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The East Lyme Zoning Gommission held the Application of Theodore A. Hanis, agent for Real Estate
Service for approval of a zone change and site plan for an affordable housing development to be known as
Sea Spray Condominiums. The affected properties are identified in the application as 15 Freedom Way, (Lot
28 East Lyme Assessois Map 9.0) and 22 Liberty Way (Lot 28-1, East Lyme Assessot's Map 9.0). The
Public Hearing on October 20,20A5 at Town Hall, 108 Pennsylvania Avenue, Niantic, CT. Chairman
Nickerson opened the continued Public Hearing and called it to order at7:34 PM. (Continuation)
PREsENT:

ALSO

PRESENT

Mork Nickerson, Chairmon, Rosona Corobelos, Secretory,
Norm Peck, Ed 6odo, Williom Dwyer, Altertnle, Shown
rtlcloughlin, f,iorc Solerno, Alternate (Left ot 7:50 PM)
Williom Mulholland, Zoning Officiol

ABSENT:

Pcmelo Byrnes. Williom Henderson,

PANEL:

licrk

Nickerson. Choirmon, Rosolr Corobelos,
Secnetora, Ed eodo, Williom Dtycr, Altcrtrte, Shorn
rfncLarghlin, lloFc Solcrno, Altcrmfa

Pledge of Allegiance
The Pledge was observed.

Public Hearing I
1. Applica$oh of Theodore A. Hanie, agent for Real Estate Service for apprcval of a zone change
anO site plan foran affotdabte housing developmentto be known as Sea Spray Gondominiums.
The affected properties arp identified in the application as 15 Freedom Way, (Lot 28 East Lyme
Assessoy's tap 9.0) and22 Llberty Way (Lot 28-{, East Lyme Asseosot's ffap 9'0).
Mr. Nickerson Seated Mr. Dwyer in place of Mrs. Byrnes, and Mr. Salemo in place of Mr. Peck.

Mr. Nickerson asked Mrs. Carabelas to read the following into the record:
a

a

a

Memo Dated October 19, 2005 to Mr. Mulholland, Zoning Enforcement Officerfrom Edward
O'Connellof Waller, Smith & Connor, East Lyme Town Attomey. RE: Sea SprayAffordable housing
application. Follow-up to on letter dated September 15, 2005, ln response to the inquiry in regards to
Sea Spray being in a Light lndustrial Zone; Connecticut general statutes single out affordable
housing applicaiions in a Ugnt Industrial zone only in the context of appeals to the court and should
not have any bearing as to whether or not the Zoning Commission approves the application. On
appeal the applicant will bare the burden of proof due to the Zoning change requested that would
change the proposed site from a Light Industrial use zone, to a Residentialuse.
Memo dated October 20,20Q5 to the East Lyme Zoning Board from Tess Teader, 103 Sleepy Hollow
Rd, Niantic, CT. She feels that East Lyme does not have enough affordable housing pr young
worKorce people and that the proposed Sea Spray development would provide thaf housing.
Memo from Reverend MichaelCrane, Pastor, Niantic Baptist Ghurch. RE: Sea Spray Gondominiums
Development plan. The cost of housing in East Lyme is a ppblem that he frequently encounters
within his work. Urges the East Lyme Zoning conlmission to approve the Sea Spray Pevelopment
plan.

Mr. Nickerson reminded the Zoning Commission that the Public Hearing was left open specifically to revue
the traffic questions that had come up but that they would entertain any other items that come up as well. He
asked Mr. Mary Smith to come fonrard and present his information.
Mr. Nickerson excused Mr. Salemo from the hearing. He stated for the record that there will only be five (5)
on the panel for this hearing.

Mr. Marty Smith, Vice President of Real Estate Services of Gonnecticut explained thatAttomey Hanis is out
of the country tonight and he is filling in. He explained that his company was asked by the Commission to
consider an affordable housing project when he originally went to them with a request to expand the
Spinnaker development. They have designed a development that has 110 units on 10 acres of land. Of the
110 units, 33 will be at an affordable housing rate. They will consist of a combination of 1 bedroom flats and
2 bedroom townhouse unfts. The location that they selected has adequate water a sewer already available
on the site. The location also provide 35 acres of land between the buildings and the near by highway. They
are at the end of a culde-sac, it has nice views of the water and provides the opportunity for people to both
work and live in the lndustrial Park. He said that they did not expect that the traffic impac{ would be a
problem because the use of the property as a commercial development would generate more traffic then it
would as a residential development. He submitted a copy of the traffic study also explained that the
application willstill need to be approved by the $tate Traffic Commission, but based on their studies, the
worst case scenario is Level "F'trafftc. He also explained that the traffic of the development will not have a
significant impact on cunent trafftc pattems because most of the traffic will be following in the opposite
direc-tion. At the very worst, at peak summer months the estimated delay to make a left hand tum ftom
Liberty way is 61 seconds which is well within the approval level of service and is typical of state roads that
have an intersection without a traffic signal. The said that the STC Approvals will not be given until the
Zoning Commission makes there decision.
Mr. Nickerson asked if there will be any road improvements made due to the increased volume from the

cunent usage.
Mr. Smith said that the cunent road condition is suitable for what they are proposing because the traffic
pattems are in the opposite direction.
Mrs. Garabelas asked if they study took the Rocky Neck Connector into consideration when doing their traffic
study.
Mr. Smith said that is something that STC would have to take into account.
Mr. Nickerson asked if they will need additional approvals from the STC for this Project.
Mr. Smith said that they will need the additional approvals because the use of the roads will be changing
even though the volumes of the are less then was originally approved for the full build out of the park.
Mr. Dwyer asked Mr. Mulholland if there is a children's Day Care center in the park.
Mr. Mulholland explained that they had approved a special permit for a Gym on lndustilal Park Road, but that
it is not there right now. l"le also has another application cunently before him for a Children's Entertainment
Center but that there is not anything there now. There is a child care facility for the employees of the Bride
Brook facility. But that is for employees only and is not a public day care.
Mr. Smith said that having an economic place for people to live is just as important to the economic
development of an area as having a suitable place for businesses. The residential use of this land in a
commercial area is part of an economic package that every community needs.

Exhibit H - Site Plan for Sea Spray
Exhlbit I - Hesketh Associate Traffic Study, dated October 12,2005
Exhibit J

- Econqnic

Value of Sea Spray Condominiums
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Mr. Smith explained that the Economic Value was based on 110 units with an average sale price of $205,000
(includes the sale rate of both the affordable units and the market rate units) with a 707o oss€ssed value of
$143,500. The personal property figure of $22,000 (the assessed value is $15,400) was based on one car
per unit. The projected mill rate for 2006 is 20.0. This brings the Projected Annual Tax Revenue from Sea
Spray to $349,580. The estimated potentialchildren per unit is .16 which would generate an annual
expenditure of $113,944 br the East Lyme School System. The Net Annual Projected Tax Revenue after the
potential education costs is $235,636 as compared to the cunent tiax revenue of $177,019 from all the
buildings cunently in the business park.

Mr. Nickercon asked if the 33 "Workforceo units meet the State "Affordable" Housing guidelines.
Mr. Smith said that they do.
Mr. Nickerson asked if they are Condos, not apartments? ls there anything with the Condo Association?
Mr. Smith explained that they can not be investor owned. They have entered into a contract with Home lnc.
who with verify that all of the income and monitor the compliance with the State Guidelines so that there will
be a third party separation.
Mrs. Carabelas asked Mr. Mulholland asked what it was that he had been concemed about at the last
meeting that he had been waiting to get.
Mr. Mulholland said that they were waiting to get the traffic information and that even though this application
will have to go for STC permit, he felt it was important for the commission to review the information.
Mr. Dwyer asked about the infrastructure cost such as garbage.
Mr. Smith said that she dld not oalculate the cost for thing such as police services but they will have a private
garbage pickup and the development is on a private road.
Mr. Nickerson asked Mr. Smith to go over the Buffers and set back on the units.
Mr. George Smilas, professional engineer, land surveyor went over the Set backs for the development. The
front yard will be 43.6 feet, the minimum side yard will be 23 feet and the minimum rear yard will be 22teet.
Mr. Nickerson asked what the buffers are to the adjoining properties.
Mr. Smith explained that there's 35 acres of DEP land between the buildings and the state highway, a natural
ledge to the cliff overlooking the Long lsland Sound and a fence separating the properly to the other building.
Mr. Nickerson asked how many feet there are to the property line.
Mr. Smilas explained that there's 2|teet in the rear of the development to the proper$ line, 44 feet to
another edge and 29 feet to the other edge of the property line.
Mrs. Carabelas asked about the water run off on the steep slope between the units on Liberty Way and
Freedom way. What is going to prevent the bottom units from being flooded by the run off?
Mr. Smilas explained that the grading of the slope has been designed to redirect the water flow away from
the units at the bottom of the hill as well as a retraining wall behind the units that will further protect the units.
There will be a swell in the slope behind the retaining wall the will redirect any water that falls directly on the
slope.

Mr. Nickerson asked what the difference in elevation is on the slope.
Mr. Smilas said that there is a 40 foot difference in elevation and over 100 feet in distance. lt's a'4l1slope.
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Mr. Mulholland also assured Mrs. Carabelas that the engineering staff has gone over the plans in regards to
that slope.
Mr. Nickerson called for comments from the public in favor of this application

-

Betty Mhon of 53 Corodock Rd, Niantic, CT spoke in favor of the Sea Spray application. lt will bring
affordable housing into the town for those who work in the area and could be a boom to the businesses
bcated on LibertyWay. She feels that any traffic problems would be minor and no worse then the problems
that the town already faces in the area.
Betty Mhon read the following into Record:

Exhibit K - Memo ftom Ann B Davis of 36 Attawan Rd, Niantic CT. The letter expressed that Ms. Davis
supports the development of Sea Spray Condominiums and that the town needs to provide opportunities for
young families and workforce families in order to maintain the diversity that made East Lyme such a
wonderful place to raise her own children.
Jeana Johnston of 265 Whistle Town Rd, Niantic CT spoke in full support on the development. She is s
SocialWorkerfor'ProjeCt Leam" in the East Lyme. She explained that many of the people she worksrrith .
would love to live in Eist Lyme, but because of their limited income, they have to live in other areas of South
Eastern Connecticut.
Jonathan Harger of 19 Wildwood Dr, Niantic GT spoke in support of the Sea Spray project. He is a teacher
who's own son was not able to move back to East Lyme as an adult because he was not able to afford it.
Evelyn Ferguson of 15 Foxtrot Rd, Niantic CT spoke in favor of the Sea Spray application. She is a teacher
who purchased her home in East Lyme in 1974.1f she tried to do so now, she would not be able to afford to.
Mr. Nickerson called for commentrs from the public opposed to this application

-

Chris Banette of 301 Old Black Point Rd, Niantic CT spoke against the application. Fle is the owner of the
Bridal Mall in Business Park West and is in favor of affordable housing but feels that this is the wrong
location for this development. He disagrees with the traffic evaluation and says that the left tum out of Liberty
Way is already virtually impossible. He says that the town needs more workspace rather the affordable
housing. There are24O acres of industrial space and that using this land for residential use is a mistake and
that in lhe future, the town may want to have that commercial property. He said that the development should
go into a residential area. He feels thatthe motivating force is the financial benefit of using the commercial
property vs. the residential property that it should be on. He is concerned about children being in that area
because it is so close to the Rocky Neck Connector and wonies that a child will fall off the cliff.

Exhibit L

- Memo from Chris Banette

Bob Gadbois of 358 Boston Post Rd, Niantic CT spoke in opposition to the application. He feels that the land
should be held for business. He said that the town already has water and sewer problems and that there are
other areas of the town that need sewers.
Mr. Nickerson called for any Neutral comments from the public or questions ftom the Commission members

Luann Lang of 160 Pennsylvania Avenue asked how much land is left at the lndustrial Park if this is
approved.
Mr. Nickerson said that there would be 5 building lots at about 1-2 acres per lot left in the park.
Mr. Nickerson asked if there were any more questions.
Hearing non+'
Mr. Nickerson asked if there was anything that Mr. Smith would like to add.
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Mr. Smith said no.
Mr. Nickerson called for a motion to close this public hearing.
**

llotion (1)
Me. Garabelas motioned to clooe the Public Hearing for the Application of Theodorc A. Harrls, agent

for Real Estete $erylcs, for apprcval of a zoning change and site plan for an affordable housing
developmentto be known as Sea $pray Gondominiums.
The tlotion was geconded by tr. Gada.
Itotion Passed. S-{l-0
Respectf

ul

ly submitted,

Beth Willioms,
Recording Secretory (Pro-Tem)
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