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STAFFORD. CT 
Town of Stafford 	 (jp~ 

• 
Planning & Zoning Commission 1n 19 JUN I 2 A 11: 5 2 
Regular Meeting 
June 11,2019 
7:00 p.m. - Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Cindy Rummel 

David Palmberg, alternate 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
Leonard Clark, alternate 
Chris Joseph, alternate 
Jason Hoyne and Joseph Valder representing the Airsoft Club 
Wendy Tariff, treasurer of the Dog Park 
Tyrone Black: Re: Residential Counseling Business Plan 
Matthew Griffith, Eagle Scout project 

• Regular Meeting Agenda: 

1. 	 Call to order and establish a quorum. 
2. 	 Review minutes ofMay 14,2019 Regular Meeting. 
3. 	 Discussion: Airsoft Club 
4. 	 Discussion: Dog Park 
5. 	 Discussion relative to 5/29/19 combined meeting ofP&Z, Selectmen, and EDC 
6. 	 Floating zones discussion 
7. 	 New and Other Business 
8. 	 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, and Cindy Rummel, and seating 
alternate member Dave Palmberg for Ron Houle. 

2. 	 Review minutes of May 14,2019 Regular meeting. 
Gene Julian noted that Monson Road was spelled incorrectly on Page 8. 

• 




• 


• 


• 


June 11, 2019 - Stafford Planning & Zoning Commission 

Gene Julian made a motion. seconded by Cindy Rummel to approve the May 14,2019 
meeting minutes as amended. Gene Julian, Cindy Rummel, Kathy Bachiochi, and Nancy 
Ravetto voted to approve. Dave Palm berg abstained. Motion carried. 

Gene Julian made a motion, seconded by Kathy Bachiochi, to add "Tyrone Black - Residential 
Counseling Business Plan" to the Agenda as Item 5. Motion was unanimously approved. 

Gene Julian made a motion to add "Matthew Griffith - Eagle Scout project to build handicapped 
fishing dock at Dennis Pond" to the Agenda as Item 6. Motion was unanimously approved. 

The remaining items on the Agenda then moved down two in order. 

3. 	 Discussion: Airsoft Club. 
Jason Hoyne and Joseph Valder, representatives for an Airsoft group attended the meeting. 
Joseph Valder distributed packets to PZC members, which included information on Airsoft 
and the materials that are used to make up the bb's used in the game. David Perkins said the 
proposed regulation for a Club is a cleaner version of what had been discussed previously, 
and addresses such clubs from a generic point of view. Clubs under this proposed regulation 
would be allowed in any zone by Special Use Permit 

Chris Joseph noted the regulation says the club "shall be located on a site containing not less 
than ten (10) usable acres," and questioned if this might be too much. He used the example of 
a chess club that doesn't need much space, but would require extra parking. David Perkins 
said they might want the regulation to designate the activity as private outdoor recreation. 
There was agreement to strike the language with the acreage requirement but to include that 
activities are allowed in any zone by Special Use Permit. 

Nancy Ravetto asked about the materials that make up the bb's. Jason Hoyne said they are 
made from plant materials and are biodegradable cornstarches that are compostable. He said 
he has no data on their potential impact on animals if ingested, but that animals do not eat 
them. He said they are not hazardous to the environment, are water soluble, and non
flammable. MSDS sheets were included in the packets. 

There was discussion as to whether the Airsoft Club or the PZC should bring forward the 
application. Dave Palmberg said he felt the club should apply. David Perkins said CRCOG 
will need to be given time to respond to the application. There was consensus to set the 
public hearing date for the July 23,2019 meeting. 

Gene Julian asked David Perkins if he got any feedback from the Health Department or 
Wetlands Commission. David Perkins said the Health Department had no objections. He said 
he spoke to John Wilson from the Wetlands Commissions and he had no concerns. David 
Perkins added that the PZC should be aware that recreational activities are permitted as of 
right in a wetland. 
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• 4. Discussion: Dog Park. 
Wendy Tariff, treasurer of the Dog Park, attended the meeting. She provided a preliminary 
site map for Stafford Bark Park, Inc. It is proposed to be located on a piece of land to be 
donated by Judith Mordasky to the town, which is to the west of the Stafford Senior Center. 
The Bark Park would then lease the land from the town. 

David Perkins said an 8-24 referral from the PZC to the Board of Selectmen will be required 
for the donation of land, and then another for the lease agreement. The Bark Park will also 
require Board of Selectmen approval and approval at a town meeting. There will be required 
permitting. The Bark Park would be on municipally-owned land and run by a non-profit, 
open to all. It will require a Special Use Permit. He asked ifit would make sense for the Bark 
Park to get their Special Use Permit first before the land is conveyed. There was consensus 
from the Commission to set a public hearing date for the July 9, 2019 meeting. 

Dave Palmberg referenced the aerial map provided, noting the Bark Park is proposing using 
some existing parking at the Senior Center and parking on the Vet Center driveway. Wendy 
Tardiff said they have agreed that if there is an activity at the Senior Center that will draw a 
lot ofpeople and require full use of the parking lot, such as elections, then they will close the 
dog park for those events. 

• 
5. Tyrone Black - Residential Counseling Business Plan. 

Tyrone Black attended the meeting, noting he had recently purchased the Pinney School. He 
provided an overview ofhis plans. He is the Principal ofa high school and middle school in 
Danbury and he was the Director ofCollege Guidance. He said about half of the students that 
would attend his programs at the school are students who need extra help with the college 
application process, and others are from disadvantaged backgrounds. 

He said he is currently using his home and space at the Bristol Housing Authority for his 
program, and this purchase will allow him to live on site and hold day classes there. He said 
he hopes to add a residential program in three to four years. 

For now the curriculum would be for students in grades 9 to 12 and some post graduate 
students. It would be a six day "boot camp" experience on how to prepare for the college 
search, and what students should be doing now to prepare for their careers. 

Nancy Ravetto asked how many students would be boarding once it becomes a residential 
program. Tyrone Black said he would not want more than six or seven students at a time in 
order that they can give each student specialized attention. He was also asked who would 
supervise the students overnight. Tyrone Black said he would supervise the male students 
and for now, his mother, who serves as his executive assistant, would supervise the female 
students. He noted that Bristol is open to bussing students to the school as he has an 
established relationship with them. 

• 
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• Dave Palmberg asked if the program would be open just to Bristol students. Tyrone Black 
said, no, it would be open to everyone, and, in fact, this purchase gives him that opportunity 
to expand. 

Leonard Clark asked ifhe would be making any renovations to the building. Tyrone Black 
said he would not be making any exterior renovations, except for paint. Inside, he said he 
would want to take down the wall between the office and the smaller room when coming in 
at the back of the building. He has no plans to expand the building. He said he was attracted 
to the building because of its historic appearance. 

Nancy Ravetto asked what the criteria would be to attend. Tyrone Black said that for the 
residential piece, he would require a recommendation from a teacher, or someone who knows 
the student well from their community. 

David Perkins said as this would be a private school, it would require a Special Use Permit. 
Dave Palmberg said it could also be categorized under private reservations as a use for the 
residential component. David Perkins also suggested looking at it from an adaptive reuse 
point ofview as that would broaden allowable use. He added that the Historical Advisory 
Committee could then also weigh in. 

A public hearing date was set for July 9, 2019. 

• 6. Matthew Griffith - Eagle Scout project to build handicapped fishing dock at Dennis 
Pond. 
Matthew Griffith attended the meeting and discussed his plans. He is proposing building a 
handicapped fishing dock at Dennis Pond and provided a drawing ofhis plans. 

Dave Palmberg made a motion, seconded by Gene Julian, to provide a positive 8-24 referral 
to the Board of Selectmen for Matthew Griffith's proposed handicapped fishing dock at 
Dennis Pond. Motion was unanimously approved. 

7. 	 Discussion relative to 5129/19 combined meeting of P&Z, Selectmen, and EDC. 
Nancy Ravetto opened a discussion on Dr. Poland's recommendations from his report and 
from the combined meeting. She noted he recommended backing off some on requiring 
Special Use Permits and asked members to look at their regulations and come back to the 
next meeting ready to discuss this further. 

Nancy Ravetto said the cap on retail is currently 60,000 square feet, which is usually 
descriptive of big box retail. She noted that Dr. Poland said these large developments are not 
being done as much now and asked if they should look at this issue again. Dave Palmberg 
said they should be aware the cap applies to the cumulative total of development on 
property and not just a single store. He suggested eliminating a cap, but requiring a Special 

• 
Use Permit when the square footage reaches a certain number, possibly 80,000 to 100,000 
square feet for retail. 
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• Nancy Ravetto noted that presently the regulations require a Special Use Pennit for 20,000 
square feet or more. Gene Julian read from the minutes of the combined meeting, where Dr. 
Poland said it is common for SUP's to be required if a building is to be over a certain square 
footage, such as at 30,000, 50,000 or 60,000 square feet. Dr. Poland said absolute caps are a 
bit rarer, and are usually set because of a comfort level. It tends to be a community character 
issue. Dr. Poland had suggested they look at language for square footage for cumulative 
buildings and for caps on size. 

Chris Joseph said he was open to allowing pad sites in parking lots-such as, for example, a 
Ruby Tuesdays. He also favored taking another look at the cumulative square footage issue. 

Nancy Ravetto said figuring for parking can be a difficult issue and they may need to work 
on this as well. Gene Julian agreed. He said the Big Y never fills its lot and this could be an 
opportunity to add something like a restaurant. 

Leonard Clark said the cap was originally established to protect small businesses from 
predatory practices of large corporations. He suggested they keep this in mind when 
considering raising the cap. He agreed that big box retailers are not building as much, but 
said it could still happen. David Perkins said he has seen this predatory issue happen, but 
then also has seen that those smaller stores that closed were converted to restaurants and 
other higher end retail shops. 

• Nancy Ravetto noted that the ESRI numbers from Dr. Poland's report can be plugged into 
the Plan of Conservation and Development update, so that is a plus to take away from his 
report. 

Gene Julian asked if they should be approving the minutes from that meeting, but it was 
noted that it was advertised as ajoint meeting, rather than a PZC meeting. 

8. 	 Floating zones discussion. 
Leonard Clark said the subcommittee has not been able to find a time to get together 
recently so he did not have a lot to report. He provided copies of a handout from David 
Perkins from an earlier meeting. David Perkins noted Stafford does not have a lot of large 
developable chunks of land. 

Nancy Ravetto said Dr. Poland had recommended the Commission focus on the Main Street 
area. 

Dave Palmberg said back in 1999 or 2000, Main Street was seeing a revitalization and the 
Commission started talking about it becoming a destination, and that has happened to some 
extent. The same focus was given to the race track and how the town could build on those 
attractions with food and drink opportunities. Nancy Ravetto asked if a floating zone might 

• 
enhance that. 
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• Leonard Clark said he took exception to some of the figures from Dr. Poland's report. He 
noted on Page 4 ofhis report that the demographics and income for Stafford put them on the 
low side. He also referenced the CERC figures from 2018. He said it is important to 
compare Stafford to averages in Connecticut towns rather than the whole country as 
Connecticut is an expensive state to live in as compared to other regions of the country. 

David Perkins discussed whether it might be better to look at spots in town that would be 
conducive to a floating zone and put that in the POCO. He discussed Chestnut Hill, the 
large, 20+ acre site, also suggesting that they do not restrict themselves only to Route 190. 
He said, however, that he does not see a clear target for floating zones in Stafford as he saw 
for adaptive reuse. 

Chris Joseph noted that Dr. Poland found Stafford residents to fall into three distinct 
categories of shoppers---Green Acres, Front Porch, and Parks and Recreation-and that it 
might be better to compare themselves to other Green Acre communities rather than simply 
communities of similar size. Dave Palm berg agreed that they should dig deeper into 
industries that look for Green Acres communities, and beyond just retail. The Commission 
also discussed other potential areas to target for a floating zone, such as the building 
between Johnson Memorial Hospital and Magauran Drive. 

• 
Leonard Clark said they need to have a plan that looks forward five to ten years and which 
targets the types ofbusinesses they want. This is the EDC's job, he said, but it will require 
the PZC and the Board of Selectmen to work together also. Dave Palmberg said it would 
help if they can also make the permitting process easier. Gene Julian noted Fran Moriarty's 
comment at the joint meeting that he had previously contacted Geissiers Supermarket about 
coming to Stafford, but that this was never shared among the other boards. He said they 
need to have more cross-board communication, more working together toward the same 
end. 

Going forward, Nancy Ravetto asked that members fill out the second page from David 
Perkins handout ·'Floating Zone Parameters" so they could discuss this further. 

9. 	 New and Other Business. 

None. 


10. Adjournment. 
Kathy Bachiochi made a motion to adjourn, seconded by Dave Palmberg. All were in favor. 
The June II, 2019 regular meeting of the Stafford Planning and Zoning Commission was 
adjourned at 8:28 p.m. 

Respectfully submitted, 

a/y1.,~ 4-t~ 

• 
Annie Gentile 

Recording Secretary 
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