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Members Present: 	 Dave Palmberg, Chair 

Cindy Rummel 

Ron Houle 

Rich Shuck 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
Chris Joseph, Alternate 
Anne Marie Perrone, Executive Director, Stafford Housing Authority 
Attorney David Hoopes 
Ouy Hesketh, F. A. Hesketh & Associates 
Dave Wagner, Architect, Schadler Selnau Associates 
Public 

• 
 Public Hearing 


SubdivisionlResubdivision 55 Woodland Springs Drive - Map 36, Lot 80 - 40.62 acres to be 
resubdivided to create 2 lots of 23 .30 acres and 17.32 acres to create a site for an affordable 
housing project in accordance with COS 8-30g. 

Site Plan approval for an Affordable Housing project in accordance with COS 8-30g 

Applicant: A very Park Phase II Limited Partnership - Zone: HB 
Location: Rear 23.30 acres of 55 Woodland Springs Drive - Map: 36, Lot: 80 

Dave Palmberg, Chair, opened the public hearing at 7:02 p.m. He noted that the public hearing is 
for the subdivision application only at 55 Woodland Springs, but that it is being heard 
concurrently with the associated application for the site plan approval under 8-30g. 

David Perkins read the legal notice. 

Dave Palmberg established a quorum with regular members Dave Palmberg, Chair; Cindy 
Rummel, Ron Houle, and Rich Shuck and he seated alternate member Chris Joseph for Lorin 
Dafoe. 

• 
As the meeting was held via Zoom, all participants and public members identified themselves. 
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June 4, 2020 - Stafford Planning & Zoning Commission 

Attorney David Hoopes of Hoopes, Morganthaler, Rausch & Scaramozza, counsel to A very Park 
Phase II Limited Partnership provided an overview. He said the applicant wishes to divide one 
40.52 acre lot into two lots, consisting of the existing Woodland Springs Phase I on 17.22 acres, 
with the remaining 23.3 acres which they are proposing as Phase II. They are seeking a Phase II 
site plan approval for a 79 unit project. 

David Hoopes said the layout for Phase II is similar to Phase I. He noted in 2013 and 2015 the 
applicant received conceptual approval under Section 8-30g. It was an affordable housing 
application for elderly and disabled persons. Under Connecticut General Statutes, the project is 
exempt from zoning and can only be denied if the project threatens a substantial negative impact 
on the public health or safety of the town. 

Stafford Housing Authority Executive Director Anne Marie Perrone thanked the Commission for 
holding the remote meeting. She said the Woodland Springs Phase I and Phase II are to replace 
the 110 outdated units at Avery Park. The first phase was completed two years ago and consists 
of79 units for seniors ages 62 and older and/or disabled persons. Eight units are reserved for 
people ofmoderate income, while about 60 are reserved for homeless veterans. She said their 
current waiting list is about eighteen months, so this housing is much needed. Phase II will 
consist of another 79 units of safe, affordable, quality housing. 

Guy Hesketh, a licensed professional engineer with F. A. Hesketh & Associates reviewed the 
proposal. Phase I is accessed via Woodland Springs Drive, which enters from West Stafford 
Road (Route 190). Phase II is behind Phase I and will utilize the same access road. A small piece 
of the Phase II property abuts Orcuttville Road. The plan is to tie into Phase I at a tee 
intersection. The roadway will be extended with a circular drive going around the upper portion 
ofthe site. 

The project will consist ofone larger building with two wings interconnected. Utility access will 
be in the rear of the property. The proposal also includes several cottages, similar to Phase I but 
slightly smaller. There will be two sets of three connected cottages on the eastern side of the site, 
and a set of two connected cottages on the northern part of the site. Parking will be provided for 
113 vehicles. A maintenance building is also proposed to house equipment for maintaining the 
site. 

Guy Hesketh said sidewalks will be provided to connect the parking area to residences and there 
will be crosswalks. Sidewalk access will be provided to access the retail area at the Big Y 
shopping plaza. A small piece of retaining wall, about 4 feet in height is proposed, and large 
boulders might eliminate the need for a retaining wall in another area of the site. Two stormwater 
management basins are proposed to handle runoff. 

Guy Hesketh noted that a Master Plan approval, as required by the Department of 
Transportation, was granted previously. At that time the Office of State Traffic Administration 
(OSTA) made the administrative decision that there would be no need to go back to them when 
Phase II got underway. He noted the original approval had a slightly different configuration. 
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June 4, 2020 - Stafford Planning & Zoning Commission 

Guy Hesketh reviewed the landscape plan which consists of street trees similar to Phase I, which 
should lend an appearance of uniformity to the project. There will also be ornamental trees and 
evergreens dispersed around the property for screening. David Perkins asked if there would be 
any planting in the bottom of the wetland on the east side of the property. Guy Hesketh said they 
are proposing to let things go fallow in that area. He reviewed also the foundation plantings, 
consisting of flowering shrubs and evergreens. 

Guy Hesketh reviewed the seeding schedule to include a sun/shade mix in the areas to be mowed 
and a conservation mix on the steeper slopes where mowing will be less frequent. The bottom of 
the water quality area will be seeded with a mix that has some pollutant removal potentiaL 

The property has some topographic elevation differences from the top to the bottom of the site 
and Guy Hesketh reviewed the grading plan. The east wing area is the highest point and the 
majority of water will flow in an easterly direction. The low area is near the railroad. They used a 
study previously done by Big Y for their base map. He noted there is sandy soil near the railroad 
which will be good for infiltration and there are culvert crossings north ofthe site where water 
will eventually enter the Middle River. 

Grading of the site will be done so that water flows away from the buildings, along a curb to a 
catch basin, and discharges behind the cottages to a stormwater detention basin. The upper 
portion of the site will discharge to water quality basin #1. Guy Hesketh noted they are keeping 
the grades to less than 5 percent so that people in wheelchairs can more easily maneuver. He 
reviewed the runoff for the two water quality basins, noting they are designed to capture the 
minimum water DEEP recommends and are designed to mitigate an increase in runoff. He 
anticipates the basins will be dry most of the year. He said a geotechnical investigation of the site 
finds it amenable to infiltration, and the basins will work similar to those in Phase I. 

Guy Hesketh reviewed the sedimentation erosion control plan, which will include silt fence, 
sedimentation logs in critical areas and erosion control blankets in areas steeper than a 4 to 1 
ratio. Permanent measures meet DEEP requirements and will include plunge pools, as well as rip 
rap to dissipate runoff. 

Guy Hesketh said they have been working with Connecticut Water Company, Eversource, 
Comcast and Cox. He said Eversource will be putting in a complete loop from the Big Y out to 
West Stafford Road for electric service. He noted that Connecticut Water put in a 12" water main 
up West Stafford Road and there is an 8" water main from that which goes to Phase I. He said 
the system has the capacity to handle the added development. However, they may require a water 
pump and fire storage and will know whether that is necessary as the designs progress. He 
proposed the Commission delegate town staff to work with them to handle this issue if it 
becomes necessary. He noted they also have placeholders on the plan for underground propane 
tanks and generators. 

Guy Hesketh said they are working with the Stafford WPCA to ensure there is adequate capacity 
for sewer service on the site for Phase II, and that the Connecticut Water Company has 
completed a flow test. He said the fire marshal wants to have an additional emergency access to 
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June 4, 2020 - Stafford Planning & Zoning Commission 

buildings at the top of the site and so revised plans include a 16 foot wide emergency access 
drive with a maximum 8 percent grade. He asked that the Commission allow staff to review the 
revised plans and work with them on the added fire lane. 

Guy Hesketh reviewed the subdivision plan, which shows the final plan for Phase I and how 
Phase II will be divided off. This includes access and egress easements, easements for utilities, 
and a division line. Grading will be done to join the two lots. An easement will need to be added 
for the emergency access road. 

Architect Dave Wagner of Schadler Selnau Associates reviewed the architecture. The 79 units 
will include one 3-story building with 63 one-bedroom units, plus cottages. There will also be a 
400 square foot community room. One bedroom units will average about 628 square feet, with 
the largest being 730 square feet. He reviewed the floor plans noting that ten percent are 
completely accessible and the remaining 90 percent fully adaptable. The site will be both 
walkable and wheelchair accessible, and each tenant will be provided with a storage area. The 
site will include protected outdoor patio areas. He reviewed the sprinklers, elevators, and 
building security measures. It will be designed to provide a community atmosphere that is 
cohesive with Phase I. Private roads in Phase II will be maintained by the Stafford Housing 
Authority as they do for Phase I. 

David Hoopes noted that the project has received Wetlands approval. 

David Perkins asked for an explanation of the affordability plan. David Hoopes said under the 
statute at least 30 percent of the units must be affordable, but theirs will be 100 percent 
affordable. He said the funding source for the project is more stringent than most affordable 
housing funding providers. Dave Palmberg asked what percentage of Stafford's housing stock 
will be deemed affordable after Phase II is completed. David Hoopes said he was unsure, but it 
might be possible, that this project will put Stafford over the 10 percent bar, which would exempt 
them from the Affordable Housing Land Use Appeal procedure. 

Cindy Rummel thanked the team for their presentation. She asked if they would still need 
approval from the North Central Health District and if they obtained that approval. Guy Hesketh 
said he did not believe the District would need to grant an approval because this project will be 
sewered. They are currently working with the WPCA on their requirements. 

Ron Houle asked if the fire department has reviewed the 3-story building. Dave Wagner said the 
fire marshal was only concerned with the access road and radii to get to the bUilding. They will 
be working with the fire marshal on the road surface, ifit needs to be hard packed milling or a 
bituminous surface. Ron asked if there would be sufficient drainage. Guy Hesketh said they 
designed oversized basins to encourage infiltration into the sandy soils. Ron also asked if the 
dumpsters will be screened. Guy Hesketh said they would be fully screened with a nylon fence, 
similar to Phase I. 

Rich Shuck thanked Anne Marie Perrone and the team as well. He noted the design changed 
somewhat from the original, where they had previously talked about a rear emergency access out 
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June 4, 2020 Stafford Planning & Zoning Commission 

to Orcuttville Road, so that was a concern. He said he did not think the rear lot is a legal lot as 
there is no frontage on a public street. David Hoopes said as this is an 8-30g project, this is one 
area where the rules don't apply. Rich Shuck said he thought that the subdivision regulations 
apply, just not zoning regulations. David Perkins noted that 8-30g refers to zoning and planning 
activities and subdivision regulations are a planning activity. 

Guy Hesketh noted that Woodland Springs was initially to come in via Bradley Road, but the 
easements in this area were unclear at the beginning of the road. As a result, the concept evolved 
to create additional access through the Big Y retail area. He noted also that the larger buildings 
are fully sprinklered and meet the modern standards for fire protection. 

Chris Joseph said he was pleased that the grades will be kept under 5 percent. He noted the 
landscape plantings appear dense and asked if a location has been designated for a snow shelf. 
Anne Marie Perrone and Guy Hesketh reviewed the areas where snow can be adequately stored. 
Guy Hesketh also noted that boulders will be placed on the property strategically to act as a 
deterrent in place ofguide rail in the parking area. They will be repurposed selectively and 
aesthetically. He said when the plantings go in, they will work with staff to make sure they work 
and are aesthetically pleasing. 

• 
Dave Palmberg asked if construction materials will be brought onto the site and if they will be 
using crushers. Guy Hesketh said they are close to being balanced and can make adjustments. He 
said crushing will probably be similar to Phase I, but if processing needs to be done, it will likely 
be done on the eastern side of the site. Dave Palmberg asked if the emergency access road will 
be gated. Guy Hesketh said there will either be bollards and breakaway chains or it will be 
chained with a keypad access so that there will be no general access. 

Dave Palmberg asked if they anticipate the need for any outdoor storage of supplies (i.e sand or 
salt) at the maintenance garage, and if so, it should be shown on the plan. Anne Marie Perrone 
said she didn't anticipate this but she and Guy Hesketh can work together to establish a 
placeholder ifthere is a need. Dave Palmberg asked if there is a site lighting plan. Guy Hesketh 
said he would expect it to be similar to Phase I and asked that they be allowed to work with staff 
on those needs. Anne Marie Perrone said they intend to have a similar street lighting plan as in 
Phase L 

Dave Palmberg said Phase I came out very well and asked if there were any lessons learned from 
that part of the project. Anne Marie Perrone said in talking to residents, what she especially likes 
is that Phase II is close together creating a greater sense of community and if she wished 
anything different, it is that Phase I was designed more in that way also. 

Ron Houle asked if there will be a need for a generated fire pump road. Guy Hesketh said that 
from the flow test, they determined there may be a need for a fire pump and if they don't have 

• 
the water volume, they have provisions in the building if this is necessary. He said they expect to 
have a diesel stand by generator . 
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June 4, 2020 - Stafford Planning & Zoning Commission 

• Dave Palmberg noted there were two attendees from the public and asked if anyone would like to 
comment for or against the project or if they had any questions. Neither wished to speak. 

Rich Shuck made a motion, seconded by Ron Houle, to close the public hearing for the 
subdivisionlresubdivision at 55 Woodland Springs Drive. All were in favor. 

Regular Meetin2 Agenda: 
I. 	 Call to order and establish a quorum. 
2. 	 Review minutes of March 5, 2020 meeting. 
3. 	 Discussion and possible action on Public Hearing items. 
4. 	 Schedule public hearings on table ofuses changes and marijuana regulations. 
5. 	 New Business 
6. 	 Adjournment 

• 

I. Call to order and establish a quorum. 


The regular meeting was called to order following the close of the public hearing. The 

quorum established during the public hearing remained seated with Dave Palmberg, 

Chair, Cindy Rummel, Ron Houle, Rich Shuck, and Chris Joseph. 


2. 	 Review minutes of March 5, 2020 meeting. 
Ron Houle made a motion, seconded by Cindy Rummel to approve the March 5, 2020 
meeting minutes. All were in favor. 

3. 	 Discussion and possible action on Public Hearing items. 
Rich Shuck made a motion, seconded by Ron Houle to approve the 
subdivisionlresubdivision of 55 Woodland Springs Drive, Map 36, Lot 80 for 40.62 acres 
to be resubdivided to create two lots of23.30 acres and 17.32 acres to create a site for an 
affordable housing project in accordance with cas 8-30g, based on plans titled 
Woodland Springs II by F. A. Hesketh and Associates, dated April 14, 2020 and revised 
to May 28, 2020 showing emergency access. All were in favor. 

Ron Houle made a motion, seconded by Cindy Rummel, to approve Site Plan for an 
affordable housing project in accordance with cas 8-30g. Conditions: Staff to approve 
lighting plan, propane tank locations and emergency drive. Based on plans titled 
Woodland Springs II by F. A. Hesketh and Associates dated April 14, 2020 with revision 
date May 28,2020 showing emergency access at 23.30 acre site at 55 Woodland Springs 
Drive. All were in favor. 

• Anne Marie Perrone expressed her appreciation for the Commission's support, noting it 
has been a long time coming. She said funding is getting close. 
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• 4. Schedule public hearings on table of uses changes and marijuana regulations. 
The Commission scheduled a public hearing for the marijuana regulations for the July 16, 
2020 meeting and a public hearing on the table of uses changes for August 6, 2020. 
David Perkins said he will submit the proposed regulations to CRCOG and will send 
Commission members the same clean copy he sends to CRCOG. 

5. 	 New Business. 
David Perkins said there is a potential building that could be coming in across from Scott 
and Heidi Morey's veterinary center being built on Route 190 and they will need site plan 
approval. He expects he can handle this administratively, and he has sent them a copy of 
their zoning regulations for guidance. He said he has not heard anything oflate from the 
Mordasky's about their veterinary center going in at the former Bakers Furniture. 

David Perkins said he walked the site where Aqua Pump wants to move in and they have 
a conceptual plan. He also said he has been busy oflate with permits and violations and 
that he recently met with a handyman from Country Village Shops. They have been 
issued several fines for blight issues, but have fixed the storm drains. They are planning 
to do more cleanup. 

• 
Ron Houle asked about progress on the Simon Says site. David Perkins said they are 
moving slowly but have poured the sidewalks. 

6. 	 Adjournment. 
Rich Shuck made a motion to adjourn, seconded by Cindy Rummel. All were in favor. 
The June 4,2020 meeting of the Stafford Planning & Zoning Commission was adjourned 
at 8:43 p.m. 

Respectfully submitted, 

Annie Gentile 

Recording Secretary 


• 
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