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Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Leonard Clark, Alternate 


Also Present: 	 David Palmberg, ZEO 

Public 


Agenda: 
1. 	 Call to order and establish a quorum. 
2. 	 Discussion of potential new regulations or amendments pertaining to Farm Stands 
3. 	 Adjournment 

• 1. CalJ to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:00 p.m. She established a quorum 
with regular members Nancy Ravetto, Chair; Gene Julian, and Kathy Bachiochi, and she 
seated Alternate member Leonard Clark for Roger Pelizari. 

2. 	 Discussion of potential new regulations or amendments pertaining to Farm Stands. 
David Palmberg reviewed the revised farm regulations in two versions (one redlined and 
one clean copy) provided by Attorney Mark Branse. 

The Commission reviewed the changes to date and the formatting, going over the latest 
additions and strikes based on previous discussions. David Palmberg noted, should the 
Commission vote to move forward with a finalized proposed Amendment, he had 
prepared an application to go to Public Hearing. He also prepared a referral that would 
need to be sent on to CRCOG. 

In the latest revision, definitions for Farm Commercial and Farm Non-Commercial 
Residential were deleted, substituting Agriculture - Commercial or Agriculture - Animal 
Commercial. with revised language. It was noted that "piggeries" were removed from 
the Agriculture - Animal Commercial definition. 
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On Page 2, a definition for Wholesale was added to the proposed text amendment. Gene 
Julian asked how the Commission will cover wholesale sales on non-commercial sites. 
David Palmberg said that basically Attorney Branse suggested they keep what is in their 
current Zoning Regulations on this. Wholesale will be pennitted but subject to additional 
approvals, the size falling to the discretion of the Zoning Enforcement Officer. 

The Commission reviewed the definition for Agritainment, and for Farm Stand, 
Temporary, noting the season for the stands will run from April IS to October 31, with 
exceptions made for Easter plant sales, Mother's Day plant sales, and Christmas tree 
sales. It was noted that the Mother's Day exception does not need to be delineated 
because it always falls in May, which would be part of the regular season. 

In Section 3.03: "One main building lot" was revised to include temporary fann stands. 
The same revision was made in Section 3.07d. 

Gene Julian asked if the Commission would want to put a size limit on commercial 
agriculture uses outside of a residential area. David Palmberg said under Section 4.32 of 
the existing Zoning Regulations there is a maximum lot coverage percentage allowed for 
each of the various zones. He said the 2,500 square foot maximum area for greenhouses 
applies to residential zones only. 

Under Section 4.21 (Schedule of Pennitted Uses), Agricultural, Commercial should be 
"P" (pennitted) in the AAA, AA, A, C and WM Districts, and pennitted as a Special Use 
in the Industrial and Highway Industrial Districts. Likewise, Agriculture, Animal 
Commercial was revised to add that it is to be pennitted as a Special Use in the Industrial 
and Highway Industrial Districts. This means that Agricultural Commercial can be 
located in any district, if product is being grown for sale. It will be the size of the 
operation that will be controlled or limited. 

Under Section 4.22 (Schedule of Permitted Accessory Uses), where the proposed 
amendment reads: "X" in the "P " in the AM, AA, A, C and WM Districts; SU in the IN 
District, the Highway Industrial District was also added as a Special Use. 

The Commission reviewed the finalized "Temporary Fann Stand" text, including 
conditions (a) through (I), updating some fonnatting. Under condition (b), the wording 
was corrected to state "There shall be a maximum of one farm stand per site (property)." 

Leonard Clark expressed some concerns about the ability for any Zoning Enforcement 
Officer to enforce the 70 percent condition delineated under 5.6.1 (e). While the 
Commission agreed that this would be a challenge and they had a number of discussions 
on the matter in previous meetings, the consensus was to keep the language in the 
proposed amendment as it would give the Commission some control if it appeared a fann 
stand owner was clearly not abiding by the requirement, bringing in excessive product 
from off-site. There was general agreement that this language would not do any hann . 
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Leonard Clark also suggested the Commission may want to allow some leeway (possibly 
100 square feet) on the 500 square foot fann stand limitation for those who sell only 
Mother's Day or Easter Flowers as they only sell for a few days. Kathy Bachiochi noted 
that someone who sells these plants usually does so out of a truck and they can al ways 
just replenish their stock from their truck as the plants are sold, while keeping within the 
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500 square foot maximu,m size limit. 

Section 5.6 was also added to include Accessory Uses to Commercial and Non
Commercial Uses. 

The Commission reviewed the housekeeping items they discussed: 
Remove "Mother's Day" from the list of exceptions 
Remove "hoophouses" from Section 3.10. f. 
Under Section 4.21, add Highway Industrial and Industrial Districts under SU 
Under Section 4.22, add Highway Industrial under SUo 
Add Section 5.6 - Accessory Uses to Commercial and Non-Commercial Uses. 
Remove the "s" changing fann stands to fann stand under 5.6.I.b. 
Reorder the list of conditions for Temporary Fann Stands 
Remove the # I before Section 5.6.2. 

David Palmberg said he would update the latest revision to reflect the changes made this 
evening and send them out to Commissioners. 

Karl Milikowski, of21 Stafford Street, asked how this proposed amendment would apply 
to people who have "Pick Your Own" blueberries, apples, flowers, or other similar 
operations. David Palmberg said they could address this as a Special Pennit under 
Agri tainment. 

Kim Milikowski, of21 Stafford Street, asked if the April 15 to October 31 temporary 
farm stand season would negatively impact people who make and sell maple syrup or 
those who raise pork or sell dairy products, as the seasons for those types of operations 
are not necessarily the same as for plant sales. Nancy Ravetto said those who raise pork 
or who make maple syrup tend, for the most part, to sell their goods at fanners markets so 
this regulation wouldn't likely apply to them. 

Gene Julian made a motion, seconded by Kathy Bachiochi to forward the proposed 
updated amendment to CRCOG. All were in favor. 

David Palmberg explained for the public in attendance that state statute requires that 
major proposed changes to zoning regulations must be forwarded onto the regional 
planning authority, which for Stafford is the Capital Region Council of Governments. 
They need to ensure that the proposed changes coincide with the broader State Plan of 
Conservation and Development, and they can make recommendations prior to a public 
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hearing. 
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• 	 Kathy Bachiochi made a motion, seconded by Gene Julian to accept the proposed zoning 
regulations and text amendments pertaining ~o Fann Stands as revised on January 3, 
2017. All were in favor. 

Nancy Ravetto recommended, assuming a positive referral from CRCOG, to set a date 
for a public hearing on the proposed amendment for February 14,2017. Kathy Bachiochi 
made a motion, seconded by Gene Julian to set the public hearing date for the proposed 
regulations pertaining to Fann Stands for February 14, 2017. All were in favor. 

3. 	 Adjournment 
Kathy Bachiochi made a motion to adjourn, seconded by Leonard Clark. All were in 
favor. The January 3,2017 special meeting of tile Plmming and Zoning Commission was 
adjourned at 8:03 p.m. 

Respectfully submitted, 

;>~A~ 
Annie Gentile 
Recording Secretary 
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