
  

 

 

 

CITY OF GROTON, CONNECTICUT 

PLANNING & ZONING COMMISSION 

SPECIAL MEETING MINUTES 

   Monday 6:30pm; July 13, 2020 

 

MUNICIPAL BUILDING; COUNCIL CHAMBERS 

In Person/WebEx Meeting - Pursuant to State of Connecticut Executive Order No. 7B 

 
I. ROLL CALL & ESTABLISH QUORUM  

Call to Order: 6:33 PM  

 

Present: In person 

  P. Kunkemoeller 

S. Bergeron 

  G. Keeler 

Via Zoom 

I. Streeter 

  J. Streeter 

C. Foster, Seated as a Regular Member 

  D. Rose 

Excused: A. Bumgardner 

Staff:    Carlton Smith, Building and Zoning Official 

Deb Patrick, City Clerk 

Jill Rusk, Admin to the Mayor 

  

 Guest: In person: City Attorney Brian Leclerc 

                       Via Zoom/Telephone: GBU Capital Representative, Attorney Harry Heller 

        Clint Brown, Loureiro Engineering Associates 

                   Chris West, Owner, GBU Capital LLC 

     Sam Alexander, SECCOG 

     Justin LaFountain, SECCOG 

 
II. APPROVAL OF MAY 11, 2020 SPECIAL MEETING MINUTES 

 

Motion: Motion to approve the meeting minutes of May 11, 2020. 

 

Motion by: S. Bergeron 

Second:      D. Rose 

G. Keeler noted his name was misspelled in the motion.  City Clerk Patrick said it would be corrected 

and reposted on the website. 

Decision:     Motion Approved; 7-0-0 

 
III. RECEIPT OF APPLICATION 

None. 

 

IV. OLD BUSINESS 

i           Coastal Site Plan 318, Site Plan 475; Electric Boat T-Lot Building 80 

Chairperson Kunkemoeller noted a letter was received requesting to move this item to the 

August meeting. 

 



 

ii          Zoning Amendment (New Text) TA-20-1 Section 5.4 New section authorizing planned  

            development district (FDC and WBR zones) 

 

PUBLIC HEARING 

   

Chairman Kunkemoeller Opened Public Hearing at 6:42 pm and read the standard public hearing 

instructions on Zoning Amendment (New Text) TA-20-1 Section 5.4 New section authorizing planned 

development district (FDC and WBR zones) 

 

Harry Heller representing GBU Capital, LLC gave an overview of the development initiative and 

proposed amendments. He noted they are also submitting a Mixed Use, 5.4.A ,MUDD.  He said it is 

consistent with the Plan of Conservation and Development and the Sense of Place that can be achieved 

with this in the Five Corners District.  He went on to say it would create economic incentives for 

development in the community.  He went over the need to provide water, sewer and parking plans 

signage plans, noted procedural requirements of the commission, once approved and adopted a second 

application for site approval would come before the commission to ensure it meets guidelines in place. 

He gave an overview of the staff report from SECCOG noting where he is in agreement and where he 

had recommendations for language revisions. He said they feel this is consistent with the Plan of 

Conservation and Development. The applicant is willing to consider changes the commission may wish 

to include. 

Clint Brown, Staff Planner, Loureio Engineering Associates, Groton CT noted the master plan 

component will allow for a true vision of what the project will be. 

Chairperson Kunkemoeller thanked Sam Alexander and Justin LaFountain for their assistance and 

invited them to comment. 

Sam Alexander, SECCOG Norwich CT noted Attorney Heller did a comprehensive presentation.  He 

said the alternative language in #12 would be appropriate in the Master Plan. 

Justin LaFountain, SECCOG Norwich CT agreed it might be prudent to include the language in the 

Master plan and thanked Attorney Heller for the thorough presentation. He noted comments #6-11 are 

just for the commission to determine what they would like. 

Chairperson Kunkemoeller asked if Staff had any comments. 

Carlton Smith, Acting Planner, said SECCOG was a tremendous help with this and they found they were 

in agreement with many of the suggestions from Attorney Heller.   

Attorney LeClerc clarified a change in 5.4.A.11 here may should read shall and in 5.4.A.5.5.a with 

setback requirements between buildings in MUDD and said he is looking for clarity. 

There was some discussion on establishing the framework for the commission to stand on appeal and the 

context of development proposals that may come before them.  

Chairperson Kunkemoeller asked if there were any comments by the Commissioners. 

Mr. Keeler said he was in favor of the floating zone and asked if Mr. Smith felt this would complicate 

enforcement. 

Mr. Smith said it wouldn’t as the language says it would be superior and it will allow for flexibility. 

Ms. Bergeron asked if the requirement for 10 feet of sidewalk could be flexible to allow less. 

Attorney LeClerc said if the regulation is minimum of 10 feet then MUDD must be consistent with it. 

Attorney Heller said the current regulation requires 10 feet but the commission may establish a 

minimum. 

There was discussion that some could be hardscaped which could lose the architectural feature, leave a 

10 foot setback with less than a 10 foot sidewalk for a better sense of place, that 10 feet may not be 

appropriate in all situations and may hinder other project development, draft ADA requirements may 



want to be considered, there should be flexibility for development and add additional layers could help 

with development.  

There was further discussion on the current 10 foot setback. 

Attorney Heller said smaller sidewalks can be built if the City prefers that and it can provide greater 

flexibility. 

Mr. Streeter said he would like to see the area on the west end of Bridge Street and east end of Mitchell 

Street also developed. 

Chairperson Kunkemoeller said this is something that can be discussed later or added now.   

Mr. Smith said that area is GC and can be addressed at a later time. 

Attorney Heller said the changes the Planner recommended fall into this but anything outside the scope 

would have to be noticed for a public hearing separate from this one for due process. 

Attorney LeClerc said there were no members of the public present in the auditorium. 

Chairperson Kunkemoeller asked if there were any members of the public on the phone, there were 

none. 

Mr. Rose said cutting the size of the sidewalk could hinder being pedestrian friendly.  

There was discussion that there can be a minimum sidewalk size and minimum setback, use an ADA 

reference, discretion the commission has in denying an application and the reasons they can deny for 

such as adversely impacting traffic or residential property or character of the area and that this is 

covered in 5.4.A.4. 

Chairperson Kunkemoeller asked if 5.4.1.1. means the property owners in the MUDD have to consent. 

Attorney Heller said they do. 

There was discussion on whether the property must completely be in the MUDD, that an application 

could be submitted to amend the zoning map for parcels that overlap and that parcels could be 

consolidated within the district. 

Chairperson Kunkemoeller said all structures within MUDD should be accessible to emergency vehicles 

but must have sprinklers. He asked if all buildings would be required to have sprinklers.  

Attorney Heller said the Planner recommended all buildings have sprinklers however the way it is 

written, if not accessible then sprinklers would be required. 

Mr. Smith said the building and fire codes would prevail in this.  

There was discussion that all structures be accessible or have sprinklers, give the developer flexibility, 

discuss further during deliberations and keep the hearing open in order to get input from the Fire 

Marshall.   

Chairperson Kunkemoeller asked if there were any members of the public on the phone who would like 

to comment on the text amendments. 

Mr. Foster asked if there should be a cost of service analysis for the school system with the potential for 

the number of residential units. 

There was discussion that it isn’t in the regulations but it can be discussed. The water, sewer, and power 

are included but typically with this type of development education costs are not factored in as it  

will not have an impact on school districts and housing is certainly needed in the City. 

There was further discussion to keep the public hearing open to get input from the Fire Marshall on 

sprinkler systems, some language revisions for the commission to deliberate on at the next meeting and 

when the next meeting would be held. 

Chairperson Kunkemoeller asked for a motion to keep the public hearing open until the August 18th 

meeting. 

Motion: G. Keeler 

Second: S. Bergeron 

Decision: Approved, 7-0-0 

 

 



V.        REPORT OF COMMISSION 

None 

 

VI. PUBLIC COMMUNICATIONS (WRITTEN ONLY) 

None 

 

VII. REPORT OF STAFF 

   Chairperson Kunkemoeller asked if EB is caught up on the drilling. 

 Mr. Smith said they are 5 months behind and would like to work on Sundays.  He said the 

drilling is outside the City jurisdiction and in the coastal jurisdiction so the City has no 

enforcement. 

 Mayor Hedrick said he sent an email to an EB representatives asking them to put this out to the 

public in the future and reconsider working on Sundays.  He also said that while the work being 

done is outside the jurisdiction of the City it is not in the spirit of the agreement of the work that 

was granted.  

 Mr. Smith said the stockpile is slowly diminishing. 

 There was discussion on the work being done and that there have been calls that property EB 

purchased from homeowners was going to be demolished to put a parking facility in but that the 

City has no knowledge of this being the case. 

 

VIII. EXECUTIVE SESSION 

Pursuant to General Statutes sections 1-200(6)(B), to discuss pending litigation to include 

commission members, Carlton Smith, Mayor Hedrick, Attorney LeClerc. 

Motion: G. Keeler 

Second: S. Bergeron 

Action: approved 7-0-0  

Executive Session commenced at 8:18 p.m. 

Executive Session ended at 8:41 p.m. 

 

IX. ADJOURNMENT: 8:42 PM   
     

*AT THE DISCRETION OF THE COMMISSION, NO NEW BUSINESS OR AGENDA ITEMS 

MAY BE CONSIDERED AFTER 9:30 P.M 

 
Note:  

 

1)  The applicant may consent to one or more extensions of time to commence a public hearing, complete any such hearing, 

and make the decision, provided the total period of all such extensions does not exceed 65 days.   

 

2)  If City does not issue notice to applicant by certified mail and publish legal notice of decision within 15 days, applicant 

may publish legal notice within the following 10 days. 
 

       _________________________ 
       Paul Kunkemoeller, Chairperson 

 


