
CITY OF GROTON 
PLANNING & ZONING COMMISSION 

MEETING MINUTES 
TUESDAY, AUGUST 15, 2006 

 
 MUNICIPAL BUILDING  
        COUNCIL CHAMBERS 
 7:30 PM 
 
 
 
I.     ROLL CALL 7:35 PM 
  

Present: Michael Collins, Acting Chairman, David Coleman, Marion 
Orkney, Ken Jones  

 
Excused: Irma Streeter, Diana Kazolias 

    
 Absent: Debra Jenkins, David Rose, **Charles Harrison 
 

Staff: Carlton Smith, Building & Zoning Official,  
Barbara Goodrich, City Planner 

 
** Harrison arrived at 7:40 p.m. - not seated for Public Hearing    
    

II. PUBLIC HEARING 
 

a. Special Permit/Site Plan # 378, CSPR # 238 Pfizer NMMG site improvements 
(Pfizer Global Manufacturing, applicant) 
 
Acting Chair Collins opened the Public Hearing at 7:35 p.m.  Staff read the 
legal notice and gave a brief overview of the project.  The project is to grade, 
landscape and restore this portion of the Pfizer site following the demolition 
of five buildings.  Due to the amount of fill required to meet grade, the 
applicant is required to apply for a special permit. 

 
Dominic Celtruda, Diversified Technology and Landscape Architect presented 
for the applicant.  He reviewed the existing conditions of the site, the 
proposed re-vegetation plan and sidewalk reconstruction.  He reviewed the 
plans to demolish Building 178 at the site.  This project is part of a 13-year 
building conversion and consolidation plan.   
 
Collins asked what the distance from the Thames River was.  Mr. Celtruda 
responded 85-100 feet at the closest point. 
 
Collins asked for clarification of the proposed conservation mix.  Mr. Celtruda 
responded that it has a dense root system and requires less water.  It is a more 
informal treatment for larger open areas than a lawn seed mixture. He stated 
the site would be a mix of lawn and a less landscaped conservation area. 



 
Collins questioned the slope.  Mr. Celtruda responded that 4:1 is the 
maximum slope. 
 
Staff commented on the plan.  She reviewed the utilities that were left in the 
street and capped.  She reviewed the erosion and sedimentation plan that was 
developed to meet the coastal management requirements.  She stated that 
nothing proposed for the site precludes the future construction of buildings at 
this location. The portion of the project site does not abut a residential area 
and is not visible from a public street.  She stated that the applicant had 
requested a waiver of the site plan requirement for an A-2 survey due to the 
sized of the entire site relative to the small area this project impacted and the 
fact that no new building was proposed. The applicant did submit a 
topographical survey.  There are no outstanding issues from staff or other 
departments. 
 
Motion to close Public Hearing 
 
Motion: K. Jones 
Second: M. Orkney 
Decision: 4-0 

 
MOTION:  To approve Special Permit #387 for the Pfizer NMG Site  

   Improvement Project for 898 CY of fill for grading, landscaping , 
 and site restoration purposes. 

 
The Commission finds that this meets Section 6.54 of the Zoning Regulations. 
 
Motion: K. Jones 
Second: M. Orkney 
Decision: 4-0 

 
MOTION: To approve Site Plan #387 for the Pfizer NMG Site Improvement 

Project with the following modifications: 
1. All appropriate survey notes shall be added to the plans. 
2. Technical items raised by staff shall be addressed. 

 
The Commission finds that due to the location and limited scope of the work 
associated with this application, a topographic survey to T-2 standards is 
sufficient and an A-2 survey is not required. 
 
Motion: K. Jones 
Second: M. Orkney 
Decision: 4-0 

 
MOTION: To approve CSPR #238 for the Pfizer NMG Site Improvement 

Project because the use is consistent with all applicable coastal 
policies. 

 



Motion: K. Jones 
Second: M. Orkney 
Decision: 4-0 
 

Acting Chair Collins seated Harrison as a voting member for the remainder of the 
meeting. 
 

III. APPROVAL OF MINUTES 
 

a. Minutes of the July 18, 2006 regular meeting. 
 
 Motion: To approve the minutes of the July 18, 2006 regular meeting. 

Motion: D. Coleman 
Second: M. Orkney 
Decision: 4-0-1 (Jones) 

   
IV. PUBLIC COMMUNICATIONS 
 

a. State DEP Notice of Tentative Determination: Intent to Renew Permit 
to discharge increase treated wastewater, Town of Groton. 

b. Planning Commissions Journal, Summer edition. 
c. Main Street Center newsletter 

 
V. OLD BUSINESS 
 

a. Zoning Regulation Amendment to Article 2.0 Residence and Open Space 
Zone Regulations, New Section 2.7 Planned Residential Development 
(Attorney Bernard Pellegrino for Forestland Groton, LLC, Applicant)- Tabled 
from June 20, 2006.  
 
MOTION: To deny the application for amendments to Article 2.0 - 

Residence and Open Space Zone Regulations, new section 2.7- 
Planned Residential Development as proposed in amendments 
submitted by Attorney Bernard Pellegrino for Forestland Groton, 
LLC, and dated May 3, 2006 as the amendment is not consistent 
with the City’s Municipal Coastal Program, which calls for the 
retention of the character and zoning of the Jupiter Point area and 
the amendment is not consistent with the 1996 Plan of 
Conservation and Development with regard to: 

• increasing density within this geographic area or within the 
R-12 and R-8 zones; and 

• preserving the integrity of the existing single family 
neighborhood and permitting established residential 
neighborhoods to maintain the same pattern of 
development; and 

• protecting coastal resources and public access to coastal 
resources. 

The Commission also finds that the amendment is a substantial change from 
the density and uses in the present zoning specifications and is so limited in its 



application to parcels in the R-8 and R-12 zones that is haphazard and random 
and not a logical extension of the zoning pattern of the City and is therefore 
inconsistent with the comprehensive plan of zoning for the City.  
 

  Motion: K. Jones 
  Second: C. Harrison 
 

Discussion: 
Jones stated that while there are good elements to the proposed regulation 
amendment relating to design and more control for the Commission, he 
believes the size of the city makes the increased density problematic.    He 
stated the proposed regulation is too particular to one developer and not of 
general benefit to the city. 
 
Harrison stated that the existing regulations are adequate. 
 
Coleman stated that the proposed amendments are not consistent with the 1996 
Plan of Conservation and Development (POCD).  Since the Commission is in 
the process of updating the POCD, consideration of this type of regulation 
could be proposed during the update process.  
 
Acting Chair Collins referred to page 63 of the 1996 POCD.  He stated that the 
proposed amendment is not in conformity with several of the 
recommendations and read that section aloud.  He stated the city has several 
multi-family zones that would support this type of development. 
 

Decision: 5-0 to deny amendment 
 

b. Zoning Regulation Amendment to Article 2.0 Residence and Open Space 
Zone Regulations, New Section 2.8 Planned Residential Development 
Designed Exclusively for Occupancy by Active Adults (Attorney Bernard 
Pellegrino for Forestland Groton, LLC, Applicant)- Tabled from June 20, 
2006. 

 
MOTION: To deny the application for amendments to Article 2.0 - 

Residence and Open Space Zone Regulations, new section 2.8- 
Planned Residential Development Designed Exclusively for 
Occupancy by Active Adults as submitted by Attorney Bernard 
Pellegrino for Forestland Groton, LLC, and dated May 3, 2006 as 
the amendment is not consistent with the City’s Municipal 
Coastal Program, which calls for the retention of the character 
and zoning of the Jupiter Point area and is not consistent with the 
1996 Plan of Conservation and Development with regard to: 

• increasing density within this geographic area of the City 
or increasing density within the R-12 and R-8 zones;   

• preserving the integrity of existing single-family 
neighborhoods and permitting established residential 
neighborhoods to maintain the same pattern of 
development; 



• protecting coastal resources and public access to coastal 
resources. 

The Commission finds that there was no compelling need or demand for such 
regulations documented by the applicant and the Commission also finds that  
the amendment is a substantial change from the present zoning for density and 
uses and is so limited in its application to specific parcels in the R-8 and R-12 
zones that is haphazard and random, not a logical extension of the zoning 
pattern of the City and is not effective at providing for the regulation and 
control of the specific age restricted housing type it is intended to address and 
is therefore inconsistent with the comprehensive plan of zoning for the City.  

 
 

Motion: C. Harrison 
Second: K. Jones 

 
Jones stated that the proposed amendments do not meet the comprehensive 
plan of zoning.  The Commission members stated that the same reasons for 
denying the proposed new regulation 2.7, apply to this application. 
Staff reviewed the reason for having specific regulations related to age 
restricted housing.  Staff stated that due to the nature of these regulations, the 
proposed age restricted or active adult regulations would have limited 
application in the city. 

 
Decision: 5-0 to deny amendment 

 
c. Plan of Conservation and Development Update 
 

Staff reviewed the draft booklet prepared by Planimetrics.  Chapters 1 and 2 
were presented and discussed at the Steering Committee meeting August 3, 
2006.  She reviewed some of the important changes in demographics and the 
more significant statistics.  Staff stated the booklet is at the Clerk’s office and 
at the Bill Memorial Library for review by the public.  The Steering 
Committee hopes to have the draft report complete by December or January.   

 
 
VI. NEW BUSINESS 
 

a. By-Laws, Proposed Amendments 
 
Consensus to table discussion until September 19, 2006 meeting. 
 

b. Land Use Application Fees.  Proposed Revisions. 
 

Consensus to table discussion until September 19, 2006 meeting. 
 

c. ZBA referral for August 22, 2006 Public Hearing 
 



The Commission reviewed the proposed application with staff.  The 
Commission had a no comment referral to ZBA. 
 

d. New applications: 
 

1. Pfizer Building #185 site plan/CSPR.  No action 
2. Zoning Regulations Text Amendment Sections 5.6 & 5.7  

Hearing scheduled for September 19, 2006 at 7:30 PM 
  

VII. REPORT OF COMMISSION 
 

Collins asked if there was a resolution to the appeal of the Hamilton House.  Staff 
responded that the ZBA continued it to a special meeting on August 29, 2006.  

 
 
VIII. REPORT OF STAFF 

None 
 
IX. ADJOURNMENT  
 
Motion: Coleman 
Seconded: Jones 
Decision: (5-0) 
 
  Meeting adjourned at 8:50 p.m. 
 
 
        ______________________  
        David Coleman, Secretary 
       
 
 
 


