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Planning & Zoning Commission 
Special Meeting 
February 4,2021 
Virtual Meeting via Zoom Technology 

Members Present: 	 Dave Palmberg, Chair 

Rich Shuck 

Ron Houle 

Cindy Rummel 

Chris Joseph, Alternate 

Leonard Clark 


• 

Also Present: David Perkins, Zoning Enforcement Officer 
Justin Parlapiano, Project Engineer, CT Water Co. 
James Casagrande, Project Engineering Mgr., CT Water Co 
Al Wells, Senior Project Manager, Tighe & Bond 
Tony Armelin, Engineering Manager, Johnson Memorial Hospital 
Public 

Public Hearing 

Special Permit application of Connecticut Water Company, 93 West Main Street, 
Clinton, CT to construct a 120 foot tall, 250,000 gallon water tank at 13 Maugauran 
Dri ve, Stafford, CT in accordance with Section 3.14 of the Zoning Regulations of the 
Town of Stafford. 

Property owner: Johnson Memorial Hospital, 114 Woodland Street, Hartford, CT 06105 

Location: 13 Magauran Drive, Map 33, Lot 5.05, Zone AAA. 

Dave Palmberg Chair opened the public hearing at 7:03 p.m., establishing a quorum with 
Dave Palmberg, Chair; Cindy Rummel, Rich Shuck, Ron Houle, and seating alternate 
member Chris Joseph for Lorin Dafoe. He recognized alternate member Leonard Clark as 
also being in attendance. 

Cindy Rummel read the legal notice. 

• 
Justin Parlapiano, Project Engineer with the Connecticut Water Company, explained the 
purpose of the Special Permit application, noting the water tank would provide a 
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• 
redundant source ofwater supply for the town of Stafford. The height ofthe tank requires 
a Special Permit. 

Dave Palmberg asked that Justin Parlapiano run through the layout of the site. He noted 

• 


that some abutters were in attendance at this Zoom (virtual) meeting. 

Justin Parlapiano brought up a land survey of the site on the shared screen. He indicated 
roughly where the tank would be located on Magauran Drive and he pointed out where 
the abutting residences at 9, II, 17 and 5 Magauran Drive were located in relation to the 
tank site. Dave Palmberg asked about access to the site. Justin Parlapiano said it would be 
from the hospital entrance off Route 190 for both construction and afterwards. He 
showed the project limit line which is off the back parking lot of the hospital and said the 
access drive leads to the tank. He said there will be gravel around the tank and it will be 
enclosed by an eight-foot fence. He also described the planned bio-swale that would be 
built to capture water in the unlikely event of an overflow. 

Justin Parlapiano was asked ifthere will be any pumps at the tank. He said there would 
not be. Asked about the elevations of the tank, he said the high water elevation is 114 feet 
and the highest feature is about 120 feet. He said for every two feet, it's about a pound of 
pressure. 

Jim Casagrande, Manager of Project Engineering at CT Water Company, said the height 
is basically fixed by their engineering constraints. He reviewed a few potential designs 
and explained why the one being presented is the most efficient. He noted that the 
column will be in the tree line. 

The hearing was opened to questions and comments from PZC members. Cindy Rummel 
asked what the standard height requirement is for the AAA zone. Dave Perkins said it is 
35 feet. Cindy Rummel asked how much area will be impacted. Justin Parlapiano said 
about one acre will be impacted for the construction site, and about a half-acre for the 
finished site. Dave Perkins noted that setbacks are not an issue. 

Rich Shuck clarified that the reason there will be so much clearing in the north end is 
because that is the lay down area. David Perkins noted it is not a trap rock ridge. Rich 
Shuck noted that there is a double row of silt fence on the south side which falls inside 
the limit of tree cutting. He said they would be unlikely to be able to get a trench cut 
without disturbing the tree roots and recommended installing hay bales in that area 
instead. Justin Parlapiano said they would be happy to use whatever the PZC 
recommended. David Perkins added that he would like to see the bio-swale constructed 
simultaneously with the platform, ifnot before. He said things will be easier if that is 
done earlier in the phase. He also recommended hay bales in another area. 

Ron Houle asked about the duration of construction. Justin Parlapiano said they expect to 

• 
start site work in the spring and for the tank manufacturer to come mid- to late summer . 
The tank should be constructed by the end of the year. He said substantial completion 
should be by the end of the year and final completion in about eighteen months. 
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• Chris Joseph asked what the usable life of the tank would be, and asked if the applicant 
would need to come before them again when it needs to be replaced. Al Wells, Senior 
Project Manager with Tighe & Bond, said this will be a welded steel water tank, which 

• 


has a long life span. Ifwell-maintained, which he expects Connecticut Water Company to 
do, they can last 100 years. David Perkins noted the special permit would run with the 
land, so it could be replaced when needed. Jim Casagrande said if there is any special 
change to the height or ifthey needed to replace it, which would be highly unlikely, they 
would come before the PZC again. He said they could expect a 25 to 30 year life on the 
exterior coating of the tank. David Perkins asked if there would be any printing or logo 
on the tank (i.e. Welcome to Stafford). Justin Parlapiano said there would not. 

Leonard Clark said the area chosen for the tank is in a wind corridor, noting they had 
once considered the area for a windmill. He asked ifhigh winds is an issue for the 
manufacturer or for engineering. Al Wells said while he cannot speak for the 
manufacturer, they will need to take that into account. He said these tanks are installed all 
over and they know the parameters they need to incorporate. He said he will make them 
aware. David Perkins also noted the building official will be reviewing this. Dave 
Palmberg noted also that Stafford is often subject to heavier snow loads. 

Dave Palmberg asked if there will be a lockbox installed for the fire department to have 
access. Jim Casagrande said they can coordinate this with the fire marshal. David Perkins 
said he had not received any comments from the fire marshal. 

Dave Palmberg also asked ifthere is a noise-reducing muffler or screening for the 
emergency generator for the nearby residents on Maugauran Drive. Justin Parlapiano said 
it will be in a sound-attenuating, weatherproof enclosure. Rich Shuck asked about fuel 
tank safety, and Justin Parlapiano said the fuel tank will be double-walled and alarmed. 

Dave Palmberg noted the separate set of survey drawings and engineered drawings and 
said they will need a signature stamp from the land surveyor. He asked that they include 
this with the mylars if or when the special permit is approved. 

Dave Palmberg said this will be a significant undertaking and discussed construction 
hours in relation to consideration to neighbors. He said if special hours or anything 
outside regular, reasonable business hours are needed for any work, he asked that they 
coordinate this with the ZEO. He would like to keep the neighbors informed so as to 
avoid complaints. Justin Parlapiano said they usually work from 7 AM to 6PM, but are 
open to other suggestions. Rich Shuck reviewed the allowable hours in the regulations for 
commercial gravel operations. 

Ron Houle asked ifthere will be any blasting involved. Justin Parlapiano said there is 
nothing planned. Ron also asked about the coating on the tank. Justin Parlapiano said it is 

• 
an epoxy and would be sprayed or rolled. He said it will be properly contained . 
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• 
Justin Parlapiano walked through the criteria for approval under a special pennit, 
addressing points A through J individually. 

The public hearing was opened to public comment. Robert Corriveau of 9 Maugauran 

• 


Drive asked ifthe location ofthe helipad for LifeStar would be an issue. Tony Annelin, 
Engineering Manager at Johnson Memorial, said they work closely with all four LifeStar 
companies and assured him the tank would not obstruct any of their paths. Justin 
Parlapiano said they also submitted an application to the FAA. He said there will be no 
lighting on the tank. 

Christine Corriveau of9 Maugauran Drive asked about where the tank placement was in 
relation to her property. David Perkins said it would be about 500 yards away on the 
other side of the nursery and the buildings there. Tony Annelin offered to meet with the 
Corriveaus to show them the location. He invited them to stop at the front desk at 
Johnson Memorial Hospital and ask for him. Justin Parlapiano said the tank would be 
about 600 feet from the northern corner of the Corriveau property. Christine Corriveau 
asked if this was the only location considered for the tank. Justin Parlapiano said they 
looked at three to four possible locations, and this location made the most sense. 

There were no other questions or comments. 

Rich Shuck made a motion, seconded by Cindy Rummel to close the public hearing at 
7:48 p.m. All were in favor. Motion carried . 

Agenda: 
1. Call to order and establish a quorum. 
2. Approve minutes 117/2021 and 12/3/2020 
3. Discussion and possible decision on public hearing item. 
4. Zoning Citation Ordinance Discussion 
5. New Business 
6. Adjournment 

I. Call to order and establish a quorum. 
Dave Palmberg, Chair, called the meeting to order at 7:48 PM, establishing the 
same quorum as for the public hearing with Dave Palmberg, Chair, Cindy 
Rummel, Rich Shuck, Ron Houle, and seating alternate member Chris Joseph for 
Lorin Dafoe. He also recognized alternate member Leonard Clark as being in 
attendance. 

2. Approve minutes 117/2021 and 12/3/2020 
Rich Shuck made a motion, seconded by Ron Houle to approve the meeting 
minutes of the 117/2021 and 12/3/2020 meetings. All were in favor. Motion 

• 
carried . 
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3. Discussion and possible decision on public hearing item. 


There was general consensus to approve the special pennit. 

Rich Shuck made a motion, seconded by Cindy Rummel to approve the Special 

Permit application of Connecticut Water Company, 93 West Main Street, Clinton, 

CT to construct a 120 foot tall, 250,000 gallon water tank at 13 Maugauran Drive, 
Stafford, CT in accordance with Section 3.14 of the Zoning Regulations of the 
Town of Stafford based on the plans from the Connecticut Water Company, 
Project No. BU 012111 Stafford Spheroid Water Storage Tank dated May, 2020 
and land survey of Gesick & Associates revised to January 14, 2021. As a 
condition of approval, signed, stamped survey plans must be submitted to the land 
use office with the mylars. 

A vote was taken on the motion, and all were in favor. Motion carried. 

4. 	 Zoning Citation Ordinance Discussion 
Dave Palmberg noted that changes to the proposed ordinance have been updated 
to reflect their most recent discussion. He said he felt this was ready to send to the 
Board of Selectmen for review and recommendations. He asked for 
Commissioners' views. Rich Shuck, Ron Houle, and Cindy Rummel agreed. 

Chris Joseph asked that public member Stacey Joseph, 5 Collette Road West, be 

• 	
allowed to provide comment. Stacey asked that the Commission reconsider 
allowing fines to accrue if a resident has filed an appeal but is still waiting for a 
final decision to be rendered. 

Stacey Joseph said there should also be a more limited authority. She said with 
this ordinance it might be possible that a resident could ultimately lose their home 
for non-payment of fines and that is too much authority for anyone. She also said 
there should be a course of redress to argue whether or not the ordinance is just, 
appropriate, or reasonably applied. Stacey Joseph said it does not appear anyone 
is advocating for the person being charged with a violation and there should be 
some sort of protection from the government. She said the overreach in the State 
and Federal government seems to be leaking into their local government and there 
should be some sort of Bill of Rights for residents' protections. 

Rich Shuck reiterated their past discussions that this ordinance is for the most 
egregious acts by property owners, for those who flat out refuse to work with the 
town to resolve problems. He said they don't want to take away the ability to 
enforce regulations, and this is simply a tool for the ZEO to do just that. He said 
anyone who takes issue with a regulation in town is free to apply for a text 
amendment. 

• 
David Perkins explained that while people should be free to enjoy their property, 
their activities should not be oppressive to others, and vice versa. This ordinance 
is to protect the health and welfare of the community. He said residents do have 
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• 
an avenue to address disagreements by going through the Zoning Board of 
Appeals. 

Stacey Joseph said she felt this ordinance goes against the health and general 
welfare of everyone in town as this is not an affluent community and many could 
not afford these fines. 

Dave Palmberg said a ZEO may interpret what one person would claim as a 
violation of the regulations as not necessarily so, and both parties would have the 
ability to appeal the ZEOs decision. He said with the citation process, if it goes to 
a hearing and the hearing officer agrees with the person charged with a violation, 
that person will not have to pay the fines. He said he felt Stacey Joseph was 
making an extreme case to argue against the ordinance. Stacey Joseph argued that 
a town employee should not be able to be subjective with regard to zoning 
regulations. David Perkins noted that police make judgement calls all the time. 
Stacey Joseph thanked the Commission for hearing out her concerns. 

Rich Shuck made a motion to move the proposed Zoning Citation Ordinance to 
the Board of Selectmen for Consideration, seconded by Ron Houle. 

The Commission discussed the motion. Rich Shuck made a note that in the 

• 
printed material for the citation hearing process under Section C that a violator 
can be fined up to $150 a day but under the procedure section, it notes the first 
citation is $100. David Perkins said this was an error and it should be $150. This 
will be corrected. 

There was discussion about whether to make the fine $150 or change it to $100, to 
be more in line with the blight ordinance. There was agreement to keep it at $150. 

A vote was taken on the motion. Rich Shuck, Ron Houle, Cindy Rummel and 
Dave Palmberg voted in favor. Chris Joseph was opposed. Motion carried. 

5. New Business 
Dave Palmberg brought to Commissioners' attention DeSegregate Connecticut, a 
new group that is lobbying hard at the Capitol for statewide Zoning Regulations 
that push for more affordable housing. One avenue includes asking the State to 
mandate such things as as-of-right multi-family housing if the land is within a 
certain distance of a mass-transit hub. He noted they put out a weekly webinar 
that people can view live or at a later date. 

This led to a discussion that each town is required to submit a Fair Housing Plan. 
David Perkins said he is currently working on the Stafford Affordable Housing 
Plan and that it is due to the legislature by July. He will share the plan with 

• 
Commissioners as he gets closer to submitting it. 
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• Dave Palmberg noted they don't currently have an update on Stafford's numbers 
with regard to whether they are close to the 10 percent affordable housing units 
the State wants to see each town have. David Perkins said they are currently at 7.9 
percent and that does not count the 80 units coming at Woodland Springs. When 
they add in the Prospect Street School units, they will be very close to the 10 
percent mark. 

Rich Shuck said this is very difficult for rural communities like Stafford as they 
don't have the water/sewer infrastructure and mass-transit hubs DeSegregate CT 
is looking for. Dave Palmberg said ifCommissioners want to know more about 
this group and the things they are advocating for, they can reach out to either him 
or David Perkins. 

6. 	 Adjournment. 
Rich Shuck made a motion to adjourn, seconded by Ron Houle. All were in favor. 
The February 4,2021 remote meeting of the Stafford Planning & Zoning 
Commission was adjourned at 8:23 p.m. 

Respectfully submitted, 

(LI)~ ~Lf~,,~ 
Annie Gentile 
Recording Secretary 

• 
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