
r.ECEIVED 
STAFFORD. CTTown of Stafford 

• 
Planning & Zoning Commission 1nI3 OCT lOP 4: I 3 
Regular Meeting 

/ .r(o~October 9,2018 ,/''''''.''''-'r". .-: - "",,/ 

/, I. j {~ .:" \ ,~! "1---7:00 p.m. - Veterans' Meeting Room 	 1"'/""1..(/'7 ;;"~ ,., '1..,(/,,' 

Warren Memorial Town Hall 	 1/ TO'NN CLERK 

Members Present: 	 Nancy Ravetto, Chair 

Kathy Bachiochi 

Ron Houle 

Gene Julian 

Cindy Rummel 
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Also Present: Dave Perkins, Zoning Enforcement Officer 

Dave Palmberg, Alternate 

Chris Joseph, Alternate 

Attorney Dori Famiglietti of Kahan, Kerensky, & Capossela 

Luke DiStefano, Project Manager, Bohler Engineering 

Megan Vincent, Architect 

Maureen Chlebek, Traffic Engineer 

Peter Yeskey, First Hartford Corporation 

Rick Zulick, Public Works Director 

Thomas Finch, Fire Marshal 

Public 


Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of September 25,2018 Regular meeting. 
3. 	 Site Plan Presentation for 116 West Main Street 
4. 	 Discussion and possible approval of Site Plan 
5. 	 New and Other Business 
6. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:00 p.m., establishing a quorum with Nancy 
Ravetto, Chair, Gene Julian, Kathy Bachiochi, Ron Houle and Cindy RummeL 

2. 	 Review minutes of September 25, 2018 Regular Meeting 
Cindy Rummel made a motion, seconded by Gene Julian to approve the September 25, 2018 
Regular Meeting minutes. All were in favor. 

• 
3. Site Plan Presentation for 116 West Main Street 

Attorney Dori Famiglietti, representing Cumberland Fanns, introduced herself and their team, 
including Luke DiStefano, Project Manager with Bohler Engineering; Megan Vincent, Architect, 
Maureen Chlebek, Traffic Engineer; and Peter Yeskey of First Hartford Corporation, developer for 
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Cumberland Fanns. She said their application is two-fold, first to get site plan approval, then also 
to get approval for the location of a gas station as required by state statute. 

Luke DiStefano described the existing conditions of the site. It was a fonner auto dealership with 
an existing approximately 13,000 sq. foot vacant building which would be demolished. The site is 
currently paved with about 55,000 square feet of asphalt, some of which encroaches into the ROW 
on West Main Street. 

The plan is to build an approximately 5,275 sq. ft. Cumberland Fanns fronting West Main Street. 
There will be a curb cut along West Street, and they eliminated a curb cut that was in the original 
site plan. The gas station will be serviced by four fueling dispensers, so at maximum eight cars 
could be fueling at any given time. There are plans for two underground storage tanks, and these 
will meet all local, state, and federal regulations. 

This plan will improve the green space as the proposal will green up approximately 50 percent of 
the lot, creating more than 34,000 square feet of green space. By removing significant asphalt, 
sheet flow will be reduced and so stonn water management will improve. They plan to collect 
runoff via a series of catch basins that will direct water to a single stonn water quality unit, then 
discharging to the municipal drainage system that exists on West Street. 

All utilities will be new and underground. A 2,000 gallon underground propane tank will be 
located at the back right comer of the building and will be fully shielded. 

Luke DiStefano discussed the lighting plan. He said the lighting is designed to put light at the 
entryways, beneath the canopy, and along the 22 parking spaces that service the building. There 
should be no light trespass onto abutting properties and ROWs. There should be no halo effect, and 
there will be full-cutoff, down-lighting. 

Dave Palmberg brought up connecting the sidewalks on Main and West Main Streets. Attorney 
Famiglietti noted that the sidewalk along West Main Street was a recent addition, along with the 
ADA ramps. Luke DiStefano said the grading between the two streets makes it too difficult to 
connect them. Dave Palm berg said he was concerned that if when this plan goes to the Department 
of Transportation, if they objected to a sidewalk in the ROW, would the developer consider putting 
a sidewalk inside the property line? Luke DiStefano said there have been situations where they 
have put sidewalks in the interior lot lines, but there are some liabilities involved. This would need 
to be discussed further if this becomes an issue with DOT. 

Nancy Ravetto asked about where delivery trucks would access the site. Luke DiStefano said they 
would enter the site off West Main Street and then circulate the site counter-clockwise, exiting 
back onto West Main the way they came in. 

Traffic Engineer Maureen Chlebek noted that the curb cuts were reduced to just one cut, aligned 
with the cut across the street, and moved further away from the intersection. 
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Nancy Ravetto asked about the sign. Luke DiStefano noted that they designed a smaller, ten-foot 
monument-style sign, approximately 37 square feet in size. 

Dave Perkins asked about drainage. Luke DiStefano said they are not allowed to send any more 
water off site than there is with existing conditions. Their plan was to try to mimic existing 
conditions, but also improve on them. For the most part, he said the lot sheet flows to the drainage 
system within West Street. They plan to add three catch basins, direct storm water to those basins, 
and then to the storm water quality unit, then discharge to the municipal drainage system that exists 
on West Street. Because of the reduced sheet flow, there will be a lower volume and slower rate of 
other water going to adjacent properties. 

Luke DiStefano said the plan will include a six foot high, white vinyl fence along the south side of 
the property as well as the joint property line with 7-11. Attorney Famiglietti said the modified tree 
scape and fence are both recent additions to the plan in response to earlier comments from the 
Commission. 

Nancy Ravetto asked about screening the mechanicals. Luke DiStefano said the original plan was 
to shield them by a lower, somewhat open screen, about 3 feet high. They are now proposing a six
foot high solid white fence. 

Dave Perkins asked if they might include curbing all the way down West Street. Luke DiStefano 
said that if asphalt curbing were allowed, they would not have an issue extending it all the way 
down. 

Maureen Chlebek reviewed the traffic study. She said she assesses existing conditions, projected 
changes to 2020 ifthere is no additional development, and then projected changes ifthere is future 
development. She said she first did traffic counts on a weekday to get high volume peak conditions. 
She also investigated crash data on file, finding a low crash rate. Projecting ahead she looked at 
possible roadway projects and was made aware of the planned round-a-bout. This should not 
change traffic patterns. She said Fitzgerald and Halliday, which works with CRCOG, projects 
about 1 percent a year in increased traffic in the area under a no-build scenario. 

Maureen Chlebek reviewed travel patterns, and provided a capacity analysis that measured vehicle 
delays. She said they try to design for Level D service. She said this proposal should make delays a 
little longer. There may be a little wait to pull out into traffic during busier times, but there should 
be adequate gaps to get out onto the road. She also determined that the driveways are placed so that 
there are adequate site lines and safe stopping distances. She also determined that internal 
circulation on the site is adequate. 

Cindy Rummel asked if this proposal is for a 24-hour store. Luke DiStefano said it is. 

Nancy Ravetto asked if the sign is placed in such a location as to not interfere with sight lines. 
Maureen Chlebek said it is not in the sight line . 

There was a brief discussion about why Cumberland Farms decided to go with four pumps. Peter 
Yeskey said the number ofpumps at any Cumberland Farms is determined by an internal 
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evaluation. He also noted that every store has a generator hookup, so is generator ready if the store 
experiences a loss of power. He also noted that Cumberland Farms has a fleet of generators, so 
they should have quick access to getting one. 

Dave Perkins noted he had some traffic study data from the intersection of Routes 32 and 190. He 
asked that Maureen Chlebek look at the data he has and compare it with the DOT numbers. 

Dave Palmberg asked if fuel deliveries are scheduled for a specific time. Peter Yeskey said they try 
to do fuel deliveries during non-peak hours of the day, and are cognizant of school bus schedules. 
He said the number of deliveries is driven by volume but is typically two to three deliveries a 
week. Luke DiStefano said he would also expect that deliveries of store items would be during 
daytime hours as they are also cognizant that this is near a residential area. 

Megan Vincent reviewed the architecture. She said she felt the design meets the requirements of 
the Village Overlay zone. The fa9ade faces West Main Street and has varied rooflines and a shed 
dormer across the building, punctuated by two gabled dormers, clapboard vinyl siding, natural 
colors and cultured stone. Faux windows have been added on each side to break up the interest. A 
patio is included for outdoor dining options, and it is fenced in by a black aluminum fence. 

Nancy Ravetto noted that Stafford's Zoning Regulations for the Village Overlay District require a 
consultant review, which may be waived if the Commission does not feel it is necessary. She said 
in this case, the Commission feels comfortable with the design and that a consultant opinion is not 
needed. She said she feels the applicant has captured what the Commission was looking for when 
they crafted the Village Overlay. 

Dave Perkins asked where snow would be piled should there be a storm. It was noted that it can 
pile up on the second floor roof and would need to be shoveled off. Luke DiStefano pointed out 
that most of the snow could be pushed to the left side of the site, and there is also some opportunity 
for a snow shelf at the front of the site beyond the fueling area. If snow becomes excessive, it can 
also be trucked off site. 

Dave Perkins said they require a design that addresses a 50-year storm and asked if it is something 
that could be generated in a few weeks. He also asked if there were any opportunities for Low 
Impact Development (LID) handling of storm water. Luke DiStefano said they looked into this but 
found the site was not a good fit for LID. 

Public Works Director Rick Zulick said the storm drain system on West Street is problematic, but 
they are planning to put new sewers down that roadway. He noted that all of the storm water goes 
to the Water Pollution Control Facility. He said he would like to talk to Luke DiStefano a little 
further about how they can work together to address any runoff concerns. Nancy Ravetto noted that 
Rick Hartenstein, WPCA Director, had said he expected there would be no increase of water going 
into the system from this development, due to less sheet flow. Dave Perkins said it will be good to 
discuss this further during the pre-construction meeting. 

Dave Palmberg asked Fire Marshal Thomas Finch if he felt comfortable with the access to the rear 
of the building. Thomas Finch said he was. 
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• Attorney Famiglietti said they did not submit revised landscaping plans but can incorporate all of 
what has been discussed into their final plans. 

Dave Perkins said he would feel more comfortable holding off on making a formal approval until 
their next meeting on October 23 so that the applicant could provide (1) pipe size storm 
calculations for drainage for a 50-year storm, (2) a traffic count comparison to the State 
Department of Transportation's closest area calculations at Routes 32 and 190, and (3) actual 
distances from the proposed building to the closest residential structure. He will need this 
information to prepare his report. 

Attorney Famiglietti said they would do this, but asked that Dave Perkins let her know if they have 
any additional questions after receiving this information so that she might only bring back the 
necessary people on the team. 

Gene Julian made a motion, seconded by Ron Houle to continue the Site Plan Presentation for 
116 West Main Street to October 23, 2018. All were in favor. 

4. Discussion and Possible approval of Site Plan - Continued to October 23, 2018. 

• 
5. New and Other Business 

Nancy Ravetto noted a few small mistakes in the new Zoning Regulations. On the chart on Page 
38, Item 24, the wording should read: Drive-in, open air sales, commercial recreation, amusement 
arcade, cafe, indoor entertainment facility. 
Also, on Page 86, under 7.13 Alcoholic Beverages, Item 2 should read: Club Permit, or not profit 
club permit, and brew pub. 

Dave Perkins also provided a handout regarding yards and screening and buffering regulations 
which were added to the zoning regulations in 2005. They basically have two competing 
landscaping regulations and these will need to be blended and added to the regulations. 

Dave Perkins provided an update on the town meeting to address zoning citations. The proposal did 
not pass, as some feared too much power might be vested in the Zoning Enforcement Officer and 
citations could be abused. He since put together a policy handout for the Planning and Zoning that 
addresses these situations and which he feels would give the Commission some control over the 
ZEO. He asked that Commissioners digest this information and plan to discuss it further at their 
next meeting. 

Chris Joseph asked about the zoning citation ordinance that was not passed. He asked if 
anonymous complaints are allowed. Dave Perkins said basically that if someone comes in to make 
a complaint, they won't be anonymous after that. Chris also asked what "citation" means. Dave 
Perkins said it was basically moot, as the ordinance was not passed. The Commission discussed 
how the Enforcement Process on Page 2 of Dave Perkins' handout would need to be changed. 

• 
Lines 8 and 9 would need to be revised, and Line 10 would need to be eliminated . 
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• Nancy Ravetto noted that the combined Commissions were going to meet next on October 23 after 
the PZC meeting. The Commission was open to this. Nancy said she will contact Amber Wakeley 
to organize the meeting. 

Dave Perkins noted that Big Y is merging some of their pad sites. It is simply a reconfiguration of 
their lots and will not impact anything like drainage. 

The Commission also briefly discussed the importance of landscaping bonds and what can be done 
at Dollar General about the lack of landscaping. 

6. 	 Adjournment. 
Kathy Bachiochi made a motion to adjourn, seconded by Gene Julian. All were in favor. The 
October 9, 2018 meeting of the Stafford Planning & Zoning Commission was adjourned 
at 8:28 PM. 

Respectfully submitted, , 

~~:J:k1~ 
Annie Gentile 

• 
Clerk 

• 
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