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Town of Stafford 

Planning & Zoning Commission 

Regular Meeting 


pr}(: 9,2019 
:00 -p'fnrt.' - Veterans' Meeting Room ~arren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Michael Delano 

Leonard Clark 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Chris Joseph, Alternate 


Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of March 26,2019 Regular meeting. 
3. 	 Campground renewals - Mineral Springs; Roaring Brook 


Medical marijuana production facilities discussion 

• 5: Floating zones discussion 

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 regular 
members Nancy Ravetto, Chair; Gene Julian, and Kathy Bachiochi, and seating alternate members Leonard 
Clark for Ron Houle, and Michael Delano for Cindy RummeL 

2. 	 Review minutes of March 26, 2019 Regular meeting. 
Gene Julian noted that in the fourth paragraph on Page 5, the last sentence should read: "He noted a 
subdivision behind Bolles Motors, two large tracts of land across from the Fire Department, and property up 
by Spellman Road, the location of the former Madison Lumber. 

Kathy Bachiochi made a motion, seconded by Gene Julian to approve the March 26, 2019 meeting minutes 
as amended. Kathy Bachiochi, Gene Julian, and Nancy Ravetto voted to approve. Leonard Clark and 
Michael Delano abstained. Motion carried. 

Campground renewals - Mineral Springs; Roaring Brook. 
David Perkins said he did a drive through at the Mineral Springs Campground. There have been no 
complaints at that campground. He said he and the fire marshal did a walk through last week at Roaring 
Brook and they are also in good shape. David Perkins recommended the renewal of both. 



•• 

April 9, 2019 Stafford Planning & Zoning Commission 

• 

4. 


• 


Gene Julian made a motion, seconded by Kathy Bachiochi to renew the campground permits for both 
Mineral Springs and Roaring Brook campgrounds for the 2019 season, April 15 through October 15, 2019. 
All were in favor. 

Medical marijuana production facilities discussion. 
At their previous discussion, the Commission agreed to look into seeing what other towns, if any, had 
established zoning regulations for production facilities. Nancy Ravetto said she could not find anything in 
Somers, Ellington or Enfield on production facilities. David Perkins said the regulations for Rocky Hill 
from Dave Palmberg were pretty straightforward. 

David Perkins noted also that things are moving along at the State level for the consideration of recreational 
marijuana, and a discussion of that was in the Finance Committee there today. Nancy Ravetto said that from 
the Colorado literature, she learned that facilities that handle the production have a distinct smell, so 
something to consider if they approve such facilities would be the use of carbon filters. She listed several 
bullet points to address as they continue to discuss the subject: 

• 	 The importance of addressing the three separate entities regarding marijuana: dispensaries, 

production facilities, and hemp growing and defining each. 


• 	 Determining appropriate zones for each entity, and if a Special Use Permit should be required for 
each. 

• 	 Establishing lot size, setbacks and other site requirements 
• 	 Encouraging the Adaptive Reuse regulation 

Gene Julian noted that UConn now has a program on growing marijuana, and it can be found online. As an 

ag-school and with Stafford being close by, this may be a plus for local farmers. Leonard Clark said there 

may be some good possibilities for adaptive reuse and in any proposed business park. 


The Commission discussed zones. Nancy Ravetto said because they consider dispensaries like drug stores, 

they would want to allow them in the Central and Local Business zones. Growth facilities are more 

manufacturing andlor industrial. She said there is no square footage requirement for industrial uses. It was 

noted that hemp can be grown in greenhouses, but also that, if approved, it will be heavily regulated by both 

the state and federal government. 


Gene Julian said hemp has been grown for years in Canada, so it is safe to assume that the climate for hemp 

may be good here. There are many uses for hemp and growing it could open up a good opportunity for local 

farmers. 


The Commission discussed the legal concerns around marijuana dispensaries and production facilities, 

because while it is legal in some states (i.e. Colorado), it is still prohibited by the federal government. This 

has created problems with the banking industry and cash flow in general. There was agreement to keep this 

discussion on the agenda, especially as the discussion ramps up at the state level. Nancy Ravetto said they 

should also want to have the Agricultural Advisory Committee weigh in when they do their draft 

regulations . 


Floating zones discussion. 

Leonard Clark said he would want to discuss this more when Dave Palmberg and Ron Houle can be 

available. He said he felt floating zones could tie in well with marijuana production and at some point it 
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• might be helpful for a lawyer or consultant, like Don Poland, to help them figure out how to bring them 
together as part of an industrial park. 

Leonard Clark discussed the research on floating zones in other towns, such as Clinton. David Perkins said 
he would email the regulations to everyone to review. They are in Section 21.1. He said they could draft 
regulations legislatively and then someone could come forward to ask if a floating zone could be applied to 
a particular area and they could consider the application as part of a Special Use Permit to see how it would 
fit the location. After that, the applicant could get more site plan specific on hislher plans. 

David Perkins said there is another floating zone in Mystic that pertains to the Seaport and Aquarium, where 
they each have their own distinct zones. 

Leonard Clark said floating zones provide a lot of flexibility. David Perkins said with a floating zone they 
could also add the concept of PDDs (Planned Development Districts) where a developer can layout an 
entire area of as many as several blocks. This was likened to the concept for Evergreen Walk in South 
Windsor. He said with PDDs, they can create their own requirements, such as setbacks. 

• 
Leonard Clark said the Commission needs to be cautious and cognizant that there is only so much land 
available in Stafford for businesses that offer high paying jobs. He said the median household income in 
Stafford is much lower than surrounding towns, and ifthey focus on getting wages up, the taxes will follow. 
He said an industry to watch is energy technology-such as solar, wind power, and clean energy. These will 
be driving the economies of the world for some time to come. 

6. New and Other Business. 
David Perkins reported that he received a new set ofplans for Tractor Supply. They have narrowed the 
driveway on the east side of the building from 27 feet wide to 24 feet wide. This is the side with the trailer 
display area. By doing this, they can go with a 2 to 1 slope instead of installing a brick wall. This will be a 
cost savings and will be better for the wetlands. He said he would talk to John Wilson on the Inland 
Wetlands Commission about the change. 

Nancy Ravetto said she wanted to discuss an issue, for which she has been inundated by residents about. 
She read from a prepared statement (copy attached). She said while they have been very successful in 
attracting new businesses recently, and re-using old buildings, the question she is most often asked is when 
Stafford will get another grocery store in town. She said last spring they began working collaboratively with 
the Board of Selectmen and the Economic Development Commission to discuss attracting new business, 
especially grocery stories or specialty food stores, but they still have been unable to draw another store to 
town. 

Nancy Ravetto said she and Gene Julian recently attended a workshop on municipal planning and they 
reached out to CRCOG and CREC about the issue. CRCOG suggested they contact Dr. Don Poland, who 
has done consulting work for them in the past. She said they talked with Don Poland about how they might 

• 
overcome any issues with attracting grocery/specialty food stores and he is willing to draft a report on it. 

Chris Joseph said he heard from Rich Shuck that one piece of data missing in Stafford's solicitations is the 
population from surrounding towns to Stafford, such as Union and Somers. He suggested they include data 
beyond Stafford's borders, perhaps 3 miles out and around. 
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• Nancy Ravetto noted that when people make purchases at grocery stores, that data is collected and 
distributed widely, and Don Poland has the expertise to get that helpful data and how to use it. Nancy 
Ravetto made a motion, seconded by Kathy Bachiochi, to hire Don Poland to research and prepare a written 
report on how to attract grocery and/or specialty food stores to Stafford not-to-exceed $2,000 to be shared 
with the Board of Selectmen and the Economic Development Commission. 

Chris Joseph suggested they amend the motion to include data from other towns. Nancy Ravetto agreed, 
adding that Don Poland would be doing that as part of his research 

David Perkins said they should put together a contract, with a scope of services and deliverables. He said 
they need to stay within their parameters and approach this from a planning point of view, and what the 
Commission can do to make Stafford attractive to want to locate here. A marketing report would not be a 
planning function. If it is written as a planning document then they can get that into the Plan of 
Conservation and Development and write regulations. It would give the POCO more teeth. 

Chris Joseph said he agrees with the concept of pursuing grocery stores but would like Don Poland's report 
to be generic enough to allude to other businesses beyond that. He said the residents of Union don't have a 
grocery store and might come to Stafford to shop, but those residents need other things as well. It was noted 
that a lot of money is being spent out oftown at specialty food stores. 

• 

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


Leonard Clark reported that he received an email from the School of Innovative Learning, which had been 
looking at the Pinney School for a possible location. He understood they had little to no money to work 
with; however, the school has been working with an architect who drew up a conceptual plan. He received a 
copy of that plan, which he shared with David Perkins. He said he felt it was a good idea, even if it is a non
profit, and they should at least be aware of it. He said he also heard about another developer's plan for 
creating four apartments at the Pinney School. David Perkins said he did not think four apartments would 
meet the regulations, and that there could only be two apartments there . 

. 
7. 	 Kathy Bachiochi made a motion to adjourn, seconded by Michael Delano. All were in favor. The April 9, 

2019 regular meeting of the Stafford Planning and Zoning Commission was adjourned at 8:00 p.m. 

Respectfull y submitted, 
?> • u,
~LYl/YL~. ~l11:~_. 

Annie Gentile 

Recording Secretary 


Attachment 

• 
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• I would like to discuss an issue that involves the people of Stafford that has been ongoing for quite 
some time. 

Much of these last few years as a Board updating zoning regulations. We were successful in attracting 
new businesses and help established businesses reuse old abandoned buildings to either expand. We 
were successful approving O'Reilly's, Tractor Supply and Fenton River Veternary Clinic, along with the . 
expansion of Cumberland Farms and Aubuchon, but, the question people ask me the most is if we are 
ever going to have another grocery store in town and, unfortunately, I have no answer for them. I do 
tell them that we have been trying to Jocate a grocery store that would corne to Stafford for several 
years and I thought that if we could meet with other Commissions we could work on this and other 
issues facing Stafford. In the Spring of 20 18, I was able to form a combined meeting with the Board of 
Selectmen, Economic Development Commission and us the Planning and Zoning Commission to meet 
periodically in an effort to work collaboratively to promote businesses to Stafford and especially a 
grocery store. While these meetings have proven to be valuable, opening lines of communications 
amongst boards, and working on issues, we have been unable to get a grocery store interested in 
coming to Stafford. 

Gene and I attended a workshop on municipal planning and was given some references to help with 
promoting Stafford and possibly a grocery store. Gene then contacted both CROG and CREC 
requesting help on how to attract a grocery store to Stafford, CREC could help us but Capitol Regional 
Council of Governments (CROG) suggested that I contact Dr. Donald Poland. 

• We, and the residents of Stafford, need to know the why we cannot recruit a grocery store and how to 
work together on planning or marketing to make Stafford a destination for businesses such as a grocery 
store. Gene and I have spoken to Dr. Donald Poland, our consultant, who indicated that he would be 
able to prepare a professional report to answer our questions on why we are not attracting any type of a 
grocery store, large or small or a specialty store and based on that response how we could work 
collectively with the combined commissions to address any issues that we may be able to overcome 
together to hopefully attract such a business to Stafford. 

I believe it is time. We have waited for Selectmen, we have waited for ZEOs, we have waited for the 
Economic Development Commission. We cannot wait any longer and we owe it to the residents to 
move forward and make this happen. We need to hire Dr. Donald Poland to research and prepare a 
written report regarding the possibilities of a grocery store coming to Stafford. If the Commission 
agrees to hiring Dr. Poland, when the report is finished, a copy of this report will be shared with the 
Board of Selectman and the Economic Development Commission. 
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