
SHELTON PLANNING AND ZONING COMMISSION

Sept. 16, 2021; Rev. 9/17/21  (For consideration at Sept. 22, 2021 meeting of Commission)
 

RE: Application #21-20: Application of Rose-Tiso & Co., LLC on behalf of R.D.Scinto, Inc. 

for conditional Approval of Modified Detailed Development Plans for a light industrial 

facility consisting of one (1) building on a site located at the intersection of Waterview 

Drive and Constitution Boulevard (South), currently zoned Planned Development 

District#39 (PDD#39) and formerly identified as Constitution Square.   

 

The Applicant has submitted an application for a major modification to previously approved 

Detailed Development Plans for PDD#39 to establish a single-story light industrial building 

containing 80,000 square feet for office, research, assembly and warehousing space on an 11.2 

acre site located on the northerly side of Waterview Drive at its southerly connection with 

Constitution Boulevard South in the Shelton Heights industrial park.  The owner of record is 

Constitution Square of Shelton ℅ R.D. Scinto Inc.  The site is bordered on the north by Pitney 

Bowes, on the west by vacant land n/f of Manuel Moutinho and on the east and south by 

Waterview Drive and a limited portion of Constitution Boulevard South.  The limited frontage on 

Constitution Boulevard South is encumbered by a non-access restriction.  On the opposite side of 

Waterview Drive is the Rivendell Condominiums.  The proposed use is consistent with the 

Statement of Uses and Standards (SOUS) of PDD#39, as amended effective 7/2/2021 and 

complies with the applicable zoning requirements.  The site is topographically challenged with 

an elevation rise of some 80 to 90 feet from the Constitution Boulevard South corner up to the 

most reasonably developable portion of the site along the northerly property line.  Proposed 

regrading of the site will result in a cut of some 15 to 20 feet near the northerly property line and 

a fill embankment of about 20 feet along portions of the easterly and southerly developed area.  

Extensive existing vegetative cover supplemented with additional natural screening where 

needed, in combination with the substantially smaller, single-story building, will significantly 

minimize the potential visual impacts on Waterview Drive.
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The proposed Modified Detailed Development Plans for said PDD#39 are shown on drawings 

entitled “DETAILED DEVELOPMENT PLANS, PROPOSED WAREHOUSE,  Lot #20 & 21, 

Waterview Drive, Shelton, CT.” prepared by Rose-Tiso & Co. LLC, Architects, Surveyors and 

Engineers, dated Revised August 20, 2021.  Also submitted was a copy of the SOUS applicable 

to PDD#39 as well as a Site Engineering Design Report dated July 21, 2021 prepared by Stephen 

Santacroce, P.E., Civil Engineer.

The Commission convened and completed a duly noticed  public hearing on September 8, 2021. 

During the presentation the Commissioners raised several questions related to site topography 

and point of access, grading impacts, building layout, on-site parking arrangements and other 

design, construction materials and landscaping concerns.  Mr. Scinto and his representatives 

represented at the public hearing that the proposed building will have significantly less traffic 

impact on the area street system and less visual impact on the Rivendell Condominiums than the 

originally approved 8 story building.  It was noted that the natural topography of the site 

combined with existing natural vegetation will substantially screen the building from view.  He 

confirmed that the proposed building will be constructed of split-face masonry block, portions of 

glass wall at the entry and insulated metal wall panels, with windows on the three exposed walls, 

and will be a quality building, similar to other buildings on Waterview Drive.  The proposed 

building and site treatment will be of a quality consistent with the building he recently completed 

at 30 Waterview Drive.   Approximately nine letters and/or written comments as well as a few 

telephone calls were received at the Planning and Zoning Office and are on file and part of the 

public hearing record.  At the hearing seven residents, some of whom had called or submitted 

letters, had further comments and or questions.   Many of those comments and concerns raised 

were the result of mis-information and mis-interpretation of the proposal, believing it to be a 

zone change to accommodate an 80,000 square foot warehouse generating high truck traffic at all 

hours of the day and suggesting other areas of the City where existing sites are already zoned and 

available.  Other expressed concerns related to potential traffic added to the currently busy 

Constitution Boulevard South and other area roads.  Other concerns related to the possibility of 

the City wanting to open Plaskon Drive to access from Constitution Boulevard South and the 

resulting traffic impact on the residential street.  Concerns were also expressed relative to 
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impacts on wildlife, additional traffic of both trucks and workers, road safety, negative impacts 

on property values, etc.

     

The Commission, staff and the applicant and his representatives addressed all questions in detail. 

The Commission is familiar with the site and its vicinity, has reviewed the subject Modified 

Detailed Development Plans, is knowledgeable about the area, the site and existing physical 

site constraints and the history of the previous 8 story building approval as well as how the site is 

now proposed to be developed.  It has reviewed all materials submitted as well as the testimony 

and comments recorded at the public hearing. The Commission has discussed the proposal 

following the close of the public hearing and based upon its review and discussion, offers the 

following comments and findings:

BACKGROUND, COMMENTS AND FINDINGS

1.      In 1985, more than 35 years ago, the Shelton Heights industrial subdivision was approved 

with the requirement to construct an arterial access road from Route 8 Expressway into the 

area, to eventually connect with Route #110, River Road, to provide access and utility services 

into the area.  With that, the initial subdivision of 24 five acre lots was approved and the area 

was changed to the LIP Light Industrial Park zone.  The majority of those 5+ acre sites and 

others in the Shelton Heights Industrial Park have been approved and developed for a variety 

of light manufacturing, office and light industrial uses including Pitney-Bowes, Mercantile, 

Hubbell, etc. which include warehousing and related storage.  

2.      The sole residential development within the industrial/office/manufacturing area is the 

Rivendell Condominiums on the opposite side of Waterview Drive from PDD#39.  It was 

approved in 1995 with the full knowledge that they were being allowed on a parcel in an 

industrial park and should expect to see industrial development as its neighbors.  
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3.      In 2001, more than 20 years ago, PDD#39 was adopted and fully approved, including the 

necessary State Traffic Commission Certificate of approval, to allow an 8 story, 231,000 

square foot office building with other ancillary uses and support parking for some 700 

vehicles, but for a variety of reasons the proposal was never constructed.  It is now proposed to 

scale back the development to a single story 80,000 square foot building with support parking 

for up to 236 cars to serve the needs of a single tenant for office, research and development, 

manufacturing/assemble and supportive warehousing, consistent with other facilities on 

Waterview Drive.  Less than 1/3rd of the building floor area is allocated to warehousing and 

the balance for offices, research and product assembly.  It is inappropriate to characterize the 

current proposal as a “warehouse “ facility and the Development Plans should be more 

appropriately titled.  

4.      The subject site contains approximately 11.2 acres and is roughly rectangular in shape with 

approximately 1350 feet of frontage along the west side of Waterview Drive, has an average 

depth of about 580 feet and is currently vacant.  There is municipal sanitary sewer service and 

public water supply at the site.  The site is characterized by steep to moderate topography, 

sloping up from Constitution Boulevard South to the northerly property line.  The buildable 

portion is situated an elevation some 55  feet higher than the Waterview Drive pavement at the 

southerly Rivendell entry drive and some 30 feet higher than the northerly entry.  There are no 

delineated inland wetlands areas on the site.  Site access is provided at the northerly portion of 

the site, as proposed for the original development.  The Commission notes the site entry 

cannot be moved to the Constitution Boulevard South frontage due to severe topography in 

that area that would necessitate an access drive with very steep grades, in excess of 17% and 

totally destroying the natural features of the site.

5.      The site is bordered on the north by a parking area serving the adjacent Pitney Bowes 

facility on Waterview Drive and on the west by vacant land.  The subject site is currently 

zoned PDD#39. 

6.      The State Traffic Certificate approved by the State Traffic Commission for the previously 

authorized 231,000 square foot eight story office building with 700+ parking has been 
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represented as still valid by virtue of the extreme reduction in intensity and parking provided 

in the subject proposal.  However, it may be necessary for the Applicant to submit evidence or 

other confirmation from the State for concurrence, prior to issuance of building permits.  In 

addition, any future roadway modifications and improvements are a City responsibility and 

would be addressed by the Department of Highways and Bridges, together with the 

Engineering Department and the Office of the Mayor.  As of now, there are no plans or 

proposals to remove the barriers/barricades and open the end of Plaskon Drive Extension to 

create a four-way intersection with Constitution Boulevard South. 

7.      The sloping site topography will require significant site preparation, excavation and grading 

activities.  The applicant has revealed that preliminary soils testing indicates that the proposed 

finish floor elevation of 185 should avoid any significant rock removal.  However, if blasting is 

necessary, all required blasting will be conducted in conformity with rules and regulations of 

the State and the City Fire Marshall’s Office and must be sensitive to the limitations imposed 

by residences some 400 feet away as well as other nearby buildings, including bonding and 

insurance requirements.  

8.      The storm water drainage system proposed will include water quality provisions as well as 

on-site detention facilities prior to discharge into the Waterview Drive drainage system.  The 

drainage system will satisfy the requirements of the City Stormwater Management Ordinance 

#58.  The Fire Marshall has reviewed and reported approval by letter of 9/10/21 to the 

Commission regarding fire lane requirements, hydrant locations etc.  The City Engineer has 

also reviewed and reported favorably on the acceptability of the Stormwater Management Plan 

and final engineering design details, subject to resolving the concerns set forth in his letter of 

9/16/21.  The proposal will connect to the existing sanitary sewer in Waterview Drive.  

Evidence of final review and approval by the Water Pollution Control Authority must be 

provided prior to final sign-off by the Commission.  

9.      Final Modified Detailed Site Development Plans needs further attention to the following 

additional conditions:   a) In view of the excess parking capacity provided beyond immediate 

and near future needs, additional spaces can and should be deferred.  It is recommended that 
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the parking area adjacent to the south wall of the building be reconfigured to allow more 

landscaped space adjacent to the building wall to better cover the currently exposed foundation 

wall.  b) The dumpsters in the service area should be appropriately enclosed and gated.  c) The 

landscape plan should be revised to incorporate evergreen screening along the southerly edge 

of the pavement opposite the loading area.  d) The selected plant materials should be 

reexamined.  The proposed Butterfly Bush is an invasive species that should be replaced with 

Rhododendron or other more appropriate species.  The proposed steep slope planting treatment 

should be supplemented with spreading junipers and other appropriate materials.  Since the 

adequacy of the natural vegetation for screening purposes during the winter season is unknown 

at this time, infilling with additional evergreen screen planting may be necessary.  e) There is 

no indication of signage at this time.  All proposed signage shall be submitted for Commission 

approval prior to installation.

10.    There appears to be considerable demand for light industrial/warehouse space throughout 

the region.  The Commission and staff continue to work with landowners to adapt existing 

space as appropriate.  The subject proposal will bring new employment opportunities to the 

City, adding to the tax base and helping preserve the favorable and stable property taxes for all 

homeowners.

After completion of its discussions, if it is the consensus of the Commission that it is prepared to 

act, Staff has prepare a favorable RESOLUTION for their consideration and action.  

Accordingly, the following RESOLUTION is offered:

RESOLUTION

On the basis of the findings and concerns noted above, the various representations made at the 

public hearing and other discussions of the Commission, the Shelton Planning and Zoning 

Commission hereby takes the following actions:
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To approve the subject Modified Detailed Development Plans subject to the following 
stipulations, modifications and conditions: 

1. Satisfaction of the concerns and requirements set forth in the findings above.  Final 

Detailed Development Plans shall address all concerns noted to the satisfaction of 

the Commission and its staff.

2. Unless otherwise authorized by the Commission, no permits for building construction 

shall be issues prior to sign-off on Final Detailed Development Plans.  Said final 

plans shall be submitted for Commission endorsement within a period of ninety days 

from the adoption date of the subject RESOLUTION.  The Commission for good 

cause shown may extend said time limit.

3. Final Modified Detailed Development Plans must satisfy all applicable concerns of 

the City Engineer, Fire Marshall, Local Traffic Authority and all other municipal 

boards and commissions as well as all permit requirements of the Water Pollution 

Control Authority and, if required, the State Department of Transportation.  Evidence 

of all required approvals of other municipal and state agencies will be obtained prior 

to final Commission sign-off.

4. In addition to any bonding that may be required due to blasting activity, a site 

restoration and/or completion bond shall be posted covering 100% of any work 

undertaken within any public right of way and in such additional amount as 

determined by the Commission installation and maintenance 0f sediment and erosion 

controls as well as completion of critical site improvements and final landscaping.  

Erosion control measures must be in place prior to site clearance and removal of site 

vegetation.  All other required bonding must be posted prior to the issuance of any 

permits.
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This RESOLUTION was moved by Commissioner ___________ and seconded by

Commissioner _______________. 

 

Upon the completion of all further discussion, on a roll call vote, Commissioners _________, 

___________, _________, __________ and ________ voted in favor of the RESOLUTION.

      Commissioner __________ voted in opposition.
 

      The Chairman declared the Motion passed.
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