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Town of Stafford STAFFORD. CT 
Planning & Zoning Commission 

• Regular Meeting in 11 JUN I 4 P 2: 3 5 
June 13,2017 
7:00 p.m. Veteran's Meeting Room 

t~·:k~/;~)11.::, i.~(r...--"Warren Memorial Town Hall 
1/ rO',:\/;J Ct.EHK 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Ron Houle 

Leonard Clark, Alternate 


Also Present: 	 Doug Fassett, Alternate 
Dave Perkins, Zoning Enforcement Officer 
Dave Mordasky, Chair, Stafford Agriculture Advisory Commission 
Public 

Agenda 
1. 	 Call to order and establish a quorum 
2. 	 Review of minutes of May 9, 2017 Regular Meeting. 

• 
3. Discussion current zoning regulations 
4. 	 New and other business 
5. 	 Adjournment 

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

2. 	 Review of minutes of May 9, 2017 Regular Meeting. 
Kathy Bachiochi made a motion to approve the minutes of the May 9, 20 I 7 Regular 
Meeting, seconded by Gene Julian. Kathy Bachiochi, Gene Julian, Ron Houle, and Nancy 
Ravetto voted in favor. Leonard Clark abstained. Motion carried. 

3. 	 Discussion current zoning regulations. 
Dave Mordasky, of21 Buckley Highway and Chair of the Stafford Agriculture Advisory 
Commission, read and provided a copy of the Commission's Agricultural Statement of 
Intent (copy attached), which he said he hoped could be integrated into the zoning 
regulations. 

With the letter, Mr. Mordasky said they want to set the tone for their Commission's goals. 

• 
He said they know the PZC understands the concept ofagriculture, but that the PZC's job is 
to make fair and equitable regulations. He said farmland is always going to exist in 
municipalities and so they want to have a forum where they can work out the finer points of 
integrating agriculture. 



• 


• 


• 


Gene Julian said he envisions that the Agriculture Commission will be involved across the 
board with other commissions as well, such as with the Conservation Commission, Inland & 
Wetlands, and others. This will be good for the whole town. 

Dave Mordasky said the challenge for the Agriculture Commission is that while residents 
involved in agriculture have always been in town, they haven't always been as vocal saying 
who they are or what they represent. He also said the Agriculture Commission will be 
having regular meetings, discussing ideas, and making decisions, and he asked about the 
process by which their Commission should bring their proposals to the PZc. 

Dave Perkins said the PZC should make the Statement of Intent a part of the farm 
regulations as they are developed and possibly also include it in their open space regulations. 
Nancy Ravetto suggested the Agriculture Commission first determine their definition of 
agriculture and set their priorities. She suggested that as they begin to get a body of 
proposals together that they bring them to a regular PZC meeting for an informal discussion, 
as there will likely be some give and take of ideas. This way they could work out any 
potential issues before they submit a formal application. She noted this is how they tend to 
work with developers when they are proposing a project in town. Ron Houle added that he 
has attended the Agriculture Commission's first two meetings and was impressed by the 
input from its members. 

Nancy Ravetto addressed signs for agriculture and asked if they can break out regulations 
for agriculture-related signs from other signage. Dave Perkins said the law requires that 
signs be content neutral but they can establish regulations for agriculture signs on other 
factors, such as size. 

The Commission reviewed the priority list for the regulation update goals as of June 13, 
2017. The first item noted that subdivision regulations need to be reviewed. Dave Perkins 
provided a natural diversity data base map which shows Stafford having various areas with 
state and federal listed species and significant natural communities. He also provided a 
handout of materials from the town of Harwinton with public educational materials on 
storm water management and low impact development prepared by planning consultant 
Planimetrics and Trinkaus Engineering. He recommended the Commission review the 
materials over the next two weeks. 

Dave Perkins also reviewed Item 2.3.4 New AAAA-Conservation Zone--in the regulations 
which appears to create the ability to create cluster housing in Stafford. In this type of zone, 
a developer would be required to preserve 75 percent of the parcel to be developed as open 
space and put any development on the remaining 25 percent. The Commission discussed the 
pros and cons of cluster housing. 

Nancy Ravetto recounted an attempt to create cluster housing on a large parcel some years 
earlier, noting there were huge concerns about the educational impact of all the additional 
school children that would be added to the system. She noted, however, that while it did not 
work out then, it will likely be a reality in the future as the economy improves and 
opportunities open up for development. Dave Perkins said the idea can work if the 
Commission creates a formula that controls density. 
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Nancy Ravetto said they may need to look at making some zone changes that are favorable 
to bringing in small and industrial businesses. She said it is hard to entice businesses to 
come to town. Leonard Clark said they need to have a place for businesses to locate to, such 
as a business park, and then aggressively market it. Ron Houle said the concern is often that 
the town will put a lot ofmoney into building a park, with no guarantees that anyone will 
come. Gene Julian said many towns court the 55+ age group for housing, which creates tax 
revenue for towns but does not add much to the educational burden. 

The Commission discussed the Open Space regulation proposal. The proposal includes a 
definition change and a change to the fee schedule in the subdivision regulations. They 
discussed the "Open Space Fee in Lieu of Land" which would allow an applicant to pay a 
fee of not more than 20 percent ofthe fair market value of the land to be subdivided. Certain 
exemptions would be made for transfers of property to family members. 

Ron Houle asked if the 20 percent figure might scare away potential developers. Gene Julian 
and Nancy Ravetto said they researched this and 20 percent tends to be the standard with 
surrounding towns. Gene Julian said this would be a way to build an open space fund which 
could be used by the town in the future to buy and preserve land they deem valuable. 

The Commission discussed work/live zones. The proposed regulation would call for an 
annual inspection by the ZEO, and there was discussion whether to add a required inspection 
by the fire marshal. Gene Julian expressed concerns that the inspections might not get 
carried out on a regular basis and suggested they might also want to require documentation 
from the people who rent the work/live spaces to make sure they are running a legitimate 
business out of the space. There was some discussion about the challenges ofenforcement. 
Dave Perkins said he will further review the bolded wording under this item. Ron Houle 
suggested they may want to have twice-a-year inspections instead of annual inspections. 
Gene J uti an said they need also to clarify the 500 foot abutter notification. 

Doug Fassett asked about ridgeline protection. Dave Perkins noted that the state determines 
which ridgelines require protection and Soapstone Mountain is not protected by the state. 

The Commission discussed conservation easements. Nancy Ravetto said she reached out to 
the former chair of the Conservation Commission but had not heard back. It was noted that 
Kitty Schooley is the new chair, and it was suggested it would be helpful to invite her to a 
future PZC meeting to talk about conservation easements. 

The Commission reviewed some of the concerns former ZEO Dave Palmberg brought up 
before he left his position. The first item on this list was food carts. Gene Julian said there 
might be possible conflicts between food truck operators and the owners of the property 
where they park. This would be a PZC issue. If food trucks are parked on the sidewalks in a 
public space, then this is the controlled by town ordinance and not the purview of the PZC. 

The Commission also reviewed Item 7.13, Alcoholic Beverages which addresses alcohol 
tasting/sampling events and temporary permits for them. The one event that came to mind is 
the annual Blues Festival, but Ron Houle also noted that with the recent addition of the 
bandshell, there may be an increase of venues for this type of thing. A housekeeping issue 
was noted in that Section A under 7.13 should be listed as "Permits", and then the language 
for A should be made #9, and reworded as: A temporary sales/tasting permit may be 
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approved by a Zoning Enforcement Officer and applicable state approval not to exceed four 

• 

(4) days. 


The Commission discussed "Old Building Uses" - Item 7.16 Adaptive Reuse. There was 
consensus to change the wording "Special Exception" in the first sentence to "Special 
Permit." Dave Perkins said an example of adaptive reuse would be converting the old 
Pinney School into professional offices or restaurants. Any applicant would need to present 
a plan to the Commission and there would be certain rules under which the structure would 
qualify, such as being designated as historically significant. Leonard Clark noted that a 
Historical Advisory Committee is currently forming so that will playa pertinent role in any 
adapti ve reuse. 

The Commission agreed to continue discussing the remainder of the list at another meeting 
as they have a good deal of material to review. 

4. 	 New and Other Business. 
Dave Perkins reported that Aubuchon has another potential tenant that may be coming 
before them in the coming months. Nancy Ravetto suggested it would be good if Aubuchon 
put up a "Coming Soon" type of sign at their property so people will know the application 
has been approved. 

Dave Perkins said he has not heard anything further about plans for the Backus Motors 
property. He said Big Y has inquired about adding a gas station at their plaza. 

• 5. Adjournment. 
Ron Houle made a motion to adjourn, seconded by Kathy Bachiochi. All were in favor. The 
June 13, 2017 Regular Meeting of the Planning & Zoning Commission was adjourned at 
8:35 p.m. 

Respectfully submitted, 

Annie Gentile 

Recording Secretary 
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AGRICULTURAL STATEMENT OF INTENT 
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Stafford is fortunate to have come from a long history of farming with some 

farmland deeded to their current family owners by the King of England. 

Prime farmland soils are limited in amount in town and most of Stafford soils are 

poor and rocky. Nonetheless, the remaining farmland is agriculturally productive 

promoting a visually attractive environment for people, animals, plants, and 

wildlife. 

For these reasons and in order to prese~e our remaining farmland, it is the 

intended purpose of the zon .•the town of Stafford to allow agricultural 

use and activities within the current regulations. We intend to do this, 

while at the same time, being considerate of neighboring residents and complying 

with town agencies. 


