
SHELTON PLANNING AND ZONING COMMISSION 

March 12, 2021;  Rev. 3/18/21;  Rev. ____________ 

For consideration and possible action at Commission meeting of 3/24/2021 

RE: Application #20-21  Petition of Attorney Charles Willinger on behalf of Manuel 

Moutinho for a Proposed Planned Development District (PDD) for a multi-tenant retail 

development at 6 Todd Road, corner of Platt Road, currently zoned Office Park District 

OPD for Approval of Initial Development Concept Plans and Adoption of PDD. 

BACKGROUND 

The petitioner, Manuel Moutinho, proposes to construct a retail development consisting of a 
single building of 10,170 square feet, one story in height, on a site of 1.17 acres at the corner of 
Todd Road and Platt Road currently zoned Office Park District OPD.  The site was previously 
developed with a sizeable building and supportive parking, covering about 90 percent of the site 
with impervious surface.  The building was occupied over the years by a variety of uses 
including automotive sales, industrial uses and a fitness center.  The prior development was 
served by driveway access from both roads and had full public utilities service.  The parcel has 
approximately 171 feet of frontage on Platt Road and 301 feet on Todd Road.  It is rectangular in 
shape and slopes moderately down to Todd Road.  The site is abutted on the south by an 
automotive tire sales and service facility and on the east by a manufacturing facility.  The 
opposite side of Todd Road is a car parking lot on land leased from the State of Connecticut 
while across Platt Road is a full-service car-wash facility.  A similar PDD on this parcel was 
considered in 2018 and failed to receive approval on a 3-3 tie vote. 

The subject Application is accompanied by Initial Development Concept Plans entitled 
“PROPOSED SITE DEVELOPMENT PLANS FOR PROPERTY LOCATED AT 6 TODD 
ROAD, SHELTON, CONNECTICUT, PREPARED FOR MANUEL MOUTINHO, JULY 2020 
Revised: February 09, 2021” prepared by Pereira Engineering and Land Surveyors and including 
architectural plans entitled “M&M RETAIL CENTER, 6 TODD ROAD, SHELTON, CONN.” 
prepared by Guedes Associates, Inc., Architects.  Also provided were a Traffic Impact Study 
prepared by KWH Enterprise, LLC dated September 2019, Drainage Calculations by Pereira 
Engineering, LLC dated July 21, 2020, supplemented Feb. 9, 2021 and a Market Feasibility for 
Office Building prepared by Cushman & Wakefield of Connecticut, Inc. dated April 1, 2020. 
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The Application was accepted for review by the Shelton Planning and Zoning Commission and a 
duly noticed public hearing on the proposal was convened on Nov. 18, 2020, which hearing was 
continued to Jan. 20, 2021 and closed on Feb. 24, 2021.  Although no public comments were 
expressed at the hearing, there was considerable discussion and questioning by individual 
Commission members concerning the type of retail proposed, the basis for determining 
anticipated traffic and parking needs, the ability of abutting and area streets to accommodate 
traffic generated, the impact of this decision on future planning for this area and the ability of the 
market to support the proposal.  Commissioners also expressed the need to consider traffic 
impacts on Bridgeport Avenue and the changing character of the immediate area over the past 
decade, the differences in traffic impacts between commercial/industrial development vs retail 
use, and whether office development would be preferable for better jobs and lower traffic 
generation.  The market study submitted was to essentially demonstrate that office development 
of the site was not financially feasible whereas retail commercial development is shown to be 
totally feasible.   

The Commission has completed its extensive and detailed review of the proposal and being 
thoroughly familiar with the general area and the site in particular notes the following findings: 

FINDINGS 

1. A variety of Commission concerns were expressed.  It was noted that the type of retail 
was not indicated and that there was no other marketing information submitted by the 
Applicant except for demonstrating that office development was not financially feasible 
on the subject site as opposed to retail development.   With the existence of other 
vacancies in the City, some marketing information might have been helpful to justify a 
need for additional retail space and the type of prospective tenants they might expect to 
attract.  However, the Commission notes that in an extensive area of retail stores such as 
along Bridgeport Avenue it is not unusual to find a number of vacancies at any particular 
time.  As to occupants, it would be unusual for the Commission to be aware of specific 
tenants that intend to occupy the retail stores.  With respect to marketing, some 
Commissioners felt that the Commission’s decision should not be predicated on the 
applicant’s potential for success.  It was noted that as a “planning” commission, they have 
a responsibility to determine whether retail use is appropriate at this location and, since it 
is zone change, can the adjacent roads support anticipated development traffic.  
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2. A Traffic Impact Study was submitted, including actual counts of existing traffic as well 
as an analysis of area roadway operations and the levels of service at proposed driveways 
and nearby intersections.  The traffic study concluded that the subject “project will 
produce negligible traffic impact on the adjacent roadways and intersections.  All 
intersections and traffic approaches will operate at acceptable LOS after the development 
is built.  

3. Commissioners expressed some concern about the growing traffic volumes on Bridgeport 
Avenue as well as the vehicular congestion that occurs at times on Platt Road as a result 
of the back-up from the Bridgeport Avenue signalized intersection.  The Commission 
noted that if such congestion at the site driveway occurs on occasion, the second 
driveway out to Todd Road will allow site traffic the option of turning left down Todd 
Road.   

4. Public street sidewalks were discussed, noting the potential pedestrian activity that might 
occur, but it was also noted that there are no sidewalks in the immediate vicinity.  At a 
minimum, a sidewalk should be provided on the Platt Road frontage at this time.  In 
addition, the Applicant has confirmed that at such time as connecting sidewalks are 
proposed along Todd Road, the applicant will co-operate with and at their cost install a 
concrete sidewalk along the Todd Road frontage.  Staff noted the possible need for guard 
rail along the easterly property line due to proposed regrading and the need to protect the 
parking area on the adjacent property. 

5. At the continued public hearing on 2/24/21, the applicant provided additional information 
confirming the retaining wall materials and fencing treatment as well as supplementary 
Drainage Calculations and a revised set of Initial Development Concept Plans dated 
Feb. 9, 2021 addressing some of the concerns noted above and raised in the earlier 
hearings.  The Applicant also confirmed that no drive-thru service window is proposed.  
The on-site circulation plan is identical to that previously approved by the Fire Marshall 
as part of the earlier application.  An updated approval from the Fire Marshall should be 
obtained prior to submission of Final Site Development Plans.  The City Engineer has 
reviewed the basic engineering provisions and provided comments to the Applicant who 
has addressed those concerns and/or will address them upon submission of Final Site 
Development Plans for Commission approval.  Staff has received verbal satisfaction 
from the City Engineer, written confirmation has also been provided.  The Inland 
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Wetlands Administrator has confirmed that the approved permit previously granted is still 
in effect and nothing further is required at this time.  Re-confirmation of the approval of 
the Water Pollution Control Authority (WPCA) will be required prior to approval of 
Final Site Development Plans by the Commission.  Staff noted that the dumpster 
enclosure detail indicates a fence style enclosure.  Commission practice has been to 
provide masonry enclosure walls consistent with the proposed building  construction.  In 
view of the proposed masonry retaining wall that is directly behind the dumpster wall, the 
area may require further examination and modification.  A larger scale detail of the area 
and the proposed solution should be provided for staff and/or Commission review and 
approval.  The architectural elevation of the rear building wall appears to be a form of 
block masonry, unlike the predominately brick finish on the other three walls.  This wall 
appears to also be highly visible both from the adjacent property and to traffic proceeding 
westerly on Platt Road.   This will need to be resolved with Commission involvement 
during the preparation of plans for final approval, including the proposed exterior 
materials and finishes.  Samples may be requested by the Commission.  Although a 
landscaping plan has been provided, as part of the Final Site Development Plans review 
it may require further improvement and/or modification of plant materials selected, 
including possible modification of the proposed plant species and size, addition of the 
minimum survival period, and including a note to the effect that the Commission may 
require additional supplemental plantings if deemed necessary. 

6. The Commission noted that the existing site currently has no stormwater management.  
Water runoff from the site was untreated and simply flowed into Todd Road and into the 
City’s drainage system.  The proposed storm water management system is acceptable to 
the City Engineer and completely addresses this condition.  It consists of a system of on-
site catch basins and drainage pipes, with runoff treated prior to discharge into the 
existing system on Todd Road and will result in a minor reduction in post development 
runoff from what the site currently generates.  All necessary utility services are available 
to the site and all utility services will be located underground.  

7. The proposed PDD Statement of Uses and Standards will need modification and revision 
to assure proper signage controls and avoidance of any potentially undesirable uses/
occupancies. 
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On the basis of the above, Staff has prepared the following RESOLUTION for the 
Commission’s consideration and action:  

RESOLUTION 

WHEREAS the Applicant has submitted a complete petition for the establishment of a retail 
development under the provisions of the PDD regulations on a 1.17 acre site located at the corner 
of Todd Road and Platt Road, which site is currently zoned Office Park OP District; and 

WHEREAS the Commission held a duly noticed public hearing on Nov. 18, 2020, continued to 
Jan. 20, 2021 and closed on Feb. 24, 2021 to consider said application; and 

WHEREAS the Applicant has submitted Initial Development Concept Plans, including other 
supporting reports and related materials in order to provide the Commission with the details and 
information necessary to render an informed decision; and 

WHEREAS the Commission is familiar with the subject site and the applicable zoning 
regulations and has reviewed and discussed the proposal in detail, and subject to the comments 
set forth above the Commission notes the following: 

1. All necessary referrals have been made and the concerns addressed.  Any further 
comments of the City Engineer will be addressed as part of Final Detailed Site Plans 
review.  Confirmation of previous approvals of the Fire Marshall, IWC, WPCA and 
applicable others will also be provided.  Any further modifications needed to address any 
remaining concerns will be incorporated on final plans prior to approval of same.. 

2. The site historically accommodated a variety of commercial uses and is currently an 
aesthetic eyesore. The former building on the site was demolished some time ago 
following a fire, leaving the floor slab and paved parking areas.  The site is currently 
vacant.  All necessary supporting utilities are available in the abutting streets. 
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3. The applicant provided a Traffic Impact Study, including traffic counts at the site 
driveway connections and area roads, including levels of service of impacted 
intersections.  The report concluded that the proposal would generate negligible impacts 
and result in acceptable levels of service on affected intersections.    

4. Approval of the subject Initial Development Concept Plans must be conditioned upon 
addressing all concerns identified above and incorporated on the Final Site Development 
Plans, with specific reference to providing a concrete sidewalk on Platt Street, including 
a note committing the developer to install a future concrete sidewalk on Todd Road when 
a connecting sidewalk is available, as well as retaining wall treatments details, lighting 
plan, landscaping and similar concerns to the satisfaction of the Commission and its staff. 

5. The Statement of Uses and Standards must be modified relative to clarification of uses 
and controls, with special attention to permitted uses and signage provisions. 

6. The proposed PDD encompasses an area of greater than 60,000 square feet and is 
consistent with overall area land use planning and development, the adopted POCD as 
well as the Route 8 Corridor Plan and the comprehensive plan of zoning for the City. 

7. Although the area has been planned and previously zoned for office park development, 
economic feasibility precludes reasonable Office Park uses.  Retail commercial 
development has different economic parameters and characteristics and is represented to 
be accommodated by the street circulation system in the area without adversely impacting 
traffic operations on area streets.  Existing and proposed utility services are adequate for 
the proposed development and all proposed on-site utility lines will be underground. 

NOW THEREFORE, the Shelton Planning and Zoning Commission, in accordance with the 
provisions of Section 34, hereby takes the following action: 

A. To approve the proposed Initial Development Concept Plans subject to conditions noted 
above. 
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B. On the basis of said conditional plan approval, to adopt the proposed change of zone of the 
subject site from Office Park OPD District to Planned Development District #100 
(PDD#100), to become effective on Friday, April 2, 2021 at 8:00 a.m. 

Said actions were mover by Commissioner _________ and seconded by ___________. 

  (Add’l discussion if needed) 

Chairperson Harger advised the Commission that under 8-3b of the CGS, a majority vote is 
necessary to adopt a change of zone and in the case of Shelton, that means four (4) affirmative 
votes. 

There being no further discussion, on a roll call vote, Commissioners __________, __________, 
__________, __________ and ___________  voted to approve the rezoning request and 
Commissioners __________ and __________ voted to deny the request.                                                                                                                        

Chairman Harger indicated that the motion to adopt was passed by a vote of __ to __. 
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