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Site Plan Final and Special Permit,
PLPZ 2020 00246

Joel P. Berger et. Al
Convert 300 sq.ft. of retail space to a restaurant use for the
Bella Nonna Restaurant.

LOCATION:
EXISTING ZONING:
FLOOD ZONE:
PARCEL SIZE:
UTILITIES:

280 Railroad Avenue
GB and COZ Zones
X
1.09-acres (47,480.4 sq.ft.)
Public Water and Town Sewer

Existing Use:
Proposed Use:
PARKING:
Existing Parking for Retail Food Use
(for 300 gross sq.ft.):

Retail Food Establishment
Restaurant

2 parking spaces
((300 gross sq.ft. x 0.75 = 225 usable sq.ft.) / 150 = 1.5
spaces, and rounds up to 2 parking spaces) *
2 parking spaces
((5 seats / 3 = 1.67 spaces) x 1.2 = 2.004 parking spaces) *

Proposed Parking for Restaurant Use
(for 300 gross sq.ft., the applicant is
proposing 5 new seats):
*Per Section 6-158 of the Town of Greenwich’s Building Zone Regulations (BZR)

Existing Parking for site:
149 parking spaces **
**As noted in the decision letter from FSP SP #2543 dated 4/26/2005, the site has 149 parking spaces,
located on three different parcels, shared by three different buildings, as approved through a parking
easement agreement required under Site Plans #769 and #770.
APPLICATION SUMARY:
Final Site Plan and Special Permit applications are submitted by the applicant to change the use of an
existing 300 sq.ft. area of retail space to a restaurant use, and to then connect and expand the existing
Bella Nonna Restaurant. The parking under proposed conditions will equal that of existing conditions as
the applicant is only proposing an additional 5 seats. This proposal is on a 1.09-acre parcel located at 280
Railroad Avenue in the GB and COZ zones.
ISSUES/RECOMMENDATIONS:
1. The Inland Wetlands Agency (IWWA) issued a greensheet on 8/28/2020 indicating no further
effort is needed with wetlands for this application.
2. The Health Department issued comments on 9/22/2020 and notes they will need to do a plan
review of the proposal prior to submittal for a building permit.
3. The Zoning Enforcement Officer issued comments on 9/28/2020 and has no concerns at this
time.
4. The Sewer Division issued comments on 10/26/2020 and has no objection to P&Z approving the
application.
5. Proposed Floorplan notes “230 sf portion of adjacent retail space converted to restaurant use”
where the narrative describes 300 gross sq.ft. and 225 usable sq.ft. The Commission may ask
the applicant to clarify this note.
6. Proposed Layout. The applicant provided both the current and proposed seating arrangement
plans for the restaurant. They show 24 existing seats and are proposing 29 seats. Some tables
from the existing space will be moved over to the expanded space, along with the 5 additional
seats.
7. Parking Condition Proposal. The applicant is willing, if helpful, to have a condition added by the
Commission that employees must park at the back of the building, or elsewhere farther removed
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from the front of the shopping plaza.
8. Will Morton’s Rotisserie. The existing floorplan provided notes that it was done for Will Morton’s
Rotisserie, and was last revised 4/25/2006. The Commission may ask the applicant to confirm
that the plan does in fact show an accurate representation of Bella Nonna Restaurant’s existing
table and chair layout.
9. Survey. The site survey provided by the applicant is difficult to read. The Commission may
request the applicant provide a clearer survey for the file.
PROPOSAL:
The applicant is requesting Final Site Plan and Special Permit approval, pursuant to Section 6-12 and 617 of the BZR, to convert 300 sq.ft. of retail food establishment to a restaurant use, and to then connect
and expand the existing Bella Nonna Restaurant.
The parking under proposed conditions will equal that of existing conditions as the applicant is only
proposing an additional 5 seats. The applicant has not yet provided the proposed seating arrangement of
the Bella Nonna Restaurant with the additional 300 sq.ft. of restaurant area to show how the additional 5
seats will layout in the space.
This proposal is on a 1.09-acre parcel located at 280 Railroad Avenue in the GB and COZ zones.
DEPARTMENT COMMENTS:
IWWA
- see attached green sheet dated 8/28/2020
ZEO
- see attached memo of 9/28/2020
Health
- see attached memo of 9/22/2020
Sewer
- see attached memo of 10/26/2020
PARKING AND BACKGROUND:
The last Final Site Plan and Special Permit application filed for this property, FSP SP #2543, was
approved with conditions on 4/26/2005 to convert 1,600 sq.ft. of Retail Food Establishment to Restaurant
use on behalf of Jeol P. Berger, record owner, and Taj Indian Cuisine, LLP, lessee. Within that
application’s decision letter, it is noted that the site has 149 parking spaces located on three different
parcels that are shared by three different buildings, as approved through a parking easement agreement,
that was required under Site Plan #767 and #770.
Within this application, the applicant wants to have no increase in parking demand. Per Section 6-158 of
the BZR, existing parking for 300 gross sq.ft. of Retail Food Use would break down to equal 2 parking
spaces:
•

(300 gross sq.ft. x 0.75 = 225 usable sq.ft.) / 150 = 1.5 spaces, and rounds up to 2 parking
spaces

The applicant proposes 5 new seats within the 300 gross sq.ft. of Restaurant space. Per Section 6-158 of
the BZR, this could also break down to equal 2 parking spaces:
•

(5 seats / 3 = 1.67 spaces) x 1.2 = 2.004 parking spaces)

Parking during non-pandemic times is rumored to be tight for the plaza. The applicant is willing, if helpful,
to have a condition added by the Commission that employees must park at the back of the building, or
elsewhere farther removed from the front of the shopping plaza.
SEWER DIVISION: The applicant satisfied the concerns related to the grease trap certification. They
completed the grease trap certification, made the necessary repairs and have confirmed that the grease
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trap is now fully functional. Therefore, the Sewer Division has no objection to P&Z approving the
application.
HEALTH DEPARTMENT: The Health Department notes they will need to do a plan review of the
proposal prior to submittal for a building permit.
COASTAL RESOURCES: There does not appear to be any coastal impacts since this application does
not include any site disturbance.
UTILITIES: The site has Town Water and Sewer service.
APPLICABLE ZONING REGULATIONS:
Section 6-5 – Definitions
Section 6-12 (e) – Limitations on Zoning Permit Issuance
Section 6-13 – Site Plan Approval Required by Planning and Zoning Commission
Section 6-14 – [Site Plan] Procedure
Section 6-15 – [Site Plan] Standards
Section 6-16 – Site Plan Changes
Section 6-17 – Authorization of use by Special Permit
Section 6-101 – Special permit required for Business and Residential Zones
Section 6-105 – Use Regulations and Special Permit Requirements for the GB Zone
Section 6-158 – Customer or Patron Parking; Required Spaces
Section 6-205 – Schedule of Required Open Spaces, Limiting Heights and Bulk of Bdgs.

Town of Greenwich
Dept. of Public Works
Sewer Division
Interoffice Correspondence
Date:

October 26, 2020

To:

Katie Deluca, Director, Planning & Zoning

From:

Richard C. Feminella, Wastewater Division Manager

Copy:

Chris Mandras, Maintenance Manager - Sewer Division
Al Romano, Environmental Asset Engineer – Sewer Division

Re:

PLPZ202000246: 280 Railroad Avenue, Bella Nonna/Joel P. Berger etal

We have prepared the following comments and questions regarding the proposed application.
Project Summary:
• Convert 300 square feet of retail space to restaurant use and connect it to the existing
Bella Nonna Restaurant.
Sewer Division Comments:
Comments to be addressed during P&Z phase:
• The applicant has satisfied the prior P&Z comment related to the grease trap
certification. They have completed the grease trap certification, made the necessary
repairs and have confirmed that the grease trap is now fully functional. Therefore, the
Sewer Division has no objection to P&Z approving the application.
Comments to be addressed during Sewer and Building Permit phase:
• The applicant/owner should be aware that this building connects to a private sanitary
sewer system that other properties connect to and is not maintained by the Town of
Greenwich.
•

Please note, sanitary sewers are designed for first floor elevations. Therefore, any
plumbing fixtures in lower levels (basements) could be subject to sanitary sewer
backups/overflows. The property owner is strongly recommended to consider and review
this and plan accordingly to protect themselves in those situations. The Town is not
responsible for damages as a result of these connections/installations. Please consider
this and revise accordingly.

•

Please note, in accordance with Town regulations and standard practice, all clear water
sources cannot discharge to sanitary sewer. This includes air conditioning and high
efficiency heating system condensate lines. Please confirm that any new development
will not discharge any clear water sources to sanitary sewer.

Please NOTE: These comments are intended for P&Z review only. These comments do not
take the place of Sewer Permit(s). Any Sewer Permit Applications receive thorough reviews
and may result in additional comments/requirements at that time. In addition, please be
reminded that in order to receive Building Permits, the applicant must have secured all other
necessary permits, including, but not limited to, Sewer Permits PRIOR to obtaining their Building
Permits.
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ZONING ENFORCEMENT
Project No.

PLPZ202000246

Preliminary

Final

X

Reviewed for Planning and Zoning Commission.
TITLE OF PLAN REVIEWED:
LOCATION:

Bella Nonna
280 Railroad Ave.

PLAN DATE:
ZONE:

GB



Ok for Zoning Permit Sign-off with the following revisions:



Resubmit the following prior to Site Plan/ Subdivision approval:



The subject site plan/subdivision meets the requirements of the Building Zone Regulations,
excluding sections 6-15 and 6-17, and is Ok for Zoning Permit Sign-off.

Reviewed by:
Jodi Couture
Date: 9/28/2020
Note: These comments do not represent Building Inspection Division approval. Plans subject to review by ZEO at time of building
permit application.

From:
To:
Subject:
Date:

Bristol, Christopher
Pruitt, Jacalyn
RE: 280 Railroad Ave - PZ meeting?
Monday, October 26, 2020 6:14:12 PM

[EXTERNAL]

It is 8 seats: booth seating along the wall with 4 seats opposite, making for 4 x 2 person tables.
Existing is 24 seats. Proposed is 29 seats. You can see from existing the tables are a bit crowded and
are near the cold case along the wall and the cashier/take out counter in the front. Some tables from
existing space will be moved over to the expanded space with 5 seats added.
I have asked my client to take pictures of the parking lot during his peak times to show what the
parking situation is like. The space we are expanding into was retail, and could be a stand-alone
retail store that I submit would create more customer traffic and turnover than the same space used
for restaurant patron seating. If helpful, have no problem with a condition that employees parking
in the back of the building (or elsewhere farther removed from the store "strip" in the front).
Let me know if you have any questions. Thanks, Chris

Christopher D. Bristol | Partner | Gilbride, Tusa, Last & Spellane LLC
31 Brookside Drive | Greenwich, Connecticut 06830 | P: 203-622-9360 | F: 203-622-7415
cdb@gtlslaw.com | Bio | www.gtlslaw.com

From: Pruitt, Jacalyn [mailto:jacalyn.pruitt@greenwichct.org]
Sent: Friday, October 23, 2020 3:06 PM
To: Bristol, Christopher <CDB@gtlslaw.com>
Subject: RE: 280 Railroad Ave - PZ meeting?
Thanks Chris. Can you please explain how the booth seating works? Are there just 4 seats for the
entire booth?
Can you also please confirm the existing number of seats, and the proposed number of patron
seats?
Thank you!
Jacalyn Pruitt, Planner II
Town of Greenwich Planning & Zoning
From: Bristol, Christopher <CDB@gtlslaw.com>
Sent: Friday, October 23, 2020 2:58 PM
To: Pruitt, Jacalyn <jacalyn.pruitt@greenwichct.org>
Subject: RE: 280 Railroad Ave - PZ meeting?

[EXTERNAL]

Attached are existing and proposed floorplans showing current versus expanded space.   The layout
of the existing restaurant is substantially like the layout shown on the Will Morton's plan, but the 8
table sets on the left side is now a long booth with seats opposite, but that remains at 8 seats. Let
me know of any questions. Thanks, Chris

Christopher D. Bristol | Partner | Gilbride, Tusa, Last & Spellane LLC
31 Brookside Drive | Greenwich, Connecticut 06830 | P: 203-622-9360 | F: 203-622-7415
cdb@gtlslaw.com | Bio | www.gtlslaw.com

From: Pruitt, Jacalyn [mailto:jacalyn.pruitt@greenwichct.org]
Sent: Thursday, October 22, 2020 3:37 PM
To: Bristol, Christopher <CDB@gtlslaw.com>
Subject: RE: 280 Railroad Ave - PZ meeting?
Thank you Chris for the sewer information.
If we receive the proposed floorplan tomorrow that should be okay. As always, earlier the better.
Also in general, Ms. Alban believes the parking is stressed in this area during non-COVID times.
Jacalyn Pruitt, Planner II
Town of Greenwich Planning & Zoning
From: Bristol, Christopher <CDB@gtlslaw.com>
Sent: Thursday, October 22, 2020 2:35 PM
To: Pruitt, Jacalyn <jacalyn.pruitt@greenwichct.org>
Subject: RE: 280 Railroad Ave - PZ meeting?
[EXTERNAL]

Attached is a copy of the sewer/drain company's certification that the grease trap is installed and
functioning properly. It was recently serviced.
I am supposed to get a better proposed floorplan from client to submit shortly, but may be
tomorrow when I can get it to you. Is that ok?
I only recall the grease trap certification and a proposed floorplan as being the issues to address. Any
others?
Thanks, Chris

Christopher D. Bristol | Partner | Gilbride, Tusa, Last & Spellane LLC
31 Brookside Drive | Greenwich, Connecticut 06830 | P: 203-622-9360 | F: 203-622-7415
cdb@gtlslaw.com | Bio | www.gtlslaw.com

From: Pruitt, Jacalyn [mailto:jacalyn.pruitt@greenwichct.org]
Sent: Wednesday, October 21, 2020 3:21 PM
To: Bristol, Christopher <CDB@gtlslaw.com>
Subject: 280 Railroad Ave - PZ meeting?
Hi Chris - Do you have an idea on when you and the team will be ready to submit updated/new
information for your application at 280 Railroad Ave? We are starting to think about the next
Commission meeting, and ideally we would not have additional items on the tentative that are not
ready to go forward at this time. Let me know what you think the timeframe is.
If you think it is best to not be on the next PZ meeting, we need to officially extend your time. Would
you like to use the COVID state of emergency 90 day extension time, or just the standard extension
time first?
As always – thanks for keeping us updated.
Jacalyn Pruitt, Planner II
Town of Greenwich Planning & Zoning
101 Field Point Road
Greenwich, CT 06830
Ph. 203-622-7894
Jacalyn.Pruitt@greenwichct.org
Town Hall is currently still operating under a State of Emergency. Starting
October 13th, Town Hall will be open to the public 8 AM to 1 PM weekdays.
Many Town Services can be conducted online and will continue to be. In the
interest of public health and staff safety, if your request can be done over
email, the internet, or phone, please continue to do so in those manners, in lieu
of coming into Town Hall. Please follow the Town’s website
(www.Greenwichct.gov) for the most up to date information.
For immediate assistance, during business hours (8 a.m. to 4 p.m. M-F), please
email the Department via the Town's website at:
https://www.greenwichct.gov/FormCenter/Planning-Zoning-11/Contact-Us-53;
and select “Planning and Zoning” under the "select a category" tab to reach us.
Again, Staff will be monitoring emails between 8 am - 4 pm weekdays.
If you are working with specific staff, please continue to call or email staff
directly as they continue to be working remotely, on days they are not in the
office.
CAUTION: This email originated from outside the Town email system. Do not click links or open

EXISTING FLOORPLAN
24 SEATS TOTAL
Door
Vestibule

PROPOSED FLOOR PLAN
29 SEATS TOTAL
Door
Vestibule

CASH REGISTER AND
TAKE-OUT COUNTER

230 sf portion of of adjacent retail space
converted to restaurant use

