.

Commission Members inquired about certain aspects on the plan, which were not clear and/or missing. They expressed that despite an informative verbal presentation, they could not make a firm decision without all the proper information on the site plans.

C. Rosenthal, Town Planner, indicated that the plans did not have ample information for the Planning Commission to make a quality decision.  She suggested that the plan was possibly in conformance but could not be determined due to the lack of required information on the plan. 

J. Gallicchio opened the hearing to the public with no citizen responses.

MOTION to continue public hearing to December 6, 2000 at 7:30 p.m. in the O.S. Middle School Library. MOVED by Stuart Hanes SECONDED by Frank Vinciguerra. APPROVED 5-0-0
B. “Boos” Re-Subdivision – 2 Lots (0.74 Acres)

East Side of Reed Court and 500’ South of College Street

Residence A District (Map 23/Lots 47  & 48)

Applicant: Renee Boos

Agent: Gary P. Sharpe, P.E.

Town Planner reminded Commission Members that weekly packet included pertinent information to this matter and additionally discussed the latest memorandum from Michael Pace, First Selectman, stating that the Board of Selectmen regards Reed Court as a dedicated Town Road.

“Boos” Re-Subdivision Continued…

EXHIBIT:
Memorandum to J. Gallicchio from Michael A. Pace, First Selectman dated November 14, 2000.

Agent, Gary Sharpe, and Attorney William Childress briefly discussed road issues. Childress addressed that he submitted road waiver at the request of M. Branse, Counsel for the Planning Commission.



J. Gallicchio opened hearing to the public.



Bill McLaughlin, resident, expressed that he approved of the proposed subdivision and that it would improve the street.



Chairman Gallicchio directed the Town Planner draft a Recommendation to Approve.

MOTION to close public hearing.  MOVED by Stuart Hanes.  

SECONDED by Frank Vinciguerra. APPROVED 5-0-0
IV. 
UNFINISHED BUSINESS

A. “Lowe’s Home Improvement Center” Special Exception Use – 150,386 s.f. Building

7 North Main Street & 607 Boston Post Road – Shopping Center Business B-2 District

(Map 39/Lot 9) (Map 40/Lot 3) (Map 40/Lot 5) (Map 40/Lot 6-1)

Applicant: Jandim Realty Company, Inc., Owner
Agent: Robert L. Berchem, Esq.

Town Planner distributed to the Commission for its review a draft Advisory Report of Recommendations, as well as a Memorandum from the Town Zoning Enforcement Officer. Rosenthal further discussed that zoning closely affects planning and for that reason, any change in use is pertinent to the Plan of Development.

EXHIBIT:
Memorandum to Robert C. Friedmann, Chairman of the Old Saybrook Zoning Commission from Chester Sklodosky, ZEO regarding proposed Lowe’s Home Improvement Center dated November 15, 2000.

Hanes expressed concern that B-2 Zone prohibits the sale of lumber and building materials but does not clearly define the definition of these materials. 

Lowe’s Home Improvement Center” Special Exception Use Continued…
Commission members discussed traffic issues including Stage Road, Main Street and Rt. 1.  They disputed pros and cons of the development including the effects on the development of Main Street Village, pedestrian traffic and safety hazards.

Robert Berchem, Counsel for Lowe’s, criticized the Zoning Enforcement Officer’s memorandum and expressed his belief that despite the ZEO’s expertise, he believed that he was wrong in his application of the Zoning Regulations.  Berchem urged the Commission to focus on the proposed development and it’s integration with the Town Plan.  He suggested that the Commission focused too much on Zoning issues (such as the non-conformance of lumber sales in this zone) rather than planning issues. Attorney Berchem stated his belief that the development conformed to the Town Plan and the Main Street Village Zone.  

McIntyre initiated a discussion amongst Commission Members regarding architecture, open space, impervious surface reduction, truck traffic and integration of the project to Main Street.

Larry Lepair, Site Developer, explained Lowe’s trucking policy, operating hours, customer base and national success rate of the chain.


Town Planner Rosenthal added that greenscape was important to the rear of the building since the railway view acted as a gateway to Old Saybrook visitors.


Jack Thorpe, Architect for Lowe’s displayed digital imaging and explained the plan for the rear portion of the building.  Mr. First added to Thorpe’s presentation by displaying digital imagery of the site prepared by his firm.

Upper Cemetery Committee Representative, Peter Grant expressed concerns of maintaining a quiet cemetery to allow people to bereave.  He pointed out that the proposed driveway to Lowe’s may disturb unknown, unmarked graves and requested additional landscape buffers. 

Berchem offered to retain archaeological experts in order to insure that the project would not harm unknown, unmarked graves.

R. Marshall stated that Lowe’s would attract auto-driven customers who would unlikely walk around Main Street after their shopping.  She expressed her belief that the majority of customers would return home to commence home improvement projects.

MOTION to continue discussion to December 6, 2000 at 7:30 p.m. in the O.S. Middle School Library. MOVED by Stuart Hanes SECONDED by Robert McIntyre. APPROVED 5-0-0

B.  “Saybrook Commons” Affordable Housing Development – 216 Units (11.97 Acres)

West Side of North Main Street, Abutting the Railroad ROW

Shopping Center B-2 District (Map 39/Lot9) (Map 40/Lots 3 & 6-1)

Applicant: Jordon Properties, LLC

Agent: Robert L. Berchem, Esq.

Town Planner indicated that the Zoning Commission conducted it’s final public hearing on November 20, 2000 and must make a decision by December 5, 2000.  

McIntyre voiced concern that the railroad tracks are too close to the building and would create a temptation for children to play there despite having a chain link fence.  The fence could be easily jumped, did not create a strong barrier against sound from the railway and could be constructed of stronger materials. He indicated that a 3-story building would not fit into Old Saybrook’s character and would be unattractive to potential tenants due to noise and rattling from high-speed trains.  McIntyre stated that he supports affordable housing but felt that another area would offer a better quality of life to potential tenants.

Marshall stated that the density would be too much for anti-sewer goals and felt the location was poor for affordable housing yet supported the idea of affordable housing in a better area.  R. Marshall suggested that safety concerns, density and noise would be detrimental to insuring quality affordable housing. She recommended an unfavorable review of the proposal.

J. Gallicchio favored the location and felt that it agreed in many ways with the goals of the 1990 Plan of Development including promoting diversity, pedestrians and maintaining younger residents.  She seriously disapproved of the close proximity to the railway and the safety issues it would create.


F.  Vinciguerra encouraged the applicant to purchase the Saybrook Motel and construct two story buildings to decrease density, promote open space and blend with existing architecture.  Ron First stated that this was impossible due to budget constraints since the price of the hotel was too high and would not promote affordable housing.

Ron First suggested that the applicant should implement better quality fences or a barrier wall if the Commission desired but felt it would enclose first floor residents.  He expressed that he could have put in additional units but decided on 216 since any more would make the housing too dense.  

Berchem indicated that the units would have full sprinklers if approved as a three-story building and discussed rental amounts for the units.  He speculated the units would attract by empty nesters and young professionals.

“Saybrook Commons” Affordable Housing Development Continued…

Chairman Gallicchio indicated that the parcel was the issue not affordable housing in the Village Area. 

Attorney Berchem requested input from the Commission and not a total negative on the issue.

Mr. Peter Grant of the Upper Cemetery Committee disapproved of project near the cemetery due to the high density. He felt a population of this amount would not have appropriate amounts of open space and that many would walk or play in the cemetery.  Since the cemetery has no walking paths or roads this might result in damage to fragile stones.  In addition, he felt that the project would intrude upon families visiting the graves of loved ones since the cemetery area would transform into a neighborhood.

Town Planner Rosenthal outlined the Fire Marshal’s report.   

The Commission then discussed issues of greenery, character and their recommendation to the Zoning Commission on this matter.

MOTION to approve the memorandum to be sent to the Zoning Commission and to add this memorandum as an attachment to the meeting minutes of November 15, 2000. APPROVED 5-0-0
C. Petition to Amend Zoning Regulations – Section 55 Planned Residential Development (PDR) District to Permit Affordable Housing Developments (AHDs)

Petition: Jordon Properties, LLC

Agent: Robert L. Berchem, Esq.

Commission briefly discussed amending the Zoning Regulations and how that would fit into the Town’s plan of development


MOTION to continue discussion to December 6, 2000 at 7:30 p.m. in the O.S. Middle School Library. MOVED by Stuart Hanes SECONDED by Robert McIntyre. APPROVED 5-0-0

V. NEW BUSINESS

· No New Business.
VI.
WORKSHOP

A. Draft Portions of the Plan of Conservation and Development

Petitioner: Old Saybrook Planning Commission

ACTION:
Review, revise, set Public Hearing Date and refer to other agencies.
1. Residential Development

2. Open Space

3. Cultural and Natural Resources

· Postponed to a later date.
VI. MINUTES

The Commission discussed the minutes of September 6, 2000 regular meeting and made the following amendments:

Item IV, Part A, 

Page 1

Line 2 – DELETE: Street, ADD: road

Line 8 - DELETE: weigh, ADD: consider

Page 2

Line 15 - DELETE: “Scenic Overlook – walkway could damage coastal bluff escarpment-size of overlook should be enlarged to 40 x 120’” ADD:  “Margaret Downey suggested in her letter that the Scenic Overlook - walkway could damage coastal bluff escarpment-size of overlook should be enlarged to 40 x 120’”

Line 29 - DELETE: (Question not answered on tape)

Line 35 – DELETE: J. Ott, ADD: M. Ott

Page 3

Line 8 – DELETE: need, ADD: should

Line 28- ADD: after Vicino DELETE: Street, ADD: Road

Item IV, Part B

Page 3

Line 33 – DELETE:!

Item IV, Part C

Page 6

Line 16 – DELETE: Judith Gallicchio, ADD: Robbie Marshall

Line 19 – DELETE: and to defer to the,  ADD: but to ask for the

DELETE: delineate the numerical caps on shopping center, ADD: to review numerous caps for appropriateness on a district by district basis and differentiate between the shopping center and individual businesses.

Item V, Part B

Page 7

Line 8 – DELETE: due construction, ADD: due to construction

Line 17 – DELETE: lot line change of 0.18 acres

Amendments to September 6, 2000 Regular Meeting Minutes Continued…

Item V, Part E

Page 8

Line 29 – DELETE and to secure fee estimates and reviews from consulting engineers and legal counsel.  ADD:  MOTION to secure fee estimates and reviews from consulting engineers and legal counsel. MOVED by Stuart Hanes, SECONDED by Robert McIntyre 4-0-0

Line 37  - DELETE: Stuart Hanes., ADD Robert McIntyre


    DELETE: and ADD: and Seconded by Stuart Hanes 4-0-0

Page 9

Line 1 –  DELETE: to approve the minutes of August 23, 2000 as submitted.

ADD: Motion to approve the regular meeting minutes of August 23, 2000 as corrected.  MOVED by Robert McIntyre, SECONDED by Stuart Hanes, 4-0-0

Item VI

Page 9


Line 13 – DELETE: fee, ADD: amended fee

Line14 – DELETE: plus 150% ADD: (150%)

Line 24 – DELETE: 5, ADD: 4

MOTION to approve the Planning Commission public meeting minutes of September 6, 2000 as amended.  MOVED by Stuart Hanes SECONDED by Robert McIntyre. APPROVED 5-0-0
The Commission discussed the minutes of November 1, 2000 regular meeting and made the following amendments:

DELETE: Robbie Marshal, ADD: Robbie Marshall throughout entire document.

Item III, Part C

Page 2

Line 28 – DELETE: adjacent property owner,  ADD: applicant


    DELETE: Maynard Ledyard, ADD: Ledyard Maynard

Page 3

Line 2 – DELETE: Hoyst, ADD: Royston

Item IV, Part A

Page 4

Line 16 – DELETE: not

Item V, Part A

Page 7

Line 15 – DELETE: reschedule, ADD: open public

DELETE: IV. ADD: VI

Amendments to November 1, 2000 Regular Meeting Minutes Continued…

Item VI, Part B

Page 10

Lines 1 & 2 – DELETE:  EXHIBIT: Correspondence from Branse to C. Rosenthal dated September 28, 2000 enclosing Revised Public Hearing Procedures

Line 20 – ADD: September 6, 2000 regular meeting minutes were distributed but not yet read.  Place on next agenda for the regular meeting of November 15, 2000.

Item X

Page 11

Line 23 – ADD 5-0-0 (after Motion)

MOTION to approve the Planning Commission public meeting minutes of November 1, 2000 as amended.  MOVED by Stuart Hanes SECONDED by Robert McIntyre. APPROVED 5-0-0

VII. CRERPA REPRESENTATIVE REPORT

· Postponed till a later date.

VIII. STAFF REPORT

Town Planner discussed problems in receiving prior minutes from Elizabeth Steffen. 

J. Gallicchio explained that she mailed a certified letter to Ms. Steffen requesting all minutes, tapes and meeting notes by Friday or she will be forced to take legal action.

C. Rosenthal requested a member to write an article for the Planning News Section of the Pictorial Gazette.

C. Rosenthal requested the Commission to compile a 2001 Planning Commission Meeting Roster, 
C. Rosenthal requested the RSVP for the Coastal Management Workshop on November 29, 2000 and indicated that Pashbeshauk Pavilion would not be open in time.  She indicated that the new location would be posted on the door.  The two potential locations to date were Dock & Dine or Saybrook Point Inn.

IX. CORRESPONDENCE

Correspondence from Harbor Management Commission requesting comments from the Planning Commission about the Draft Harbor Management Plan.

Correspondence Continued…

Memorandum from the Board of Selectman indicating that Brenda Road has been approved as a Town Road.

Correspondence from Dave Royston dated November requesting a 90-day extension to sign Mylar.

· J. Gallicchio recused herself at 12:40 a.m.

· R. McIntyre took over as Chairman.

MOTION to approve an extension of 90 days to file approved subdivision Mylar for Sapia Subdivision k/a Channelside. MOVED by Stuart Hanes.  SECONDED by Frank Vinciguerra. APPROVED  4-0-0

Memorandum from the Board of Selectman regarding the paving of Maple Avenue.

Invoice from Attorney Mark Branse of Branse & Willis, LLC. for $37.50 in legal services rendered by the Old Saybrook Planning Commission.

MOTION to approve payment of $37.50 to  Branse & Willis, LLC for invoice of legal services dated November 6, 2000. MOVED by Stuart Hanes SECONDED by Robert McIntyre. APPROVED 5-0-0
Article: Character Counts by Larissa Larsen

Article: How to Survive A Lawsuit by  Elizabeth B. Davidson, Planning, November 2000 

Planning Commissioners Journal, Number 40, Fall 2000

Architectural Review Board Agenda dated November 13, 2000

Zoning Board of Appeals Agenda & Motions dated November 8, 2000
Zoning Commission Minutes dated November 6, 2000

X. ADJOURNMENT

MOTION To adjourn meeting at 10:40 p.m. to the next regular meeting on November 29, 2000 at 7:30 p.m. in the Old Saybrook Middle School Library. MOVED by Robert McIntyre.  SECONDED by Frank Vinciguerra. 5-0-0

Respectfully submitted,

OLD SAYBROOK PLANNING COMMISSION

Christina M. Costa, Clerk
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