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Town of Stafford 

• 
Planning & Zoning Commission Z ! 1 l' nR 2J A : ~ 5 
Special Meeting 
March21,2017 . , -~ 
7:00 p.m. - Veterans Meeting Room 'i/ ~~ :.:;~'-~ ~'= ::: 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Roger Pelizari 

Leonard Clark, Alternate 


Also Present: 	 Russell Heintz, Principal, Tarbell & Heintz 

Public 


Agenda 
1. 	 Call to order and establish a quorum 
2. 	 Review of minutes of February 28, 2017 meeting. 
3. 	 Application of Simon Says, LLC for Renovation and Occupancy. Location : 112 West 

Stafford Road , Map 46, Lot 63.1 /64 Zone C, Gary Michalec 

• 
 4. Deliberation of the proposed amendments by the Commission of the proposed amendments 

to the regulations pertaining to farms and Agriculture, sections 1.2,3.03, 3.07d, 3.10e, 3.27, 

3.35,4.21,4.22,5.02, and 5.6 and creation of section 5.61 and 5.62. 


5. 	 Adjoununent 

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

2. 	 Review of minutes of February 28, 2017 meeting. 
Gene Julian made a motion to accept the minutes of the February 28, 2017 meeting, 
seconded by Kathy Bachiochi. All were in favor. 

3. 	 Application of Simon Says, LLC for Renovation and Occupancy. Location: 112 West 
Stafford Road, Map 46, Lot 63.1164 Zone C, Gary Michalec. 
Russell Heintz, principal with the surveying and engineering firm of Tarbell and Heintz 
attended the meeting, representing the applicant. He provided plans for review. 

This property is the John the Jackman property located on Route 190 diagonal to the 

• 
intersection with Orcuttville Road, where the old Chelles Diner is located. Their plan is to 
remove the remaining portion of the back building and construct a 70' by 90 ' metal building 
and add a small 40' by 25' showroom in front. They plan to use the existing garage to build 
a 24' by 54' maintenance garage. Russell Heintz noted they had submitted landscaping and 
sedimentation and control plans. They are keeping the same entrances to the existing John 
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the Jackman building. He said they have received approval from the North Central Health 

• 

District for the septic system. 


Russell Heintz said they have met the parking requirements as revised since their last 
meeting. There was some confusion about the landscape plan vs. the parking plan. Nancy 
Ravetto noted that the Commission had asked that the area, which previously was 
designated as a display for cars, be reserved for customer parking. Russell Heintz said they 
will file the final plans to make sure that all sheets coincide. Their intent is to provide 17 
parking spaces as requested. 

Russell Heintz said the work area would be separated from the front area as requested, and 
any equipment being worked on will be done behind the fence. There will be no display of 
merchandise in the front parking areas. He indicated a note stating this on the second sheet 
of the plans. Russell Heintz also noted that this property falls into two zones and no activity 
will extend beyond 30' of the zone. Nancy Ravetto noted that the dumpster was moved on 
the plans to comply with this requirement. There were no further questions or comments. 

Kathy Bachiochi made a motion, seconded by Gene Julian, to approve the application of 
Simon Says, LLC for renovation and occupancy, located at 112 West Stafford Road, Map 
46, Lot 63.1164, Zone C, Gary Michalec, on condition that the site plan be amended to 
reflect the changes made at this meeting. All were in favor. Gene Julian commented that the 
vehicle display no longer exists at the property. 

• 
 4. Deliberation of the proposed amendments by the Commission of the proposed 

amendments to the regulations pertaining to farms and Agriculture, sections 1.2, 3.03, 

3.07d, 3.10e, 3.27, 3.35, 4.21, 4.22, 5.02, and 5.6 and creation of section 5.61 and 5.62. 

Nancy Ravetto read a statement she prepared which shared some of her thoughts following 
the public hearing. She noted that the proposed regulations were not arbitrarily formed. The 
process began over a year ago due to residential complaints to the Zoning Enforcement 
Officer about sales activities at Kim and Karl Milikowski's home, which after inspecting, 
the ZEO determined to exceed the scope of sales allowed in a residential zone. The ZEO 
issued a cease and desist order and the Milikowskis appealed to the Zoning Board of 
Appeals, who ultimately upheld the cease and desist order. From there, the PZC held public 
meetings and enlisted the help of the Milikowskis to try to craft appropriate regulations that 
would both allow farmers to sell products on farm stands in all zones, while also protecting 
against farm stands becoming large enough to become retail sales operations. 

Nancy Ravetto said she felt the public was misled or misinformed in some cases. She said 
they offered some excellent suggestions, including one to form an Agriculture Commission, 
and the Board of Selectmen is in the process of forming this. 

Nancy Ravetto reminded everyone that the public hearing was closed and they can no longer 
accept public comment. She noted the Commission received a summary of the public 
hearing from Attorney Mark Branse, with some recommendations. The Commission can 

• 
choose to deny the regulations or revise them. She noted that if the proposed regulations are 
denied then the cease and desist order for the Milikowskis will remain in place. 

The Commission discussed several of the items that came up in the public hearing. Nancy 
Ravetto noted that Stafford has a number of pig farms and that disallowing them was an 
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recommended be included With regard to 
disallowing of fur bearing regulations in other 

towns because of mink fanns, can be odorous. She said was a misunderstanding 
Commission's part and recommended allowing rabbits, other 

animals. 

Ravetto referred to comments provided by Joan Nichols the Connecticut 
Nancy said she felt defini tion of fanns is 'She also said she felt 

u,",,:uuu property owners to two greenhouses is noting that 
properties not a restriction on Regarding the proposed 

that would at 70 percent of the on residential fann stands 
or made on said Attorney recommended to keep this 

but clarified that it would annually. it could create a 
'em,en(;e store type of if the rule was lifted. 

Nancy Ravetto noted that the Connecticut Fann Bureau is an interest group, not a 
state agency, and that with an outside to fonnulate regulations 
creates a too-friendly noted that while Nichols said no other towns 

that fann stands (500 sq. feet), this was not 
noted and East Windsor to 

Commission discussed limits were April 1 to October 31 
with certain exceptions. It was in the public maple syrup season falls 
outside that time period. Ravetto noted that regulations not 

are done at fann For example, people in buying maple 
to the sugar shack or house on the property to a purchase. Likewise, 1J"''''1J1''' 

and order turkeys to pick for Thanksgiving. The DfOO0!5t:O regulations could also 
modified to exclude the Community Supported fann. 

Ravetto the Commission needs to make a They can either deny 
proposed regulations, would mean the cease and order on the Milikowskis 
would stand, or they them further, some changes and send on to 
Attorney Branse to at their next 

through the various on their discussions on 
proposed regulations. to the September 16 minutes where 

proposed amendment came from the and at that point 
was obligated to try to regulations. He said they went to public hearing a 

ago with a draft he heard was that the public was strongly against 
"''''-''Av. He said experience he that the five members ofthe 

alone and input from the Agriculture 
Commission. that they for the regulations they 
fonnulated until can more input. that this does not the 
problems for the Milikowskis for now. 

Nancy Ravetto said She said she that by not passing 
regulations, it will hurt local fanners more. She can always do text amlelliom 
a later time to tweak as needed. By passing tonight, it will at least allow 

3 



I 

I. 


• 


• 


to do something. She also noted that to Agriculture 
Commission. 

Gene Julian said he agrees the 
was no voice at the public hearing to for some 
Ravetto agreed that people did not seem to were an 
attempt to open up sales opportunities that were not previously to think: 
the PZC was trying to shut down farms. Kathy Bachiochi 
lot of misinformation at the meeting. She noted that some 

for fanns that is not in the regulations they were 

Pelizari said he felt the Milikowskis and other farmers should 
want on their property. He said he felt their cease and desist 

Nancy Ravetto explained that this is beyond the purview of 
cease and desist order and it was upheld by the Zoning Board of 
the Milikowskis with regard to the cease and desist order would be to 
started to bring up decisions made by past commissions; 
need to keep the discussion to the subject of farm regulations. 

Gene Julian explained to Roger Pelizari that ifhe (Gene) 
proposed regulations, and the Commission agrees, then 
stand. He said there is no easy answer. Leonard Clark 
they should deny the regulations, as, in his opinion, if they do 
same position as they were at the public hearing a few weeks ago . 
people at the public hearing, he saw very few who attended any 
Commission meetings on this issue. He said he wants to sure that 
are eventually adopted that a lot more people are on board with 

Nancy Ravetto said she understood this, but her concern was that 
conceivably another year. She agreed that it would helpful to work with 

U.;.o,H'-"'. but that group is not even established The Commission 
to write a letter to the Board of Selectmen to encourage them to 

T<lnmpr" but others the makeup of the Commission. 

favor of denial. Nancy Ravetto and Kathy Bachiochi were 
Pelizari abstained. Motion did not 

a motion, seconded by Kathy Bachiochi, to continue 
and send those on to Attorney Mark Branse to the proposed 

the Commission pertaining to farms and Agriculture, sections 1.20,3.03, 
4.21,4.22, 5.02, and 5.6, and the creation of section 1 and 

Ravetto and Kathy Bachiochi voted in favor. Julian, L"-"UIU;U 

were opposed. Motion did not carry . 

noted that it appears the Commission is at an impasse, as neither a motion to 
nor a motion to continue deliberating was approved. She explained to 
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that if they deny the proposed regulations, then the Milikowskis CaImot operate their 

• 
fannstand. She said if they agree to continue to review the proposed regulations, revise them 
and send them on to Attorney Branse, then hopefully they can pass something in April. She 
asked ifhe understood the situation. He said he did not want to listen to this. 

• 


Nancy Ravetto made her motion again, seconded by Kathy Bachiochi to continue to review, 
discuss, and revise the proposed regulations pertaining to fanns and Agriculture, sections 
1.20,3.03, 3.07d, 3.1 Oe, 3.27, 3.35, 4.21,4.22, 5.02, and 5'.6, and the creation of section 5.61 
and section 5.62, and to send them on to Attorney Mark Branse. Nancy Ravetto, Kathy 
Bachiochi, and Roger Pelizari voted in favor. Gene Julian and Leonard Clark were opposed. 
Motion carried. 

The Commission reviewed the proposed amendments and reviewed Attorney Branse's 
reconunendations, so that they could send their decisions on to him. There was agreement to 
add swine into the definition for animal agriculture for commercial, and swine, rabbits, and 
common household pets including but not limited to cats and dogs and the raising of fur
bearing animals to non-commercial. 

The Commission agreed to remove Community Supported Agriculture from retail sales. 

The Commission discussed using the tenn "agritainment" vs. "agritourism" and there was 
general agreement to keep "agritainment" as it more correctly describes a meld of 
agriculture and entertainment. They agreed to the list of examples of activities and to 
consider others not on the list on a case by case basis. 

The Commission discussed the limits on the fannstand season. Gene Julian suggested not 
setting any limits and allowing them year round. Nancy Ravetto said there was concern that 
it not become a convenience store operation. Gene Julian said he saw no issues if it did. He 
also recommended lifting the requirement that 70 percent of goods sold at fannstands be 
grown, raised or made on the property. 

There was a consensus that the biggest issue is the size of the building space. Nancy Ravetto 
said she felt 500 sq. feet was a reasonable cap. Gene Julian said his concern is that they are 
just making a best guess on how big they should be, part of the reason why he would have 
preferred they deny the regulations until they could get additional input. Kathy Bachiochi 
said this goes back to her concern that they don't hurt fanners more now, and set regulations 
now that can be amended later if needed. 

Nancy Ravetto asked for a yea or nay vote on whether there should be a seasonal time limit 
on fann stands, so they can send their decision on to Attorney Branse. Nancy Ravetto, Gene 
Julian, Kathy Bachiochi, and Leonard Clark voted in favor of no time limit. Roger Pelizari 
chose not to speak on the subject. 

The Commission discussed greenhouses. Gene Julian said he was in favor of allowing 

• 
fanners to have as many greenhouses as they want on their residential properties. Nancy 
Ravetto noted their proposed regulations limited property owners in residential zones to two 
greenhouses. Attorney Branse had proposed a couple of possible options and there was 
consensus to go with the option to allow two greenhouses as of right, and additional 
greenhouses by special pennit. 
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• 
that with regard to the proposed percent of products to 

raised or made on the property, he felt they ",,",",'WAY that """"'''r'''~ 
5.6.1) after hearing testimony at the public how difficult it can be for 

to cobble together enough to make a living. this item. 

maximum size of farmstands, there was consensus to limit at 
feet but to allow increases over and by;;:;.."."....... l 

Ravetto said she will send:their changes on to noted that Don 
Poland had originally planned to attend this he and she 
alSlcussea it, they that he should until 

regulations. She noted he did send her 
memtters of Commission. 

reminded Nancy to check in with on corrections. 

a motion to adjourn, seconded by Kathy 
March 21, 2017 Special Meeting of the Planning was adjourned 

• 
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