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Bill Schroeder, Architect, Cocca Development (attended remotely) 
Kelli Chovan, Associate, Cocca Development (attended remotely) 
Public (in-person and remote) 

Public Hearing 
Special permit and Site Plan application of Cocca Development LTD, 1000 DeBartolo Place, 
Youngstown, Ohio to construct a 2,502 sq. ft. Walgreens retail store with a drive through facility 
and a drive-up window at O West Stafford Road, Stafford, CT (May 46, Lot 70.1) between 80 
and 88 West Stafford Road. Property owner: Darryl and Dennis Warchol Family Trust. 

Dave Palmberg, Chair, called the meeting to order at 7:02 p.m., establishing a quorum for the 
public hearing with Dave Palmberg, Chair; Rich Shuck, Cindy Rummel, and Dr. David 
Mordasky. He seated alternate member Leonard Clark for Ron Houle. 

Cindy Rummel read the legal notice. 

Bill Schroeder, company architect for Cocca Development, said they are developing a "Cooper" 
Walgreens store, which is a smaller establishment with about 40 percent of the building set aside 
for retail and the remaining 60 percent a pharmacy. They would be keeping a drive-thru for 
customer convenience. He said it is similar in comparison to the 1970s era Rexall stores. 

Dave Palmberg asked about the status of the existing store. Bill Schroeder said they build a new, 
smaller and more efficient store when it appears the larger style is not doing enough business, 
and it is up to Walgreens to decide what to do about the old store. He said typically Walgreens 
will try to sell or lease the old store to someone else. 

Dave Palmberg said he had some questions about engineering, but the civil engineer was not 
available that evening to answer questions. Dave Palmberg noted the site plans are dated 9/21 /2 1 
while the landscape plan is dated 3/3/22 and the two are not aligned. Bill Schroeder said this is 
correct. He said they updated the parking and added an extra island to meet Stafford' s 
landscaping requirements. They have contacted the civil engineer and he' ll make changes based 

1 



on the discussion this evening regarding parking and greenspace. The plan is accurate except the 
parking in front is corrected. 

Dave Palmberg noted that Connecticut and New York are two states that require a mobility 
symbol for the signage and pavement markings. Bill Schroeder said they have used that symbol 
in some projects they did in New York, so they are familiar with them. Dave Palmberg said there 
are 25 spaces, so they will need one van accessible space. 

Dave Palmberg also asked if the company has had any discussion with the Connecticut 
Department of Transportation (DOT) yet. It was noted Kelli Chovan with Cocca Development 
was submitting for a temporary access permit. He asked if they were considering doing a 
common drive from the signalized intersection. Kelli Chovan said DOT didn't deem it necessary. 
Dave Palmberg said they may require that Route 190 be widened to add a bypass lane to the 
store, but he was not sure if they'll want a left tum for westbound traffic. He said that may be an 
issue. He noted Stafford encourages shared accessways to minimize curb cuts but that will be the 
State's purview as Route 190 is a State road. 

Dave Palmberg said they will also need to provide a sidewalk across the entire frontage, but he is 
not sure how much room they have in the ROW. He said the Commission may ask that they get a 
sidewalk easement if there is insufficient room. He also asked about the traffic circulation around 
the store-if it is two-way traffic all the way around. Bill Schroeder said it is two-way only in 
front and to the right side. In the back and left it is all one-way. Dave and Bill also discussed the 
area along the rear of the parking lot where there are hatch marks. This is for dumpster access 
and will be paved and striped off. 

David Perkins noted on the west side parking area there is no striping showing where the bypass 
starts, and where the entrance is. He was concerned about conflicts with vehicular movement. 
Bill Schroeder assured him it is a standard layout that works comfortably at their stores. He said 
they are accounting for stacking of up to five cars and it won't stack into the lane any more than 
around the curve. Bill Schroeder also said they expect 14 to 17 vehicles in the lot at their busiest 
time but are providing 25 parking spots. · 

Leonard Clark said his concern was about what would happen to the existing Walgreens building 
as they have a lot of empty buildings in town. Dave Palmberg said he shared his concern but this 
is beyond the purview of this public hearing, and there is not a lot they can do. 

Rich Shuck said he was also concerned about stacking. 

Dave Palmberg asked if there was an area designated for employee parking. Bill Schroeder said 
they will not park in the hatched area but would more likely park in the back spaces near the 
back door entry where they would typically go in and out. 

Cindy Rummel also expressed concern about what would happen with the existing Walgreens 
store but said she understood that it is not part of the existing application. 
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Dave Palmberg asked if there was a maintenance schedule for the Erosion Control Plan, Sheet 
2.0., for the drainage structures. He said they can find their Stormwater Design Manual online 
and they will need to provide a cleaning schedule. The bioretention pond is included in that. Bill 
Schroeder said he will get that manual to their civil engineer and request that information. Rich 
Shuck explained that the purpose of having it on the plan is so that perhaps ten years down the 
road if the building is sold, the new owners will have a maintenance plan to follow. 

Dave Palmberg asked the Commission how they felt about the sidewalk request. Dr. David 
Mordasky said it is across the board desirable, and it especially makes sense with the Senior 
Center, supermarket, and elderly housing all nearby. Rich Shuck said they have several sites with 
sidewalks that are unconnected but hope that they will all eventually connect to make the area 
more walkable. 

Bill Schroeder asked that they send him a message with the section in the regulations and 
specifications for the sidewalks required. Dave Palmberg said they will do that. He said his only 
concern was about how much space will be available in the ROW after they talk with the State 
DOT. He said if the sidewalks have to be on private property, then they would likely request an 
easement. He read from Section 6.2; Section D - Pedestrian Circulation, which pertains to 
sidewalks. David Perkins said he would send along the documents along with a sample Erosion 
and Sedimentation Control maintenance plan. 

Dave Palmberg said they would also have to register with the State Department of Energy and 
Environmental Protection for a storm water permit. DEEP will require an inspection plan for 
erosion control. Dave Palmberg said he was glad to see water quality and drainage computations 
on the plan. He asked if it was correct there would be no increase in runoff considering they are 
building on an empty lot. David Perkins said that was so; the design shows there would be no 
increase in runoff. 

Dave Palmberg reviewed the outstanding issues. The applicant needs to get the parking plan set 
consistent with the landscaping plan dated 3/3/22. The applicant also needs to provide a post
construction maintenance landscape plan in the plan set. They also requir1;: the plan to show 
details for a sidewalk across the full frontage and obtain an easement if necessary. 

Dave Palmberg asked for an explanation of the photometric plan. Bill Schroeder said there will 
be LED lights on the building front, side, back and left and LED poles which will have lights 
facing inward. Dave Palmberg asked if the wall pack lights would be full cut-off. Bill Schroeder 
said they would be. They will be shielded 90 degrees. 

David Perkins discussed the erosion control plan. He noted it is very close to the current 
Walgreens store and drainage goes into a common area on the west side very close to the 
property line. Dave Palmberg said it looks like the existing building discharges overland to the 
new site. A drainage pipe comes off the current building at the southeast comer and will drain to 
the south where the new store will be located. He said the engineer should address that. They 
may need a riprap apron to direct it south. David Perkins said this will need to be addressed but 
felt they could do so in the field. 
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Rich Shuck said he would want to see an agreement in place if one property is draining onto 
another property. He said it wouldn't be an issue if they owned both properties. David Perkins 
suggested Bill Schroeder direct his engineer to call him to discuss it. 

The public hearing was opened to public questions and comments. Ben Rose, who attended the 
meeting remotely, said he was the son of Alex Rose, the owner of the site leased to the existing 
Walgreens. He said he missed a piece of the discussion where they were talking about the status 
of the existing store and asked for clarification. Dave Palmberg said he and others on the 
Commission expressed concern about what would happen to the existing store as they don ' t like 
to see vacant storefronts in town, but they also understand that is beyond the scope of the 
application. Ben Rose agreed that he hoped the building would be filled with another business. 
There were no other questions or comments from the public. 

Dr. David Mordasky made a motion to close the public hearing, seconded by Rich Shuck. 

The Commission discussed the motion. Rich Shuck said he was uncomfortable about where the 
applicant would be excavating to put in a silt fence. This would be on another person's property. 
He questioned if it might be better to leave the public hearing open instead until this issue can be 
resolved. 

The Commission also discussed leaving the public hearing open until they get the other 
information requested. This would include receiving a parking plan set consistent with the 3/3/22 
landscaping plan, receiving a post-construction maintenance landscaping plan that also addresses 
the drainage discharge at the southeast comer of the existing Walgreens, and receiving details for 
a sidewalk across the frontage and getting an easement if necessary. 

A vote was taken on the motion and all Commission members were opposed. Motion failed. 

Rich Shuck made a motion to continue the public hearing to the April 21, 2022 meeting, 
seconded by Dr. David Mordasky to give the applicant time to provide the information 
requested. A vote was taken on the motion. All were in favor. Motion carried. 

Agenda: 

1. Call to order and establish a quorum. 
2. Approve minutes of 3/17/2022 
3. Review and act on Public Hearing item. 
4. Campground renewal Reddington Rock Riding Club 
5. Campground renewal Roaring Brook 
6. Campground renewal Mineral Springs 
7. Campground renewal Sun Valley 
8. Discussion and possible action on Moratorium on Cannabis Establishments expires on 

May 1, 2022 
9. Discussion about Affordable Housing Plan due June 1, 2022 
10. Adjournment 
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1. Call to order and establish a quorum. 
The regular meeting was called to order immediately following the public hearing 
establishing a quorum with the same quorum present for the public hearing. 

2. Approve minutes of 3/17/2022. 
Dr. David Mordasky made a motion to approve the meeting minutes of 3/1 7 /22, seconded 
by Cindy Rummel. A vote was taken on the motion. Dr. David Mordasky, Cindy 
Rummel, Leonard Clark, and Dave Palmberg voted in favor. Rich Shuck abstained. 
Motion carried. 

3. Review and act on Public Hearing item. 
The public hearing was continued to the April 21 , 2022. 

4. Campground renewal Reddington Rock Riding Club. 
David Perkins said the water will need to be inspected and the campground will be 
pumping out their septic this spring. He said they have had no major issues. 

Rich Shuck made a motion to approve the campground renewal permit for Reddington 
Rock Riding Club for the 2022 season, seconded by Cindy Rummel. All were in favor. 
Motion carried. 

5. Campground renewal Roaring Brook 
David Perkins said he met with the sanitarian and was told they will be going out to do 
the required testing. The campground has a system all set up for septic for the 
campground. There have been no issues at the campground. 

Rich Shuck made a motion to approve the campground renewal permit for Roaring Brook 
Campground for the 2022 season, seconded by Cindy Rummel. All were in favor. Motion 
carried. 

6. Campground renewal Mineral Springs 
David Perkins said the health department will be doing their inspection as well, just like 
with the others. He said there have been some noise complaints between neighbors which 
has at time escalated to involving the police. 

Rich Shuck made a motion to approve the campground renewal permit for Mineral 
Springs campground for the 2022 season, seconded by Cindy Rummel. All were in favor. 
Motion carried. 

7. Campground renewal Sun Valley 
Dave Palmberg said he was concerned about the area near the road. He said they have a 
tendency to allow a piling up of scrap metal and propane tanks and now there are also 
some vehicles up on blocks. He said he realizes that the campground provides a staging 
area for Asplundh tree trucks and there will be firewood there as well, but the 
accumulated blight in the propane area needs to be addressed as it has become an 
eyesore. They need to either remove the blight or screen it. He asked David Perkins to 
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talk to them. David Perkins said he would and that the beginning of a season is usually a 
good time to do so. Dave Palmberg also asked about the caretaker camper in the middle 
of the parking lot. David Perkins said it gets moved in the camping season. 

Rich Shuck made a motion to approve the campground renewal permit for Sun Valley 
Camping Cooperative for the 2022 season, seconded by Cindy Rummel. All were in 
favor. Motion carried. 

8. Discussion and possible action on Moratorium on Cannabis Establishments expires 
on May 1, 2022. 
Dave Palmberg recapped their discussion at the last meeting where they had discussed 
potential separation distances and zones. He reviewed the main categories of cannabis 
establishments/operations, including: producers, micro-producers, retailers, 
manufacturers, transporters, and hybrid medical/recreational establishments. 

Dave Palmberg suggested they allow retailers and distributors in the Highway Business 
(HB) and Highway Industrial (HI) zones and producers in the HI and Industrial zones. 

The Commission discussed Furnace A venue in the borough area. This is an Industrial 
zone, but could be made a Central Business or Local Business zone. The area could 
possibly be home for a producer but that would not be compatible with events on Main 
Street such as the annual Trick or Treat on Main. 

It was agreed that transport businesses that deal with cannabis are largely a non-issue. 
The Commission also discussed manufacturers of such items as edibles, where they do 
not sell product on site. These businesses would not get any foot traffic. The Commission 
said these businesses could be permitted in the Central Business (CB) zone. 

The Commission discussed separation distances. Rich Shuck said his only concern was 
that federal law trumps state law. He expressed concern that any decisions could 
negatively impact money flowing to schools noting that what can happen often depends 
on which administration is in charge in Washington, D.C. Dave Palmberg said it is a 
good thing that, with the exception of West Stafford School, all of their schools are 
located on a single campus. David Perkins noted, however, they also have to take into 
account daycare facilities. 

Rich Shuck noted that they are treating retailers like package stores, but Stafford has no 
established separation distances for package stores from schools. He confirmed that 
Stafford is presently allowed just one retailer and one micro-cultivator, but said he would 
like to establish a cap on the number of retailers they would allow in town once the 
existing limitations sunset. David Perkins said he asked the State about what would be 
allowed in town and he was repeatedly told to just go read the regulations. However, the 
regulations are not all that clear. 

Dave Palmberg said if they did see an influx of cannabis establishments, they could 
always impose another moratorium to give them time to review the situation. He said, 
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however, that due to their population and equity issues, he did not think they would see a 
large number of cannabis establishments trying to locate in town. Rich Shuck said he 
would not want to see a free for all down the road and would feel more comfortable 
setting a cap now. He said he has heard about problems in some Massachusetts towns 
where this has happened. Dave Palmberg and David Perkins both felt they won' t have to 
cross that bridge for some time. Dr. David Mordasky said he expects the number of 
establishments will regulate themselves. 

The Commission discussed and agreed to require a 500 foot separation distance for 
retailers from schools, daycares, and churches. They discussed the issue of odors and 
agreed on requiring a 500 foot separation distance from producers to residential 
dwellings. They agreed on requiring a 1,500 foot separation distance between one 
retailer and another. 

David Perkins suggested aiming for a public hearing during the second meeting in May. 
He said this would only result in a one-month lapse in the moratorium. 

Rich Shuck asked if they might need to provide David Perkins with some guidance on 
policies for issuing permits. He said in Norwich, where he works, if someone makes an 
inquiry, they provide a letter saying that at the time of the inquiry an establishment was 
permitted at the location requested. This letter could then be submitted with the 
application. David Perkins said he did not think it would be necessary. He has not 
received any inquiries about cannabis establishments to date. 

Dave Palmberg said David Perkins could put something together and send a letter 
notifying CRCOG. The Office of Policy and Management would be notified after the 
public hearing. 

9. Discussion about Affordable Housing Plan due June 1, 2022 
Dave Palmberg noted that at their last meeting they discussed that a public hearing is not 
required for the plan. However, he felt in the interest of transparency they should hold · 
one. The Commission agreed. 

David Perkins noted the plan is due June 1, 2022, and they must provide a 65 day notice. 
He ran through how some other towns have handled sharing their plans. The Commission 
agreed to providing a copy of their plan to the Board of Selectmen and letting them know 
when the public hearing would be held. 

David Perkins asked the Commission to review the last page "Planning for the Future of 
Affordable Housing." The Commission was receptive to the items listed, feeling this plan 
met their goals and requirements. Dave Palmberg noted the plan must be updated at least 
every five years and they can do it sooner if they so choose. There was agreement to 
schedule the public hearing on this for May 19, 2022, which is also when the cannabis 
public hearing will be held. 
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Leonard Clark noted that the information on the home ownership page while accurate to 
the latest census does not reflect how much the median price has skyrocketed in recent 
months. Rich Shuck noted conflicting language in reference to tiny houses on the Zoning 
Regulations and Affordable Housing page. 

10. Adjournment 
Dr. David Mordasky made a motion to adjourn the meeting, seconded by Leonard Clark. 
All were in favor. The April 7, 2022 meeting of the Stafford Planning and Zoning 
Commission was adjourned at 8:34 p.m. 

Respectfully submitted 

a~~ 
Annie Gentile 
Recording Secretary 
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