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Town of Stafford 

Planning & Zoning Commission 

Regular Meeting 

December 11, 2018 

7:00 p.m. Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Kathy Bachiochi 

Ron Houle 

Cindy Rummel 

David Palmberg, Alternate 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Chris Joseph, Alternate 

Scott & Heidi Morey, applicants 

Guy Hesketh, PE & Principal, F. A. Hesketh & Associates 

Chris Hill, Blue Moon Design Architecture 

Public 


• 

PUBLIC HEARING 


Special Use Permit: Sec. 7.3C - Veterinary Hospital 
Applicant: Scott & Heidi MoreylWildcat Investments LLC - Owner: Big Y Foods - Zone: HB. 
Location: 73 West Stafford Road, Map 36, Lot 74, plus portions of Map 36 lots 73 and 75. 

Nancy Ravetto , Chair, opened the public hearing at 7:02 p.m. Seated for the public hearing were 
Nancy Ravetto, Chair; Kathy Bachiochi, Ron Houle, Cindy Rummel, and alternate member David 
Palmberg for Gene Julian. 

Kathy Bachiochi read the legal notice. Nancy Ravetto explained the process for the public hearing. 

Guy Hesketh, licensed professional engineer and principal with F. A Hesketh Associates in East 
Granby, representing the applicants, gave a presentation. He provided a layout showing the 
configuration of the lot, which is on the east side of the new access road at the Big Y. He said Big Y 
plans to reconfigure four lots into one 2.3 acre lot and an additional lot. In this reconfiguration plan, 
details of the address are to be worked out with staff. 

The applicant wishes to add a 7,400 square foot, two-story veterinary clinic and a proposed future 
office building in the rear with access off the west Big Y drive. The radii of the road will allow ample 
access to the overhead doors. All parking will be paved with Cape Cod style curbing. A screened 

• 
dumpster will be located in the rear of the property. The proposed layout meets all setback 
requirements. 

Guy Hesketh provided a parking analysis. While there are no specific parking requirements outlined 
for veterinary clinics, he used the defined parking for a medical or dental office and came up with what 
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• they believe is a reasonable number. The plan provides for 67 parking spaces. Phase I has 32 parking 
spaces, and the balance would be added at a later date. The landscape buffer plan includes deciduous 
and evergreen plantings, as well as screening shrubs. 

Guy Hesketh reviewed the utilities for the site. A water main was recently extended on West Stafford 
Road. He said the Connecticut Water Company wants them to tap into the main on West Stafford 
Road. Connecticut Water does not install laterals when they install the main, so they would have to put 
in a lateral with a meter box and run an additional line to the rear of the property. Telephone and 
electrical service is available and would be installed with underground lines. A sanitary sewer trunk 
line presently goes up West Stafford Road. A connection was made up at Woodland Springs and they 
can tie into existing laterals. Additional manholes will be added. Presently they are working with 
Director of Public Works Rick Zulick on getting him some flow numbers, and the WPCA will need to 
finalize the plan. 

• 

The storm drainage is part of the Woodland Springs master plan. Woodland Springs had storm 
drainage and a detention basin in an undeveloped field. Guy Hesketh said a lot of the infrastructure is 
from the 1970's and pipes from that time were collapsing. New plastic pipe was replaced as part of the 
master plan. The detention basin was also enlarged to provide for better water quality and for handling 
any excess capacity. Guy Hesketh said the site, which includes housing units, retail development, and a 
placeholder for more retail, was never originally certified by the State Traffic Commission (now the 
Office of the State Traffic Administration) in the 1970's. Guy Hesketh said they have since requested 
that OSTA look at the overall drainage and the master plan and make a determination. He said OSTA 
made their review and found their plan to be in compliance. They have approved the master plan. 

Guy Hesketh said that storm water as part of the overall master plan includes roof runoff to go into 
underground infiltrators. The groundwater will be recharged with roof runoff. The soil and erosion 
control plan includes putting in an anti-tracking pad at the construction entrance, adding silt fencing in 
down gradient areas, and an erosion control blanket on the steeper slopes. The plan complies with 
Department of Energy and Environmental Protection guidelines. 

Ron Houle asked if there will be a construction fence. Guy Hesketh said they can include that. 

Nancy Ravetto asked how the clinic will handle large animal waste. Scott Morey, the applicant, said 
they expect there will be minimal waste as animals will not be kept overnight. It is common practice in 
these cases to use the dumpster for disposal, and that is what they plan to do. 

Guy Hesketh reviewed the site lighting plan, which includes photo-metrics. They plan to use three 
types of fixtures---pole mounted shoe box types both double and single headed with a 21-foot 
mounting height, shielded wall packs, and down, recessed lighting on the canopy on the front of the 
building. The lights will be low-maintenance, energy-efficient LEDs. 

Dave Palmberg asked for an explanation of the status of Bradley Road on the east side, if there is any 

• 
encroachment. Guy Hesketh said there is one small encroachment about 6" off the property line. There 
is also a ten foot access strip where the encroachment is uncertain. He noted that Bradley Road is not a 
town road. 
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• Chris Hill, architect with Blue Moon Design Architecture, reviewed the building. It will be 80 feet 
wide and 113 feet long with about 5,800 square feet on the lower level, and a 1,600 square foot 
administration area on the second floor. The primary clinic space will be in the middle piece. The 
building is designed to have a rural farm feel with stone water table all around, vertical shingle siding, 
and barn-like window trims. There is a two-story atrium piece in front. There will be PVC trims, a 
cupola, and metal accents in the front. 

The second future proposed building would be about 5,000 square feet for a business/medical type use 
and will match the front building with some slight variations. The building will have traditional 
detailing, stone accents, and have neutral/earth tone color schemes. Nancy Ravetto said she found the 
architecture to be exceptional and that it will enhance the area. 

The public hearing was opened to public comment. 

David Bachiochi, owner of71 West Stafford Road and 3 Bradley Road said Bradley Road is a private 
road, which he owns. He keeps some dumpsters and mailboxes on a strip of that road. He also noted 
there is a sewer line there, about 10" in size. He spoke in favor of the application. He said he found the 
building to be attractive and would prefer it not be screened. 

• 
Roland Chirico of6 Racker Road spoke in favor of the application. He said he is a customer of Fenton 
River Veterinary in Tolland and findd the Moreys to run a good operation . 

Kim Ellis of 15 Crown Street spoke in favor of the application. She said she has 4H-ers in her family 
and they bring their animals to the Moreys, who do phenomenal work. 

Laura Lybarger of28 Prospect Street spoke in favor of the application. She is president of the music 
and drama boosters with the high school and said she finds the Moreys have been very supportive of 
the local community. 

Rayleen Scully of 64 Chestnut Hill spoke in favor of the application, saying it will be an asset to the 
community. 

Tiffany Ellis of 15 Crown Street spoke in favor of the application, giving high praise to the Moreys, 
their hospital in Tolland, and the building design proposed for Stafford. 

Judy, with her husband, Woody, long time Stafford residents spoke in favor of the application and the 
Moreys, saying they keep a neat and clean operation. 

Rick Zulick, Director of Public Works, said he looked over the site plan and finds it to be solid. He 
said the hospital will be a real asset to the community. 

First Selectman Mary Mitta of 6 Woodland Drive spoke in favor of the application, saying the 

• 
buildings are beautiful, and that the business will be a great fit and great asset for the community . 
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• Dave Perkins asked how an approval would address future phasing as they don't know who the tenant 
might be and there is no landscaping plan. Guy Hesketh said the applicant has an option on the parcels, 
but will need to work out the details with Big Y. They would like to get approval for Phase I and then 
simply an acknowledgement that there could be a Phase II, and depending on the use, they may need to 
come back for a site plan review. 

Ron Houle made a motion to close the public hearing, seconded by Kathy Bachiochi. All were in 
favor. 

Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of November 27,2018 Regular meeting. 
3. 	 Discussion and possible approval of public hearing application 
4. 	 Buffer and landscaping discussion 
5. 	 New and Other Business 
6. 	 Adjournment 

• 
1. Call to order and establish a quorum. 

Nancy Ravetto, Chair, called the meeting to order at 7:45 p.m .., establishing a quorum with the 
same members as in the public hearing: Nancy Ravetto, Chair; Kathy Bachiochi, Ron Houle, and 
Cindy Rummel, and alternate member David Palmberg seated for Gene Julian. 

2. 	 Review minutes of November 13,2018 Regular Meeting 
Cindy Rummel made a motion, seconded by Kathy Bachiochi to approve the meeting minutes for 
the November 27, 2018 Regular meeting as submitted. Cindy Rummel, Kathy Bachiochi and 
Nancy Ravetto voted to approve. Ron Houle and David Palmberg abstained. Motion carried. 

3. 	 Discussion and possible approval of public hearing application. 
Cindy Rummel complimented the applicant and engineer for the nice summary on how their 
proposal meets the regulations. She added that she has never seen an application where there is no 
request for buffering, and asked if that is required. David Perkins said buffers are only required 
when it is between different zones or abuts residential development. 

Nancy Ravetto noted they should require a bond for the landscaping. David Perkins said the 
Commission could authorize the ZEO to determine a bond amount in consultation with the 
applicant's engineer. Dave Palmberg suggested they state the second building conceptual location 
in Phase II is subject to site plan approval. 

Dave Palmberg made a motion, seconded by Cindy Rummel, to approve the special use and site 
plan application submitted by Wildcat Investments to construct a 7,000+ square foot veterinary 

• 
clinic at 73 West Stafford Road, Map 36, Lot 74, plus portions of Map 36, Lots 73 and 75. 

The special use and site plan is consistent with the Plan of Conservation and Development. 
Special attention has been given to landscape buffering in accordance with 7.3C. The other 
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• requirements ofthat regulation have been met including minimum lot size and set back 
requirements. 

The Special Permit considerations offered as part of the application addressing Regulation 8.B 0 
A5 through 13 are accepted by the Commission. 

All development will be in accordance with: Plans submitted with cover sheet daled 
November 29,2018 by F. A. Hesketh and Associates signed by Guy A Hesketh. 

Memorandum and attachments dated November 29,2018 from Guy A. Hesk:t:tb. to David Peakms 
in regard to stonn water drainage improvements. 

The '"future phase" as noted on the plans in regards to the conceptualJocati011 ofthe bniJding is 
approved, but subject to site plan approval and special use approval (ifneedcd). PIqwa6o.n ofthe 
"future phase" with utilities and grading is pennitted 

A landscaping bond with an amount to be determined will be established in consuJtation between 
the Zoning Enforcement Officer and the engineer and shall be paid prior to the issuance of 
building permits. 

Any changes to plans submitted will be cause for submittal ofrevised plans for sUe plan ~. 

• A vote was taken on the motion and all were in favor. 

4. 	 Buffer and Landscaping Discussion. 
The Commission further discussed buffering and landscaping regulations and nced5 for COI!ectioo.. 

There was agreement to add the newly approved landscaping fees to the back ofthe :zomng 
regulations as an appendix. and to also add the new zoning enforcement policy to the appe:adiL 

Dave Palmberg said he will submit his comments on landscaping for David Pericins anclI Nmcy 
Ravetto to review for the January 8, 2019 meeting. 

s. 	 New and Otber Business 
David Perkins reported that the judge dismissed the Eldridge appeal, finding the applicarim 9.'3:S 

in accordance with their zoning regulations. He read pertinent sections of the decision. 

6. 	 Adjournment 
Kathy Bachiochi made a motion to adjourn the meeting. seconded by Dave Pahnbeirg. All Wf'.11! in 
favor. The December 11, 2018 Stafford Planning & Zoning Commission meeting was adjollmed 
at 8:06 p.m. 

Respectfully submitted, 

• ~~~~ 
Annie Gentile 
Recording Secretary 
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