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Regular Meeting 
June 17,2021 
Veterans Conference Room 

Members Present: 	 Dave Palmberg, Chair 
Dr. David Mordasky 
Cindy Rummel 
Rich Shuck 
Ron Houle 

Also Present: 	 David Perkins, Zoning Enforcement Officer 
Leonard Clark, alternate 
Chris Joseph, alternate 
Dwight Merriman, Property Manager, Big Y Foods 
Curtis Thorington, Field Property Coordinator, Big Y Foods 

Agenda 
1. 	 Call to order and establish a quorum 

• 
2. Approve minutes of 6/3/2021 meeting 
3. 	 Informal discussion with Big Y about developing storage space in part of former 

Aubuchon space 
4. 	 Discussion about Plan of Conservation and Development due October 2022 
5. 	 Discussion about zoning map updates 
6. 	 New Business 
7. 	 Adjournment 

1. 	 Call to order and estabHsh a quorum. 
Dave Palmberg, Chair, called the meeting to order at 7:00 p.m. establishing a quorum 
with Dave Palmberg, Chair, Dr. David Mordasky, Cindy Rummel, Rich Shuck, and Ron 
Houle. Alternate members Leonard Clark and Chris Joseph were also in attendance. 

2. 	 Approve minutes of 6/3/2021 meeting. 
Rich Shuck made a motion, seconded by Cindy Rummel to approve the minutes of the 
June 3, 2021 regular meeting. All were in favor. Motion carried. 

3. 	 Informal discussion with Big Y about developing storage space in part of former 
Aubuchon space. 
Dave Palmberg noted that this discussion is advisory only and is a non-binding review. 

• 
Dwight Merriman, Property Manager, and Curtis Thorington, Field Property Coordinator, 
both ofBig Y Foods attended the meeting. 



• Dwight Merriman explained that they have several vacancies at the Big Y Plaza in town 
and they have been unsuccessful in finding new retail tenants to fill them. They began 
brainstorming and wanted to find out if some of this empty space could be converted to 
indoor storage rental space. They reached out to Building Official Glenn Setzler and ZEO 
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David Perkins to see if that was a possibility. David Perkins had said storage units 
typically fall under industrial uses and the Big Y Plaza is in the Highway Business zone. 
He suggested they come in for an informal talk with the Commission. 

Dave Palmberg asked if there is a deed restriction on restaurants in the Big Y Plaza. 
Dwight Merriman said he was not aware ofone. He said they had once entertained the 
idea of having a Panera Bread at the end of the Aubuchon store, but it didn't come to 
pass. Rich Shuck said he believed there might have been at one time, but once the new 
road was put in, it was no longer an issue. 

Dwight Merriman said they would ideally like to convert the former Aubuchon and 
Family Dollar building into storage spaces. Dave Palmberg looked through the permitted 
uses in the zone. There is storage allowed for agricultural products and there's warehouse 
space permitted. He said they might be able to allow a similar use requiring a Special Use 
Permit. 

Rich Shuck asked David Perkins ifhe knew any of the history on Stafford Storage. That 
building used to be a Big Wheel. David Perkins said he believed that location is now 
zoned Highway Industrial and that it used to be zoned Highways Business, which would 
mean Stafford Storage is now conforming. 

Dave Palmberg said there is an increasing demand for this type of business. Curtis 
Thorington said he felt it would be beneficial to the community. Dave Palmberg said his 
only concern is that self-storage businesses usually employ only one attendant, whereas if 
the space was filled with two retail units, there would be many more employment 
opportunities. He said he did not feel this would be a controversial request, but it would 
still require a Special Use Permit. If allowed, the approval would be on top of the zone so 
if retail in time started taking off again, Big Y would still be permitted to fill the space 
with retail tenants. 

Dwight Merriman asked what types of documents and information would be required 
from them to move forward. David Perkins said they would eventually require a site plan 
delineating parking, lighting and other features. Rich Shuck said he did not expect this 
proposal would change the character of the building, and it would be less intrusive 
traffic-wise than the former Aubuchon. 

Dr. Mordasky said so long as they are not setting any precedent that could hurt the 
Commission down the road, he was in favor of allowing storage in these spaces. He 
emphasized that it is important to take care ofour existing businesses in town as that 

• makes Stafford be recognized as business friendly. This would be a win-win for both 
Big Y Foods and the Town of Stafford. 



• Dave Palmberg agreed, noting no one in town likes to see empty storefronts. He added 
that it could also end up attracting compatible businesses such as a UPS store, or a 
moving company. 

Rich Shuck suggested when they work on the Plan of Conservation and Development 
that they include a text amendment to add self-storage uses in the HB zone. 

Dwight Merriman said he believed that the former Aubuchon and Family Dollar 
businesses together were about 12,000 square feet. 

David Perkins said the best use for this area is retail and if they could make this type of 
use fit into another existing use in the zone, then they would only require a Site Plan. If 
not, then it wi1l require a Special Use Permit. Ron Houle noted that the storage units 
would be modular so it would not be too difficult to switch the building back to a retail 
use if the market changed. 

Dwight Merriman noted that storage units there might be helpful during the Phase II 
construction ofWoodland Springs. 

• 
Dave Palmberg suggested they might want to consider making some of the units climate
controlled. He said they would want to see a conceptual layout-the basic footprint with 
the number of units and the square footage ofeach unit, as well as information on what 
he would expect would be a portable loading dock. David Perkins added they would want 
to see ingress, egress, parking and the loading zone. The Commission also reviewed the 
preliminary layout plan provided in their packets. 

4. Discussion about Plan of Conservation and Development due October 2022 
David Perkins provided a 3-page handout in packets that addressed Commercial, 
Residential, and Industrial development as the first discussion in the POCD review. He 
said the biggest change in the recommendations is to eliminate the Monson 
Road/Orcuttville Road industrial zone and to send water and sewer out toward Cooper 
Lane. 

Dr. Mordasky updated the Commission on the Agriculture Advisory Commission's 
efforts. They are working on a Right to Farm ordinance right now. They want to identify 
land used now and historically for agriculture and relate it back to the POCD. He noted 
that some of their forest land is used for maple syrup production, and that's a managed 
use. They want to get a clearer idea of their inventories so they can make some of it 
productive for the future. 

Dr. Mordasky discussed some of the town's old historical farms where lumber was 
harvested out. David Perkins noted that other 490 parcels have forestry information on 

• 
file in the Assessor's office. This provides a guide for logging operations and timber 
harvesting in town . 



• Rich Shuck asked if it would be worthwhile to encourage growth of certain types of trees 
as there is a specific agri-market for certain types that are used to make wood pellets. 

Dr. Mordasky said he felt they need to put less emphasis on what they did fifty years ago 
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and put greater focus on their vision for the future. 

The Commission reviewed David Perkins' proposals. Dave Palmberg said they should try 
to make use of programs like CT Main Street and Sustainable CT wherever possible. 

The Commission discussed the possibility of incentive programs to encourage fa~ade 
improvements for businesses, duplicating a housing rehab program that was done in the 
past. Dave Palm berg added it would be good to encourage some type ofmural program to 
be created in a prominent place downtown. Leonard Clark said the challenge is that they 
don't have the money to fund these types of programs. 

Leonard Clark noted there are ways to apply for tax credits and grants for the Historic 
District. He noted the District places no restrictions on anyone's building. This could help 
with financing. Rich Shuck said any buildings in the Historic District that are in flood 
zones would be exempt from FEMA's substantial improvement regulations. 

Dave Palm berg questioned why in the last paragraph of the Commercial section, they 
would want to add more residential development to the area. He said they need to 
increase commercial zoning around the racetrack. David Perkins said the Speedway could 
chop out some of these small lot sizes for businesses. He added that they probably are not 
aware of that. Dr. Mordasky reiterated the importance of supporting their existing local 
businesses and catering to their needs. 

The Commission discussed the zoning in the West Street area. David Perkins said this is 
zoned Local Business. Dave Palmberg said he envisioned more uses in that area that fall 
under Highway Business. He said they need to capitalize on what they have there and 
suggested creating a new business zone for this area like the Highway Industrial Zone. 
They discussed the parameters of the zone as frontage lots on West Street from Route 
190 down and around on 140 up to Cooper Lane. 

Rich Shuck said they should also look at the section between Hopyard and West Stafford 
School. 

The Commission discussed the Industrial Development section of the handout. It was 
noted regarding the second paragraph that you can't go too far into the lots before you hit 
flood plains. The write-up suggested that a better use for the corridor along the westerly 
side ofMonson Road between West Stafford Road and Orcuttville Road would not be 
industrial growth but rather residential. Rich Shuck disagreed. He felt it would be a 
mistake to make this change as these lots are too close to their main corridor and artery to 

• make that conversion. Dave Palmberg said he felt a better area to make residential was 
further up near TTM. 
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There was agreement that they need to preserve the 23-acre parcel in that area and hope it 
can be developed. Rich Shuck suggested that perhaps strict industrial uses aren't the best 
solution and they might want to zone it Highway Industrial. This would allow for some 
smaller uses and more opportunities. There was agreement to discuss this issue further. 

Dave Palmberg agreed with the recommendation that the land on West Stafford Road 
between Orcuttville Road and Cooper Lane be rezoned as a mixed use of commercial and 
residential structures and that the town should support extending the sewer line to the 
intersection of Cooper Lane. 

Discussing the mill buildings located at Hydeville Road and New City Road, Rich Shuck 
suggested they could look at doing a mill reuse overlay that could be mixed use. 

The Commission discussed the three "Problems" identified by David Perkins in the 
handout. The first was the former Milikowski farm stand at 75 Chestnut Hill which is 
rapidly deteriorating. Dave Palmberg suggested it could be a good location for a winery 
or vineyard. Cindy Rummel asked what this parcel is presently zoned. David Perkins said 
it is zoned residential. He said a lot ofwork needs to be done there. 

Dave Palmberg said he could see making the Milikowski parcel a mixed use zone in that 
residential area. The property is large enough. The Commission discussed rather than 
making a zone change that it would be an excellent area to consider for an agriculture
overlay. Rich Shuck asked if a less-intense, non-conforming use could be placed there. 
David Perkins said it could and it could possibly be done administratively. 

There was agreement that the town should support efforts to find a new tenant for the 
vacant Key Bank on Middle River Drive, and that the Country Village Shoppes being 
vacant and blighted need to be addressed. These three problems outlined are top 
priorities. 

The Commission discussed the Downtown section. Dave Palmberg agreed with David 
Perkins' recommendation that the town should be active in promoting the reuse ofvacant 
historic buildings in the zone. 

There was also agreement that the town should establish a downtown business 
organization. It was noted that there had been a number of loose associations over the 
years but that each fell by the wayside. Amber Wakley had been helpful in trying to 
maintain this loose-knit group. 

A constant issue for the downtown businesses has been parking. The Commission 
suggested pursuing additional parking at the former Cumberland Farms, and if the State 
is willing to offer parking when other improvements are being done, they should take it. 
There was discussion about possibly pursing a parking garage. The Commission also 
agreed on the creation of a pocket park. Dave Palmberg said he understood the Garden 
Club will be doing some landscape design at the new roundabout, so it should look nice. 



• The Commission discussed David Perkins' recommendation to have parking area signs 
prominently displayed. Dave Palmberg suggested expanding on that to possibly add 
wayfinding signs for the downtown that fit the character of the area. The only issue 
would be to get the town to approve the signs. It was understood the town can do what 
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they want so long as they stay out ofthe State right-of-way. 

Chris Joseph suggested investigating if they could provide angled parking between 
Spring Street and the ice cream shop. 

David Perkins had written that the town should facilitate the reuse of the vacant Stafford 
Cleaners building at 27 East Main Street. Rich Shuck said this might be a good place for 
a parking lot as this is a brownfield and they could just seal it. David Perkins said they 
could also allow pop-up food trucks there and add picnic tables. 

David Perkins had suggested the town should extend the Central Business zone up 
Furnace A venue to include 21 Furnace Avenue. Then they could add retail in this area. 
On that same topic, Dave Palmberg said they may want to add some uses to the CB zone. 

The Commission discussed the Residential section. David Perkins had noted that the 
current POCD had recommended establishing an AAAA-Conservation zone where 75 
percent of the land would be preserved as open space. The recommendation was never 
implemented, and David Perkins had suggested creating a conservation overlay zone that 
would allow cluster and multi-family housing on commercial agricultural properties to 
retain Stafford's agricultural tradition. 

There was agreement that the Agriculture Advisory Commission should look into this. 
The Commission discussed the possible need to create migrant worker "dorm-type" 
housing. While there was a question whether there was a need for this type of housing, 
Dr. Mordasky said there are constant complaints that farmers cannot find help. Rich 
Shuck said the 75 percent open space requirement in conservation subdivisions might be 
too much, but they might want to look at clustering homes closer together. Dave 
Palmberg noted the septic issue would likely come into play. He said he would prefer not 
establishing another residential zone. 

The Commission discussed the recommendation to allow accessory dwelling units in all 
zones as of right. Rich Shuck said if they did, all utilities should be billed to the same 
house to avoid turning single-family houses into two-family houses. 

Leonard Clark questioned the recommendation to abolish the open space and water 
management zones. It had been suggested that an agricultural overlay zone be created and 
implemented in their place. Leonard Clark said these corridors are necessary for animals 
to be able to move freely about and they should be trying to connect open spaces. 

• Dr. Mordasky asked if the Agriculture Advisory Commission should be defining open 
space. He said there are many types, like hayfields, wetlands, pasture, and managed 
forests. 



• Dave Palmberg said the Commission can ask for open space in their subdivision 
regulations or, ifthere isn't worthwhile land to take, to accept a fee in lieu. He said in this 
case they are talking about a zone. Rich Shuck said it is more for inventory purposes. 
David Perkins said the same goes for water management. It just lets you know what the 
constraints of the land in that zone are. Chris Joseph suggested using the Farm and Tract 
map as a resource. 

There was agreement that further discussion needed to be done. Moving forward, the next 
POCD discussion will entail infrastructure, town buildings, including utility 
recommendations and town building recommendations as well as economic development. 

5. 	 Discussion about zoning map updates 
An updated map was provided in the packets and was referred to throughout the previous 
discussion. 

6. 	 New Business 

None. 


• 
7. Adjournment 

Ron Houle made a motion to adjourn, seconded by Dr. Mordasky. All were in favor. 
Motion carried. The June 17, 2021 meeting of the Stafford Planning and Zoning 
Commission was adjourned at 9:22 p.m. 

Respectfully submitted 

a11/V~~~~h-
Annie Gentile 

Recording Secretary 
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