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Planning & Zoning Commission 

Regular Meeting 

January 22,2019 

7:00 p.m. - Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Cindy Rummel 

Michael Delano, alternate 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Leonard Clark, Alternate 

Chris Joseph, Alternate 

David Palmberg, Alternate 

Jim Cassidy, Project Engineer, Hallisey, Pearson & Cassidy 

Matthew Darling, New England Retail Properties 


• 
Regular Meeting Agenda: 


1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of January 8, 2019 Regular meeting. 
3. 	 Informal discussion - Tractor Supply Store - 54 West Stafford Road 
4. 	 Subdivision expiration - "Ellis Brook Estates" 
5. 	 Buffer and Landscaping Discussion 
6. 	 Floating Zones 
7. 	 New and Other Business 
8. 	 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, and Cindy Rummel and seating alternate member 
Michael Delano for Ron Houle. 

2. 	 Review minutes of January 8, 2019 Regular Meeting 
Gene Julian made a motion to approve the January 8, 2019 Regular meeting minutes, seconded by 
Cindy Rummel. Gene Julian, Cindy Rummel, Nancy Ravetto, and Kathy Bachiochi voted in favor. 
Michael Delano abstained. Motion carried. 

3. 	 Informal discussion - Tractor Supply Store - 54 West Stafford Road. 
Jim Cassidy, Project Engineer with Hallisey, Pearson & Cassidy, attended the meeting with 
Matthew Darling of New England Retail Properties. Jim Cassidy described the proposed project 
to build a Tractor Supply store at 54 West Stafford Road. 
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The lot consists of 16.21 acres in the Highway Business zone. There are currently four buildings 
on the site-two single family residential homes in the northwest corner of the lot, an antique 
store, and then to the rear of the homes, a former auto repair facility. Jim Cassidy said that about 
four acres of the parcel are presently developed, while the back portion is wetlands. The drainage 
on the property runs southerly to a watercourse that eventually makes its way to Middle River. 

The Tractor Supply store proposed is a prototypical building of about 19,097 square feet. It would 
be 124 feet deep by 150 feet wide with a front vestibule. The rear of the building would have a 
fenced display area for products too large to display inside. That area can be accessed from the 
outside by a gate. People who purchase something in that area would come inside and pay, then 
drive around back to load their purchase. Access goes all around the site, so customers who go to 
the back to load a large purchase would continue the rest of the way around the site and exit where 
they came in. 

The proposal provides for the required 77 parking spaces, most of which would be in the front of 
the building. However, there are sixteen spaces on the east side of the building and three spaces at 
an angle for customers who come with larger vehicles or trailers. The front section of the building 
will include a 25 foot concrete area with a permanent sidewalk for seasonal displays. There will 
also be a permanent trailer display area on the other side of the building with a landscaped area of 
about 3,000 square feet. 

Access to the property will be via one curb cut. Presently there are two curb cuts to the property. 
They plan to improve the one near the antique store, while eliminating the other one. 

The property will be served by public sewer and water. There are presently no controls for storm 
water. The plan is to install a few catch basins in the front of the property which will go to a storm 
water quality structure to a pipe and then out to the wetlands. The storm water quality structures 
will be designed to catch the first inch of runoff. Jim Cassidy said he has submitted a storm water 
report. The proposal is currently before the Inland Wetlands Commission. 

Jim Cassidy described the proposed building. They have built similar stores in several Connecticut 
towns. This building is one story with split concrete block construction. The bottom half of the 
building would be a taupe color, the top a tan color. The front vestibule bumps out. The building 
includes a gable made of corrugated steel and there will be an awning about five feet wide across 
the entire front. Tractor Supply's signature red banner surrounds the building perimeter. 

The design includes a parapet wall that screens the mechanical units on the roof. Gene Julian 
asked if there will be any parapet on the east or west sides of the building. Jim Cassidy said there 
is not, but the building will be 150 feet off the road and also the evergreen hedgerow included in 
the landscaping plan will provide screening. Their building will be far behind the neighboring 
Safe Net building. 

The landscaping plan includes two landscaped islands in the parking lot and ornamental street 
trees up in front. Snow stockpiling can be done between the front street trees and in the back 
section of the developed area of the lot. Jim Cassidy explained that Tractor Supply stores do not 
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• typically need as many spaces as are required in the zoning regulations. Usually 60 spaces is 
sufficient. They are providing for 73 with four deferred spaces. They could stock pile snow in the 
16 spaces provided on the side, but if they found the loss of those spaces interfered with business, 
then they would remove the snow from the site. 

Dave Palmberg asked if there was any potential for pervious pavement to be used as a display 
area. Jim Cassidy said this is an area with high ground water so they feel it would be better to 
defer those spaces. Dave Palmberg said it might just make sense to identify the area as a storage 
and stockpile area and just not stripe it for parking. He suggested it could be an additional 
deferment area. 

Nancy Ravetto asked about lighting Jim Cassidy said he submitted a photometric plan, but did not 
bring it with him. He said there would be two light poles in each island with four-headed fixtures 
in front, and then one in the back area with a three-headed fixture. They would utilize the latest 
LED technology and throw light back onto the site. 

Nancy Ravetto noted that their regulations require that mechanicals be screened from public view 
and that the plan does not show screening on the sides. After further discussion about the 
elevations, distance of the building from the road, and noting that the AlC unit would be located 
about 25 feet back from the parapet wall, the Commission was satisfied that the mechanicals 
would be sufficiently screened. 

Dave Perkins asked about the landscaping at the front of the property. Jim Cassidy said there will 
be a lawn area with canopy street trees including sugar maples in this area. They will also be 
planting grass for stabilization. 

Dave Palmberg suggested that the existing bright orange, possibly halogen, light that is presently 
shining on the antique store be removed. Jim Cassidy said if it is on their property, they will be 
removing it. 

Nancy Ravetto asked that the applicant work with the ZEO on bonding for the landscaping. 

Gene Julian said it would be very helpful when they return for the public hearing to bring in 
pictures showing other similar stores. Jim Cassidy suggested Commissioners might like to check 
out similar stores, such as the one in Vernon. There also was a brief discussion about whether 
there would be a need to break up the long expanse of building with faux windows or other 
treatments. However, there was consensus that this would not be necessary due to the distance of 
the building from West Stafford Road. 

• 
Dave Palmberg noted there are a lot of discarded items on the site, such as old tires and 
automotive parts, and asked if they will be removed. Jim Cassidy noted two areas on the site with 
unwanted materials. One in the southwest corner is not on their property. Basically, he said they 
will remove any material where they can go in and remove it by hand. If equipment is needed to 
go in and get at the material, they feel they would do more harm than good to the wetlands by 
doing so. In this case, they would not attempt to remove the material. 
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• Dave Perkins asked about sidewalks. There was consensus that the largest concentration of 
development in the area is on the opposite side of the street, and so a sidewalk might not be 
feasible. Dave Palmberg suggested providing a 6 or 10 foot easement parallel to the front property 
line for a possible future walkway. Jim Cassidy said there is a lot oflawn area between the 
property line and pavement and said it would make more sense for a sidewalk to be built in the 
State Right of Way. 

Matthew Darling asked what kind of detail the Commission would be looking for at their next 
meeting. Nancy Ravetto asked that they bring the lighting plan. Jim Cassidy said they will bring a 
traffic impact statement also. Dave Palmberg suggested they bring photos of outdoor storage areas 
at similar stores. Gene Julian suggested they be prepared for any questions from the public. 

4. 	 Subdivision expiration - "Ellis Brook Estates." 
Dave Perkins said Ellis Brook Estates was a five-lot subdivision approved in 2008, with a lot of 
wetlands. There was a cul-de-sac off of Tetrault and Clark Roads. No lots were sold and the cul
de-sac was not developed. The subdivision has since expired, and the owner would like to sell the 
property off as one lot. 

Dave Perkins said he will file a legal notice on this for the record and will write expired on the 
existing maps, which will be rescanned. It was noted that the conservation agreement would also 

• 

be eliminated. The paperwork with the assessor will be updated. 


Nancy Ravetto made a motion to invalidate the subdivision known as Ellis Brook Estates, 
acknowledging the thirty-acre subdivision approved in 2008 has seen no development or 
improvements. The property will revert back to a single lot and the easement is also no longer 
valid on the property. Gene Julian seconded the motion. All were in favor. 

5. 	 Buffer and Landscaping Discussion. 
Dave Perkins noted he will not be able to attend the February 12 PZC meeting. This meeting will 
likely be cancelled. He said he will put together a packet consolidating all of the changes agreed 
upon so that the Commission, at the second meeting in February, can schedule a public hearing for 
the first meeting in March. He will also get the information to CRCOG. Nancy Ravetto asked that 
he add the modification to site plans to this public hearing. Dave Perkins said they should expect 
to open the public hearing for Tractor Supply on February 26, 2019 also. 

6. 	 Floating Zones. 
Leonard Clark provided copies of zoning regulations on floating zones that Dave Perkins found in 
Clinton. He noted that Clinton has floating zones in designated areas of town rather than across 
the whole town. He suggested that an application that does not meet the requirements of a 
particular zone could apply for their application to be considered under the floating zone. 

• 
Dave Perkins explained that floating zones can be established when the PZC is acting as a planner 
in its administrative capacity rather than in its legislative capacity. 

Nancy Ravetto said she would not want a floating zone to cover the entire town, as she would not 
want such development in residential zones. Dave Palmberg said their subcommittee spelled out 
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that they would want a floating zone to cover commercial and industrial zones in town only. 
Cindy Rummel said they do have the option to place a floating zone over the whole town or just 
specific zones. Gene Julian suggested that applying it to the whole town could be beneficial as 
there might be some unusual, unforeseen type of business that might work in a residential area, 
and a floating zone would allow them to be open to anything. Dave Palmberg said they could 
require that any application for a floating zone consideration be required to give an infonnal 
presentation like they just heard tonight. They have the freedom to refuse a proposal outright and 
they could do so early on if they felt it would not be a good fit. Nancy Ravetto was concerned that 
if they allowed a floating zone throughout the whole town, a future Commission could allow 
something that they would not want. Dave Perkins noted that can happen with any future 
Commission, as they could change the regulations as they saw fit. 

Leonard Clark recommended Commissioners spend some time reviewing the Clinton regulations 
as there is a lot of good infonnation that could be useful for Stafford. The regulations include 
many good protections Stafford might not now have. Dave Perkins noted that at the end of the 
Clinton regulations, there are details for the zone. 

Dave Palmberg said the subcommittee is still looking for specific incentives from the Commission 
against the current zoning regulations that could be offered with a floating zone. While they 
looked at broad areas, he'd like to get more specific detail, such as what areas of town to consider, 
lot sizes, the number of parking spaces, and building coverage on the lot. The subcommittee 
wants to know on what items the Commission might be willing to loosen restrictions. Dave 
Perkins suggested a good starting point would be to look at maps with lot sizes on Route 190. He 
said he could work on this with Leonard Clark. Kathy Bachiochi suggested as a starting point to 
look at some of the same incentives that were offered in the Village Overlay Zone. Nancy Ravetto 
asked that everyone look at the regulations and be ready to discuss incentives at the next meeting. 
Leonard Clark suggested Commissioners look at pages 2107 and 2108 specifically in the Clinton 
regulations. 

Chris Joseph asked if there are particular zoning regulations that are holding people back from 
developing businesses with better paying jobs. He asked if Dave Perkins and/or Dave Palmberg, 
as ZEOs, have found any recurring themes where certain regulations put off developers from 
coming to town. There was a consensus that there can be many reasons a developer decides 
against coming in, be it parking, stonn water management requirements, landscaping 
requirements, or other things. Gene Julian said people go online and look at our regulations and 
they might decide against Stafford without anyone ever knowing they were considering corning 
in. He said a floating zone might just accommodate and draw in a development that otherwise 
would not be considered in our current regulations. 

Dave Palmberg said the regulations could speak to an industrial park rather than a standalone 
building, where the Commission could look at items like shared parking. He said a floating zone 
would be open to unique opportunities, but would need to be considered by Special Pennit on a 
case by case basis. He said in this day and age there are a lot ofcomputer/technical types of 
companies that don't necessarily require sewer and public water utilities, so they might not need 
to be in a commercial zone. 
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• Dave Perkins said under a floating zone, a developer should be required to bring their concept and 
have a pre-application discussion so they can get that anticipated use on the record. Then they 
would need to apply via Special Permit. 

7. 	 New and Other Business. 
Nancy Ravetto brought up the Commission's previous discussion on medical marijuana, noting 
from State regulations that the State determines how many producers can be licensed. Dave 
Palmberg said the state also approves the locations of such facilities based on the need for the 
product. He said they go where the largest concentrations ofpeople with medical marijuana 
prescriptions are located. There was discussion about whether Stafford should impose a rule in 
their regulations limiting the number of producers and dispensaries in town; however, it was noted 
that the state places limitations on them anyway. 

• 

The Commission discussed the building and security requirements and application fee from the 
Department of Consumer Protection for facilities, which is significant and would likely be a 
challenge for small farmers interested in applying. This information can be found online. It was 
noted the State will not consider any application until local approval has been granted. Dave 
Palmberg said Rocky Hill is currently looking at a production facility, noting that production also 
entails growing, packaging, and processing of marijuana. This is an industry with huge potential in 
the areas of science and research and development, and Rocky Hill is looking at an existing, 
vacant 165,000 square foot facility. Cindy Rummel said they should also keep in mind the 
potential for recreational marijuana as that is likely the next step, especially because 
Massachusetts has already legalized it. The Rocky Hill regulations include a required separation 
distance, and the Commission said they should consider using their regulations but removing that 
requirement. Nancy Ravetto suggested looking at established Massachusetts regulations for 
recreational marijuana. 

Nancy Ravetto noted the Commission will also be discussing new land use fees in March. 

8. 	 Adjournment. 
Kathy Bachiochi made a motion to adjourn the meeting, seconded by Michael Delano. All were in 
favor. The January 22, 2019 Stafford Planning & Zoning Commission meeting was adjourned at 
8:40 p.m. 

Respectfully submitted, 

,<,-L-t~f~ 
Annie Gentile 

Recording Secretary 
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