
Town of Stafford 
Planning & Zoning Commission 
March 17, 2022 
Veterans Conference Room 

Members Present: 

Also Present: 

Regular Meeting: 

Agenda: 

Dave Palmberg, Chair 
Cindy Rummel 
Dr. David Mordasky 

David Perkins, Zoning Enforcement Officer 

1. Call to order and establish a quorum. 
2. Approve minutes of 2/17/2022 
3. Review Affordable Housing Report. 
4. Discussion about Plan of Conservation and Development 

Recap and next issues 
5. New Business 
6. Adjournment 
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Dave Palmberg, Chair, called the meeting to order at 7:05 p.m. establishing a quorum 
with Dave Palmberg, Chair; Cindy Rummel and Dr. David Mordasky. 

2. Approve minutes of 2/17/2022 
Cindy Rummel made a motion to approve the February 17, 2022 minutes, seconded by 
Dr. David Mordasky. All were in favor. Motion carried. 

3. Review Affordable Housing Report 
David Perkins reviewed the statute for affordable housing. The Commission needs to 
provide a plan on how they will address affordable housing and the plan must be adopted 
by the town. They may hold informational meetings or public hearings. After the town 
has adopted the plan, it must be sent to the State for filing. This must be updated every 
five years. 
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The Commission reviewed the affordability study provided, which includes quite a bit of 
census data. David Perkins said the bottom line is that Stafford, compared to other 
municipalities, is an affordable place to live. 

Dave Palmberg said a common theme he has run into in the various towns he has worked 
for is that kids who grow up in a town and finish high school or college often have a 
difficult time being able to afford to live in those same towns. He noted the most 
affordable areas in town are in the borough, and many of these homes are subsidized. He 
said he sees two possible options for Stafford-either apartment complexes or clusters of 
multi-family homes. He noted they cannot build multi-family housing outside of the 
borough zones. He suggested the possibility of recommending allowing duplexes or small 
cluster developments in AAA zones if public utilities are available, or creating new zones 
with regulations that support that kind of development. The Commission discussed 
possible conflicts if duplexes were allowed to be built in single family developments. 

Dave Palmberg said that from an emergency services standpoint, he saw clusters of 
duplexes to be more preferable than apartment complexes. Separate structures would 
allow for less concentrated development that would be less likely to overwhelm 
emergency services. 

Dr. David Mordasky asked if, as a Commission, it is their responsibility to drive the 
process about where such development should be located. Dave Palmberg said that is 
their role. David Perkins said they would need to look at the residential zones AA and 
AAA and also consider lot sizes. Having public utilities would also be good but would 
not necessarily be mandatory as community sewers can often serve this type of 
development. 

Dave Palmberg said they can make recommendations that create an avenue for affordable 
housing. He said he would prefer to see smaller buildings that provide a neighborhood 
feel. They would also require less impervious coverage. The Commission also discussed 
other innovative housing ideas they have developed over the years such as the work-live 
floating zone. 

Dr. David Mordasky asked if they were going to create new zones or encourage clusters 
of two-family homes, could they do so in a commercial zone since these zones already 
have public utilities. Dave Palmberg said it would be better to put them in existing 
residential zones as they have limited areas for commercial/industrial development. 

Dave Palmberg said they had talked about revisiting the uses permitted in the 
Highway/Industrial zone. He said they could perhaps allow some housing in the Highway 
Business zone but with a mixed-use commercial element. 

David Perkins said he felt this was a good idea, but to keep in mind they have limited 
areas for this. He said they might want to consider some of the big houses on East Main 
Street and on Edgewood. They might want to allow them the option of converting to two
family homes as long as they maintained the look outside of a single family home. Dave 
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Palmberg said there are a number of families- newcomers to town-who look for rental 
situations where they can have their in-laws stay with them to look after their children 
while they work. This type of single-family to two-family house conversions could work 
well for that type of situation. 

Dave Palmberg said the age demographics show Stafford leaning older and they need to 
find ways to draw in young people. This includes bringing in businesses that will attract 
them. 

Dr. David Mordasky asked what objections there might be to allowing single family 
homes in certain areas to convert to two-family homes. The thought was that there might 
be complaints of increased traffic, trash, and the area being busier in general. 

David Perkins suggested they could look at allowing two homes on a lot if it has twice 
the minimum acreage for a single-family lot, or three homes if it has three times the 
minimum acreage. They could also require a minimum number of units in a new 
development. 

David Perkins said he could see it as being helpful as an agricultural resource, perhaps 
allowing a cluster of houses to be built around a cooperative horse barn where everyone 
shares the field and barn. 

Dave Palmberg said they could also require that one unit be required as affordable after a 
certain designated number of houses are built. 

David Perkins said there are two types of affordable housing they should be aware of. 
One is the type of housing they are discussing. The other is the affordable housing 
allowed under CT State statute 8-30g where a developer could come to town and 
basically override zoning regulations and build all affordable housing units. This can be 
done if a town has less than 10 percent affordable housing. He noted Stafford currently 
has about 7. 7 percent affordable housing and when the second half of Woodland Springs 
is built, they will be over the 10 percent mark. He said they are currently not exempt but 
are 17th highest on the non-exempt list. 

There was agreement by the Commission to pursue creating a zone or overlay district for 
multi-family houses. While they are not required to hold a public hearing, the 
Commission agreed to put together a draft of their recommendations and allow about a 
month or so to see if it generates any interest by the public. Dave Palmberg suggested 
including some tasks at the end of the report. 

4. Discussion about Plan of Conservation and Development 
Recap and next issues 

Dave Palmberg asked David Perkins how the survey was going. David Perkins said they 
are getting responses. Hot topics include praise for the Garden Club and a continued 
desire for another grocery store option in town. People like Stafford for its small town 
feel , open space and rural community. 
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Dave Palmberg noted that right now they are not yet a Right-to-Farm town as that is 
something that must be approved by the Board of Selectmen. Dr. David Mordasky said 
the Board of Selectmen will be holding a meeting April 6 on this and the feeling is that 
they will vote positively on it. 

Dave Palmberg reviewed a number of items. He noted the Witt and Borough Schools 
could possibly be used for Family Services. He also discussed the Furnace A venue 
reconstruction. David Perkins said Orcuttville Road is to be repaved next summer and 
then the roundabout will be done, so the reconstruction may get pushed to 2024. It was 
agreed to include a note in the POCD that the reconstruction is delayed due to scheduling 
projects but it is funded and shovel ready. 

Dave Palmberg discussed economic development. He suggested adding some history on 
the fairgrounds. There is also a need for an economic development consultant. Dave 
Palmberg suggested utilizing the blight ordinance to encourage cleanup and possibly 
recommending zoning citations somewhere in the report. 

Dave Palmberg said they could add something about promoting agriculture in the water 
management zone. They should include that an inventory of properties in the Industrial 
zone be prepared and the list be maintained. He also referenced Page 44 in the latest 
draft. It references the retail study done by Don Poland in 1999, but should also reference 
the second one done in 2019. 

David Perkins brought up the unfinished section in the POCD for the West Stafford 
Village area near the intersection of Routes 190 and 30 where the Alpine Tree Service 
business is located. He said it seemed to have once been a node there. Dave Palmberg 
said it had a small convenience store that filled a need for people in the area who did not 
want to drive a long distance for just a gallon of milk or loaf of bread. However, he said 
the area is kind of tough to develop with the river there. It 's a flood zone and there is no 
sewer connection. There are rental houses there. He said the zone is Highway Business 
and should stay that way. 

David Perkins said he expects the Conservation Commission to be getting back to them at 
some point. He'll start working on the conclusion of the overall POCD. Dave Palmberg 
said he would want to have a public informational meeting in the coming few months. 

5. New Business 
Dave Palmberg said his supervisor reached out to the Connecticut Farm Bureau and they 
in turn will be contacting David Perkins about possibly doing a presentation on cannabis. 
They also offer a field trip to a production facility if anyone is interested in a more hands 
on experience. David Perkins said he felt a presentation on Zoom would be fine for them. 

Dave Palmberg also discussed a webinar held the day before by the Connecticut 
Association of Zoning Enforcement Officials (CAZEO). One of the highpoints of the 
webinar included a presentation by Fuss & O'Neill where they were working with a 
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business up in Newton, Mass. , on production and dispensary facilities . They showed the 
initial plan and how much it changed once it went through the local PZC. 

Dave Palmberg noted that based on the town's population, Stafford will be permitted to 
have one cannabis retailer and one cultivator. He said some of the issues that would need 
to be considered is the building size needed. He said traffic appears not to have been an 
issue in Massachusetts once the novelty wore off. There will be significant water needs, 
plus electricity. Sewers would be necessary as it is also highly unlikely that DEEP would 
allow discharge to a septic system. He noted also that a State Cannabis Chamber of 
Commerce has been created. 

Dave Palmberg noted that Simon Says was supposed to put in a fence for screening. 
David Perkins said they did put in some small arborvitaes last year which haven't grown 
much. Dave Palmberg asked that David Perkins call them about the screening issue. 

David Perkins said he has received an application for a new Walgreens to go in next to 
the existing one. It is just 2,000 square feet in size with a drive-up. He said the developer 
is out of Cleveland so this will be a hybrid meeting. 

6. Adjournment 
Dr. David Mordasky made a motion to adjourn, seconded by Cindy Rummel. All were in 
favor. Motion carried. The March 17, 2022 meeting of the Stafford Planning & Zoning 
Commission was adjourned at 8:22 p.m. 

Respectfully submitted, 

U/nitu!_ ~ 
Annie Gentile 
Clerk 
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