
Town of Stafford 
Planning & Zoning Commission 
April 21, 2022 - Special Meeting 
Veterans Conference Room/Hybrid Meeting 

Members Present: 

Also Present: 

Dave Palmberg, Chair 
Cindy Rummel 
Rich Shuck 
Dr. David Mordasky 

David Perkins, Zoning Enforcement Officer 
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Anthony Cocca, President and CEO of Cocca Development 
(attended remotely) 

Public (in-person and remote) 

Public Hearing (continued): 
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, opened the public hearing at 7:04 p.m. , establishing a quorum with Dave 
Palmberg, Chair; Dr. David Mordasky, Rich Shuck, and Cindy Rummel. He welcomed Anthony 
Cocca, President and CEO of Cocca Development who attended the meeting remotely. 

Anthony Cocca said his company has been building newer prototype stores for Wal greens and 
has built about 28 to date. He said they addressed the items discussed at their last meeting 
including handicapped signage, a sidewalk across the property' s frontage, completing a 
landscape plan and putting together a maintenance agreement. 

David Perkins noted also that they fixed the drainage on the west side of the property and 
provided better striping in the parking lot. They also got the handicapped parking spaces to the 
right dimensions. He said the only thing that may need to be addressed is if the Department of 
Transportation (DOT) requires they move the sidewalk onto their property. If so, they will need 
to create an easement to make it legal. 

Dave Palmberg said with sidewalks, a snow shelf of about four feet is usually required. He noted 
the applicant's sidewalk is up against the pavement. That will push everything back. He said, 
however, the width of the walk may not need to be six feet as the requirement has usually been 
about four feet so they would gain a little room there. Dave Palmberg noted the DOT will not 
review the application until they get local approval. Anthony Cocca said they would have no 
issue with providing the town with an easement if needed. Dave Palmberg said for now they will 

1 



only require a note on the plan. They can write up a formal easement later if it ends up being 
required. He said David Perkins could send them a note later with the required sidewalk width. 

Dave Palmberg asked if there will be any rooftop mechanical units on this building. If so, would 
they be screened? Anthony Cocca said there would be rooftop mechanical units and there is a 
parapet. He said he provided some elevations. Dave Palmberg said the screening can be handled 
administratively with David Perkins. 

Dave Palmberg said he felt the plan was good but would want to see the following conditions 
included in any approval: 

• A note on the plan saying the applicant would provide an easement, if it is required. 
• Signed and sealed mylars recorded with the town clerk's office after DOT approval 
• Screening for the roof top units demonstrated to town staff 
• A preconstruction meeting held with town staff prior to the start of construction 

David Perkins said he had just one concern regarding Sheet C2. The soil stockpile in the Do Not 
Disturb area appears to be on the wrong side of the silt fence. It would be hard to access it. 

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

It was noted a member of the public attending remotely wished to speak. Ben Rose from 
Vermont, representing his father Alex Rose, who owns the site next door which is leased to the 
existing Walgreens, said they have two tenants on their property, the Walgreens and a Subway. 
He said they need to study the stormwater questions as they want to be sure it won't impact their 
property. He also had a question for the Commission. Noting they will have a vacancy on their 
property in February 2023 for 11,000 square feet and that they are not local, he asked about the 
realm of possibilities for this space. He wanted to know the wishes of the community and the 
best and highest use they could get for this space. 

Anthony Cocca said the stormwater design will have no effect on the Roses' property. He said 
they have to discharge water at the same or a lesser rate than currently exists and they have 
calculated that about 10 percent less water will be running off their property. He noted also there 
is a swale between the two properties. Dave Palmberg suggested Ben Rose and Anthony Cocca 
provide their contatt information to David Perkins offline so he can get the two of them in touch 
with each other. 

As for the best and highest use, Dave Palmberg said the town would also like to see that space 
filled and suggested he talk to David Perkins about their regulations and the permitted uses in 
that zone. David Perkins could also put him in touch with the Economic Development 
Commission and Amber Wakley who is involved with the business community. She could 
possibly provide some contact information. 

With no further discussion, the Commission voted on the motion. All were in favor. Motion 
carried. 
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Agenda: 

1. Call to order and establish a quorum. 
2. Approve minutes of 4/7/2022 
3. Review and act on Public Hearing item. 
4. Discussion on Cannabis Establishments - Review proposed regulations 

and set public hearing 
5. Discussion about Affordable Housing Plan due June 1, 2022 and set public hearing 
6. Discussion about POCD 
7. Adjournment 

1. Call to order and establish a quorum. 
The regular meeting was called to order at 7:23 p.m. immediately following the public 
hearing. The same quorum established for the public hearing continued for the regular 
meeting. 

2. Approve minutes of 4/7/2022. 
Dave Palmberg noted that alternate member Danielle Chenard attended the April 7 
meeting remotely but was not listed in the minutes. 

Rich Shuck made a motion to accept the minutes as amended, seconded by Dr. David 
Mordasky. All were in favor. Motion carried. 

3. Review and act on Public Hearing item. 
David Palmberg said he felt everything that was a concern had now been addressed and 
that David Perkins could handle the other formalities and technicalities administratively. 
He asked that any approval include the four conditions he listed during the public 
hearing. 

Rich Shuck made a motion to approve the Special Permit and Site Plan application of 
Cocca Development LTD, 100 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 0 
West Stafford Road, Stafford, CT (Map 46, Lot 70.1) between 80 and 88 West Stafford 
Road with the following conditions and to work with staff to meet such requirements: 

• A note on the plan saying the applicant would provide an easement, if it is required. 
• Signed and sealed mylars recorded with the town clerk's office after DOT approval 
• Screening for the roof top units demonstrated to town staff 
• A preconstruction meeting held with town staff prior to the start of construction 

The motion was seconded by Cindy Rummel. All were in favor. Motion carried. 
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4. Discussion on Cannabis Establishments - Review proposed regulations 
and set public hearing 

David Palmberg reviewed the proposed regulations, definitions, and table of uses as 
provided in Commissioners' packets. He also reviewed separation requirements. There 
was agreement to strike medical marijuana from i, ii, and iii under Separation 
Requirements. 

Rich Shuck questioned if the proposed regulations might set up a conflict for permitted 
zones between strictly medical marijuana retail establishments and hybrid (medical and 
recreational) establishments. It was understood and explained that hybrid retailers would 
be categorized as recreational. 

David Perkins said CRCOG had been sent proper notification. 

Dr. David Mordasky made a motion, seconded by Rich Shuck to set the public hearing 
for the proposed regulations on cannabis establishments for May 19, 2022. All were in 
favor. Motion carried. 

It was noted that after the public hearing, the Office of Policy and Management will be 
notified as required. Dr. David Mordasky asked if anyone had any idea how many towns 
had chosen to permit recreational marijuana establishments and how many were 
prohibiting them. Specifics were not discussed, but Dave Palmberg said he was surprised 
to see there were a fair number of towns that were choosing to prohibit it. 

5. Discussion about Affordable Housing Plan due June 1, 2022 and set public hearing. 
The Commission felt the Plan was ready to go to public hearing. Dr. David Mordasky 
made a motion, seconded by Rich Shuck, to set the public hearing for the Affordable 
Housing Plan for May 19, 2022. All were in favor. Motion carried. 

The Commission agreed that due to there being two public hearings that evening, it 
would be best to hold them at the Community Center. · 

6. Discussion about Plan of Conservation and Development (POCD) 
Dave Palmberg said he was a bit disappointed in the poor resident participation in the 
process. He provided a tentative schedule for the remainder of their work. Under the 
schedule, the final draft approval would be July 7, 2022 with a September 22, 2022 
public hearing. Members of the Commission were all in favor of the time frame. The 
Commission also reviewed the survey comments. 

It was suggested they make one last attempt through an emailed memo to try to get 
Commissions and other groups such as the Housing Authority to provide input to the 
POCD about their goals. The PZC won't know their goals if they don' t hear from them. 
The Commission would provide the schedule and invite groups to come in to discuss 
their piece of the plan. They wanted groups to know they will do their best to 
accommodate them. It was noted the Conservation Commission is often looking for grant 
money to address areas under their purview, and getting their wants/needs into the POCD 
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would be helpful in securing such grants. The Commission discussed the same for the 
Arts Commission. Dr. David Mordasky said there is an active group on Main Street 
trying to promote the arts and downtown businesses by bringing in entertainment. 

David Perkins said he asked the office manager to look over the POCD as it is always 
good to have another set of eyes. 

7. Adjournment 
Dr. David Mordasky made a motion to adjourn the meeting, seconded by Rich Shuck. 
All were in favor. The April 21 , 2022 meeting of the Stafford Planning and Zoning 
Commission was adjourned at 7:55 p.m. 

Respectfully submitted 

~~ 
Annie Gentile 
Recording Secretary 
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