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Town of Stafford 

Planning & Zoning Commission 

Regular Meeting 

March 26, 2019 

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

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Ron Houle 

Cindy Rummel 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
David Palmberg, Alternate 
Leonard Clark, Alternate 
Chris Joseph, Alternate 
Dr. David Mordasky, Chair, Agricultural Advisory Commission 
Karl Milikowski, AAC member 
Public 

• Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of March 12,2019 Regular meeting. 
3. 	 Medical marijuana production facilities discussion 
4. 	 8-24 referral - Sale of town property 33 Willington Ave; 7 School Street; 0 East Street Map 50 
5. 	 Campground renewals - Sun Valley; Reddington Rock Riding Club 
6. 	 New and Other Business 
7. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the regular meeting to order at 7:00 p.m., establishing a quorum with 
Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, Ron Houle and Cindy Rummel. 

2. 	 Review minutes of March 12, 2019 Regular meeting. 
Nancy Ravetto noted that in the last sentence under Item 4, New and Other Business, on Page 2, 
the Monson Road Garage was incorrectly identified as Munson Garage. Kathy Bachiochi made a 

• 
motion, seconded by Ron Houle to approve the March 12, 2019 meeting minutes as amended. All 
were in favor. 
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• Nancy Ravetto said she received a request from Ann Marie Perrone, Executive Director of the 
Stafford Housing Authority, to add an item to the agenda to include an update on the Woodland 
Springs and Avery Park project. Gene Julian made a motion, seconded by Kathy Bachiochi to add this 
as Item 3 to the Agenda, moving the other items back one each. All were in favor. 

3. 	 Woodland Springs/Avery Park Update. 
Stafford Housing Authority Executive Director Anne Marie Perrone provided an update on the 
rehab project for Avery Park Senior Housing and Woodland Springs Phase II. She provided a 
visual and said they want to get more residents moved over from Avery Park to Woodland 
Springs, but they need to have mixed income people at the Woodland Springs location in order to 
be able to operate it. She said if they can get the State funding they would like to also do 
construction at 85 West Street and she showed a conceptual plan for this project. They plan to use 
the same developer. The property is not flat, so they plan to work with the aspects of the property. 
There will be forty apartments all together there, mostly one bedroom units but with two two
bedroom units. The two-bedroom units are especially necessary as they are seeing more residents 
who require 24-hour care. 

• 
Gene Julian asked when work would begin on the upper section. Anne Marie Perrone said the 
work needs to be done in phases, and that would be Phase IV. Nancy Ravetto asked how many 
units would be in Phase II. Anne Marie Perrone said this phase would largely mirror Phase I, 
which had 79 units, although because they won't need any office space, they may try for 80 to 82 
units. She added that they plan to have a discussion with Wetlands for an emergency second 
access. 

4. 	 Medical marijuana production facilities discussion. 
Dr. David Mordasky, Chair, Agricultural Advisory Commission (AAC), 21 Buckley Highway, 
said their group has been discussing medical marijuana for about the past four or five months. 
They see it in terms of three distinct entities---(l) grow facilities; (2) dispensaries; and (3) hemp as 
an agricultural crop. 

Dr. Mordasky said the issue with grow facilities is that there have only been three permits made 
available by the State, and all were taken. More will become available at some point, but Stafford 
should be aware that it costs $1.5 million to apply for a permit. He said there is a grow facility in 
Monson, Mass, which has extensive security. 

Dr. Mordasky said he spoke with David Perkins, ZEO, about dispensaries and was informed the 
Planning & Zoning Commission intends to treat them similarly to pharmacies. The Commission 
will need to consider which zone(s) they want to allow them in. The AAC would like to be 
proactive to the possibility ofallowing them. 

Dr. Mordasky said the State has flirted with the idea ofcreating regulations to allow hemp 
growing, but they have not yet approved anything. He said ifhemp is eventually allowed to be 

• grown as a crop, growers should know that it will be heavily regulated by the State. The State will 
shut down a facility that grows hemp that produces too high a level ofCBD oil. 
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Dr. Mordasky said he hasn't heard a lot ofnegative feedback from their medical marijuana 
discussions, even though their meetings are livestreamed on Facebook. He said he encourages the 
PZC to create at least cursory regulations that address these three entities in order to be proactive 
and inviting to this agricultural commodity. 

Nancy Ravetto concurred. She said she feels the PZC should create regulations because more 
opportunities will be opening up, including possibly recreational marijuana. She said she'd like to 
see what other similar towns are doing with regulations on this. 

Dave Palmberg said he is very familiar with what Rocky Hill is doing in regard to marijuana 
dispensaries and producers. He said recreational marijuana is advancing with the State also; 
however, he does not believe towns can create zoning regulations for things that are not yet legal. 
He said hemp can be useful not just for its CBD oil, but also many other products, adding that 
marijuana production facilities grow, produce and package different products from marijuana 
including mists, powders, liquids and edibles. 

Gene Julian said he would like the PZC to write as broad a regulation as they can to open the door 
to more opportunities. This may be cost prohibitive right now but he would like to provide farmers 
with one more potential revenue source. 

Dr. Mordasky said with regard to hemp, that while they might not be able to submit a regulation 
yet, he felt they should be able to craft one that would be ready to roll out and implement when it 
does become legal. 

Dave Palmberg said they will have to consider how they want to look at dispensaries, and possibly 
consider establishing separation distances to schools and day care centers, perhaps similar to 
liquor stores. From there they would need to craft a regulation to send on to CRCOG. 

Karl Milikowski, 21 Stafford Street, said he did some research on marijuana growers. He said 
there are large greenhouse growers, referencing one in Colorado, as well as brick and mortar and 
high-tech buildings. The ones he's seen in literature are acres in size. 

Cindy Rummel said one problem that has arisen with recreational marijuana sales in 
Massachusetts is traffic. It was also noted there is a recreation dispensary in Northampton that is 
seeing long wait times. However, that may adjust itself as more stores come on line. David 
Perkins said he believes towns can choose to opt out of recreational marijuana if they wish to. 

Other grow facilities noted were the one in Monson, Mass., and another in Portland, Connecticut. 
It was also noted there is a medical dispensary on Route 5 in South Windsor. Boston and 
Cambridge, Mass., have added recreational marijuana facilities. A proposed $2 million production 
facility in Shelton was voted down. 

Dave Palmberg had the State criteria for selecting producers, which he provided to Dr. Mordasky, 
David Perkins, and Nancy Ravetto. 
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• Dr. Mordasky said the AAC is supportive of regulations and when things come to fruition, 
members will plan to attend the Public Hearing on it to show their support. 

5. 	 8-24 referral- Sale of town property 33 Willington Ave; 7 School Street; 0 East Street 
Map 50. 
David Perkins reviewed the properties. The 33 Willington Avenue property is an empty lot near 
the railroad tracks and the owners of the neighboring property wish to purchase it for parking. The 
7 School Street property is a single family home that went into foreclosure, which someone 
wishes to purchase. The 0 East Street property is a large, landlocked lot between East and Stafford 
Street, and the adjoining neighbor wishes to purchase it. Dave Perkins provided assessor sheets on 
the three properties, which were reviewed. 

Gene Julian made a motion, seconded by Ron Houle, to give a positive 8-24 referral to the Board 
of Selectman for the sale of town properties at 33 Willington Avenue, 7 School Street, and 0 East 
Street Map 50. This is in conformance with the Plan of Conservation and Development. All were 
in favor. 

• 
6. Campground renewals - Sun Valley; Reddington Rock Riding Club 

David Perkins reviewed the renewals. He has not received any complaints about Sun Valley. He 
did a site walk with the fire marshal on March 28 and there were a few minor safety violations, 
which will be addressed. The renewal included an updated map and list of residents which was 
forward to the fire marshal. The fire marshal and sanitarian signed offon the application. 

Gene Julian made a motion, seconded by Ron Houle to renew the campground permit for Sun 
Valley for the 2019 season, which runs from April 15,2019 through October 15,2019. All were in 
favor. 

David Perkins said there have been a few issues between neighbors at Reddington Rock Riding 
Club, but no zoning issues. He put together a more comprehensive site plan with distances in 
terms of size of lots and with lot numbers tied to the people who live there, which should help 
with the disagreements as well as address safety and health issues. David Perkins said he also 
walked the Reddington Rock site. He noted their Constitution has changed and they are now a 
legal not-for-profit entity. They are in compliance with the modified site agreement crafted a few 
years ago, and the sanitarian has approved the club for the season, which runs from April 1, 2019 
through November 30, 2019. 

Gene Julian made a motion, seconded by Cindy Rummel finding the Reddington Rock Riding 
Club is in compliance with the modified agreement, and their season will be from April 1, 2019 
through November 30,2019. All were in favor. 

7. 	 New and Other Business 
David Perkins said he received an update on the site plan for the new Cumberland Farms. The 

• new plan reduces the size of the building by about 900 square feet. Basically, they are taking off 
the east side of the building and straightening out the area where the trash would be located. They 
removed and filled in the comers, and the propane sales area is smaller. Outdoor seating will 
remaIn. 
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Nancy Ravetto expressed her thanks to David Perkins and Alicia Corsini for getting the updated 
Zoning Regulations together and printed. They will need to get the updated regulations on line. 

Leonard Clark noted that on Page 56, Section 5.3C, the language twice references "Society" when 
referring to the Historical Advisory Commission. This will need to be corrected. 

Gene Julian asked ifon Page 117 under 8.5 ifextensions of zoning pennits should be approved by 
the Commission and not just the ZEO. After a short discussion, it was agreed and understood that 
the ZEO issues zoning pennits and updates, while the PZC does site plan approvals. 

Dave Palmberg, noting he was unable to attend the previous meeting, provided an overview of the 
area north ofRoute 190 and west ofRoute 32 for properties that might be conducive for a floating 
zone. He noted a subdivision behind Bolles Motors, two large tracts of land across from the Fire 
Department, and property up by Spielman Road, the location of the fonner Spielman Lumber. 

Dave Palmberg also noted the Industrial Park along Route 32, and Ernie Dobozs' property, which 
has a flood zone in back. He said he could see some type ofretreat or conference facility up near 
Lake Mark. As for the rest ofthe area, the roads are too narrow and/or the land is too steep. 

The Commission discussed the fonner Stafford Conservatory property. There is a lot beside it that 
would provide access to the rear of the property behind the wetlands. The Commission also 
discussed the fonner Chestnut Hill property. David Perkins said it is currently being advertised as 
a garden center rental on Craigslist. The house on the property is currently rented. 

It was noted that the Pinney School deal fell through and the property is back on the market. 

There is an active discussion about establishing a dog park in Stafford at the Senior Center. Judith 
Mordasky has offered to donate land for it and do a lot line revision. This would add two acres to 
the town owned property. The proposal is to fonn an Association which would run it and do its 
own fundraising. The proposal would require approval from the Board of Selectmen, and an 8-24 
referral would come before the PZC. David Perkins said he sees it as a government use that would 
require a special pennit. The Commission discussed the pros and cons ofhaving a dog park. 

David Perkins reported that he received an inquiry as to whether the town would allow someone 
to live in a camper while building a house on a property. Presently it is only allowed for rebuilding 
and for some emergencies. The PZC discussed ifthere would need to be a time limit, if the 
camper should tie into the septic system and how it might impact neighbors. Nancy Ravetto said 
she could see this type of situation getting abused and would prefer not to allow it. Nancy Ravetto, 
Kathy Bachiochi, Ron Houle and Cindy Rummel concurred, while Gene Julian said he would be 
in favor ofallowing it. 
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• 8. Adjournment 
Kathy Bachiochi made a motion to adjourn. seconded by Ron Houle. All were in favor. The 
March 26. 2019 regular meeting of the Stafford Planning and Zoning Commission was adjourned 
at 8:12 p.m. . 

Respectfully submitted, 

~'~l1LjuL ~:t;:k 
Annie Gentile 

Recording Secretary 
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