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Town of Stafford ZJI3 JA;~ lOP I! 3b 
Planning & Zoning Commission 

Regular Meeting 


j .. ~;~: .'''~January 9, 2018 
7:00 p.m. - Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Kathy Bachiochi 

Cynthia Rummel 

Doug Fassett, Alternate 

Dave Palmberg, Alternate 


Also Present: 	 Dave Perkins, Zoning Enforcement Officer 
Jennifer Arpin, Alternate 
Dr. David Mordasky, Chair, Agriculture Advisory Commission 
Public 

Agenda: 
1. 	 Call to order and establish a quorum. 

• 

2. Review minutes ofNovember 28, 2017 Regular Meeting . 

3. 	 Review zoning regulations: 


Agri-tainment Regs 

Accessory Buildings 

In-law Apartments 

New Proposals 


4. 	 New and Other Business 
5. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:06 p.m., establishing a quorum 
with Nancy Ravetto, Chair; Kathy Bachiochi, and Cynthia Rummel, and seating 
Alternate members Doug Fassett for Gene Julian and Dave Palmberg for Ron Houle. 

2. 	 Review minutes of November 28, 2017 Regular Meeting. 
Nancy Ravetto noted the discussion in the third paragraph on Page 5, about the roof 
colors of Big Y convenience stores. She said the applicant said all of their roofs are red, 
but she has pictures ofone with a brown roof, which would be more palatable to the 

• 
Commission. Dave Perkins said the picture she referred to was a store in Lee, Mass, and 
that it is an older store. The original convenience stores did not have red roofs, while the 
newer ones do. 
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• Dave Palmberg noted on Page 3, Agenda Item 5, the property owner was referred to 
incorrectly as Matt Moore. His name is Matt D'Amour. 

Cindy Rummel made a motion, seconded by Kathy Bachiochi to approve the minutes as 
amended. Cindy Rummel, Kathy Bachiochi, and Nancy Ravetto voted to approve. Dave 
Palmberg and Doug Fassett abstained. Motion carried. 

3. 	 Review Zoning Regulations 
Agri-tainment Dr. David Mordasky, Chair of the Agriculture Advisory Commission 
(AAC) attended the meeting. He said their Commission has been working on this with 
Lisa Houlihan, owner ofAisling Farm in West Stafford, and she had sent an email back 
in September stating that she has a good deal ofexperience with agri-tainment and 
wanted to offer her assistance. She has been working with Dave Perkins on crafting 
potential regulations. The proposed regulations and Ag-tivity Permit Application were 
presented in a handout for the PZC's consideration, and the AAC will be voting on them 
tomorrow night. 

Dave Perkins said the proposal is only in regard to fee-based activities. The "Ag-tivity 
Permit" was created because there was concern about the expense of taking out a zoning 
permit each time a farm holds an event. This no-fee permit simply alerts the Zoning 
Enforcement Officer that an activity is taking place. A site plan review would be 

• 
required if the event would be expected to require parking for twenty or more vehicles 
used by visitors to the farm at any given time. Ag-vents, such as hayrides, com mazes, 
festivals and other such activities would require a Special Permit. 

Dave Palmberg suggested the permit might need also to address lighting for parking for 
evening events (such as a haunted hayride), and the applicant should discuss with the 
ZEO about proper locations for lighting. 

Doug Fassett suggested determining a cut-off time for events that run into the late hours 
to avoid disturbing neighbors. Dave Perkins noted that this is addressed in language about 
amplified outdoor music. Dave Palmberg asked if health department approval would still 
be required for large events. Dave Perkins said it would. 

Dave Palmberg said there should be some built-in controls with the Special Permits that 
would give the ZEO the ability to address any negative issues that might arise. He said he 
is not so concerned with a farm that holds a one-time event, but there could be a situation 
where a group holds an event at a farm that gets out ofhand, then leaves, only to have 
another group rent the following weekend and do the same. He suggested establishing 
some kind of renewal requirement. Cindy Rummel agreed, noting they do this with 
campground applications. Dave Palmberg said there could be some kind ofmechanism 
that allows a renewal without a renewal fee, or a way to revoke a permit if terms are 

• 
violated. Nancy Ravetto said they could possibly require a one-time Special Permit fee 
with no payment for a renewal. Dave Perkins said the flip side is that anytime there is a 
Special Permit, it requires a public hearing and there are costs associated with that. Nancy 
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Ravetto suggested discussing this further with Lisa Houlihan who might provide some 
insight. 

As a sidebar, Nancy Ravetto noted that Rep. Joe Courtney is working on a bipartisan 
effort for a bill that would grant student loan forgiveness to young fanners. 

Accessory Buildings 
Dave Perkins put together suggested replacement regulations in October for Accessory 
Buildings. In his handout he suggested eliminating the last paragraph, with the exception 
ofkeeping the maximum commercial motor vehicle requirement in. There was consensus 
for him to rewrite this paragraph and the Commission will hold this for the public hearing 
when they discuss agri-tainment. 

In-Law Apartments 
Dave Perkins printed out the Branford regulations as a comparison. The Commission had 
been concerned that in-law apartments, after the family member for which they were 
created vacates the apartment, were being rented out as regular apartments available to 
the general public. 

The Commission discussed the language in Section 4.5 "Conversion for Related Family 
Unit {In-Law Apartment)." There was consensus to eliminate Item H, which requires a 3
year permit. They also agreed that Item K, which requires a house be altered to return it 
to a single family dwelling after the family member in the in-law apartment vacates, 
should be eliminated. It was noted that it is near to impossible to police whether an 
apartment is occupied by a family member or a non-family member. An in-law apartment 
could also provide flexibility for families, such as being used for a caregiver for a family 
member who lives in the main house. 

The Commission discussed requiring a deed restriction where once the family member 
vacates the apartment, that the rent must meet affordable housing requirements. There 
was some concern that an in-law apartment, once opened to non-family members could 
result in whole families moving into them. However, it was also noted that by restricting 
the size ofthe apartments, families would be less inclined to move into these smaller 
spaces. 

Dave Perkins noted that from the assessor's point of view, an in-law apartment remains 
as such unless the property owner changes it with the assessor's office. It is a 
classification when assessing taxes. 

There was also a consensus that in-law apartments should not require a Special Permit 
approval and that the ZEO can handle these approvals administratively. If the ZEO has 
any questions or concerns about a particular application, he can always being it to the 
Commission . 
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New Proposals 
Dave Perkins made a list ofthe prior year's goals for Commissioners' review . 
The Commission discussed workllive zones, which will need some work on the language. 
It has been successful in some situations, but less so in others. Dave Palmberg suggested 
adding specific conditions on individual Special Permit approvals. Nancy Ravetto said 
they need to specify that workllive zones can only apply to existing commercial or 
industrial buildings. She also said they need to define the 500 foot abutter notification. 

Nancy Ravetto suggested they set aside Conservation Easements for now. Dave Palmberg 
noted the state is offering to do some safety surveys, not for entire towns, but certain 
streets or areas, and that they should watch for these opportunities as they may be helpful. 

There was consensus to work on food carts/vendors as there are a few in town and they 
will be returning with the warmer weather. The Commission will look at how other 
similar towns address these. 

There was general consensus that alcohol tastings/samplings are addressed in agri
tainment. The activities of this type associated with the annual Blues Festival falls under 
the town property ordinance. 

• 
It was noted that adaptive reuse has been satisfactorily addressed. They have also 
addressed microbreweries, cideries, and wineries. The Commission discussed net 
buildable area/density and agreed that this is not a big issue in town. They also agreed to 
not pursue zoning regulations on collection bins for the time being. 

Nancy Ravetto suggested in the coming months they first tackle agri-tainment, followed 
by workllive zones, food carts and vendors. She also asked if they need to address 
roadside stands that sell Christmas trees and fireworks. There was consensus that as there 
have not been any complaints and they only operate for a short time each year that they 
do not need to be addressed at this time. 

Nancy Ravetto suggested as a future goal to focus on the planning side of their business 
and try to get more public input for the Plan of Conservation and Development. They 
need to get a better idea of the vision of the public for the town. She said the Commission 
should also work on communications with the Economic Development Commission and 
to understand their goals. 

4. 	 New and Other Business 
Dave Perkins said he received a Special Permit application from Karl Milikowski for a 
farm market on Stafford Street. The public hearing on this will be at their next meeting 
on January 23,2018. 

Dave Perkins also received an application from Skyline Quarry to renew their earth 
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removal permit. The public hearing for this will be on February 13,2018. 
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Dave Perkins said he received an application from Aubuchon to work on their hardware 
store and to add an O'ReiUy's Auto Parts on the same lot to the left of their store. He will 
be meeting with the engineer on this project tomorrow and the Commission will have a 
preliminary conversation with them at their next meeting. The public hearing for this 
application will be on February 13,2018. 

Dave Perkins said he had a conversation with the people from Big Y. They will not be 
changing their building. but just adding new signage and the canopy and paving the lot. 
He told them they will need to do something about their original request, so they sent an 
email to withdraw their original request. They have submitted a request for a sign. but he 
infonned them that it is too large and too close to the road. 

Nancy Ravetto said she wanted to clarify a comment made at the December, 2017 Board 
ofSelectmen's meeting where a member of the pubJic made a comment to First 
Selectman Mary Mitta on the legality ofCommission alternate members or the public 
from being allowed to speak at their meetings. The Planning and Zoning Commission 
was specifically mentioned relative to this comment. 

Nancy Ravetto said a chairperson ofany commission, whether it be an appointed 
commission or an elected commission has the authority to set the rules for their meetings, 
and that the PZC welcomes the public to its meetings and welcomes their questions or 
comments. As far as alternate members of the P&Z, their participation is ofthe utmost 
importance as an alternate may at any time be asked to sit for an absent commission 
member, and, if the agenda item for that meeting happens to be continued from a 
previous meeting, the alternates would have the opportunity to engage in the discussion 
and be an infonned voting member. 

She said there is one exception to the applicant, the public or commission alternates 
where their participation is not allowed. When a public hearing is held and subsequently 
that public hearing is closed and a discussion and vote will be on the agenda, no one may 
speak again except for commission members who are seated for that meeting. 

Cindy Rummel asked what the source of the infonnation was for the clarification. Nancy 
Ravetto said this is the legal opinion from Attorney Muska. 

s. Adjournment 
Kathy Bachiochi made a motion to adjourn the meeting, seconded by Doug Fassett. 
The January 9, 2018 meeting of the Planning and Zoning Commission was adjourned 
at 8:20p.m. 

Respectfully submitted, 

Annie Gentile 
Recording Secretary 


