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Members Present: 	 Dave Palmberg, Chair 

Cindy Rummel 

Ron Houle 

Rich Shuck 

Lorin Dafoe 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
Leonard Clark, alternate 
Chris Joseph, alternate 
Patrick Soucy, Re: Simon Says 
Michael Simon, Re: Simon Says 
Dr. David & Judith Mordasky, Re: Stafford Veterinary Management 
Public 

• Meetin2 Agenda: 

1. Call to order and establish a quorum. 

2. Review minutes of February 20,2020 meeting. 

3. Informal discussion - Simon Says - Site Plan 112 West Stafford Road 

4. 	 Informal discussion - Stafford Veterinary Management Assoc. Site Plan - 42 West 

Main Street 
5. 	 Reddington Rock Riding Club - Camp Renewal 
6. 	 Review current uses 

A. Changes to tables of uses 
7. 	 New business 
8. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Dave Palmberg, Chair, called the meeting to order at 7:00 p.m., establishing a quorum 
with Dave Palmberg, Chair; Cindy Rummel, Ron Houle, Rich Shuck, and welcoming 
new member Lorin Dafoe. 

2. 	 Review minutes of February 20, 2020 meeting. 
Cindy Rummel made a motion, seconded by Ron Houle to accept the minutes of the 

• 
February 20,2020 meeting. All were in favor. 
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Rich Shuck made a motion to move Item 5, the camp pennit renewal for Reddington Rock • Riding Club, up in the agenda to hear it as Item 3. All were in favor. 

3. 	 Reddington Rock Riding Club Camp Renewal 
David Perkins reported that the Club sent in their annual renewal application along with 
the required renewal fee. He said the Health Department went out to the site on 
Wednesday and found no issues and no complaints. He said the Club provided a map 
updating their lot numbers and will be posting the lot numbers at the site for the fire 
marshal to help ensure a quick response if there is a call to the campground. 

Rich Shuck made a motion, seconded by Cindy Rummel, to approve the camp renewal at 
Reddington Rock Riding Club for the season, which will run from April 1,2020 through 
November 30, 2020 as stipulated in their agreement. All were in favor. 

• 

4. Informal discussion - Simon Says - Site Plan 112 West Stafford Road 
Patrick Soucy and Michael Simons attending the meeting. Patrick Soucy said they had 
been before the Zoning Board of Appeals a couple of years earlier and their plans were 
approved. He said they have now learned that they need to pave their parking lot, which 
was not on the plan approved in 2017. He said they planned to put down miIlings, and 
cannot afford to pave the lot. Patrick Soucy said the lot has always been a dirt lot and that 
the type of use they plan to have is the same as the previous use, a repair shop with retail. 

Patrick Soucy said they plan to put down heavy, rolled, compacted millings. He said they 
are hoping to get a Certificate of Occupancy quickly. 

Dave Palmberg referenced the letter to Michael Simons and Pat Soucy from David 
Perkins, ZEO, dated February 24,2020. He asked them to address uses and parking. Pat 
Soucy said they have been addressed on the new plan. They will be installing bollards for 
safety as requested. He said the State is moving things around in front and they don't yet 
know if they will end up with one or two driveways. He said they currently have two 
paved aprons, but depending on the State, that could change. 

Pat Soucy provided a maintenance plan for keeping up with the millings, and they will 
add striping if necessary. He said the millings are holding up well. He said he has used 
millings at his East Windsor business. He said he is concerned about the PZC's request 
for paving as they are already $100,000 over-budget now. Michael Simons said the 
millings were put down in the fall so they haven't yet been exposed to the heat. They 
bought screened micro-fillings and expect they wiIl compact down more in the summer. 

David Perkins read from the town ordinance that requires millings to be sealed. He asked 

• 
if they planned to seal them. Pat Soucy said he has researched this and doesn't think it 
will make a difference, but he will do that in the spring if it is needed. Dave Palmberg 
said this is a legitimate concern, because with the construction going on, the stones can 

2 




March 5, 2020 Stafford Planning & Zoning Commission 

• easily get kicked up and tossed around. Pat Soucy said they are laying down 4" to 5" of 
millings, which will be compacted down to 4". 

• 


David Perkins noted that the site plan regulations call for a dust-free, all weather surface 
in the lot. Lorin Dafoe said if the Board had wanted concrete, it would have been better to 
specify it. 

Michael Simons handed out a packet of information to each Commissioner on millings. 
Pat Soucy said he would be willing to seal the millings if that will work for the 
Commission. 

Cindy Rummel asked what happens to millings when plowing snow. Pat Soucy said it is 
fine if the ground is frozen, but if not, you have to lift the plow a little and then allow 
what snow remains to melt off. 

Lorin Dafoe asked how much traffic Simon Says would expect in a typical day. Michael 
Simons said they typically have about five to ten customers an hour. 

Ron Houle asked about the tenants. Pat Soucy said that Gary Michalec of John the 
Jackman was going to be their tenant, but he decided early on to retire instead. Instead 
they now have a new tenant on the left of the building who just needs space as a storage 
garage. 

Rich Shuck asked if there will be car storage outside. Michael Simons said there would 
be, but they intend to make it look more attractive by moving more things inside the 
building. He said the problem with their other site is that the building is in serious 
disrepair and vehicles get rained on whether inside the building or outside of it. He said 
they intend to put up fencing to reduce visibility in the back. 

Dave Palmberg said his greatest concern is that when the roundabout is completed, this 
will be the entryway to their commercial corridor. He said the Stafford Garden Club is 
planning to do some landscaping there and will be sure to make the area look very 
attractive. He does not want this area to have a blight issue. 

David Perkins asked about the area in front of the addition. Pat Soucy said there will be a 
sidewalk that will loop the whole front section. There will be a large, all-concrete pad on 
the other side. He said they expect to roll the millings into the grass. They don't want to 
put in curbs. Arbor vitaes will also be planted to provide some screening. 

The Commission discussed lighting. Michael Simons said there will be two lights on 
motion detectors. He used his phone to show the types oflights to be installed on the 
building. Rich Shuck said they need to make sure they are full cut-off lights.

• Dave Palmberg said they have a site plan approval and they are looking at this as a 
requested modification, due to the changes made by the State. He said the only 
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• outstanding issue is the 4" micro-millings. He proposed they add the maintenance 
schedule to the revised plan and add the wording: "Actions to be taken by the ZEO as 
deemed necessary for parking lot maintenance." His concern was that a lot of traffic, 
braking, and turning motions are what cause millings to fail. 

David Perkins said he felt that any other small modifications can be worked out with his 
office. He suggested they do some timber landscaping to serve as stops for the cars and to 
define the parking area in the front. Dave Palmberg said they should make sure the ADA 
space and access way into the building are smooth. The Commission asked that they 
install concrete for the entire ADA space (16' x 20') and tie that into the sidewalk. 

A list of items to complete included ADA parking, landscaping, concrete, block stops for 
customer parking in front of the gate and bollards. David Perkins said all of these must be 
completed before they can get a Certificate of Occupancy. If not, he said they will need to 
get a bond. Dave Palmberg said they need to get all of this on the plan and get it back to 
the PZc. He asked that they submit this to David Perkins so he can have something to 
bring before the Zoning Board ofAppeals. Dave Palmberg noted this is being considered 
a minor modification, so no vote is needed. 

• 
5. Informal discussion - Stafford Veterinary Management Assoc. - Site Plan - 42 West 

Main Street 
Dr. David and Judith Mordasky attended the meeting. Lorin Dafoe recused herself for 
this discussion. 

Dr. Mordasky said they are moving their Veterinary Hospital to the former Bakers 
Furniture site and the closing on the property is March 31, 2020. He said they are over
budget on the project and are looking for ways to more economically use the 23,000 
square feet of the property. He said they originally planned to use the former restaurant 
building to house a pet grooming operation on the lower level with an apartment upstairs, 
but now plan to move the grooming to the main building. 

The hospital will operate 2417 and Dr. Mordasky said they would like to convert the 
former restaurant to two apartment units, which would be used for housing for veterinary 
students giving their on-call veterinary employees quick and close accessibility to the 
hospital. Practically speaking, he said he would expect each apartment to house two 
people, so likely a total of four renting the apartments. 

David Perkins noted that the ZBA approved the hospital on the lot, which is less than the 
two-acre minimum lot size for a veterinary hospital. Dr. Mordasky also noted their goal 
has always been to preserve the exterior ofthe building as it is a landmark building in 
town. 

• Dr. Mordasky said the smaller lot would be merged with the larger so it would all be one 
parcel. Dave Palmberg said that seeing that the combined buildings would all be one 
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• parcel, it would make sense that the apartments could be permitted as an accessory to the 
hospital. This would need to be stated in the Special Use Permit application. 

Dr. Mordasky said he expected to put up a 4-foot fence across the neighbor's property as 
the boundary is about 20 feet into their lawn. David Perkins said he would expect he 
should put up some buffers larger than proposed. David Perkins said he also felt the 
Mordaskys had a lot more parking outlined than needed. A suggestion was made to allow 
parallel parking on the side of the building. 

Dr. Mordasky said the lighting will be off the building and they will also need a place for 
a 1,000 gallon propane tank. 

Regarding the elevator, he said the architect sat down with David Perkins and the fire 
marshal and building inspector. This is expected to run about $100,000. He said a 
challenge is that they need to go up and down stairs to do surgeries and because of the 
volume of surgeries they do, he expects that an elevator will become necessary at some 
point. 

• 
Judith Mordasky asked if there is anything else they need to address that they had not 
thought of. Dave Palmberg said they will need to put together a parking schedule. He said 
they might not need as much parking as they thought and suggested they could call out 
deferred parking, which they would not build until they needed it. Rich Shuck said they 
can share cross hatching for vans and suggested they talk to their architect about that. 

It was noted that the dumpster will need to be screened. David Perkins asked also if there 
is drainage on the site. Dr. Mordasky said he thinks the flow goes to the back toward the 
Julian property. Dave Palmberg suggested a structure could be added in back to help slow 
down any runoff. 

The Commission discussed the feasibility of getting the Special Use Permit before the 
closing, or at least opening the public hearing and keeping it open if necessary. However, 
it was determined it would be too tight to get the advertising done for the public hearing. 
Instead it was agreed to set a public hearing for the April 2, 2020 meeting. 

6. Review current uses 
A. Changes to tables of uses Dave Palmberg reviewed the open items since their last 

discussion. He said they needed to create a definition for drive-in sales, and they 
needed to determine whether coverage percentage should be the total area or the 
buildable area. 

Dave Palmberg said in his research he found that for commercial development, many 

• 

towns base this calculation on the total area. He said with residential development, 

they take into account a density factor and go by buildable area. He cited East 

Windsor and Tolland as examples. 
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• David Perkins said his research found just the opposite. He said Ellington does not 
differentiate between commercial and residential development, nor does Branford. He 
said Somers just talks about buildable area. 

Rich Shuck said generally buildable area is used when creating initial lots. 

David Perkins recommended leaving the language they currently have in the 
regulations as is. Chris Joseph agreed saying they should keep it simple. Rich Shuck 
suggested basing commercial development on lot size. 

Dave Palmberg recapped the discussion they had been having for Lorin Dafoe. He 
said they need to determine what the denominator is when deciding how much 
coverage a building and parking can take on a lot. Should it be based on the entire 
lot? Or should it be based on the lot, less wetlands, easements, steep slopes and other 
factors? Lorin Dafoe said she felt it would be easier to consider the whole lot. David 
Perkins said the Wetlands Commission in their role would then determine what must 
be left out of the equation. Dave Palmberg said keeping it simple might end up 
enticing more development. There was consensus to leave the regulations as they are. 

• 
David Perkins reviewed the other changes he made. He added back Bed and 
Breakfast establishements as a Special Use Permit in three zones. He left Earth 
Removal as is, not allowing them in the Water Management or Open Space zones. He 
eliminated Drive-Ins all together. 

David Perkins said he will put everything together in one package and send it on to 
the Capital Region Council of Governments (CRCOG) for their review. A public 
hearing will be scheduled for the next meeting. It was noted that a separate public 
hearing on a different night should also be scheduled on medical marijuana facilities 
and this information should also be sent on to CRCOG. 

7. 	 New Business 
A handout ofpotential text change suggestions for parking and calculating gross floor 
areas was distributed for a discussion at their next meeting. 

8. 	 Adjournment 
Ron Houle made a motion to adjourn, seconded by Cindy Rummel. All were in favor. 
The March 5,2020 Stafford Planning & Zoning Commission meeting was adjourned at 
8:20p.m. 

Respectfully submitted, 

• Annie Gentile 
Recording Secretary 

6 



