
MINUTES 
ZONING COMMISSION 

MAY 21, 2008 - 7:00 P.M. 
TOWN HALL ANNEX – COMMUNITY ROOM 2 

 
 

I. ROLL CALL 
 

Present: Cady, French, Haviland, Hudecek, Marquardt, Brandt, Sutherland 
Excused: O’Neill 
Staff:  Cullen, Davis, Moulding 
 

          Chairman Hudecek opened the meeting and appointed Cady to sit for O’Neill. 
Marquardt recused herself from the hearing for Special Permit #302 because her child is 
on the waiting list. 
 
 Haviland made a motion to take the Special Permit hearings out of order 
because #304 appears to be a much shorter presentation. 
 
MOTION:  Motion to take Special Permit #304 out of order. 
 
Motion made by Haviland, seconded by Hudecek, voted unanimously. 

 
II. PUBLIC HEARINGS 

 
1. Special Permit #302, 0 Sandy Hollow Road, PIN 261909261582, RS-20 

Zone. Proposal is for development of a new Child Daycare Center for 
120 children. Review is per Sections 7.1-18 and 8.3 of the Zoning 
Regulations. (Precious Memories Preschool of Mystic, Applicant) 
(CAM) 

 
The Chairman re-opened the public hearing at 7:23 p.m.   
 
Attorney Richard Cody representing the applicant stated that this application is 

for a child daycare center across the street from the present location.  They have a 
waiting list of more than 220 couples looking to place their children.  The applicant 
feels this application meets the special permit criteria.  He stated that the owners of the 
property have placed restrictions on the sale of the land to the applicants.  It can only 
be subdivided into two lots and used for a Day Care Center. Mr. Cody explained that if 
this site is developed they would not be able to expand on that site.   

 
Attorney Cody presented a letter from 1998 regarding a negative 

recommendation the Planning Commission had given for this proposal.  He stated that 
Mr. Roper and Mr. Sherrard have continued to vote on this matter after having been 
asked to recuse themselves.  Under the law if a spouse of a Commission member takes 
a position on an application they have to recuse themselves.  He is asking the 
Commission to give no weight at all to the Planning Commission’s memo.  After some 
discussion, the Commission decided that the information submitted referred to the 
decision in 1998 and Attorney Cody should have stated his objections at the Planning 
Commission meeting when the review took place on March 25, 2008.  

 
Ed Wenke, Engineer described the property as having 8.77 acres, zoned RS-20, 

has frontage on Sandy Hollow Road , High Street, and along I-95. It is in flood zone C, 
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is not in the WRPD, and is in CAM zone. To the west of the site is Mystic Medical 
Group, with single family uses across and down Sandy Hollow Road. The site has 1 ¼ 
acres of wetlands. The proposed child daycare will be developed on a portion of the 
site. The building would be 9444 s.f., have 120 students, 20 teachers, and 6 
administrative people on site.   All of the setbacks will be at least 50 feet. The daycare 
would be located on the west side of the property adjacent to Mystic Medical Group.  
There would be a 100 foot setback from the parking lot to the nearest home. Fifty 
percent of the site would remain uncleared.  The recreation area will be off the west 
side rear of the building. The recreation area will be fully enclosed with a 6 foot fence. 
They are proposing 44 parking spaces which is the requirement including two 
handicapped spaces.  The exit would be directly opposite Pequot Avenue.  There will 
be a turn around for drop off of students.  Staff parking will be in the rear.  There will 
be an on site septic system and well. The amount of water used by the facility will not 
negatively affect neighboring wells.  The total acreage of the site is 8.77 acres. Of the 
total site 8.79% of the site will be impervious, 2.1 acres or 24% grass, and 5.9 acres 
undisturbed.  There would be no ledge demolition at all.  They are proposing to run a 
full line of mature white pines along the I-95 side of the property.  All stormwater will 
be captured in a closed pipe and will go into a detention basin. The Inland Wetlands 
Agency has approved the wetlands permit. 

 
Steve Cardell, responsible for conceptual design of the building stated the 

building will be split into two wings, one for toddlers and one for preschool and preK.  
In the center would be an administrative office, storage and kitchen.  The footprint is 
9200 s.f., with a basement of 1/3 slab on grade and the rest storage and utilities.  The 
exterior material selections are very similar in nature to the other buildings in the 
neighborhood.   

 
Steve Mitchell, Manager of Transportation for Hesketh Associates stated that 

traffic counts were done by people and machines.  Traffic counts for the present facility 
are approximately 90 trips at peak hour. The State is going to be signalizing the 
northbound and Sandy Hollow Road intersections. The levels of service for the left 
turns off the ramps are E’s and F’s.  The signalizations will bring them up to B’s and 
C’s.  There will be no effect on the level of service on Sandy Hollow Road with this 
new facility.  There will be about 50 vehicles at peak hour.  He stated that the capacity 
is not adjusted for speed.   

 
The Commission voiced concerns that if the lights are functioning there will be 

a back up situation and people will use Sandy Hollow Road and Pequot Avenue. Mr. 
Mitchell stated that he has to give his objective opinion. He is hard pressed to say that 
the analysis is so wrong that it would go from a C to and E or F because he has no 
evidence of it.  Mr. Mitchell stated that the Traffic Engineer hired by the Town stated 
that there is no significant impact on the traffic.   

 
Ed Wenke reviewed 8.3-8 and the three requirements.  He stated that this 

facility would be in harmony with development because Child Day Care Centers are a 
special permit use in RS-20 zones and this application meets all of the requirements in 
the Zoning Regulations.  This is a benefit to the community and consistent with 
established uses in the neighborhood.  The proposed design buffers the neighbors.  The 
recreational area would be as far away as possible from the nearest neighbor.  The 
design blends in with a residential neighborhood. It is not detrimental to adjacent 
property development.  There are no adverse impacts to the character of the 
neighborhood. In general the traffic will not have an adverse impact on traffic on Sandy 



Zoning Commission 
May 21, 2008 
Page 3 
 

Hollow Road.  The Inland Wetland Agency has reviewed the environmental impacts on 
Bindloss Brook and the wetlands and has issued a permit. There will be no blasting and 
no hazardous waste or materials will be stored or produced.  There will be no excess 
noise, low level lighting is proposed which will not spill over the boundaries.  Mr. 
Wenke stated that Ledge Light Health District has approved the septic system area.  
The domestic water wells will be far from other properties.  The proposal meets and 
exceeds all requirements in the Zoning Regulations. No pollution or noise studies were 
done regarding the adjacent I-95.   

 
Staff stated that if this does not close tonight we would need an additional 

extension from the applicant.  All referrals were made on time.  Staff stated that at the 
March 25, 2008 PC meeting Commissioner Roper was not in attendance the night of 
the vote.  The vote was 5 to 0 with Sherrard voting.  The Commission asked that the 
Planning Commission be advised as to what occurred.  Staff distributed hard copies of 
comments and letters from the public.  Staff is not prepared at this point to make any 
recommendations until the entire record has been heard. The Town Council has 
authority of restriction on designated scenic roads. Standard practice allows an 
applicant to get a curb cut, but if they were doing further improvements they may need 
Town Council approval.  Staff would like to hear about fire suppression issues from the 
applicant.  Noise would have to put into the context of one of the criteria. Staff would 
like to hear more about the operational relationship between the two facilities.  Staff is 
not ready to present any conclusions on traffic.  The peer review consultant was not 
asked to render an opinion as to the conclusions made by the applicant’s traffic engineer 
only whether or not the methodology utilized is consistent with current practices and 
standards.   

 
Staff received a letter form Kimberly White, Ledge Light Health District who 

witnessed a number of their testings and she has 15 outstanding issues regarding 
utilities, storm drains, and perc tests.  The applicant has done more work but the results 
and updated information is not currently available to staff as there are a number of 
outstanding issues to be addressed.  Ms. White is currently on vacation. Staff read 
comments from Greg Hanover, Town Engineer regarding grading, signage, and 
curbing.        

 
Staffed read a memo from William Welles, Deputy Fire Marshal regarding fire 

lanes, a second curb cut, number of feet to exterior wall, curb radius, street numbering, 
and sufficient water to combat a significant fire.  There are a number of outstanding 
issues to be addressed. 

 
Staff read a memo from the Planning Commission dated March 25, 2008 who 

recommended denial of the Special Permit application #302 for the following reasons: 
 
1. The location, size and character of the proposed use are not in harmony with 

the appropriate and orderly development of this residential area.  The 
proposed facility extends large scale commercial development away from the 
intersection and closer to existing residential properties and uses. 

2. Site traffic and related noise will create hazards and/or inconvenience, and is 
not congruous with this residential neighborhood. 

3. Impacts to the character of Sandy Hollow Road and its immediate environs 
would be unacceptable in regards to its scenic road status. 



Zoning Commission 
May 21, 2008 
Page 4 
 

4. The proximity of the use to I-95 is inconsistent with orderly development 
principles in terms of noise impacts on children and others using this 
facility. 

 
Staff also received a letter from Hugh Hunter, Business Manager from the 

Groton Public Schools who wrote that the Board of Education will have school bus 
stops at both locations of Precious Memories Day Care if the plan is approved. 
Accident data was also recently received from the police department yesterday. It has 
not been reviewed yet. 

 
The Chairman asked for a five minute break.  The meeting resumed at 9:21 

p.m. 
 The Chairman asked for public comments. 
 
Mahmoud Mansour, 104 Sandy Hollow Road, asked about the 100 cars in 

January, and if the number of bikes, walkers, and runners were included in traffic. 
 
Nichole High, 28 Schooner Drive, feels there is a lack of day care in the area 

and does not feel there is a traffic issue 
 
Patrick White, 94 Sandy Hollow Road, feels that this is in harmony with the 

development that the applicant has created and not with the residential neighborhood.   
 
Bob Hall, 447 Pequot Avenue, voiced concerns with traffic and noise pollution. 
 
Elizabeth Williams, 221 Pequot Avenue, believes this will negatively impact the 

neighborhood by increasing traffic and noise. 
 
Dorothy Burdick representing her husband’s grandfather, Eben Duer who died 

recently stated that he would want it known that he was in favor of the daycare. As the 
closest neighbor to the present daycare facility, he was very happy living near the 
facility. 

 
Nancy Steenberg, 493 Pequot Avenue, is an abutting neighbor who is concerned 

with traffic and the danger of the intersection. 
 
Jill and Joseph LaBrono, 65 Oxford Court, has never had to wait to get in or out 

of the parking lot and feels there is a desperate need for this daycare. 
 
Susan Simoncini, 103 Pequot Avenue, feels that this is not appropriate for the 

neighborhood.   
 
Kerry Nerry, 90 Library Street, is in support of the expansion which will bring 

employment opportunities in the area. She is an employee of the current daycare. She 
stated that the five closest neighbors are in support of the facility. 

 
Tom Steenburg, 493 Pequot Avenue, stated that when they applied 10 years ago 

they said there would be no school busses and now there are school busses.  
 
Daniel Tassias, 60 Sandy Hollow Road, feels this is the wrong location for an 

additional center. He does not feel a traffic study done in January considers the tourism 
traffic in the summer.   
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Elizabeth Conlon, 341 Pequot Avenue, stated that she spoke in favor of the 

original application. She feels that this new proposal would be a regional daycare 
facility which is not in harmony with the area.  She also voiced concerns with traffic 
and does not feel the jobs are high paying because of the large turnover in staff. 

 
Christine Eckersley and Barbara Bohonowicz stated they are available for any 

questions from the neighbors.  Ms. Bohonowicz stated that the pick up and drop off 
times are very staggered.  The area is noisy because of I-95. They are looking into 
berms and trees to handle the noise.  She feels child care belongs in a neighborhood not 
in an industrial area. They want to serve the families in the area. According to statistics 
in the Town of Groton there is a shortage of 470 children not being served between the 
ages of 3 and 4. Most public schools are in residential neighborhoods. There will be no 
movement between the facilities. They will be completely separate from each other.  
Siblings will be put in the same facility. They have both said for the record that they 
will not expand any further than this.  

 
Nancy Willkie asked if the property owner across from Mystic Ambulance had 

been approached. 
 
Ed Wenke stated that the property had been looked at and is almost entirely 

wetlands. 
 
Staff distributed hard copies from the following people into the record: 
 
Jennifer Sim, 309 Goldstar Highway, is an operator of an early learning facility 

in Groton and wrote in support of the expansion. 
 
Nancy and Kennon Wilkie, 50 Sandy Hollow Road, and Daniel and Kathi 

Mathis, 42 Sandy Hollow Road urged the Commission to deny the application. 
 
Peter Guille, 350 Pequot Avenue, is in favor of the application and believes this 

is an ideal location for this project. 
 
Dr. Jeffrey Richards, 220 Clift Street, would like as much of the trees retained 

as is practical and would recommend an improvement to the intersection of Pequot 
Avenue and Sandy Hollow Road. 

 
Gautam and Tina Batra, 195 Clift Street, are opposed to the expansion of the 

daycare facility because of the traffic congestion; it would create an industrial-scale 
daycare hub in a residential neighborhood, and would not be in harmony with the 
character of the neighborhood. 

 
Thomas and Sarene Byrne, 144 Pequot Avenue, feel that the entrance should not 

be placed at the end of Pequot Avenue. 
 
Valerie Nelson, 114 Sandy Hollow Road, is concerned about safety and the 

 excessive amount of traffic. 
 

Daniel Tassias, 60 Sandy Hollow Road, wrote to request that the permit be 
denied because of the additional traffic. 
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Julianna Keck is in favor of the application because of the shortage of good day 
care centers. 

 
Muriel Wydler, is against the expansion because of the size, location, and 

character not being in harmony with the existing area. She is also concerned with the 
noise and traffic. 

 
 Walter and Linda Roderick, 289 Sandy Hollow Road, wrote that Precious 
Memories has been a good neighbor in the past, keeping their facilities in the best of 
condition and more affordable day care is needed. 

 
Peter Young, 132 Ledgeland Drive, Mystic feels that given the lack of good, 

before and after school care for elementary aged children this project is needed. 
 
Kathleen and Dominick Celtruda, Stacia Furtado, 108 Blueberry Hill Road, 

Laura A. McBride, Kimberly Spader, Charles and Deborah Fisher, 147 Ridgewood 
Drive, Patricia and Michael Luzzio, 175 Crosswinds Drive, Noank, Anna and Greg 
Powelzyk, Yolla and Bol El Khoury, Daniel & Paula Demmons, 29 Sylvan Street, 
Noank, Chris and Gretchen Barnes, 515 Judson Avenue are in support of the 
expansion. 

 
Elizabeth Conlon, 341 Pequot Avenue, strongly opposed the expansion because 

the location, size, and character would be inappropriate for a scenic road as well as 
having concerns with traffic hazards. 

 
John Conlon, 341 Pequot Avenue, strongly opposed the expansion because of 

the location and traffic. 
 
Mark and Margaret Sullivan, 483 Pequot Avenue, oppose the expansion because 

of the encroachment of commercial development into residential neighborhoods. 
 
Joanna Case and Lester Olin, 200 Clift, Street are concerned about the increased 

traffic and oppose the request. 
 
Lisa Shea, 25 Pearl Street, whose children attend Precious Memories, is in 

favor of the proposal. 
 
Karen Waggoner, 155 Irving Street, whose son attends Precious Memories, is in 

favor of the expansion. 
 
Paul and Carla Henshel, 253 Pequot Avenue, urged the Commission to reject 

the petition because it is a major expansion which is totally out of harmony with 
existing development. 

 
Linda J. Kidder, 94 Sandy Hollow Road, is opposed to the expansion and is 

concerned with increased traffic and the environmental impact this project would 
create. 

 
Edmund and Doris Oliver, 359 Pequot Avenue, are opposed to the expansion. 
 
Cynthia Shanley, 463 Pequot Avenue, objected to the proposal and is concerned 

with the increased traffic, the impact on the water table and noise. 
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Attorney Cody consented to an extension to the next meeting on June 4, 2008. 

  
MOTION: To continue the public hearing for Special Permit #302, 0 Sandy Hollow 

Road to June 4, 2008. 
 
Motion made by Haviland, seconded by French, so voted unanimously.  
 
 
2. Special Permit #304, 7 Gravel Street, RS-12 zone. Proposal is to convert 

an existing assembly use to a two family dwelling.  Review is per 
Sections 8.6-3 and 8.3 of the Zoning Regulations. (GRVL, LLC, 
Applicant) 
 
The Chairman opened the hearing at 7:04 and read the legal ad. 
 
Chuck Canavan representing the Gravel Street Associates distributed pictures 

and elevations to the Commission. He stated the building was built about 100 years ago 
by the Masons.  The building has run its course and gone into a little bit of disrepair.  
He stated that there is a 2 family unit next door and an assembly use on the other side.  
The applicant is asking to convert this to a two family unit with 2 off street parking 
spaces for each unit.  There would be a unit on the top floor and one on the lower floor 
with an elevator.  They are currently working with the Historic District Commission to 
maintain the look of the Temple.  With this proposal there would be a decrease in 
traffic and parking spaces needed.  There is a shared driveway. The spaces will be 
deeded to the condominium owners.  

 
Staff stated that this has been an assembly use since 1900. The Building Official 

stated that this building could accommodate 100 to 150 people. The use is still in 
existence as a lodge.  Section 8.6-3 allows you to convert from one non-conforming use 
to another.  This is a non-conforming use to a 2 family use.  There are no outstanding 
issues and it would be subject to site plan approval and HDC approval. They have a 
CAM exemption because there is no addition being made to the exterior of the building.  
They are not intensifying the use at all.  The number of required parking/loading spaces 
is much less than what is required for the assembly use that could be legally continued. 

 
The Chairman asked for public comments. 
 
Elizabeth Conlon representing a neighbor asked a question about the types of 

patios off the back. 
 

 The public hearing was closed at 7:19 p.m. 
 
MOTION:  To take the deliberation of this application out of order. 
 
Motion made by Hudecek, seconded by Hudecek, so voted unanimously. 

 
III. APPROVAL OF THE MINUTES OF April 2, 2008 

 
MOTION: To approve the minutes of April 2, 2008 as written. 
 
Motion made by French, seconded by Brandt, (5 in favor, 0 opposed). Motion passed. 



Zoning Commission 
May 21, 2008 
Page 8 
 
 

IV. PUBLIC COMMUNICATIONS   
 
    Mariellen French stated that while searching for driveway materials she   

discovered that there is an impervious concrete material available. 
 

 Staff noted that they have received a copy of the Environmental Land Use 
Restriction for 5 Crystal Lake Road along with a copy of a Certificate of Appointment 
of Successor Trustee from Sharon R. Siegel, Wiggin and Dana LLP. 

   
V. CONSIDERATION OF PUBLIC HEARINGS  

 
 

1. Special Permit #304, 7 Gravel Street, RS-12 zone. (GRVL, LLC, 
Applicant) 

  
MOTION: To approve Special Permit #304, 7 Gravel Street, Mystic for a two 

family home. 
  
  Findings and Reasons for Approval
 

The project complies with the special permit test of Section 8.3-8 of the Zoning 
Regulations in that it meets all zoning requirements, conforms to the Plan of 
Conservation and Development, is in general harmony with the character of the 
area, provides adequate utility and drainage systems, creates no serious parking 
or traffic circulation problems, and will not impair adjacent property values.  
The project is also consistent with Section 8.6-3 (Change in Use) that the 
proposed non-conforming use is significantly less intense than the previous non-
conforming use and does not increase impact upon the surrounding area with a 
larger number of parking or loading spaces. 

 
Motion made by Haviland, seconded by Brandt, (5 in favor, 0 opposed). Motion 
passed.  
  

VI. OLD BUSINESS - None 
   

VII. NEW BUSINESS 
 
1.   Receipt of New Applications 
 

Special Permit #305, 110 Poheganut Drive, (Benchmark Groton ALZ) 
 
A public hearing was scheduled for July 2, 2008. 
 
Regulation Amendment #08-01, Section 6.12-3 WRPD Non-
permitted/Regulated Uses- Day Spas 
 
A public hearing was scheduled for July 2, 2008. 
 

2.   Request for an extension of Special Permit #267 (Town of Groton Public 
Works), 130 Welles Road. 
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MOTION:  To approve a 5 year extension to Special Permit #267 (Town of Groton 
Public Works), 130 Welles Road. 

 
   Motion made by Haviland, seconded by French, so voted unanimously. 

  
VIII. REPORT OF CHAIRMAN  

  
   Hudecek attended the kick off meeting for the Land Use Regulation update. 
 

IX. REPORT OF STAFF- None 
  

X. ADJOURNMENT 
 

 Motion to adjourn at 10:24 p.m. by French, seconded by Haviland, so voted 
unanimously.  

 
 
 
 
     ____________________________________ 
     Richard Haviland, Secretary 
     Zoning Commission 
 
     Prepared by Robin Moulding 
             Office Assistant III 
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