
Town of Stafford IfllC JAN 25 P 2: t 2 
Planning & Zoning Commission 

Regular Meeting 

January 23,2018 

7:00 p.m. - Veterans' Meeting Room 

Warren Memorial Town Hall 


Members Present: 	 Nancy Ravetto, Chair 

Kathy Bachiochi 

Ron Houle 

Gene Julian 

Cynthia Rummel 


• 

Also Present: Dave Perkins, Zoning Enforcement Officer 
Jennifer Arpin, Alternate 
Leonard Clark, Alternate 
Doug Fassett, Alternate 
Dave Palmberg, Alternate 
Karl & Kim Milikowski, applicants 
Wayne Williams, applicant 
Guy Hesketh, P .E., F. A. Hesketh Assoc.,representing Aubuchon Realty 
Eamon Moran, Senior Vice President, Aubuchon Realty 
Lisa Houlihan, representing the Agricultural Advisory Commission 
Public 

Public Hearings 

Karl Milikowski (Foster Hill Farm), 21 Stafford Street, Map 54, Lot 13.3, Zone AA. Special 
Permit application to establish a 1,200 sq. ft. Farm Market in accordance with Section 3.16H of 
the zoning regulations. 

Wayne Williams (Skyline Quarry), 110 Conklin Road, Map 61, Lot 80, Zone AAfAAA. Earth 
RemovallBlasting Renewal application in accordance with Section 7.2 of the zoning regulations. 

Nancy Ravetto, Chair, opened the public hearings at 7:02 p.m. In attendance were Nancy 
Ravetto, Chair; Kathy Bachiochi, Ron Houle, Gene Julian, and Cynthia RummeL Kathy 
Bachiochi read the legal notice. Nancy Ravetto reviewed the procedure for the public hearings. 

Kim Milikowski of 21 Stafford Street said that under the new agricultural zoning regulations, she 
and her husband's property qualifies for an 800 square foot roadside stand, and they wish to 

• 
apply for an additional 400 square feet to establish a roadside market so that they can more 
properly display their products. This would be a seasonal market, open in May and June and then 
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• 


• 


another four to six weeks during the fall mum season. Part of the 1,200 square feet would be in 
their workshop, which is to the right of their property. She provided pictures for reference. 

Nancy Ravetto asked if adequate parking would be provided. Dave Perkins said this application 
would require six parking spaces and their plan shows nine spaces. Kim Milikowski said all of 
the parking would be off street in their gravel driveway. 

Cynthia Rummel asked if sufficient buffer would be provided. Kim Milikowski said their closest 
neighbor is Susan Phillips (17 Stafford Street), and the market would be approximately fifty feet 
from her property line. She said there is currently a good deal of screening and, if their 
application is approved, they will be adding a wood fence with lattice and plants to additionally 
screen her view. The fence would be eight to nine feet tall. She said she discussed the buffer 
with Susan Phillips. 

Dave Perkins provided the certificates ofmailings to abutters, and said the required signs were 
posted. He noted that this application was properly advertised as a PZC Special Use Pennit but 
that he accidentally used the Zoning Board of Appeals fonn. The fonn is the same except for the 
name of the Board, and the Milikowskis have since filled out another application on the correct 
fonn. 

Doug Fassett recommended that drawings reference the Special Use Pennit so that if they ever 
become separated in the file, it can more easily be determined where they belong. Dave Perkins 
noted they do have an official survey in the application file. 

The public hearing was opened to public comment. Martha Abromaitis of 11 Stafford Street 
asked how large the Milikowski's existing building is. Ron Houle said the existing building is 36 
feet by 36 feet. Nancy Ravetto said they will not be increasing the building in size. They are only 
asking that they can use more space inside the existing building to display their plants. 

There were no further questions or comments. Cynthia Rummel made a motion to close the 
public hearing for Karl Milikowski (Foster Hill Farm), seconded by Ron Houle. All were in 
favor. 

Wayne Williams, owner of Skyline Quarry at 110 Conklin Road, said he would like to renew his 
permit for earth removal and blasting at the quarry. He turned in the certificates ofmailings to 
abutters. 

Nancy Ravetto noted that the application does not indicate how much material he expects to 
remove. Wayne Williams said it would be difficult to determine, but it should continue much as 
it has in the past three years. Dave Perkins said the fire marshal has reported no complaints over 
the last three years, and Dave Perkins said he has not received any complaints since he became 
Zoning Enforcement Officer. He said he toured the quarry last week and has found it to be a 
clean operation. He reviewed the amount ofmaterial excavated over the last three years and 
reviewed a map ofthe quarry and benchmarks. He said the map does need to be updated to show 
pinpoint Q. He also noted no work is being done outside of the regulated area. 
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• 
Doug Fassett asked where the boundary goes along Hopyard Swamp. Wayne Williams said part 
of it goes to Hopyard Road. It goes into the woods by the brook. 

There were no further questions from the Commission or the public. Gene Julian made a motion 
to close the public hearing for Wayne Williams (Skyline Quarry), seconded by Ron Houle. All 
were in favor. 

Agenda: 
1. 	 Call to order and establish a quorum. 
2. 	 Review minutes of January 9, 2018 Regular Meeting. 
3. 	 Discussion and possible action on public hearings. 
4. 	 Infonnal discussion on special pennit application ofAubuchon Realty Company, Inc. at 

139 West Stafford Road - retail in HI zone. 
5. 	 Review zoning regulations; 


Agri-tainment Regs 

Accessory Buildings 

In-law Apartments 

New Proposals 


6. 	 New and Other Business 

• 7. Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:23 p.m., establishing a quorum 
with Nancy Ravetto, Chair; Kathy Bachiochi, Ron Houle, Gene Julian, and Cynthia 
Rummel. 

2. 	 Review minutes of January 9, 2018 Regular Meeting. 
Nancy Ravetto noted that in the last paragraph, last sentence on Page 3, the sentence 
should read: If the ZEO has any questions or concerns about a particular application, he 
can always bring it to the Commission. 

Doug Fassett noted that he did not receive this meeting's packet in the mail, including the 
minutes. Nancy Ravetto said mailings will be part of a later discussion this evening. 

Kathy Bachiochi made a motion to approve the January 9, 2018 minutes as amended, 
seconded by Cynthia Rummel. Kathy Bachiochi, Cynthia Rummel, and Nancy Ravetto 
voted in favor. Ron Houle and Gene Julian abstained. Motion carried . 

• 
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• 3. Discussion and possible action on public hearings. 
Foster Hill Farm: Gene Julian said he understands the Milikowskis will have a seasonal 
market, but asked if they should be regulating the hours they will be open. Ifhours will 
be after dark, should they address lighting? Lighting was not included on the site plan. He 
realized this should have been brought up during the public hearing. Cynthia Rummel 
said most farm stands close before dark. Dave Perkins also noted that with their farm 
stand, the Milikowskis were never open after dark. 

Gene Julian also brought up the requirement in the definition of a roadside market that a 
certain percentage of goods sold be produced on the property. He noted it would be 
difficult to enforce and does not feel it will be an issue with this market, but felt the 
requirement should be mentioned. 

Gene Julian made a motion to approve the Special Use Permit application for Karl 
Milikowski (Foster Hill Farm), 21 Stafford Street, Map 54, Lot 13.3, Zone AA to 
establish a 1,200 sq. ft. Farm Market in accordance with the zoning regulations. Ron 
Houle seconded the motion. All were in favor. 

Skyline Quarry: Nancy Ravetto noted that an approval of this Earth RemovallBlasting 
renewal would be for another three-year period. She said it is a nicely run operation. 

• Gene Julian said it has been a benefit to the town. Dave Perkins said any renewal should 
include a requirement to add pinpoint Q to the map. 

Ron Houle made a motion to approve the Earth RemovallBlasting permit application 
made by Wayne Williams (Skyline Quarry), 110 Conklin Road, Map 61, Lot 80, Zone 
AAJAAA for the production ofbuilding stone and related materials, including road 
building materials, stone crushing and processing for an indeterminate amount in excess 
of approximately 500,000 +/- cubic yards for an additional three year period from 
February 8,2018 through February 8,2021. He said Pinpoint Q should be added to the 
current map. The motion was seconded by Cynthia Rummel. All were in favor. 

4. 	 Informal Discussion on special permit application of Aubuchon Realty Company, 
Inc. at 139 West Stafford Road - retail in HI zone. 
Guy Hesketh, a licensed, professional engineer with F. A Hesketh & Associates, 
representing Aubuchon Realty, attended the meeting with Eamon Moran, Senior Vice 
President ofAubuchon Realty. F. A. Hesketh & Associates prepared most of the plans 
for this application. 

Guy Hesketh said the applicant is applying for a Special Use Permit for retail in the HI 
zone and will also be requesting a temporary waiver of 21 percent of the required parking 
spaces. He said they originally received a SUP for three buildings about two years ago. 

• 
The first was for the existing former bus building with a 2,000 square foot addition on the 
back of it, another 10,000 square foot building, and then a small kiosk building. 
Aubuchon Realty has been trying to find tenants for the planned second building, but 
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• 
there has not been a great deal of interest. However, O'Reilly Auto Parts is interested in 
the property and, as a result, they are submitting a new plan . 

The new plan will eliminate the rear addition on the former bus building, the 10,000 sq. 
ft. building, as well as the kiosk. Instead, they are planning to build an approximately 
7,230 square foot building to be occupied by O'Reilly Auto Parts. The primary access to 
the property would be via a 24 foot wide driveway off Route 190 (West Stafford Road) 
that would come between the two buildings, so that shoppers could tum right or left. 
They plan for a rear, single 30 foot access driveway, a dedicated entry for trucks which 
will be segregated from customer traffic. The driveway will provide room for trucks to 
make 180 degree turns. They also plan to preserve, for the most part, the wooded buffer 
on the hill. 

Guy Hesketh said the zoning regulations require 73 parking spaces and they will 
eventually be providing 76. They are asking for a temporary waiver of 15 spaces. He said 
the type of shopping done at hardware and auto parts stores usually involves a quick 
turnover in parking, so it should not be an issue for customers to find parking. He said the 
regulations require a 35 foot landscape buffer and a portion of the parking area is in the 
buffer area; however, they would be reducing the non-conforming area by a little more 
than half from about 3,250 square feet to about 1,500 square feet. 

• 
Guy Hesketh reviewed the grading and drainage. With this new plan, they would have 
room to install a small infiltration basin. They will intercept the runoff from the hillside, 
front parking, and other areas. This would be a less expensive and better design than in 
the original plan. He also reviewed the utilities. They will connect to public water and the 
sanitary sewer, and expect to use propane as their energy source. Connecticut Water 
Company will make the determination where they need to tie in. 

The dumpster behind the hardware store will remain in the same location, with a white 
vinyl fence and gate around it similar to what exists at Woodland Springs. Additional 
landscaping will provide screening. 

Guy Hesketh reviewed sedimentation and erosion control plans, which will include 
construction exits and silt fence protection across the front of the property. 

Eamon Moran said the architecture plans for the bus company building will not change 
from what was approved earlier. 

Guy Hesketh said the Department ofTransportation (DOT) approved the road-widening 
plan on September 15, 2017. It took them over a year to get DOT approval. They had 
submitted a 20 foot half section plan, but the final plan approved was for two 19' half 
sections. There is a slight radius reconfiguration at the Country Village Shops. He said 
the DOT wanted them to significantly widen the entry at Middle River Drive, and so the 

• 
plan now has a very wide radius. DOT is not requiring a traffic light at the intersection . 
There will also be a slightly wider bypass lane. 
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• 
Guy Hesketh said the DOT preferred a limited sidewalk, and he indicated where the DOT 
did not want a sidewalk along a portion ofRoute 190. They also do not want a ramp to 
the intersection. There will be no taking of anyone's property. Everything fits within the 
Right of Way. 

• 


Guy Hesketh said he submitted the previous traffic report and a supplemental report, as 
this new development would be less intense than originally planned for. He also 
submitted a storm water drainage report. There will be less peak runoff than in the 
previous plan. 

Dave Palmberg said that in lieu of the reactions from the State and the topography ofthe 
land, it might be better to put in a sidewalk on the other side of Route 190. Nancy Ravetto 
said that anytime they can get pedestrians off the road and onto a sidewalk, it is always 
going to be safer. However, she said she did not feel it would be necessary to put a 
sidewalk up Middle River Drive because there are no longer plans to add retail in the 
back ofthe property. Gene Julian and Nancy Ravetto said they both felt in this instance, it 
may be better to look to the other side of the road at some point to install a sidewalk up to 
Basil's Restaurant. 

Doug Fassett inquired where snow would be put after a storm. Guy Hesketh showed 
areas in the back of the building where it could be piled. 

Henry Brooks of 91 West Street expressed concerns about putting a sidewalk on the 
opposite side of the road as it can be dangerous to try to cross Route 190 in that area. 

The Commission discussed the O'Reilly's Auto Parts building. Nancy Ravetto noted that 
their architectural guidelines frown on flat roofs and this design shows a flat roof. She 
said she understands that this is a national company with a standard look, but asked for 
some leeway on the roof line. Ron Houle suggested some sort of canopy. Nancy Ravetto 
asked that they consider a peaked roof, or a parapet in front. Their guidelines also require 
that rooftop HVAC units be hidden from view. 

Eamon Moran said they will entertain a discussion with the tenant. He said they had 
proposed a flat roof with a false mansard roof for the second building in their previous 
design. Nancy Ravetto said they had found a picture of an O'Reilly's Auto Parts with a 
pitched or parapet roof. This would need to include both the front and sides of the 
building. 

Gene Julian said the gold standard, for him, is the CVS in town. Eamon Moran said he 
could appreciate that but it is a question of economics, which would be challenging for an 
O'Reilly's Auto Parts. They have to be a little more cost conscious. Gene Julian 
referenced some other buildings that ended up getting approved in town that he did not 
vote in favor ofbecause of their flat roofs. From an aesthetics viewpoint, he would prefer 

• 
flat roofs be avoided . 
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• 
Dave Palmberg said a key point is that this building is going to be on a very visible 
comer, and their regulations address walls that face public streets. He discussed the side 
of the building that faces Middle River Drive and suggested adding some details to break 
up the long blank wall, such as fake windows. Variations in roof lines would also be 
more aesthetically pleasing. 

Nancy Ravetto provided a picture found online of another O'Reilly's that featured a 
building with a beige-more neutral color-instead of the bright red color in their design. 
Leonard Clark agreed that the picture of an O'ReiIly's with a fayade with an earth tone 
would be more attractive. Light beiges or darker browns, or at least a darker brick red, 
would be more appealing. Dave Perkins suggested that adding some nicer landscaping 
could also help to break up the look. Nancy Ravetto also provided a picture of a green 
and white O'Reilly's with a shamrock that she felt was more pleasing to the eye. The 
general feeling was that with the buildings just fifty feet apart, they should complement 
one another. 

Eamon Moran said if the Commission has any other questions or concerns to let him 
know so he can discuss this with the tenant. The public hearing for this application will 
be held on Tuesday, February 13,2018. 

• 
5. Review zoning regulations: 

Agri-tainment: 
Dave Perkins provided a handout from the Agricultural Advisory Commission which 
took into account their discussion from the last meeting. In it, they updated some of the 
agri-tainment terms. They also added information to address lighting, and special permits 
for large scale events. 

Lisa Houlihan, representing the Agricultural Advisory Commission (AAC), explained 
that it is a big risk for farms to do upgrades to their property. The AAC suggested 
inserting a clause that allows special use permits that must be renewed annually, but that 
also gives the Commission and the ZEO some leeway to address public concerns such as 
the number of events held each year, lighting, or excessive amplified music after a 
written notice has been issued. They want to strike a balance between providing farms 
with some security to make an investment with reasonable recourse for the PZC and the 
ZEO to address potential problems. 

Nancy Ravetto said her concern is that it could be a hardship for a farm to have to pay for 
a special use permit annually. Lisa Houlihan said they would like to allow a special use 
permit that goes with the land that must be renewed annually, but with only a fee in the 
initial year. 

Dave Palmberg said they would need to be careful when crafting the language for this 
regulation. He suggested granting a special use permit but with the condition that an 

• 
annual plan of action be reviewed by the ZEO or Commission's delegate. The ZEO could 
handle the annual plan administratively after inspecting the premises and reviewing the 
records, with no new fees. Lisa Houlihan said, in addition, that if the farmer wanted to 
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• 
change the tenns of the special use pennit, it would be the fann's responsibility to come 
back before the Commission. 

Lisa Houlihan said that these types of events are becoming a trend, especially for younger 
fanners who are looking for new revenue streams that engage the public. 

Nancy Ravetto said the language presented allows the Commission to impose additional 
restrictions only with regard to noise levels. She felt that was too restrictive as there could 
be other concerns. Lisa Houlihan said the language could address noise levels "or other 
factors." Dave Perkins agreed, saying this would give him more teeth to address issues if 
needed. Dave Perkins added that he will make the necessary changes to this document 
and bring it back for the next meeting. 

Accessory Buildings 
Dave Perkins provided a handout for this proposed regulation, noting it should be re
numbered as 3.2. Additionally, all of the last paragraph should be stricken with the 
exception of the following sentence: Not more than one (1) such space may be occupied 
by a commercial motor vehicle provided such vehicle be ofnot more than thirteen 
thousand (13,000) (pounds) gross vehicle weight. 

• 
In-Law Apartments 
Dave Perkins provided an updated handout on this proposed regulation. The changes 
reflect the Commission's discussion from the previous meeting, and allows homeowners 
to convert an in-law apartment to an apartment for a caregiver. It removes the 
requirement for a three-year pennit. After a brief discussion the Commission agreed to 
reword Item J. to 	remove the word "original." Item K. was added to require a deed 
restriction on the land records, that if the unit is rented, it must be at or below prices that 
would qualify the apartment as "affordable housing" as defined in COS 8-390. 

New Proposals 
Dave Perkins said he did some research on food trucks and has found that some towns 
allow them with a site plan approval. They treat the food trucks much like a restaurant, 
requiring the applicant to have a primary site where they will park during the day. They 
need also to have a home base. This approval can be done administratively by the ZEO. 

6. 	 New and Other Business 
Dave Perkins reported that he will be having a meeting with Cumberland Fanns 
regarding the Backus property. 

Nancy Ravetto reported that due to financial constraints, the First Selectman has put a 
freeze on spending and they cannot mail meeting packets out anymore for the time being. 
Paperwork in their packets can be emailed and Commissioners can also pick up their 
packets in the Planning Office. There were concerns expressed that it is difficult to read 

• 
plans that are condensed down to 8-1/2" x 11" sheets, and that not everyone can get to 
Town Hall during the week before it closes. Nancy Ravetto said they would ideally want 
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to have their packets ready for them Thursday morning so they can have enough time to 
review materials before a meeting. 

Doug Fassett noted he did not receive his packet electronically. Gene Julian suggested 
that whoever emails out the packets be sure to get a reply from each Commissioner that 
they received their package electronically. Dave Perkins said he will have the next 
meeting's packet ready by the Thursday before the next meeting. In the meantime he will 
discuss the issue with the First Selectman to see if they can come up with a better 
solution. 

Nancy Ravetto reminded alternate commission members that their terms will expire 
March I, 20 \8, and that if they wish to continue on, they need to send a written request to 
the First Selectman. They also need to make sure they then get sworn in. 

Gene Julian thanked Dave Palmberg for joining the Commission, saying his expertise and 
experience will be very beneficial to the town. He also read a statement about the 
Planning and Zoning Commission sharing his take on the job. He believes that while they 
cannot determine which businesses are allowed to come to Stafford, all should be held to 
the same standards and the Commission must follow all local and state regulations. There 
are clear rules and regulations and the Commission works hard to keep up with a 
changing world. 

• 
Dave Perkins said their next meeting will include the public hearing for Aubuchon 
Realty. 

7. Adjournment 
Ron Houle made a motion to adjourn the meeting, seconded by Kathy Bachiochi. The 
January 23, 2018 meeting of the Planning & Zoning Commission was adjourned at 
9:15 p.m. 

Respectfully submitted 

Annie Gentile 
Recording Secretary 

• 
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