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Stafford Historical Advisory Commission (SHAC) 

Remote Meeting via Teleconference due to COVID-19 Mitigati~Eff~ 23 t~;' 2: 2 S 
Monday, July 26, 2021, at 7 p.m. ,;" fCiY 

/...--' / 
Minutes of the Special Meeting /~'~l["C:Zl~((t'Hj'-------

';1 _<" .• ,ii' TC'll'.i~ CLt;K:. 

1. The meeting was called to order at 7 p.m. Members present were Leonard Clark, chairman; Donald 

Passardi, vice chairman; Jamie Furness, Roger Ingraham, Becky Kraussmann, and Beth Magura, 

recording secretary. Greg Post was absent. A quorum was established. 

Also attending the meeting was Amber Wakley, Town of Stafford grants and marketing specialist. 

2. Review of the minutes of the June 28, 2021, SHAC special meeting 

Donald Passardi made a motion to approve the minutes from the 6/28/2021 special meeting; this 

motion was seconded by Becky Kraussmann. The motion was unanimously passed by the group. 

3. Discussion ofSHAC having a booth at Farm Day, scheduled for Sept. 12. 
Members agreed there was no pressing reason for SHAC to have a presence at Farm Day. 

Amber Wakley, Town of Stafford grants and marketing specialist, mentioned that, on behalf of the 
Town, she is in the midst of planning for Fall Fest to be held on Oct. 2 in Hyde Park. Members also felt 
that there is no reason to have a presence at Fall Fest. 

4. Discussion of SHAC pursuing a grant for replacement of the roof and foundation repairs on 
Memorial Hall 
Chairman Leonard Clark volunteered to draft an email to the current trustees of the Annette Hyde 
Colton Fund (Rick Hartenstein, Rich Shaffer, and Liz Dunay) to determine if there is any interest in 
seeking funding via a grant that could aid in roof and foundation repairs. 

If there is interest among the trustees in pursuing a grant, SHAC is willing to collaborate by doing some 
research into funding sources. Mr. Clark will report at the next regular SHAC meeting. 

5. Discussion of the report on the Hazardous Building Materials Investigation of the Witt building by 

Weston and Sampson, the conSUlting environmental engineering firm involved with the U.S. EPA 

$300,000 brownfields assessment grant. 

On July 12, Chairman Clark forwarded to SHAC members a copy of the Hazardous Building Materials 

Investigation ofthe Witt building by Weston and Sampson, dated April 28, 2021. On page 7 of this 

report, the total cost of demolition is estimated to range from $1,425,000 to $1,750,000. This estimate 

is at least three times more than an estimate he had obtained three years ago, commented 

Commissioner Passardi. 

The portion of the Hazardous Building Materials Investigation report received from Zoning Enforcement 

Officer Dave Perkins is attached at the end of these meeting minutes as Appendix 1. 

SHAC members were informed of an in-person meeting of the Brownfields Advisory Board (BAB) 

scheduled for the week of Sept. 13, 2021 (date and time to be announced). The meeting is open to the 
public. 
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Ms. Wakley, who is chairman of BAB, said that much of this upcoming BAB meeting will be focused on 

site planning, like potential end-uses and community needs. 

In order to create a strong grant application for additional cleanup and redevelopment funding, we need 

to have a clearer reuse plan, said Ms. Wakley. 

6. Discussion of the planned renovation of the traffic roundabout at Haymarket Square (1 Main 

Street). 

Earlier in the month, SHAC members learned about a virtual meeting to be held on Thurs., July 29, 2021, 
to solicit public comment on modernization of the rotary around the Holt Fountain in front ofthe 
Warren Memorial Town Hall. 

Members exchanged many opinions about the proposed plan, especially about converting an empty lot 
across from the intersection of Spring and Main streets into a paved parking lot with 11 parking spots. 
SHAC members could not settle on a consensus stance related to the creation of a parking lot rather 
than using the empty lot as an extension of the Haymarket Common public space. 

7. Update on the status of the Survey and Planning Grant from the State of CT to fund research to 
substantiate the nomination of downtown Stafford Springs as a National Register Historic District. 

Ms. Wakley reported that the Town of Stafford confirmed receipt of the contract agreement from the 
Dept. of Economic and Community Development for the Survey and Planning Grant. Ms. Wakley is 
currently working on completing the RFP document to procure a consultant to undertake this project. 
After a suitable architectural historian is hired, public outreach will begin, such as via a press 
release/public notice to explain about the project and its ongoing process. 

8. Discussion of SHAC submitting recommendations for the updating of the Town's Plan of 

Conservation and Development. 

SHAC members discussed the task of providing input to the 110-page 2012 POCO. On July23, 
Commissioner Becky Kraussmann shared via email an MS Word file that includes excerpts from the 2012 
POCO interspersed with her comments and suggestions. Other members are being urged to create a 
similar commentary. 

Questions remain about how to compile such comments in an easy-to-use manner so the Planning and 
Zoning Commission can extract any acceptable comments that they wish to incorporate into the final 
2022 POCO. 

SHAC Chairman Clark, who also serves on the Planning and Zoning Commission, urged members to 
spend time reviewing the POCO with an eye toward historical preservation and possible historic district 
conSiderations. 

9. Public comment. No members ofthe public partiCipated. 

10. Old business. There was no old business. 

11. New business. 
Mr. Clark mentioned that the Planning and Zoning Commission is considering eliminating the "open 
space" zoning category. This decision will affect the Witt building, which is in Hyde Park. This zoning 
policy change would convert Hyde Park to the same category as nearby residential areas, such as 
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Highland Terrace. It is possible that adaptive reuse of the Witt building, as promoted by the consultants 
involved in the U.S. EPA Brownfields grant, may benefit from this zoning change. 

A general discussion of "open space" begins in Item 3 of the 7/01/2021 PZC minutes located at: 
http:Urecords.staffordct.orgUfiles!2021!PZ!07-01-Minutes.pdf A mention of the Witt building and 
"open space" can be found at the top of page 4. 

10. Adjournment. Roger Ingraham made a motion to adjourn; Leonard Clark seconded the motion. The 

motion was agreed to unanimously by the group. The meeting adjourned at 9:13 p.m. 

Respectful,\submitted, 

Bet~i!~L--
Recording Secretary 

Stafford Historical Advisory Commission 

See Appendix 1, ({Hazardous Building Materials Investigation of the Witt building by Weston and 

Sampson," on the following page. 
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Weston@Sampson 

712 BIook Street, SUite 103, RIccky Hill, CT 08067 

Tel: 978~1900 

April 28;' 2021 

Amber Wakley 
Grants &Marketing Specialist 
Town of Stafford 
1 Main Street 
Stafford, CT 06076 

RE: 	 Report d Hazardous BuUdng Materials Investigation 
Former Earl M. Witt School 
20 Hyde Park Road 
Stafford, Connecticut 

Dear Ms. Wakley: 

INTRODUCTION 

Weston & Sampson, Inc. is pleased to present this report of our Hazardous Building Materials (HBM) 
Investigation services conducted for the Witt School buildIng located at 20 Hyde Park Road (Site) in Stafford, 
Connecticut (Cl). Our services were comf:ieted in accordance with our October 14, 2020 proposal. The 
project is being funded through a Cooperative Agreement between the Town of Stafford and the United 
States Environmental Protection Agenoy (US EPA) through a Brownfields Community '#ide Assessment 
Grant; Brownfields Grant# BF-OOAOO360-0. The assessment grant funds are being used to conduct a 
supplemental HBM Investigation at the Site. 

As identified in the Town of Stafford's EPA Brownfields Assessment Grant application, the former school 
building's HBMI assessment and ultimate reuse is an essential part of the downtown's revitalization. While 
the former Witt School no longer serves a productive purpose as an educational facility, the building's 
reactivation envisioned with new market-viable uses - will help to activate Hyde Park and generate 
economic benefits that extend well beyond the property itself. 

To help evaluate proposed reuse of the Site building, Weston & Sampson performed a survey to evaluate 
polychlorinated biphenyls (PCB)-contalning paint, coatings, and other materials. Also discussed are results 
from historical HBMI at the Site. . , 

PREVIOUS INVES11GAOONS AND REGULATORY OVERVIEW 

Hazardous Builcing Material Surveys of the Site were performed by Brooks Safe and Sound In 1991 and 
Fuss & O'Neill EnviroScience, LLC (EnviroScience) in 2010. The surveys included sampling of building 
materials' for asbestos-containing' materials (ACMs), lead-based paint (LBP), and "PCBs. Numerous ACMs 
and LBP building components were noted during the survey. Additionally, window caulking and glazing 
compounds present at the Site were sampled for PCB content. PCBs were not detected in any of the 
samples, however some of the reporting limits were greater than one miHigram per kilogram (>1 mg/l<g) , 
which are presently considered a regulatory limit, as discussed below. 

In the subsequent 10 years following the survey, changes to PCB regulations have been enacted. The 
Connecticut Dep:lrtment of Energy and Environmental Protection (DEEP) now regulates PCBs in 
concentrations >1 mg/kg in building materials and, despite the not detected sample results obtained 
previously, the laboratory reporting limits for the samples were 1.7 mg/kg. Per CT DEEP regulation, the 
samf:ies are considered> 1 ppm and thereby regulated by CT DEEP and would require removal of the bulk 
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material and possibly the surrounding substrate. PCB's are also regulated under EPA's PCB regulations found 
in the Code of Federal Regulations, Chapter 40, Part 761 (40 CFR Part 761). 

AsbesD Sl.Irvw 
The 1991 and 2010 asbestos SUM:JyS performed tJt Brooks Safe and Sound and EnviroScience, respectively 
identified a total of 17 asbestos-containing materials (ACMs). The results of the sampling are summarized beiOlN. 

insulation 

glazing across 

OffICeS, stairwells (1 

SF=square feet LF = linear feet 

The EPA and CT DEEP consider materials identified 10 contain greater than 1 % asbestos to be ACMs. As 
shown !n the table above, several building materials previously sampled by other firms contained asbestos 
exceeding 1 %. According to CT DEEP regulations, ACMs must be removed by a licensed contractor prior to 
any activity that would disturb the material. 

westonar1dsampson.com
OIIICO!III m: MAo CT. NH, VT, NY. N.J, PA. SC & FL 

Weston@Sampson 
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Laad Paint ScreenIrr;J 
A lead paint screen was performed ~ EnviroScience in a::t10 utilizing a cirect rea.cing X-ray fIuorescerx;e (XRF) 
analyzer. The 201 0 lead paint screering identified numerous lead-oosed paint (LBP) paints or coatings. The 
materials identified to contain LBP during the screening are summarized belcm. 

'amb 
Basement window s 
metal Exterior (C sides) 

Window frame  metal 
Window sash  wood 
Window sash  metal 
Lower trim 
Basement window sash 
Window trim - wood 

0ItJr Ha18cdot1l Materials 

As part of the 2010 EnviroScience survey, an inventory of p:>tentially hazardous mechanical equipment 
located within the survey area ht will require special handling and disposal prior. to building renovation /. 
demolition activities was performed. The following potentially hazardous materials were observed at the Site: 

Fluorescent light bulbs 493 

Fluorescent light ballasts ("No PCBs" label 7 
not observed) 

WESTON & SAMPSON INVESTIGATION 

In December 2020, Weston & Sampson performed a Iimtted HBM investigation including sampling for PCBs 
in caulk, and to evaluate if PCBs were present in air within the building. 

westonandsampson.com 

0lIIces In: MA. CT, Nt!, VT. NY, NJ, PA, SC .. Fl.. 
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Laboratory limits of detection can be skewed upwards if a sufficient quantity/Weight of material is not 
collected or if there were interferences in the samples that would make quantification of PCBs difficult. If a 
larger amount of suspect PCB-containing material is collected and sample cleanups are performed, 
reporting limits < 1 mg/kg can be achieved. Therefore, rather than perform a potentially unnecessary large
scale PCB remediation project, Weston & Sampson resampled the previously collected materials to obtain 
data that could potentially exempt the INindow caulking and glazing compounds from DEEP's and EPA's 
regulation. Weston & Sampson resampled the window caulking and glazing compounds originally sampled 
in 2010 by Fuss & O'Neill to obtain data Vllith sufficiently low reporting limits to evaluate if remedial actions 
are required. Air samples were collected as part of a high-level screening process to determine if sources of 
PCBs may be present within the building. The goal of collecting air samples rather than bulk samples of 
paint was to avoid obtaining data that could potentially require imminent remediation. 

In general, the condition of the Witt School structure was noted to be good. Overall, INithin the interior, while 
paint had peeled off several surfaces, there did not appear to be much direct water damage other than 
limited amounts in some of the upper rooms. Weston & Sampson observed some evidence of vandalism 
Q.e., several of the windows were broken, etc.), however, the building appears to be structurally sound, 
based on our observations. Weston & Sampson did not observe the presence of a release of oil and/or 
hazardous materials, other than the building materials discussed in this report. A photolog showing the 
general condition of the Witt School and selected rooms is attached. 

Significant amounts of damaged/peeling paint was observed within the building that will require removal and 
disposal as part of any redevelopment of the property. Due to the age of the paint and the potential for PCBs 
in the paint, Weston & Sampson performed background/screening air sampling for PCBs within the structure 
to evaluate if PCBs were present that may pose a risk to future occupants. 

SURVEY RESULTS 
PcMttIalna1ed 8ihQ4s (PCB) SUrwy 
Bulk Sampling 
Weston & Sampson observed suspect materials and previously samped matetials within the property. Weston & 
Sampson collected a total of six (6) samples plus a duplicate for PCB ana¥3is. These samples were analyzed by 
Con-Test Analytical Laboratory of East longmeadow, Massachusetts using EPA Method 8082 with Soxhlet 
extraction. The sample results are sumrm.rized beIaN. 

3.0 
2.9 

ND<O.098 
0.36 
0.23 
1.4 
3.5 

caulking and other bulk materials that contai1 PCBs in concentrations greater than 50 ppm are considered PCB 
bulk product waste and must be removed from the structure and disposed at a facility permitted to accept such 
materials. CTDEEP guidance c/oamsnIs mqui8 fle I9ITICNBl aPCB oonI8ini1g f.xIiIding msteIiBIs,.CCI1108I*'IIons 
>fl11f}/l(J (I.e., ff¥JITI)' The f}.icIara aiJo I8qUiIes the tetrKMJI a txitdng Sf.II:1st&es n cooBct .,., fhs tesfed 
matetIaIs ifPCB COlCeIWIaf'i'oos 818 >f mg/Iq;J. 
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PJr SmlpUng 
Weston & Sampson collected three (3) PCB in air samples pus a duplicate. The PCB air samples were 
analyzed by Coo-Tast AnaIyIicallal:x:>ratory of East Longmeadow, Massachusetts using EPA Method 680 (PCBs 
by homologs) as recommended by the EPA 

EPA has established a Risk Screening Level for residential and industrial indoor air for PCBs of five 

nanograms per cubic meter (5 ng/m~ and 20 ng/fliI, respectively. One (1) of the sample results, PCSA-03, 

exceeded the residential criteria for PCBs in indoor air. The indoorair IfISUIts indicate thBl scuces ofPCBs In 

the lxIIIdIng exist end ViM need to be addtessed to teduce the risk posed to potBnI/a/ futute buildng users. 


Asbestos lJ'nitations 

Previous surveys t1d not include an evaluatioo of soils or underground materials that may be present at the Site. 

Umited exploratory demolition was performed to access potentially hidden materials. In addition to the above listed 

materials, other suspect ACMs may be present at the Site or wRhin other wHdng areas that may not have been 

accessitle by Brooks Safe and Sound or EnviroScience during the pr€Nious sur.veys. v.estal & Sampson 

recorrmends tIB If 8I7f suspect fI'ItIBItsIs 818 tI1OOIIBIfIC'J d.ItIg dsmoIIion Of tenOV8IIon acIiIIiIies hit W9I9 TKi 
IdentJIied cJJtIng fie SLMy, hit tie mBIBdaIs be S8ITI{:JBd and BrBIyzs:I txasl:Iesta9 canIert {XIor tJ disIult:sJce. 

This document is not intended to be nor wiJl it suffice to serve as a bid document or specification. 


Regulatory Implications and Regulations 

OSHA defines any detectable concentration of lead in paint as a potential lead exposure hazard to workers 

doing construction/demolition-type work on these surfaces as even small concentrations of lead can result in 

unacceptable employee exposures depending upon the method of removal and other workplace conditions. 

Since these conditions can vary greatly, the lead-in-construction standard was written to require exposure 

monitoring or the use of historical or objective data to ensure that employee exposures do not exceed the 

Action Level of 30 micrograms'per cubic meter of air (llg/m3). Historical data 'may be applied to some 


, construction tasks involiling lead. . 

OSHA requires that if coated surfaces with paint containing lead are impacted during demolition, then lead 

exposure monitoring must be performed by the contractor. Contractors and employers of staff who may 

disturb these materials are obliglted to perform a 'negative exposure assessmenf in accordance with OSHA 

regulations in order to document that, although minimal levels of lead are present in these materials, 

exposure to lead does not exceed the aforementioned OSHA Action Level. 


OSHA states that until the employer performs an exposure assessment (or can supply prior data regarding 

the same type of work which may exempt them from the standard) and documents that empoyees are not 

exposed above the permissible exposure limit (PEL) of greater than 50 ",91m3 of air, the employer must treat 

employees as if they were exposed above the PEL for the following operations: 


• 	 manual demolition of structures, manual scraping, manual sanding, and use of heat gun where 
lead-containing coatings or paints are present; 

• 	 abrasive blasting enclosure movement and removal; 
• 	 power tool cleaning; 
• 	 lead burning; 

~on.com 
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• 	 using lead-containing mortar or spray painting with lead-containing paint; 
• 	 abrasive blasting. rivet busting. or welding, cutting, or burning on any structure where lead

containing coatings or paint are present; 
• 	 cleanup activities where dry expendable abrasive are used; and 
• 	 any other task the employer believes may cause exposure in excess of the PEL. 

The contractor must provide respiratory protection, protective work clothing and equipment, change areas, 
hand washing facilities, biological monitoring, and training until an exposure assessment has determined 
that the work activity will result in an exposure below 1he PEL. Additional requirements under 1his standard 
include a written compliance program as well as record keeping. 

CONCLUSIONS AND RECOMMENDAllONS 

The analytical results indcate that no federally regulated mater1a1s are present in 1he window caulking and glazing 
compounds. Ha.vever, CT DEEP guidance does require the removal of 1he glazing in the me1a1-framed windows. 
If the windows and frames are removed and disposed, the requirement to rerrediate buildng suOOtrates in the CT 
DEEP guidance wll also be met. 

Air sample results indicated sources of PCBs are present within the building. Based on current data, should 
renovation of 1he building occur, Weston & Sampson recommends that suspect PCB-containing materials to 
be removed (e.g., flaking paint, etc.) should be abated, handled. and disposed of as PCB bulk product 
waste. Prior to re-occupancy of the structure, indoor air samples should be collected to determine that the 
risk has been addressed for the future use of the structure. 

Further delineation of PCB containing materials may be possible through more extensive sampling of 
suspect PCB-containing building materials inside the building. However, it must be reemphasized that 
sample data above the concentrations discussed above (>1 mg/kg per CT DEEP guidance documents) 
trigger the requirement for removal of PCB containing building materials and potential remediation of 
associated substrates. 

Wt;.et Damage 
As the building has been uncx:cupied for an extended period of time, limited water infiltration into the 
buildng has occurred in numerous locations. It appears that rmisture has become trapped in the building 
and constant evaporation and condensation has caused large quantities of paint to delaminate from walls 
and ceilings. However, widespread microbial growth was not observed during the HBMI and does not 
currently present a hazard to either potential occupants or building structure. 

The water has damaged known ACM within the building. Specifically, approximately 300 square feet of floor 
tile in the ground floor hallway and plaster in several rooms on upper floors. If the building remains 
unoccupied, we recommend restricting access and activity in any areas where damaged ACM is present. 
Ultimately the damaged ACMs will require abatement and/or repair as part of any building rehabilitation .. 

COST ESTIMATES 

Weston & Sampson developed cost estimates using current abatement prices. Our cost estimates are 
based on the data collected by Weston & Sampson and the asbestos survey and lead-based paint 
screening performed by others. Market conditions will affect abatement costs. Additionally, abatement costs 
may be affected IT multiple phases of abatement are conducted compared to a single project. 

Weston & Sampson estimates the cost to perform complete asbestos abatement at the building to be 
$565,000 to $620,000. Abatement would only be required for damaged materials or materials impacted by 
renovation. Should a redevelopment work scope not require a gut rehabilitation, thereby limiting required 
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abatement, the overall cost wiD be reduced. The OHM removal cost is estimated to be $16,000. Tatal 
demo/mon costs including abatement are estimated to range from $1,425,000 to $1,750,000. 

Lead paint removal and disposal typically does not impact overall demolition cost. However, as discussed 
above, the paint within the building is suspected to contain PCBs and should be treated and removed as a 
bulk product waste as part of the rehabilitation. Most of the surfaces to which the paint is applied have 
already been identified as ACM. The abatement costs listed above have factored in disposal of plaster 
surfaces as dual ACM and PCB waste. 

We appreciate the opportunity to assist you with this project. If you have any questions or require any 
additional information, please do not hesitate to contact us at (978) 532-1900. 

Very truly yours, 

WESTON & SAMPSON ENGINEERS, INC. 

SQ;lcth ~b,~ 
Sarah DeStefano 
Team Leader I Associate 

Craig Miner, LEED AP 
Senior Project Manager 

Attachments: 
Figures: Figure 1 - Locus Map 

Figure 2 - Witt School Site Plan 
Figures 3 - 5 - Witt School Sample Location Plans 

Attachment 1 : Photo Log 
Attachment 2: Laboratory Analytical Results 
Attachment 3: Hazardous Materials SUNey Report (2010), Fuss & O'Neill EnviroScience, LLC 
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