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Town of Stafford 

Planning & Zoning Commission 
 2021 !1f,J~ -8 M111: 38 
Special Meeting ~~4-rMarch 4, 2021 
Virtual Meeting via Zoom Technology 

Members Present: 	 Dave Palmberg, Chair 

Rich Shuck 

Ron Houle 

Cindy Rummel 

Leonard Clark 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
MonicalMineral Springs Campground 
Susan Terracanni, Marian Hartman 

and Sandy Hutchison/Reddington Rock Riding Club 
Dr. David Mordasky 

• Agenda: 
1. Call to order and establish a quorum. 
2. Approve minutes of 2/412021 
3. Campground renewal Mineral Springs 
4. Campground renewal Reddington Rock Riding Club 
5. Campground renewal Sun Valley 
6. Discussion about Plan of Conservation and Development due October 2022 
7. New Business 
8. Adjournment 

• 
1. Call to order and establish a quorum. 

Dave Palmberg, Chair, called the remote meeting to order at 7 :05 p.m. He 
established a quorum with Dave Palmberg, Chair; Cindy Rummel and Ron Houle. 
It was noted that Rich Shuck would be arriving soon. Alternate member Leonard 
Clark was in attendance but could not be seated as he still needed to get sworn in 
for the new term. Chris Joseph will also need to do so. 
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2. Approve minutes of 2/4/2021 

Cindy Rummel made a motion, seconded by Ron Houle, to approve the Special 
Meeting minutes of February 4,2021. All were in favor. Motion carried. 

3. 	 Campground Renewal Mineral Springs 
David Perkins noted that he had received only one complaint about Mineral 
Springs toward the end of their camping season last year. A neighbor on Leonard 
Road south of their property complained about loud noise and no buffer. Monica, 
the owner of Mineral Springs, attended the meeting. She said this would have 
been one of their Safari Fields called The Orchard. A fence divides it from 
abutters. She said quiet hours begin at 11 p.m. David Perkins suggested she talk to 
campers in this area so that the issue does not become an ongoing problem. 

David Perkins said the health district will do their own approvals, but from a 
planning standpoint, he doesn't feel there are any other issues. Dave Palmberg 
said he believed the Governor has just lifted the capacity restrictions related to 
Covid-19 on campgrounds. Monica said they were previously restricted to 50 
percent capacity. 

• 
Ron Houle made a motion, seconded by Cindy Rummel to grant the campground 
renewal for Mineral Springs Campground for one year for the 2021 season. All 
were in favor. Motion carried . 

Rich Shuck arrived at the meeting and was seated 

4. 	 Campground Renewal Reddington Rock Riding Club 
Susan Terracanni, Marian Hartman and Sandy Hutchison attended the meeting, 
representing the Club. 

David Perkins said he has not received any complaints about Reddington Rock 
Riding Club. He said they have done a good job outlining the different camping 
areas and worked with the health department to resolve any issues. He asked if 
there were any problems or issues the PZC should be aware of. The 
representatives from the Club said there were not. Everyone is getting along well. 

Cindy Rummel made a motion, seconded by Ron Houle to grant the campground 
renewal for Reddington Rock Riding Club for one year for the 2021 season. All 
were in favor. Motion carried. 

5. 	 Campground Renewal Sun Valley 
David Perkins noted that there was no representative from Sun Valley in 
attendance at the meeting. He said it should be on record that Sun Valley has done 
some earth removal on their property recently without a wetlands permit or flood 

• 
plain permit. The Inland Wetlands Commission is aware and David Perkins is 
trying to negotiate with them and the IWWC to figure out what they are trying to 
do. He said Sun Valley's owner, Bob Minor, has submitted an informal sketch but 
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Inland Wetlands would like to see an engineered plan. So far, no plan has been 
submitted. 

David Perkins said this is a wetlands situation but questioned if getting in 

• 


compliance with wetlands regulations should be tied to the campground renewal. 
The season startup would be April 15, 2021 and the campground still has a lot to 
do to get in compliance. He said the excavation work is related to water that is 
coming onto their property from Chestnut Hill. Dave Palmberg said he thinks the 
water issue is due to water coming from the north because their property is below 
the dike. However, he agreed they need to get in compliance. 

David Perkins said looking at the GIS maps, the issue does not appear to be close 
to the wetlands. However, because Sun Valley disturbed the land, it is difficult to 
know where exactly the wetlands are. 

Ron Houle said Sun Valley should at minimum have a plan in place. Rich Shuck 
asked if they had a lawyer on retainer who could advise them. He said he would 
not want to hold up a renewal without a legal opinion. The town does not. Ron 
Houle said this is a good example why the ZEO should be given more authority. 

The Commission discussed the issue further and felt that because the excavation 
activities are on the other end of the property to the south of the tennis courts and 
don't interfere with the camping sites or sanitary facilities, they did not feel 
comfortable holding up their renewal because of this issue. There was agreement 
that the issue needs to be addressed but that it does not present a health or safety 
issue. 

Dave Palmberg asked if there are any other issues at the campground. David 
Perkins said the health department and fire marshal will also be doing their 
reviews, and the building official has a few concerns. However, from a zoning 
standpoint, there are no issues. He noted they have some site plan revisions as 
they've expanded their site plan significantly. 

Ron Houle asked if the Inland Wetlands Commission can issue a cease and desist 
order. David Perkins said if they did, it wouldn't have anything to do with the 
function of the campground but rather just the excavation activity on their site. 

Ron Houle made a motion, seconded by Cindy Rummel to grant the campground 
renewal for Sun Valley Campground for one year for the 2021 season. All were in 
favor. Motion carried . 

• 
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6. Discussion about Plan of Conservation and Development (POCD) due 

October 2022. 
Dave Palmberg noted that the previous POCD had been completed about nine 
years ago, and at that time the First Selectman had formed a committee to work 
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on it. The PZC retained a consultant, Brian Miller to assist, and a thorough plan 
was done. He said he has talked with First Selectman Mary Mitta about what 
funds might be available if they need a consultant this time around. They have 
very little available-about $2,000. He said they have a year to complete the 
work, and if it is not completed, they would stand to lose funding from the State. 

Dave Palmberg said they will need to hold a couple ofpublic hearings as part of 
the process. His concern was that pushing this offonto a committee may result in 
the work not getting completed in a timely manner. He said the plan they 
currently have in place has a lot of demographics.that need to be updated. He 
suggested the possibility of getting help from some UConn students (or other 
colleges) as an option. He said they have to consider what other resources they 
have in house for these endeavors, noting David Perkins already has a lot on his 
plate. He suggested they might be able to get a consultant to playa limited role in 
polishing it at the end. 

There was a question as to whether the PZC had the POCD in an electronic word 
document. Rich Shuck said he believed Brian Miller had all of the individual 
sections in that form and that they should be in a zoning folder. David Perkins 
said they have it in a .pdf document and could convert it back to a word document 
if necessary. 

Rich Shuck noted they had previously hired Don Poland to do a review ofthe 
POCD and the regulations, and his report has some recommendations, although 
they focus more on conservation than economic development. He said he realized 
hiring a consultant can be costly, but they should talk to Don Poland and ask the 
First Selectman for the funds they need. Dave Palmberg agreed. He said they 
should get an idea about the amount of funds they would need and get an RFP 
out. Rich Shuck said an RFP is not needed for professional services. He also 
pointed out that Don Poland is familiar with their Commission and that his being 
a resident in town gives him a better perspective than other consultants. 

Dave Palmberg brought up the potential impacts on zoning from issues that are 
being discussed at the State level regarding multi-family housing. He said there 
may be aspects of their current POCD that need to be looked at further. 

David Perkins suggested taking a short term/long term approach. He suggested 
that he, Amber Wakley and the Commission could look at their current POCD 
first and review the plan. He reminded the PZC that the POCD is under their 
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purview. He said they can do a total review of the POCD or update what they 
already have. 
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Dave Palm berg said it would be an update, but expressed concerns that the 
demographics need to be either updated or removed. Rich Shuck said a lot of that 
information can be obtained from the Connecticut Economic Resource Center 
(CERC). David Perkins agreed that this information can be pulled together in 
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house, but they may need help from a consultant with some of the content. Dave 
Palmberg said they could make one of their meetings a workshop. He said he 
would not want to be doing this work in a bubble and that they need public input. 

Cindy Rummel asked if they could look into getting a ballpark cost from Don 
Poland. She said it would be worthwhile to inquire with him and present those 
figures to Mary Mitta. David Perkins said he would reach out to Don Poland. 
There was also discussion about possibly splitting the cost of the update between 
the two budget years it straddles. 

Rich Shuck said before they talk to Don Poland, they should put together a scope 
of what they need. David Perkins suggested they could use the RFP from the last 
go-round and adjust it to add the work that he and Amber Wakley did. He 
suggested each Commission member go through the POCD and mark up the items 
they want to address in house and what may need to be handed off to Don Poland. 

Dave Palmberg suggested as homework that each Commissioner review the 
POCD and create a bulleted list of things to discuss at their next meeting and 
provide their lists to David Perkins to compile. This will help them get an idea of 
the scope. Then after they next meet and discuss these items, they can reach out to 
Don Poland for an estimate. 

The discussion was opened to public comment. Dr. David Mordasky said this 
effort is the essence ofwhat a PZC is all about. He said each Commissioner has 
an idea where they feel Stafford needs to go. He said this is a massive project, and 
they will need some professional input, and having a plan or scope is a good 
approach. 

Dave Palmberg added that several things have happened over the last nine years 
that may have to be factored into the update, including the expansion ofutilities 
on Route 190, changes to the agricultural regulations, the establishment of an 
Agricultural Commission and the efforts of the Historic Advisory Commission. 

David Perkins said he and Amber Wakley are looking forward to doing some of 
the work as staff members. He said they want to get it right and will pass it on to 
others for review. 

Rich Shuck suggested they may need to put together a questionnaire that can be 
out to the public for about six months. He said they will need to be careful to ask 

• 
very specific questions so the answers can be properly quantified. He also 
suggested they may want to reach out to the WPCA to get a good handle on the 
parameters and limitations of their sewer system and how much more 
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development they can absorb before they go any further. Leonard Clark suggested 
inviting Rick Hartenstein to one of their meetings at some point. 

David Perkins added that ifanyone needs a copy of the update from Don Poland, 
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he can forward them one. Rich Shuck also suggested David Perkins check with 
CRCOG to see if they have any resources such as land data that could be usefuL 

7. 	 New Business 
Ron Houle reported that he received a resignation letter from Lorin Dafoe. He 
said Leonard Clark has expressed his desire to stay on the Commission but as an 
alternate. He said David Mordasky has requested that he fill Lorin Dafoe's seat 
for the remainder ofher term and he will present this to First Selectman Mary 
Mitta. The Commission welcomed David Mordasky's offer and thanked him for 
stepping up. 

David Perkins noted that Lots and More now owns the property where the former 
Milikowski greenhouses existed and they are thinking ofcreating a seasonal 
garden center at the site. They are currently working on fleshing out their plans 
with the Building Department. David Perkins said this is a residential zone but the 
previous use on the site allows a seasonal garden center to be grandfathered in. 

Rich Shuck shared a positive compliment about Stafford, noting that as ZEO in 
Norwich he recently participated in a final certificate ofoccupancy for a strip mall 
in that town. In talking with the foreman on the site, he learned he was from 
Coventry and was buying a house in Stafford. He said the foreman expressed that 
he was impressed with the Town of Stafford and how far it has come in recent 
years. The PZC should be proud of their work. 

8. 	 Adjournment 
Ron Houle made a motion to adjourn, seconded by Cindy Rummel. All were in 
favor. Motion carried. The March 4,2021 Special meeting of the Stafford 
Planning & Zoning Commission was adjourned at 8:04 p.m. 

Respectfully submitted, 

I'-' 	- -,.-~-' - I'.\ A"" 
L .L JL Ju.. L .' t Lie {~ 

Annie Gentile 
Recording Secretary. 
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