
RECEIVED 
STAffORD. CT 

• 
Town of Stafford 1019 AUG I ~ P 2: 0' 
Planning & Zoning Commission ,/ l;P(J~~
Regular Meeting 
August 13,2019 G;;q~;;;,---

JI r.'NN CLiiN<7:00 p.m. - Veterans Conference Room 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Cindy Rummel 

Michael Delano, Alternate 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Leonard Clark, Alternate 

Chris Joseph, Alternate 

Bion Williamson, applicant 

Steve and Shannon Munn 

Public 


• 
Public Hearing: 


CONTINUATION: 	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. 

Nancy Ravetto opened the public hearing at 7:00 p.m., establishing a quorum with Nancy 
Ravetto, Chair; Gene Julian, Kathy Bachiochi, Cindy Rummel, and seating alternate member 
Michael Delano for Ron Houle. 

The applicant, Bion Williamson was in attendance. He said he is still working on the parking 
issue with regard to the Bark Park, exploring his options. Michael Delano suggested he look at 
what other towns do. 

Neil Sedlak of East Street asked if this means they are postponing the public hearing, and asked 
when the Commission must make a decision. Nancy Ravetto said they are continuing the public 
hearing and they are allowed 65 days. She said they are presently at day 37, so there is still time. 

Don Poland of 42 Quinn Street said he wasn't here for the first meeting on the Bark Park but, he 
and Alison Schneider (of the same address) are both dog owners and wanted to express their 

• 
general support for the idea of a dog park. 
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• Cindy Rummel asked if Bion Williamson was abandoning the option ofusing the Mordasky land 
for the park. Bion Williamson said he was not, but he is considering all his options. 

Dave Clark of 12 Slater Road asked for the definition of a dog park. Bion Williams said the 
simple version is a cleared and gated area where dogs can run off-leash. 

Gene Julian made a motion, seconded by Michael Delano to continue the public hearing for the 
Stafford Bark Park, Inc. to the August 27,2019 meeting. All were in favor. 

Regular Meeting Agenda 
1. 	 Call to order and establish a quorum 
2. 	 Review minutes of July 23, 2019 Regular Meeting. 
3. 	 Discussion and possible action - Stafford Bark Park 
4. 	 Informal Discussion 259 East Street - Steven Munn - Bed and Breakfast & Art Center 
5. 	 Informal Discussion Revenue Generation and Tax Reduction Chris Joseph 
6. 	 Informal Discussion Special Use Permits 
7. 	 New and Other Business 

• 
8. Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto called the Regular Meeting to order continuing with the quorum 
established for the public hearing with Nancy Ravetto, Chair; Gene Julian, Kathy 
Bachiochi, Cindy Rummel, and alternate member Michael Delano seated for Ron Houle. 

2. 	 Review minutes of July 23, 2019 Regular Meeting. 
It was noted that some typos were found in the original minutes, and a corrected copy of 
the minutes were provided at the meeting. The new copy incorrectly noted in three places 
that the Stafford Bark Park public hearing was continued to August 6th

, when it should 
have been August 13th

• 

Kathy Bachiochi made a motion, seconded by Michael Delano to approve the July 23, 
2019 regular meeting minutes as amended. Kathy Bachiochi, Michael Delano, Cindy 
Rummel and Nancy Ravetto voted in favor. Gene Julian abstained. Motion carried. 

3. 	 Discussion and possible action - Stafford Bark Park. 
This item was continued to the August 27, 2019 Regular Meeting. 

• 
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• 4. Informal Discussion. 259 East Street - Steven Munn - Bed and Breakfast & Art 
Center. 
Steven Munn and his wife Shannon attended the meeting. They want to offer a bed and 
breakfast service at their home at 259 East Street, and they are exploring offering an 
Airbnb "adventures" type of service where they might take small groups on guided tours 
of Stafford's natural settings. 

Nancy Ravetto asked how big the groups might be, and Steven Munn said probably about 
four to six people. He said they have three bedrooms available to rent out plus an outside 
yurt for "glamping" (glamourous camping). The Munn's said their home was built in 
1948 as a garage for buses and is well-partitioned off to allow living space for their 
family and then also to use a large room for an art gallery and for teaching art classes. 

Shannon Munn said she provides informal visits and art shows in the gallery and uses it 
for classroom space, including speakers for talks on such topics as energy, psychology, 
nutrition, and healthy living. She said they have considered doing thematic weekends. 
Steve Munn said they have a number of people that travel two to three hours to their 
home for talks, and they expect that if they can offer a formal place for lodging as well, it 
would create a greater draw. 

• 
Nancy Ravetto asked if they would have sufficient parking for all of these different 
activities to happen at the same time. Shannon Munn said they would never do all of it at 
one time, but they do have sufficient parking for the guests they would expect to have at 
any given time. 

Nancy Ravetto said the proposal would require a special use permit and a public hearing, 
and the Commission discussed when might be the best date to set the public hearing. 
David Perkins suggested the first meeting in September as the Munn's will need to 
provide him with a good site plan, information on the yurt, delineate parking, provide a 
conceptual plan of some kind, and other information. He will work with them on the 
requirements. He said he did feel that the location, being between the Pinney School and 
the bait shop, would be a good fit with the neighborhood, especially as the building had a 
commercial use to begin with. 

The public hearing was set for September 10, 2019. 

5. 	 Informal Discussion - Revenue Generation and Tax Reduction - Chris Joseph. 
Chris Joseph provided a folder of materials to Commissioners that he put together for the 
discussion. It was compiled from what came out ofDon Poland's report, from the work 
of the subcommittee led by Leonard Clark, and from public commentary from those 
meetings and other discussions. 

• Referencing Don Poland's report, Chris Joseph said that 82 percent of work-age residents 
work out of town and there is obviously a need to create more jobs in town to keep 
money in Stafford. Chris Joseph built on Leonard Clark's idea to have the Town of 
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Stafford consider buying property to rent out for housing. The idea is to think outside the 
box when it comes to generating revenue for the town, beyond raising taxes. The question 
would be where they would locate such a property. 

Nancy Ravetto said some years ago, the hospital had wanted to build assisted living on 
property they owned. It did not come to fruition, but she said she felt this would be a plus 
for Stafford residents. 

Chris Joseph said he envisioned the town purchasing property and then dividing it up and 
creating different kinds of housing for people fifty and older. They could put the 
development out to bid to local contractors, and to local plumbers, electricians, 
landscapers and other similar businesses, thereby creating local jobs with more people 
staying in town during the day to spend at local retail establishments. He said the 
question then would be what to do with the revenue generated for the town, suggesting 
possibilities like a paid fire department, infrastructure and public works projects. 

Chris Joseph said he will be going before the Board ofFinance on August 26,2019 to 
discuss this idea. If the town went forward with this, they would need to figure out how 
big they would have to build it and run some numbers scenarios. 

Nancy Ravetto noted that there had been talk about building an industrial park at one 
time, but it was turned down at a town meeting as residents did not want to bond for that 
big a project. Chris Joseph said he did talk informally with First Selectman Mary Milta 
about whether the town could legally buy land and do such a project. She said they could, 
but he would need to start by going before the various Commissions and discussing his 
idea. 

Gene Julian said he felt it was a good idea, but that a project of this kind would need to 
be located in an area where public sewer is available. Chris Joseph said a project like this 
might be a good excuse to upgrade or expand their sewer system. He said he felt they 
should focus on a particular industry. He said this might become a creative opportunity 
for the town to do a lease sharing or tax abatement type of agreement with a private 
property owner, and it may be a creative solution for farm owners. 

Chris Joseph said he also talked with people from the Stafford Housing Authority. He 
said he has no intention ofa project like this competing with them for services, focusing 
instead on such things as housekeeping, lawn and landscaping services, and the like. He 
said he felt there would be a market for creating residences for more financially secure 
older people who are interested in continuing to live independently, but who would 
welcome more types of around-the-house services that get harder to do as one gets older. 
Nancy Ravetto noted that in some cases, residential developments for people 50+ in age 
are a deterrence because they cannot leave their home to their children if they are under 
fifty. 
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• Chris Joseph said he did not want to get too specific, because a development could be 
anything the town wants it to be-the idea being to provide living spaces, create more 
service jobs there, and create a revenue source outside oftaxes for the benefit ofthe 
community. 

Bion Williamson of 3 Galotto Street said these are the types ofprojects he works on as a 
project supervisor and the units generally sell out before they even get their certificates of 
occupancy. Chris Joseph asked him ifhe could get some numbers on rents per square foot 
for various types of spaces. Wendy Tariff ofTolland Avenue said the cost often depends 
on the kinds of services that are provided. 

Roger Ingraham of Highland Terrace said he had two relatives who moved into this kind 
of a development where there are different kinds ofhousing and different levels of 
assistance that you can move to as life circumstances change. They have many amenities 
such as a full restaurant and various activities and services for residents. The set-up 
creates a sense of community where even if you need to move to a different level of care, 
you can still maintain the friendships and relationships you established there. He said 
they would need to develop a model and determine the cost for paying for and 
maintaining the property and occupancy. 

• 
Leonard Clark said if the town owned the property, someone would need to come up with 
a business plan, and there was discussion about who would do this. Chris Joseph said he 
would be open to doing it with input from the community. Leonard Clark said he 
expected it would be an uphill climb to get the town to invest in a venture of this kind. 
Chris Joseph said he understood this, but has talked to the fire marshal who has offered to 
come to the Board of Finance meeting with him on August 26. 

Cindy Rummel said if the town owned the property, she is not sure it might have the 
expertise to be a general contractor of such a project. She suggested looking at how other 
municipalities have done this to help them better understand the mechanics. Chris Joseph 
said the State may have an interest in this as a viable model ifit would help towns be less 
dependent on State funding. 

Nancy Ravetto asked if the town could have a private corporation run the day-to-day 
operations as a kind of public/private partnership. Bion Williamson said they could. The 
Commission gave Chris Joseph general support for his plan as he moves forward 
discussing this with the Board ofFinance. 

6. 	 Informal Discussion - Special Use Permits 

This item was table to the next meeting. 


• 
7. New and Other Business 

David Perkins followed up on the discussion from the previous meeting on the 
proliferation of shipping containers being used for storage in residential areas, some in 
high visibility areas. He said in looking at it further, even though they are unsightly, 

5 




August 13,2019 - Stafford Planning & Zoning Commission 

• because they have a roof, pennanent storage containers do qualify as a shed in their 
regulations. 

Cindy Rummel asked if they could require screening them in some way. Chris Joseph 
argued in favor of them, particularly for start-up landscaping businesses as an affordable 
storage option. Michael Delano agreed that while they are great for construction, they are 
unattractive in a residential area, and it would helpful to find a way to soften them. There 
was consensus from the Commission that they needed more time to consider the issue 
and they asked David Perkins to look into what other towns have done about them. 

8. Adjournment. 
Kathy Bachiochi made a motion to adjourn, seconded by Michael Delano. All were in 
favor. The August 13,2019 meeting of the Stafford Planning & Zoning Commission was 
adjourned at 8:20 p.m. 

Respectfully submitted, 

Annie Gentile 

Recording Secretary 
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