

   		   COVENTRY PLANNING AND ZONING COMMISSION 
MEETING MINUTES 
 			    REGULAR MEETING OF MONDAY, JUNE 23, 2025
1. 	CALL TO ORDER

By:  Pollansky	 	 	Time:  7:01 p.m.  	Place:  Annex & Zoom 

	
	
	PRESENT
	ABSENT
	EXCUSED

	REGULAR MEMBERS:
	Bill Jobbagy, Vice Chairperson
	X
	
	

	
	Brian Murray 
	
	X
	

	
	Darby Pollansky, Chairperson
	X
	
	

	
	Carol Polsky, Secretary
	X
	
	

	
	Eric Thomas
	X
	
	

	ALTERNATE MEMBERS:
	Steve Reviczky
	
	X
	

	
	Mindy Gosselin
	X
	
	

	
	VACANT
	
	
	

	STAFF:
	Jana Roberson, AICP, Director of Planning & Development
	X
	
	

	
	Heidi Leech, Planning Technician / Zoning Enforcement Officer 
	
	X
	

	
	Natalia Yeschick, Recording Secretary
	X
	
	



2. 	ROLL CALL/SEATING OF ALTERNATES 
		
Alternate member Mindy Gosselin is sat for Brian Murray.

3. 	AUDIENCE OF CITIZENS - None

4. 	PUBLIC HEARINGS
 
Roberson read the Public Hearings Notice.

a. PZC-25-5 - Special Permit application for a Veterinary Hospital (Eterna Veterinary Wellness and Urgent Care) at 2208 Boston Turnpike in the Commercial Zone; Applicant: Stephen Fleshman, Architect; Owner: Memory Lane Partners, LLC.

Fleshman is present along with the owners and Aldrich Construction who are the general contractors. Fleshman explained the proposal. Fleshman explained there is an existing 3,300 square foot single-story building with a three-sided covered porch that is approximately 1,562 square feet. The proposal is to enclose the porch that is attached except for the two gazebo structures to increase functional square footage for the clinic. This would make the facility 4,862 square feet. They have proposed zero changes to the site plan that was originally approved for the facility. The existing parking lot includes 41 spaces. It was determined their facility only needs 20 parking spaces. There are 18 parking spaces in the front and the remaining parking spaces are in the rear. The handicap entrance would remain on the side where it was originally.  Septic and water demands were evaluated, and they are far less compared to the old use.

Fleshman reviewed the plan with the committee. The facility will be contained within the existing footprint and there will be no new construction outside of that footprint. The existing wrap around porch has a full foundation underneath allowing us to enclose it without disruption. Fleshman showed the interior renovations and explained what will be new versus what is existing. They are keeping as many of the exterior walls as possible to continue to support the roof structure. They are still going to use the existing stairway to get up onto what was the porch and it will be a covered entry and recessed to protect from weather when someone is coming in. A gable will be added over the entrance to more easily identify entry. The back is staying the same. 

Jim commented most of the landscaping that was there originally is healthy. We can trim those down to restore the original vision for the landscaping. The new owners are going to go all in on the property and made a point that the owners can do any of the landscaping and can enhance in other ways as well. 

Roberson showed some photos of the landscaping that are included in the record. There is a lot of the existing landscaping but some has died off. There used to be white birch trees in front that were taken out a few years ago. The red barberry was part of the original plantings and a location for signage was shown. The handicap entrance was shown. Part of the gravel parking lot now has grass growing. Roberson showed the location of two dumpsters and a propane tank. There is no fencing. The dumpsters cannot be seen from the road nor is the shed. You may be able to see it from the rear of the Cumberland Farms but not driving by. Roberson explained one of the goals of the commercial design guidelines is to make parking areas as attractive as they can be and to put some landscaping between the parking area and the road to soften the look.

Pollansky asked about Penney’s traffic memo. Roberson responded that Penney reviewed traffic generation and parking requirements and he does not have concerns regarding traffic. Roberson could not find specific parking requirements for veterinary hospitals. Roberson explained that Penney looked at the Institute for Transportation Engineer's (ITE) manual for trip generation. The site was designed as retail space and veterinary hospital has much lower volume so everything on site is sufficient for their needs. 

Pollansky asked if any consideration has been done in regards to addressing the landscaping? Jim responded they have a due diligence period and when they take over ownership they have all of their permits in place. We will not be able to occupy the business for 6 months. It will take at least 6 months to convert the open space retail into the veterinary practice. The goal is to spend the least amount of money and get the most amount of information. They want to make landscaping improvements and there are junipers in the mulch area. The intent is to restore it to the level to what it was originally. Roberson mentioned there is an approved list of planting materials. The board is looking for their assertion on the record they will fill in the gaps as necessary. Fleshman agreed. 

Jobbagy asked what the impact would be on the neighborhood? He does not recall seeing outdoor storage for animals so he assumes there would be no noise or odor impact to the neighborhood. It was confirmed by Banning that the animals would be housed indoors. 

Polsky asked what the hours would be? Roberson pulled up the Statement of Purpose where it states the hours will be Monday through Friday from 8:00 AM to either 6:00 PM or 8:00 PM and Saturday from 8:00 AM to 2:00 PM.

Thomas asked for clarification on the east side porch area how will that be modified? Fleshman responded that all three sides of the existing porch will be enclosed. Pollansky confirmed if the gazebos will only be accessible from inside the building? Fleshman responded yes. Thomas asked if they will be enclosed with solid walls on the side? Fleshman responded the new walls will be solid. Fleshman mentioned there are two windows on the east side wall that shine in through a hallway, during operating hours in the winter there can be lights. 

Thomas mentioned we do not know anything about signage yet. Fleshman responded they will follow guidelines. Fleshman asked since there are two approved signs if they are outside of the guidelines are they still allowed to use them? Roberson responded that the zoning regulations allow for one free standing sign and one wall mounted sign. There was further discussion regarding signage. 

Thomas asked about the exterior lighting and how it might be modified? Fleshman responded there will be no modifications to the site lighting. There was further discussion regarding the lights on and surrounding the property. Thomas would like to identify the lights and minimize any offsite lighting. Roberson mentioned they are not proposing any additional lighting however if additional lighting is needed in the future it must be done through the Land Use and Building office. 

Thomas asked if the dumpster in the back would be used for any solid waste collection that was different from what it was before? One of the owners responded there should be one dumpster and they suspect it should be in the same location as it has been. Thomas asked if it was on a concrete pad and if any biological material will be put into it? One of the owners responded they do not think it is on a concrete pad and they do not expect biological material to be put into it. This dumpster will be used for general office waste. Visibility of the dumpster was discussed. Thomas asked to have the final design be consistent with the guidelines for visibility of the dumpster. Roberson addressed the design standards for service areas. It was discussed whether or not the dumpster should be on a pad and if there should be fencing and how much. Thomas mentioned because they are using the dumpster for office waste and not biological waste there is no issue with not having a pad. Pollansky feels the owner can decide on what they would like for screening. 

Roberson mentioned the applicants have not yet applied for their health department approval. She goes on to say they have met with the town sanitarian and it seems the owners are waiting to get their other approvals before moving onto that step? Fleshman responded they were under the impression they take that action after this approval. 

Hearing Closed at 7:42 PM.

5. 	OLD BUSINESS

a. PZC-25-5 - Special Permit application for a Veterinary Hospital (Eterna Veterinary
Wellness and Urgent Care) at 2208 Boston Turnpike in the Commercial Zone;
Applicant: Stephen Fleshman, Architect; Owner: Memory Lane Partners, LLC.

MOTION: Move to approve application PZC-25-5 special permit application for veterinary hospital at 2208 Boston Turnpike in accordance with all submitted documents and testimony with the finding it meets the criteria of section 6.07.02.u Commercial Zone and section 7.03 Special Permits of the zoning regulations and meets the following conditions:

1. A preconstruction meeting is required with Town Staff prior to the start of any redevelopment activities. 
2. The record of special permit including conditions of approval must be recorded in the Town Clerk's office.
3. Approvals for sign permits are not included in the application.
4. The landscaping will be refreshed as necessary using species recommended in the commercial design guidelines. 
5. No work shall commence until all permit conditions are met.

Motion by: Gosselin				Seconded by:  Polsky

Discussion: None

Voting: 
For:  Jobaggy, Pollansky, Polsky, Thomas, Gosselin
Against:  None
Abstain:  None

Motion unanimously approved.

b. Request for Site Plan Waiver with Andrew Ladyga re: 2812 Boston Turnpike, 8
acres, Commercial Zone, Zoning Permit for first phase of Special Permit (10-02S).

Ladyga is present to discuss. Ladyga intends to only implement a phase of his approved Special Permit. This phase does not include additional parking spaces. Roberson mentioned Ladyga is looking for a smaller implementation that would allow him to continue his license with the DMV. He has requested a site plan waiver.  Roberson mentioned the regulations leave it open for the commission or staff to waive the site plan for a zoning permit and she feels more comfortable with the commission acting in this case, which is slightly unusual. 

The plan includes 4 parking spaces. They have analyzed the parking needs. Every house needs two parking spaces so 2 would have to be dedicated to the house which leaves 2 more. One of the items we discussed previously was how the tow truck would come in as we do not want anyone stopping on Route 44. Ladyga explained he does not plan to do any towing in or out and does not plan on any reconstruction work. There is a dealership in Manchester that he works out of and there is a partnership across the street to handle any type of repair work. This location will primarily be for DMV regulated paperwork, financing, contracts, potentially light diagnostics, initial underwriting, and assessments or evaluations of vehicles. There will be no repair work on site. Jobbagy commented that any changes made goes with the property so if Ladyga were to sell it there is potential for violations should the new owner do anything differently so we should consider it. It was discussed there can be a condition that they must follow the site plan submitted on 6/9 and if anything were to change they would have to come back in for the next phase. Any further expansion would require a new zoning permit.

Thomas asked Ladyga to confirm if the existing office is residential or is it only an office? Ladyga said the main part of the house is residential and the front part of the house is an office. Roberson clarified the front porch is enclosed and that part is the office.

Polsky mentioned there are times when you drive by and there are a lot of cars parked and wants to know if this will be ongoing? Ladyga responded no because this used to be a drop location and now those cars will go to Manchester.

MOTION: Move to approve the request for a waiver of the site plan requirement under section 7.02.04 of the Zoning Regulations for the following reasons:

· The proposed project will not require any site work to be performed.
· The site has sufficient parking, septic, and water services for the proposed phase of implementation. 
· No additional area of the site beyond those identified in the site plan submitted to the Planning and Zoning Commission on June 9, 2025 may be utilized for parking or vehicles without further approval of the Coventry Planning and Zoning Commission. 


Motion by: Polsky				Seconded by:  Gosselin

Discussion: Thomas requested the site plan dated 6/9 have “1st Phase” somewhere on it.  Pollansky added to the 6/9 site plan “first phase of Special Permit (10-02S).”

Voting: 
For:  Jobaggy, Pollansky, Polsky, Thomas, Gosselin
Against:  None
Abstain:  None

Motion unanimously approved.

6. NEW BUSINESS
a. PZC-25-6 – Three lot Subdivision on 3.86 acres on the south side of Boston Turnpike
with 15.52 acres of remaining land (Assessors Map 22, Lot 108), Owner: Margaret
Reid and Reid Martin, Applicant: Charles Brown.

Roberson mentioned we are looking to schedule a public hearing date. We are looking at 7/28.

b. PZC-25-7 - Lot line revision of an approved subdivision lot at 730 Pucker Street,
Owner/Applicant: Mathew and Laura Twerdy.

Roberson mentioned if you do a lot line adjustment of an approved subdivision lot it comes back to the commission. The regulation does not give a lot of criteria other than you will approve the lot line unless you find that one or more of the proposed reconfigured lots would not meet any applicable requirements of the zoning regulations or that the proposed modification would result in a lot or lots that would be significantly more difficult to develop or use because of the location of such physical features as well as water courses or steeper rocky areas within the reconfigured lot or lots. Roberson showed the house lot and explained the lot that it is taking from that is being added to this lot is not a subdivision lot. 

Roberson pointed out there was a pond on the property previously. There is also a garage on the lot that will remain a non-conforming structure. The lot line will not create any non-conformities. The lot line was pushed 20 feet off the stone garage. It is close to the edge of the road and has been there for 100 years. They are pushing the lot line to add about half an acre to their lot. The new lot line happens to be crossing a farm access road which does not have a driveway apron. Roberson spoke with the Town Engineer, and he considers it a grandfathered entrance, and he is not concerned about an apron. There is also a well in the Town ROW. The town does not want to be responsible for what could be looked at as a hazard. The well can be officially abandoned. The lot this is coming off of is agricultural and does not have a house. There is not an issue with sliding the lot line over but there is an issue with conveying property to the Town so when we do a subdivision we ensure the appropriate ROW has been allocated. The original front lot line for the house lot is far off the edge of pavement. Roberson mentioned for the expanded lot area that 25 feet off of the center line will be the appropriate conveyance to the Town. The new frontage will not follow the original lot line it will instead bump out a little bit. 

Thomas raised the question of what it looks like going up in case it causes a problem if someone else were to do something with the field. Roberson showed the adjacent lot and buildings on the property. Roberson also pointed out Twerdy should look at getting easements or access easements for the driveway. Twerdy mentioned this is just the first phase and does intend on buying the property from his parents in the next phase. 

Polsky asked how does the 40 feet versus 25 feet affect Pucker Street? Roberson responded it is the Town owned ROW. Pucker Street is about 22 feet wide there which is not very wide. The Town owned ROW is always wider should improvements be needed. There are no planned improvements. Twerdy asked if we can get the road straightened out at the same time? There was further discussion regarding this. Roberson mentioned it was not part of the proposal so we will move on from this and can come back to it. Pollansky mentioned that in this case it makes sense to make it a consistent ROW. Twerdy asked if we do not do this now can we come back next year? Pollansky responded yes.

MOTION: Move to approve the request for a lot line revision under Chapter 9, Section 1 of the subdivision regulations with the finding that the proposed reconfigured lots would meet all possible requirements of the zoning regulations and that no impacted lots would be more difficult to develop. Prior to recording the revised lot line map and revised deeds in the Town Clerk’s office

1. Existing well will be formally abandoned in compliance with the Connecticut health code.
2. Land that is within 25 feet of the centerline of Pucker Street shall be conveyed to the Town of Coventry in a form acceptable to the Town Attorney in accordance with chapter 12 section 5.c of the subdivision regulations.

Motion by: Thomas				Seconded by:  Gosselin

Discussion: None

Voting: 
For:  Jobaggy, Pollansky, Polsky, Thomas, Gosselin
Against:  None
Abstain:  None

Motion unanimously approved.


7. ADOPTION OF MINUTES
a. Minutes of 5/12/25 and 6/9/25
MOTION: Motion to approve 5/12/25 Minutes as amended.


Motion by: Gosselin				Seconded by: Jobaggy


Discussion: 
Gosselin stated on Page 5, paragraph 3 the square feet should be noted as “approximately.”  

Voting: 
For:  Jobaggy, Pollansky, Polsky, Gosselin
Against:  None
Abstain:  Thomas

Motion approved.


Minutes for 6/9/25 will be continued to the next meeting.


8. COMMUNICATIONS - None

9. MEMBER AND STAFF REPORTS 

Gosselin completed the Affordable Housing Hour training and is fully caught up on PZC training.

Pollansky mentioned the Coventry Corner Store just opened. Roberson replied the Coventry Corner Store is in our system. They had Health Department Approval to open as a convenience store. They did not have their local approval in place yet. They did get a visit from the building official and sanitarian. Roberson mentioned we want to have a ribbon cutting for them. The new owner wants to run it how it was run previously. 

Pollansky mentioned C. Ward Electric will be moving soon once they have more supplies moved over.

Gosselin mentioned Burger Fry Pie moved all the newspapers and it looks like they have more patio furniture in the pavilion. Roberson mentioned they received an enforcement letter because they do not have a building permit. 

10. ENFORCEMENT - None

11. ACKNOWLEDGMENTS

Roberson mentioned the Land Use Forum at the Lodge will be on July 30. The AHC Committee chair will speak on what the committee has been doing and housing affordability in general. Mike Ruef from WPCA will talk about our plans to revamp the treatment plant and provide an update on the Route 44 sewer. We have a self-starting low impact development working group which is a subcommittee of the IWA. We are going on a site walk at UConn tomorrow to look at low impact development installations. Pollansky asked where the locations of the installations are. Thomas responded there is a map on the UConn site with all of the locations. The format is there is a general audience and very broad-brush presentation of those three things for the first hour and then open the floor for questions or comments. Then we will have different breakout groups and a facilitator and a scribe at each of the three breakout group tables. The goal is to get people up to speed and give them a chance to discuss.

12. ADJOURNMENT
	
Meeting adjourned by Pollansky at 9:16 PM.

 Respectfully Submitted,
Natalia Yeschick
Natalia Yeschick, Recording Secretary
 
PLEASE NOTE:  These minutes are not official until approved by the Planning and Zoning Commission at the next Commission meeting.  Please see the next Commission meeting minutes for approval or changes. 
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