


































Appl #21-36P, 25 Talbot Lane Distribution Facility Site Plan  

                                                                              

February 8, 2022  
Planning Department Report 

 
 

1. Request for site plan approval for a 359,640 sq ft distribution facility (including 
approximately 6,000 sf of office space) on 30.37 acres of property, combining properties 
located at 5 and 25 Talbot Lane, 475 and 551 Governor’s Highway, I zone.  As the 
Commission is aware, a similar size building was proposed and subject of a denial in 
December of 2021. 

2. As with the previous application, the intended use is offices and warehouse space for a 
distribution facility.  There is no known tenant at this time and there is no outdoor storage 
proposed with this application.  The applicant has provided a fiscal impact analysis 
addressing the potential benefits of this type of project to the town, traffic study, 
environmental report, etc…… 

3.  Maximum impervious coverage allowed is 65%; 55.4% proposed. Proposed building will be 
40 feet in height. Front yard setback for the building is about 95 feet, 35 feet required. Side 
yard setback minimum is 10 feet; 240 feet is proposed.  The parking requirement for this 
building is 318 spaces; 318 spaces have been provided.  The proposal also includes 10 EV 
Charging stations (including 2 handicap spaces) and 24 EV ready spaces.  

4. There are 54 loading docks shown servicing this facility and 59 trailer spaces.  These loading 
docks and spaces are located on the westerly side of the building as well as a parking area 
for approximately 30 tractor trailers to queue. The regulations prohibit loading docks from 
facing the public highway and activities must be screened from the roadway. These docks do 
not face Governor’s Highway and the applicant is proposing a six-foot berm with plantings 
along the site’s frontage to screen the activities.   We would recommend the applicant is 
incorporate a screening fence along the property boundary on the westerly side of the site to 
screen views into the parking area. 

5. There are two access drives servicing the site.  The primary access off of Talbot Lane will be 
a full-service drive for the trucks and the Governor’s Highway access will be for employees. 
There is a driveway around the building; however it is gated off from through traffic. Other 
signage being added include “No Parking, Standing or Queuing” along Talbot Lane 
frontage, and “No Idling” signs posted periodically throughout the western parking areas and 
along the building. 

6. A traffic study has been submitted and reviewed by the staff. The findings indicate that the 
road network can accommodate the anticipated increase in traffic and that there are no 
improvements necessary at this time.  With the previous application, the Police Department 
has requested that a sign be added directly across from the gated entrance stating “Trucks are 
required to turn left”.   Staff would request that the study be updated to reflect the changes 
reflect changes in the plans (number of parking spaces, trailer spaces, etc).  



7. Office of State Traffic Administration approval is required; and OSTA has full jurisdiction 
over traffic signals and road improvements on State roads. The traffic engineer indicated that 
OSTA has reviewed their traffic study, however a final certificate has not been issued by the 
State. The final plans submitted shall reflect any requirements of the State’s approval.   

8. With the original application, staff had also suggested pursuing a “Traffic Calming Study” 
along Governor’s highway and had requested an area be identified for site line easements, 
grading easements and potential future ROW in the vicinity of the Governor’s Highway site 
drive to accommodate potential road improvements made by the town.  We would make that 
same request with this application. 

9. This property is adjacent to industrially zoned property to the west and northwest and 
residentially zoned property to the east, southeast and northeast. A 50-foot buffer is required 
along the residential zone line.  The applicant’s proposal is to leave the first 50 feet 
untouched and then construct a 6-foot-high berm with buffer plantings in the next 50 feet 
along the southerly and easterly side of the property. Cross-sections of the buffer have been 
provided. As suggested previously, interplantings within the 50-foot buffer area would 
ensure growth over time within the required buffer area.    

10. All proposed lighting are full cutoff fixtures.  The lighting includes wall paks as well as 25’ 
poles in the employee parking areas and throughout the parking areas.    

11. The applicant has provided a colored elevation. They intend to have both a free standing and 
building signage.  It should be noted that only one free standing sign is allowed (the plans 
reflect signage at both entrances). Landscaping has been included along the site’s frontage 
and throughout the parking areas meeting our interior parking landscaping requirements.  

12. There are no sidewalk or pathways shown on the plans and the current sidewalk plan does 
not call for any sidewalk along this stretch of Governor’s Highway. Staff had requested the 
road ROW be graded so that in the future a pathway or sidewalk could be installed.  

13. With the original proposal, the applicant had offered pursuing a pathway from the southern 
end of the site through the Town open space to provide a connection to the existing walking 
trail created as a part of the Constitution Landing industrial subdivision. 

14. Architectural and Design Review Committee reviewed this project on September 1 and will 
be reviewing additional elevations and materials at a future meeting.  The applicant returned 
to ADRC on 10/21/21 to review changes to the building elevations as well as building 
materials and colors.  The committee was pleased to see the relocation of the loading docks 
and that the building now addressed the road with the office component.  They forwarded a 
favorable review of the project. 

15. . A 60 ft. wide X 12 ft. tall wooden wall to mitigate sound shall be constructed at the 
southern end of the loading dock area in the area presented by the applicant.  The applicant 
shall comply with all state and local noise ordinances 

16. The facility operator and operator’s security services shall monitor and enforce compliance 
with all state and local idling ordinances. No idling signs shall be posted on site in areas 



visible to truck drivers. The applicant shall utilize the State CT DEEP model design for such 
signage. 

17. The site is served by public water and sewer. Water Pollution Control Authority approval is 
required. 

18. The Fire Marshal’s office has reviewed the revised layout and have not expressed any 
concerns; the police have also review the revised layout. 

19. There are areas of regulated wetlands on the site. The IWA/CC approved this application on 
Nov 3, 2020 requiring bonds in the amount of $50,000 for establishment and maintenance of 
erosion and sediment controls, and $100,000 for the installation of stormwater structures and 
wetland mitigations measures.  The mitigation area to be held for three growing seasons to 
ensure proper establishment.  The applicant did approach the IWA with a new application, 
however they were advised a new application was not warranted.  A modification to the 
existing approval has been submitted and will be heard by the IWA/CC on 2/2/22. 

If this application is approved, the planning department requests the following modifications: 

• A deed combining all four properties into one building lot shall be submitted.  The 
property address shall be known as 25 Talbot Lane. 

• Evergreen trees and/or bushes shall be interplanted within the 50-foot buffer area to 
enhance the screening of the site and maintain buffer screening over time subject to staff 
approval.  

• The facility operator and operator’s security services shall monitor and enforce 
compliance with all state and local idling ordinances. No idling signs shall be posted on 
site in areas visible to truck drivers. The applicant shall utilize the State CT DEEP model 
design for such signage. 

• The conservation 40-foot easement shown to include the berm and landscape area shall 
include language requiring the maintenance of the plantings in perpetuity to achieve the 
required buffer screening requirements of Section 6.2.4 B. 

• Site line easements, grading easements and potential future ROW shall be shown on the 
plans in the vicinity of the Governor’s Highway site drive to accommodate potential road 
improvements that the town may consider in the future. 

• If the use for this facility changes from a warehouse/distribution facility, the applicant is 
to return to the Planning and zoning Commission for further approval of the use. 

 

• Grading along Governor’s Highway shall be able to accommodate a future five-foot 
sidewalk. 
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