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Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Ron Houle 

Cindy Rummel 
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Also Present: David Perkins, Zoning Enforcement Officer 
Leonard Clark, Alternate 
Dave Palmberg, Alternate 
Michael Delano, Alternate 
Chris Joseph, Alternate 
Bion Williamson, applicant 
Tyrone Black, applicant 
Anne Perrone, Executive Director, Stafford Housing Authority 
Public 

Public Hearings: 

Application submitted by Stafford Bark Park, Inc. to construct and operate a dog park on a south 
west portion of 15 Buckley Highway (Map 73, Lot 2) owned by Judith Mordasky. Land is to be 
transferred to the Town of Stafford and operated as a Municipal Dog Park by Stafford Bark Park, 
Inc. in accordance with Regulation 4.2, Line 9. 

Application submitted by Tyrone Black, 340 Lincoln Street, New Britain, CT for a Special Use 
permit to operate a residential college counseling boot camp (private school) and one private 
dwelling use within the structure at 263 East Street, Stafford, CT. "The Pinney School" (Map 40, 
Lot 44) owned by the Town of Stafford, CT in compliance with section 4.2, Line 12 (private 
school) and adaptive reuse regulation 5.13. 

Nancy Ravetto opened the public hearing portion of the meeting at 7:05 p.m. Kathy Bachiochi 
read the legal notice. Nancy Ravetto established a quorum with Nancy Ravetto, Chair; Gene 
Julian, Kathy Bachiochi, Cindy Rummel, and Ron Houle. She explained the process for public 
hearings. 

• 
The application for the Stafford Bark Park was discussed first. Bion Williamson of 3 Glower 
Street, Stafford Springs, representing the Stafford Bark Park distributed copies of their proposal. 
The Stafford Bark Park is proposing a location on a piece ofland to be donated by Judith 
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• Mordasky to the west of the Stafford Senior Center. Bark Park volunteers plan to minimally clear 
the area, keeping most of it heavily wooded and creating an approximately 100 foot by 200 foot 
fenced in park. The park will be split into two areas, one for large dogs and another for smaller 
dogs and will have a two-stage gated entry. Parking would potentially be behind the 
community/senior center and also on the side of the driveway to the new veterinary clinic when 
that driveway goes in. 

Bion Williamson said they will supply biodegradable dog bags and containers for disposal. They 
plan to operate during daylight hours only, and will close the park whenever there might be a 
parking conflict such as during elections. There is a possibility that additional parking can be 
created on some grass area, but a firm site plan has not yet been established. 

Dave Palmberg asked if any fees would be charged for the use of the park. He also asked if, like 
in some other towns, if people will be limited to the number ofdogs they can bring to the park at 
any given time. Bion Williamson said they are not planning on charging any fees and plan for it 
to be open to all, including non-residents. As for the number of dogs, they will consider it on a 
case by case basis if the dog owners can adequately handle the dogs they bring to the park. 

• 
Gene Julian asked if they had any data on usage ofdog parks. Bion Williamson said they have a 
relationship with the operators at both the Enfield and South Windsor parks and have gleaned a 
lot of information from them. He said at the Enfield park, there can be as many as 30 dogs and as 
few as three at any given time. He said in the last five years, dog park usage has gone up 25 
percent on average. 

Dave Palmberg asked if they plan to post emergency numbers at the park. Bion Williamson said 
they would-including the animal control officer and state trooper numbers. 

Nancy Ravetto asked about liability. Bion Williamson said the Bark Park will be leasing the 
property from the town but the liability would be on the Bark Park. The Bark Park will carry 
liability on what would be town property. 

Ron Houle asked about maintenance ofthe park. Bion Williamson said the Stafford Bark Park is 
an all-volunteer group and they will be handling maintenance. 

Cindy Rummel asked about the terms of the lease. Bion Williamson said the specific details have 
not all been worked out yet; however, it was agreed that if the Stafford Bark Park discontinues 
maintenance or dissolves as an entity, the property would revert back to Judith Mordasky. 

Nancy Ravetto noted that if the PZC approves the application, it is just the first step. The 
application would then go on to the Board of Selectmen, and then if they approve it, it would go 
to a public meeting. 

• Cindy Rummel asked if the Health Department had expressed any concerns. Dave Perkins said 
they had no comment. There will be no portable toilets there. He said there have been some 
concerns about controlling the number ofdogs allowed in the park at any given time and if it 
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• might be better to establish some kind of pass structure. Bion Williamson said dog parks tend to 
self-police themselves, and typically there are regulars that come in the mornings and evenings. 
Dave Palmberg noted that often people will come with their dogs to parks and if they feel there 
are too many for their dog to feel comfortable, they will leave and come back at another time. 

The public hearing was opened to public comment. 

Jason Lerette, of23 Pinney School Road, expressed concern that if a piece ofproperty was 
donated to the town, then it would no longer be taxable, and that would reduce the tax base in 
town. He questioned if that new town piece might impact the property values (for resale) of 
neighboring properties. He said it would be better if the Bark Park purchased the land outright. 

• 

Grace Parrow, of 9 Parrow Drive, said that as Director of the Senior Center, she was concerned 
about the use ofthe parking lot, as she does not want this to negatively impact seniors and their 
activities. She noted that many of the seniors that come to the center use canes and walkers and if 
there are a lot ofdogs in the lot, they may become startled or trip and fall. She also noted that the 
lot is often full as they have about twelve different organizations that hold meetings and events at 
the Center, along with well-attended senior events throughout the year. She asked if she will be 
expected to communicate to the Bark Park volunteers each time that happens so they can close 
the park. Grace Parrow asked about the dimensions of the donated land and the application was 
reviewed to get the parameters. She said she would hope that the liability coverage for the Bark 
Park would include coverage of the parking lot as well. 

Dave Palmberg said it would be helpful for the Bark Park to show deferred parking on their site 
plan for this application as part of a contingency plan, noting access to additional parking would 
be via the yet-to-be-built driveway to the new veterinary hospital. 

Donald Passardi of Stafford Street Extension said he was still concerned about the insurance 
piece should someone be the victim of a dog bite. He asked how much liability insurance would 
be carried. Bion Williamson said it would be $750,000 with a $2 million aggregate. He said they 
would do fund raising to pay for the cost of insurance. 

Glenda Schlappkohl of 43 East Main Street asked how one would determine which section of the 
park to use-the large or small dog enclosure. Bion Williamson said it is mostly a judgement 
call, but typically labs and larger dogs use the large enclosure. 

Sherry Fantoli of 201 New City Road said she felt the Bark Park was a great idea as many 
residents need to have a place where they can allow their dogs to run off-leash. 

Glenda Schlappkohl suggested having a fenced in area with a roof for very small dogs. 

• 
Judith Mordasky of21 Buckley Highway said she would not want the Bark Park to interfere with 
any Senior Center activities. She said the land she and her husband plan to donate to the town is 
about 1-3/4 acres, and there is an agreement that if the Bark Park stops maintaining the land or if 
it disbands, then the land will revert back to them. She noted that with the new veterinary 
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• hospital they are building, their tax liability will triple so the town will be getting a good deal 
more tax revenue. The piece they are donating is quite small in comparison. 

Gene Julian asked Commissioners ifthey felt they should keep the public hearing open until they 
can take in more information and clarify the parking issue. Cindy Rummel agreed that they need 
more specifics. David Perkins said they will need to address all the Special Permit criteria, 
particularly Items 3 through 7. 

Jason Lerette asked why the Bark Park was not leasing the land privately. He questioned why 
they were involving the town. Judith Mordasky said it was a liability issue. Cindy Rummel said 
the town has immunity. David Perkins said in this way, the Park would be a municipal offering 
to the town. 

Bill Braun, of 73 Westford Road, said if something happened in the parking lot, the town would 
be liable. Gene Julian noted that the parking lot is currently a town parking lot, so nothing would 
change. 

• 
Gene Julian made a motion, seconded by Kathy Bachiochi, to continue the public hearing for the 
Stafford Bark Park to the next PZC meeting on July 23, 2019. All were in favor. It was 
recommended to Bion Williamson that he discuss what other information he should gather for 
the next meeting with David Perkins 

The application for the residential college counseling boot camp (private school) at the former 
Pinney School was next discussed. Dr. Tyrone Black provided an overview ofhis proposal. He 
said he is the CEO of an educational consulting firm and a school principal. He works as a 
guidance counselor and college counselor and partners with the Bristol Housing authority to 
work with students from disadvantaged backgrounds to help them through the college 
application process. He works with students in Grades 9 through 12 as well as with some post
graduate students with career placement. 

Tyrone Black said for many years he would meet with students and parents at local eateries to go 
over the process and he would like to have a dedicated space going forward. By purchasing the 
former Pinney School, he could maintain a private studio apartment for himself and his mother 
who is part of the staff He could then hold day programs, and eventually board up to seven or 
eight students at a maximum for week long preparatory seminars and classes, to bring in college 
administrators, and to generally give the students the special attention they need for the process. 

Tyrone Black does not plan to make any exterior changes to the building, with the exception of 
painting it. Inside he would plan to install showers in the downstairs bathroom and turn the 
former faculty lounge into a kitchen. There are three spaces upstairs that could be converted into 
overnight accommodations, a meeting space and a lounge. He also plans to remove the wall 

• 
between the former secretary's office and another space to turn it into one large classroom space . 

Dave Palmberg asked ifhe planned to make any improvements to the parking lot. Tyrone Black 
said the building inspector said it was adequate as it is for now. 
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• Glenda Schlappkohl, of 43 East Main Street, suggested he consider the former middle school, 
which is also empty. 

Judith Mordasky, of21 Buckley Highway, asked where the students will come from to attend his 
programs. Tyrone Black said he expects they will come from all over, including Stafford as well 
as students from Massachusetts. It is open to everyone, and students will be selected based on 
their application. 

Kathy Bachiochi asked how many sessions he expected to hold during the summer. Tyrone 
Black said he expected to hold four one-week sessions, spaced out with one week on and one 
week off. He said he also expected some students may be looking for a shortened three-day or 
weekend experience. 

Tyrone Black noted that he will be resigning his current job and moving to Goodwin College 
shortly, as the Vice President of Student Affairs. 

• 
Roberta McLean asked how the students in his care overnight will be supervised. Tyrone Black 
said there will be a contract with the students, and part of that contract requires that students 
must be accompanied by an adult at all times. He ran through a typical day's activities. Roberta 
McLean asked how this proposed private school would impact property values. Nancy Ravetto 
said she would expect that with the building now being occupied and maintained, it would 
enhance neighboring property values. Robert Arnte of Arnte Realty said the improvement to the 
property should raise area property values as continued vacancy and deterioration of the building 
would only pull values down. 

Steve Munn, of259 East Street, said he was in favor of the proposal. 

Cameron Drew of 28 Fleury Drive said she was all for the building being used as a placement 
center, but had concerns about turning the building into a boarding school. She questioned how 
Tyrone Black, with an active career, could effectively monitor the activities of people between 
14 and 55 under his supervision. She said they already deal with a lot of trespassers at the school. 
She asked ifhe could expand on the special needs of the students that he earlier referred to. She 
was concerned about transients, who are not part of their community, coming into Stafford. 

Tyrone Black said students from disadvantaged backgrounds don't always know where to look 
for colleges that offer added support, and he has a good deal of experience in this area that he 
wants to share. He said the students that come to his programs will know what is expected of 
them, as will their families. He said he will be trusting them to be a part of the Stafford 
community for seven days, and the written contract they are required to sign will be fairly 
lengthy. 

• 
Jason Lerette, of23 Pinney School Road, noted that the students coming to these programs are 
electing to do so. They are not being forced to attend a summer school program, so there is some 
added integrity built in. 
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• Nancy Ravetto noted that if the Pinney School were converted to apartments, there is no 
guarantee ofgood behavior from the people renting. This school, on the other hand, will require 
a signed contract by the attendees. Dave Palmberg further noted that a Special Permit between 
the town and Tyrone Black would have conditions, and if there were violations, the town would 
have recourse to remedy the situation, even going so far as revoking the permit. 

Steve, from 2 Upper Road, asked how Tyrone Black could monitor the students when he has two 
jobs, one that is off-site. Tyrone Black said he would only hold sessions while he is on vacation 
from his other job. He added that he has a lot of experience working in boarding school 
situations. He said the school also has the capability and a large vehicle to transport students out 
of town for group activities, such as going to the movies. 

Dr. David Mordasky, of21 Buckley Highway, noted that the Pinney School has been vacant for 
a long time. He said they are grilling Tyrone Black over nothing more than taking on parental 
responsibilities for students. He said Tyrone Black is going to bat for these students and will be 
paying taxes to the town on top of that. He said he applauded his efforts. 

• 
Leonard Clark, chair of the Stafford Historic Advisory Commission, said their group has worked 
a long time to find a way to see that the building exterior is preserved. He noted other members 
of the Commission who attended the meeting and reviewed their recommendations for how they 
would like to see the building preserved . 

Another resident asked what criteria Tyrone Black was looking for in the students who attend his 
placement programs. He also asked for clarification on what he meant by being disadvantaged. 
Tyrone Black said he would expect from students at least a 2.5 grade point average on a 4.0 
scale. He added that he was referring to financially disadvantaged students. Beth Magura, of 95 
West Stafford Road, asked for more elaboration. Tyrone Black said when it comes to getting into 
college, the playing field is not always even, and often times it is about who you know. Often 
parents can get their children into a school because of their legacy connection. Tyrone Black said 
he has relationships with many schools and administrators and can give students the benefit of 
those established relationships. He added that the programs at Pinney School are often just the 
beginning of a mentoring experience, as he often visits students and follows up with them 
afterwards. 

Tyrone Black also clarified that the programs for now will be day programs only and he expects 
that the boarding piece will not start up for another three to four years. 

Judith Mordasky, of21 Buckley Highway, said there are not many more opportunities to utilize 
this building and she hoped the Stafford community would be welcoming to Tyrone Black. 

Donald Passardi of Stafford Street Extension asked ifTyrone Black's school is a non-profit 
organization. Tyrone Black said his school is an LLC and is therefore taxable . 

• Shelly, of315 East Street, asked how many weeks Tyrone Black would be boarding students. 
Tyrone Black said it would be just four weeks of boarding. 
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Beth Magura asked if the local students could participate in the workshops and in meeting• recruiters. Tyrone Black said they could. 

Cameron Drew asked what hours Tyrone Black intended to operate. Tyrone Black said the day 
program would be from about 3 to 7 p.m., possibly a little later in the summer. 

Diane of 88 Handel Road put out an invite to students attending Tyrone Black's programs that 
they are welcome to volunteer their time at the animal shelter. 

Glenda Schlappkohl, of43 East Main Street said she thought the proposal for the school was 
admirable. She gave a second plug for re-purposing the middle school for something similar. 

Dave Palmberg asked if the Commission granted a Special Permit to include the residential 
portion of the proposal, would they require a modification to the permit if it expands. Nancy 
Ravetto said they would and Tyrone Black would need to come before them again. 

Ron Houle made a motion, seconded by Gene Julian to close the public hearing. All were in 
favor. 

• Regular Meeting Agenda 
1. Call to order and establish a quorum 
2. Review minutes of June 11,2019 Regular Meeting. 
3. Discussion and possible action - Stafford Bark Park 
4. Discussion and possible action Tyrone Black - Pinney School 
5. Informal Discussion Stafford Housing Authority - Woodland Springs Phase II 
6. New and Other Business 
7. Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto called the Regular Meeting to order at 8:30 p.m., establishing a quorum 
with Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, Cindy Rummel, and Ron 
Houle. 

2. 	 Review minutes of June 11,2019 Regular Meeting. 
Cindy Rummel made a motion, seconded by Gene Julian, to approve the minutes of the 
June 11,2019 Regular Meeting. All were in favor. 

3. 	 Discussion and possible action - Stafford Bark Park. 

• 
This item was continued to the July 23, 2019 Regular Meeting. 
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• 4. Discussion and possible action - Tyrone Black - Pinney School. 
Nancy Ravetto told Tyrone Black she appreciated the work he did and in his keeping the 
historical aspects of the building as they are, as this is especially appreciated with the 
town celebrating its 300th anniversary. She also thanked the public for coming out to 
share their questions and concerns. 

Gene Julian made a motion to approve the special permit application submitted by 
Tyrone Black to operate an educational facility and one apartment at 263 East Street, 
Stafford, Connecticut. 

The application complies with the village overlay district Regulation 5.12 in that it 
protects, maintains, and enhances the village character of the area by maintaining the 
architectural character of the building. These architectural recommendations are on Pages 
2,3, and 4 of the July, 2019 Report 2b of the Stafford Historic Advisory Commission, 
and must be followed. 

The application is in accordance with Regulation 5.13 (adaptive reuse). A positive report 
has been received by the commission from the Stafford Historic Advisory Commission. 
The plan meets the Special Use Requirements of Regulation 8.11. 

• 

The boarding (overnight use) of the facility will not exceed five weeks per year . 


The plan is consistent with Stafford's comprehensive Plan ofConservation and 
Development. 

Any changes to plans submitted will be cause for submittal of revised plans for approval. 

The motion was seconded by Kathy Bachiochi. A vote was taken and all were in favor. 

5. 	 Informal Discussion - Stafford Housing Authority - Woodland Springs Phase II 
Anne Perrone, Executive Director of the Stafford Housing Authority, attended the 
meeting. She provided a recap of the Woodland Springs project, which is being built to 
replace Avery Park. Phase II is similar to what was originally proposed, but is tucked in a 
little closer with more buildings and fewer cottages. The revised project will be easier to 
maintain and will enhance the social aspect of the development. Phase II will still be 79 
units. She also noted that each of the cottages now require sprinklers, which would add a 
lot more to the cost of the project. 

Anne Perrone said there are still about 80 people at A very Park needing to move over and 
they need to find funding for this second phase. She said they are applying to the Federal 
Home Loan Bank AHP Program. She said the master plan and OST A plan were both 

• 
approved back in 2015, but in order to apply for the loan, they need to have something 
more up to date. They would like to get an amendment or addendum from the 
Commission that says they still approve of the project, though they don't yet have 
architectural plans. She noted they are still using the same architect. 
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• David Perkins noted that this was an 8-30g project so it does not require a public hearing. 

Anne Perrone said she spoke to Guy Hesketh, the engineer. He suggested they get a letter 
or resolution stating that the revised plan substantially confonns to the master plan. David 
Perkins said he could put together a letter with that statement. Anne Perrone also briefly 
discussed Phase III plans. She noted the importance of getting this housing completed as 
they currently have a two year waiting list. 

Dave Palmberg noted that with this next phase they might meet or exceed the 10 percent 
affordable housing goal. which might open up the town to more funding opportunities. 

6. New and Other Business. 
Nancy Ravetto said in preparation for the next meeting, it would be a good idea for 
everyone to review their list of Special Pennit uses and consider where they might make 
some changes. She highlighted a few uses that she felt might be considered for removal 
from the list. She added that she would like to schedule a combined meeting for 
September, sometime after Labor Day, to discuss how they might help businesses based 
on Dr. Poland's report. 

7. Adjournment. 
Ron Houle made a motion to adjourn, seconded by Kathy Bachiochi. All were in favor. 
The July 9.2019 meeting of the Stafford Planning and Zoning Commission was 
adjourned at 8:47 p.m. 

Respectfully submitted. 

Annie Gentile 

Recording Secretary 


• 

9 



