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7:00 p.m. - Veterans' Meeting Room 	 VTC'NN CLERK 

Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Ron Houle 

Cindy Rummel 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Dave Palmberg 

Leonard Clark 

Michael Delano 

Chris Joseph, Alternate 


• Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of April 9, 2019 Regular Meeting. 
3. 	 Informal discussion Airsoft (paintball) Club 
4. 	 Floating zones discussion 
5. 	 Medical marijuana production facilities 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 Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, Ron Houle, and Cindy Rummel. 

• 

2. Review minutes of April 9, 2019 Regular meeting. 
Nancy Ravetto noted that in the first paragraph on Page 4, the wording of the motion 
suggested that the cost for the research and report from Dr. Poland would be shared by the 
Board of Selectmen and EDC, when it was meant only that the report would be shared with 
those two parties. The wording was revised to read: Nancy Ravetto made a motion, seconded 
by Kathy Bachiochi, to hire Don Poland to research andprepare a written report on how to 
attract grocery and/or specialty food stores to Stafford not to exceed $2, 000. The report will 
be shared with the Board ofSelectmen and the Economic Development Commission. 
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• Gene Julian made a motion, seconded by Kathy Bachiochi to approve the April 9, 2019 
meeting minutes as amended. Gene Julian, Kathy Bachiochi, and Nancy Ravetto voted to 
approve. Ron Houle and Cindy Rummel abstained. Motion carried. 

3. 	 Informal discussion Airsoft (Paintball) Club. 
Jason Hoyne and Joseph Valder, representatives for an Airsoft group discussed their 
proposal. The group meets about every other Saturday on a 40 acre parcel at 0 Park Avenue 
offof Charter A venue on land owned by David Bachiochi. It is in the Water Management 
(WM) zone. David Perkins provided a handout noting that Stafford's zoning regulations 
define what a club is but does not allow the "club" use except as it refers to club houses, 
fraternal orders and night clubs, all of which are not pennitted in the WM zone. If the PZC 
were to pennit the Airsoft use, they would need to change the zoning regulations to allow the 
use in the WM zone and then create an approval process, either by special use or site plan 
approval. 

• 

Joe Valder said they want to fonn a fonnal club and are in the process of filing the 
paperwork to establish themselves as a not-for-profit. They presently have about 30 members 
and want to grow. He said the Airsoft community is tight knit and interest in their group has 
been developing through their You-Tube videos. Joe Valder said Airsoft clubs are often used 
for treating wounded warriors with PTSD and they hope to reach out to the V A Hospital and 
treatment programs that work with veteran groups. He provided some reading material on 
this subject. 

Joe Valder described Airsoft as a competitive team shooting sport that uses imitation fire 
arms that shoot 6mm and 8mm bb's. He described the various types of Airsoft guns typically 
used. Groups hold skirmishes, and military field simulations. The guns typically have a range 
of about 50 to 75 yards, and a maximum of 100 yards. He reviewed the standard safety 
requirements when using Airsoft guns. 

Joe Valder noted that there is only one access in and out of the property, so it is easy to 
control vehicular traffic. The property is bordered on three sides by the river and is 
undeveloped land. The area in which they play is marked with solid fluorescent ribbon, and 
there is a Quonset hut near the entryway that they have designated as their safe, no-fire zone. 
The group would also want to erect mock-up type buildings for their play. Joe Valder said he 
is a retired firefighter and paramedic and that several members of their group come from 
police and fire backgrounds so they usually have people at their gatherings that are well
versed in handling emergency situations. He also noted there are roads throughout the 
property for emergency entry and egress. He said they would like to be able to offer the space 
for police training and for occasional Parks and Recreation days that would be open to non
members to try out the sport. 

• 
Joe Valder said they plan to charge members $75 a year for dues, with an opportunity to pay 
an introductory amount of$25 on the first visit to see if they might enjoy it. A second visit 
would cost another $25 and grant the newcomer a 6-month membership. He said the infonnal 
group has been meeting on the property for about a year, every other Saturday, weather 
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permitting. They may expand to meeting every Saturday. He noted the guns are quiet. David 
Perkins said there have been no complaints from the neighbors, but he has gotten some 
feedback from others in the community. 

Nancy Ravetto said she expected they would need to erect some fencing for safety reasons. 
She asked about parking, noting they would want to see a site plan. Joe Valder said they have 
ample room for parking. Nancy also asked about sanitation facilities. Joe Valder said they 
planned on bringing in portable toilets. There was also a question about whether the bullets, 
if they got into the river, would be harmful to fish. Joe Valder said they are made of 
cornstarch and are not harmful. 

Dave Palmberg said in the past a disc golf activity had been proposed on this same property, 
and the Health Department would not allow portable toilets there. He asked if there were any 
plans for concessions. Joe Valder said there were not. Dave Palmberg also suggested fencing 
and screening from neighbors. He said he would expect that this type of activity would 
require Inland Wetlands Approval and probably a buffer (possibly 100 feet) as it is in a 
regulated area. He suggested the group not get within 200 feet of the property lines with 
neighbors. 

Dave Palmberg said he has seen other towns, rather than use the term "club" use a broader 
term such as "private recreation" to designate such groups and then add that to the list of 
permitted uses. 

Cindy Rummel said they should ask as a Commission whether this use is compatible with 
other permitted uses in the WM zone. She added that she expected they would have to add it 
as a permitted use. 

Dave Palmberg said a club is a use allowed by a Special Permit. He said they would need to 
determine where the flood zone is when considering where the mock-up buildings could be 
located. He recommended the river and wetlands be delineated on any site plan, as well as 
screening, buffers, property lines and locations of buildings. 

David Perkins said he drove the property with the fire marshal. He said it is basically an old 
sandpit and pretty well defined. 

Nancy Ravetto asked what age restrictions would be set for players. Jason Hoyne said his 
ten-year-old son plays with the group and that would be the minimum age, but that they 
expected most members would be sixteen years and older. They would require waivers and 
permissions from parents for minors. 

David Perkins provided copies of the Town ofPlymouth regulations as they have a similar 
club there. Cindy Rummel said the Commission needs to agree that this is a compatible use 
in the WM zone. There was consensus that it is. Dave Palmberg suggested they write more 
broadly worded regulations to accommodate other types of recreational clubs, such as disc 

3 



April 23, 2019 - Stafford Planning & Zoning Commission 

• golf. The regulations should be written in such a way that they take into account that 
different types of activities may require different buffers and other requirements. 

There was consensus that this has been a good first step and the Commission recommended 
that Jason Hoyne and Joe Valder next reach out to the Inland Wetlands Commission for an 
informal discussion and also to the Health Department regarding sanitation needs. 

4. 	 Floating zones discussion. 
David Perkins provided handouts on floating zones regulations from Clinton and North 
Stonington. The Commission discussed the concept of a Master Plan and the idea that 
floating zones provide Commissions greater latitude to deny an approval or to require 
changes before an approval. 

Leonard Clark discussed potentials for multiple floating districts and which roads might fit in 
which district. Different regulations could be written for different districts. Dave Palmberg 
noted that both the Clinton and North Stonington regulations pertain to commercial/retail 
development, but theirs could exclude the commercial aspects. David Perkins noted that 
many towns are looking at regulations for "transit-oriented" development. 

• 
There was consensus that the sub-committee work on developing proposed regulations for 
various floating zones and their locations and bring it back to the Commission. David Perkins 
said he will work on this with the subcommittee. 

5. 	 Medical marijuana production facilities discussion. 
Dave Palm berg said he would email Commission members the Rocky Hill regulations and 
definitions. 

Nancy Ravetto said Dr. Mordasky, Chair of the Agricultural Advisory Commission, 
suggested putting together a draft regulations for hemp that could be ready to roll out if or 
when the State of Connecticut legalizes hemp production. Dave Palmberg said they already 
have agricultural regulations and hemp could fall under them. The only issue might be if the 
State decides to require minimum distances from schools or other facilities. 

6. 	 New and Other Business. 
David Perkins read an email he received from management at the Family Dollar store. They 
would like to put up some temporary, 3D-day, decorations including one banner, fifteen 
pennant lines and three advert flags and wanted to know both whether they are allowed and 
what costs there are, if any, for violations. The Commission directed David Perkins to 
inform Family Dollar of their regulations and fees for violations. 

David Perkins informed the Commission that he received the application from 
Dr. Mordasky to start work on his veterinary hospital on Buckley Highway, and that 

• 
Dr. Mordasky went before the Inland Wetlands Commission last week. He reviewed the 
plans with the Commission. He showed where the road will come through and go out to 
Westford Avenue, and also where the dog park would be located. He showed the grading for 

4 




• 


• 


• 


April 23, 2019 - Stafford Planning & Zoning Commission 

the building and the driveway, noting a lot of cutting and filling will be required. This 
application will be on their next agenda. 

Nancy Ravetto provided a copy of the signed contract with the scope of services from Dr. 
Donald Poland of Goman and York for a review and analysis of the Stafford Zoning 
Regulations related to grocery store and related food service uses and market research and 
consumer segmentation analysis for such businesses. (A copy of the contract is attached to 
the minutes.) Nancy asked that David Perkins put the contract up on their Facebook page. 
She noted the services will be paid for out of the PZC budget. 

Dave Palmberg said the Commission twice chose not to follow Dr. Poland's 
recommendations-the first time in 2014 when he had prepared a report recommending 
eliminating the square footage cap on retail space in town, and a second time a few years 
later when the Economic Development Commission (EDC) put in an application to raise the 
cap on retail space from 40,000 to 110,000 square feet. The EDC's application was denied 
by the Commission. He said he felt the Commission was hiring Dr. Poland to do the same 
review. He added that he was surprised that a discussion about hiring a consultant was not 
listed as an Agenda item and that there had been no consultation with the Zoning 
Enforcement Officer, the Economic Development Commission, or the Board of Selectmen. 

Nancy Ravetto referenced comments made by Chris Joseph in their discussion at the April 8 
meeting about a gap in marketing information. She said this report can give them the 
missing information they need. She said the Commission discussed her suggestion to reach 
out to Dr. Poland at the April 8 meeting and everyone including the ZEO were given the 
opportunity to weigh in. She added that they don't have to go to the Board of Selectmen to 
do their work. 

Chris Joseph said he had requested that any report include data from surrounding towns to 
Stafford. The Commission reviewed some of the discussion from the April 8 meeting as 
outlined in the minutes. 

Gene Julian said that at the joint meetings they have talked at length about grocery stores 
and that he wished the EDC had done the research, but this is a planning effort by the PZC 
to get that data. He said he felt everyone would benefit from a professional opinion. 

Dave Palm berg said he supports the report being done but is concerned there could be 
potential liability for a lawsuit for predisposition on the part of the PZC. 

Nancy Ravetto said CRCOG recommended Dr. Poland at the workshop she and Gene Julian 
had attended. She said the EDC can use the information generated by the report to contact 
grocery stores, so this would benefit them. 

Chris Joseph said he was not on the Commission when Dr. Poland did the first report and 
asked for the history on it, and why the Commission chose not to follow his 
recommendation. Gene Julian said there were recommendations made by Dr. Poland at that 
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time that the PZC did not agree to that were not related to this issue. Nancy Ravetto said the .'\ 
last work Dr. Poland did with them was to update their regulations, but this new agreement 
is specific to retail grocery stores. She said data is always changing and that there is a wealth 
of infonnation to glean from consumers whenever they swipe their store card. She said Dr. 
Poland has the resources and expertise to obtain and understand that information. 

Dave Palmberg said in 2014, Dr. Poland recommended eliminating the maximum size of 
retail stores in the commercial zone along Route 190. Nancy Ravetto noted the Commission 
did increase the cap from 40,000 to 60,000 square feet. Dave Palmberg said Leonard Clark 
and the subcommittee might need a budget for consultant services for a floating zone. Nancy 
Ravetto said Dave Perkins as ZEO puts in for budget needs. 

Cindy Rummel said she was concerned that this might make the PZC look like it was out 
soliciting specific stores. She said the authority of the PZC is limited by State statute to 
write the Plan ofConservation and Development, review applications, and to write 
regulations. She expressed concern that the contract with Dr. Poland might be on the edge of 
exceeding their authority. She said either the EDC or Board of Selectmen would have been 
the more appropriate body to take on that role, and that, while she could not attend the 
previous meeting, if it had been on the Agenda, she would have weighed in beforehand. 

• 
Nancy Ravetto reiterated that she felt the report fell under the PZC's purview as part of their 
planning role and that hopefully it will be helpful to the EDC. She said she has been on the 
PZC for thirty years and her underlying goal has always been to work to the benefit of the 
town. 

Dave Palmberg said he felt the suggestion of using a consultant should have been made at 
the joint meeting with the Board of Selectmen and EDC and that he doesn't feel it is 
appropriate for the PZC to take the lead. He said they should have waited to put it on an 
upcoming agenda. Kathy Bachiochi suggested they look at the bigger picture, asking what 
difference it makes who takes the lead. Cindy Rummel expressed concern that the 
Legislature might care. 

7. 	 Adjournment. 
Kathy Bachiochi made a motion to adjourn, seconded by Ron Houle. All were in favor. The 
April 23, 2019 regular meeting of the Stafford Planning and Zoning Commission was 
adjourned at 8:25 p.m. 

Respectfully submitted, 

Annie Gentile 

Recording Secretary 


• Attachment 
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• DONALD J. POLAND, PHD, AICP 
SENIOR VICE PRESIDENT, URBAN PLANNING 

PHONE: 860.655.6897 - E-MAIL: dpoland@gomanyork.com - www.gomanyork.com 

April 11, 2019 

Nancy Ravetto 
Chairwomen, Planning and Zoning Commission 
Town of Stafford 
1 Main Street 
Stafford Springs, CT 06076 

RE: letter of Engagement - Planning and Zoning Consulting Services 

Deaf Chairwomen Ravetto: 

I write this letter of engag~ment in response to our meeting and discussion regarding 
zoning and the potential for additional grocery store related uses. I appreciate the opportunity, 
once again, to work with the Stafford Planning and Zoning Commission on planning and land 
use related issues. 

Based on our discussion and the needs of the P\anning and Zoning Commission, , 
propose the following scope of services to assist the Planning and Zoning Commission: 

Scope of Services 

• 

Service Description 

A review an analysis oftbe This process will include a comprehensive review of the commercial 
Statford Zoning Regulations zoning regulations. pennitted, and development requirements as they 
related to grocery store and relate to said uses. This will include a report of my findings and 
related food service uses. recommendations. 
Market research and consumer This process will conducting a retail gap-analysis utilizing the ESRI 
segmentation analysis of Tapestry Segmentation product. Such analysis will assist in 
Stafford for grocery store and dcterming the market supply and demand related grocery stores, 
related food service uses. rdated food service businesses. and other retail and personal 

services. This will include a report of my findings and 
recommendations. 

Meeting and Presentation to the No fee, will be included with the other assignmenticon(rdct. 
Planning & Zoning 
Commission 

The total fee for'services shall not exceed $2,000. 

Page lof2 

Fee 

$1.200.00 

$1.500.00 

$00.00 

• 
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• DONALD J. POLAND, PHD, AICP 
SENIOR VICE PRESIDENT, URBAN PLANNING 

PHONE: 860.655.6897 - E-MAIL: dpoland@gomanyork.com - www.gomanyork.com 

My engagement is solely as an independent contractor, and nothing in this agreement 
shall be construed as creating the relationship of employer and employee or principal and 
agent between the Town of Stafford and Goman+Vork Property Advisors, llC (including myself, 
Donald J. Poland). 

Fees for services will be billed in one installment at the time the final report submitted 
to the Planning and Zoning Commission. This contract is effective April 15, 2019 and ends May 
3D, 2019. I will have the report delivered to the Planning and Zoning Commission by May 15, 
2019. 

If you accept this proposal and agree to the services and fees, please sign and return an 
executed copy to me (e-mail, mail, or fax). I will begin work on the assignment once the signed 
copy is received. If you have any questions, please contact me. 

tltWf /~ ,UN! 
Signature: Tow ofStaffold, Connecticut Date 

Respectfully submitted, 

f2"/f'~ 
Donald J. Poland, PhD, AICP 

Senior Vice President, Urban Planning 

• 
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