
Town of Stafford 

• 
Planning & Zoning Commission 
Regular Meeting 
November 27, 2018 
7:00 p.m. Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Kathy Bachiochi 

Gene Julian 

Cindy Rummel 

Chris Joseph, Alternate 


Also Present: 	 Dave Perkins, Zoning Enforcement Officer 

Leonard Clark, Alternate 

Michael Delano, Alternate 

Shawn Teats, applicant 

Public 


PUBLIC HEARING 

• Shawn Teats (Eternal Life Fellowship) - 63 Main St., Map 51, Lot 55, Zone CB - Establishment of 
Place of Worship 

Nancy Ravetto, Chair, opened the public hearing at 7:03 p.m. She established a quorum with Nancy 
Ravetto, Chair; Gene Julian, Kathy Bachiochi, and Cindy Rummel, and seated alternate member Chris 
Joseph for Ron Houle. 

The applicant, Shawn Teats of 14 Crown Street in Stafford Springs, attended the public hearing. The 
Eternal Light Fellowship would like to establish a place ofworship at 63 Main Street. They have been 
holding services out of his home but have grown to a point that they would like to move into the 
community. Presently they have about fifteen members, and should they grow sufficiently larger, they 
will then look to move to a larger space. They hold a bible study on Wednesday evenings and a 
worship service on Sunday mornings. They have a one-year lease, contingent on the Commission's 
approval, with the potential for another one-year lease. 

Nancy Ravetto read a letter from Alexandra and Michael Pfeifer, the property owners of 63 Main 
Street, which was supportive of the church's move to their location. Kathy Bachiochi asked which 
building was 63 Main Street. Nancy Ravetto said this is the building that was used as the local 
Republican headquarters. 	 ' 

• 
The Commission discussed parking issues. Shawn Teats said church members would likely use the 
Main Street location from 10:30 a.m. to about 12:30 p.m. on Sundays. He noted that parking should 
not be an issue as it is usually available in the public lot, over near the Eagle Mart, and some on Main 
Street. Additionally, his car can hold as many as seven people. 
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• Nancy Ravetto asked how an approval, if granted, would be handled, as the Fellowship is only looking 
to take on a one-year lease at this time. David Perkins said an approval runs with the property, so if the 
church decided after a year or so to move on, the property owners could rent it to another church or to 
a commercial operation. An approval would simply provide them with that additional option. 

David Perkins asked Shawn Teats ifhe had spoken to the fire marshal about the number of people 
permitted to be in the building at any given time. Shawn Teats said he had not spoken to the fire 
marshal, but did note the building has two exits, one on each level. David Perkins said they could 
condition an approval on the number of people allowed in the building. Gene Julian said that the fire 
marshal would make a determination either which way, so he would prefer not to place a limit on the 
number of people in any approval, and let the fire marshal make that determination. Shawn Teats 
reiterated that when they do grow to a certain size, they intend to move to another location. 

The public hearing was opened to public comment. Roger Ingraham of Highland Terrace asked if there 
are any tax revenue implications in allowing a church to be established in this location. Cindy Rummel 
said it is not the Planning & Zoning Commission's purview to consider tax benefits as part of an 
approval. 

Cindy Rummel made a motion to close the public hearing, seconded by Kathy Bachiochi. All were in 
favor. 

• 
Regular Meeting Agenda: 


1. 	 Call to order and establish a quorum. 
2. 	 Review minutes ofNovember 13,2018 Regular meeting. 
3. 	 Discussion and possible approval of public hearing application 
4. 	 Set 2019 Calendar 
5. 	 Buffer and landscaping discussion 
6. 	 ZEO Enforcement procedure policy 
7. 	 New and Other Business 
8. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:15 p.m .. , establishing a quorum with the 
same members as in the public hearing: Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, and 
Cindy Rummel, and alternate member Chris Joseph seated for Ron Houle. 

2. 	 Review minutes of November 13,2018 Regular Meeting 
Kathy Bachiochi made a motion, seconded by Gene Julian to approve the meeting minutes for the 
November 13,2018 Regular meeting as submitted. Kathy Bachiochi, Gene Julian and Nancy 

• 
Ravetto voted to approve. Cindy Rummel and Chris Joseph abstained. Motion carried. 
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• 3. Discussion and possible approval of public hearing application. 

Cindy Rummel said she felt the application meets all of the criteria required as part of a Special 

Permit application. 


Kathy Bachiochi made a motion, seconded by Gene Julian, to approve the application of Shawn 
Teats (Eternal Life Fellowship) 63 Main St., Map 51, Lot 55, Zone CB, for the establishment of 
a place of worship. All were in favor. 

4. 	 Set 2019 Calendar. 
David Perkins proposed continuing to hold meetings on the second and fourth Tuesdays of the 
month at 7:00 p.m. in the Veterans Meeting Room at Town Hall. In looking at possible conflicts, 
Christmas Eve 2019 falls on a fourth Tuesday, so will be cancelled. There did not appear to be any 
other conflicts, and there was consensus to continue with this schedule. 

Chris Joseph noted that Economic Development Commission meetings are also held on Tuesday 
evenings, which is a bit problematic. He plans to occasionally attend some of those meetings. 
Gene Julian said this is the reason Nancy Ravetto looked for holding some combined meetings as 
they have been productive for both Commissions. 

• 
5. Buffer and landscape discussion. 

The Commission reviewed the revised buffer and landscaping pages to date and the complications 
in sorting them out so developers will understand the requirements. They discussed the buffer 
chart and yards and screening. 

Chris Joseph suggested that the definition for "hedge" should not require evergreens, but simply 
suggest them as an example of plantings that could be used for visual screening. 

The Commission discussed island requirements in the Parking Lot Landscaping section. Chris 
Joseph said the islands would work for parking lots with a large expanse, but might be challenging 
for a small business with a smaller area for parking. Gene Julian said these requirements were 
created for aesthetics, but acknowledged they can sometimes be challenging for snow plowing 
contractors. In general, the Commission felt the parking lot island requirements do work. 

Nancy Ravetto said their overview of landscaping should address having a bond requirement to 
avoid running into situations where there are dead or dying trees that need to be replaced. 

David Perkins noted that he added a surface water drainage specification and that he included a 
statement that low impact design in accordance with the Connecticut Storm Water Quality Manual 
is encouraged. 

There was agreement to continue to address melding these requirements over the next few weeks. 
David Perkins particularly requested some guidance on the matrixes with the setbacks and buffers. 

• 
He said he emailed this same information to both Ron Houle and David Palmberg. 
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6. 	 ZEO Enforcement procedure policy. 
David Perkins provided handouts of an updated, proposed Zoning Violations Policy for Stafford. •
He noted that he removed infonnation on citations. There was discussion on whether a written 

policy would benefit or hurt the ZEO. David Perkins said it is always better to have a process, and 

having a written process can be helpful in court proceedings. Cindy Rummel concurred. She said 

having a written policy guards against being accused of being arbitrary and capricious, and this 

policy appears to cover the things that the ZEO already docs. She said it puts the town in a much 

stronger position. 


Nancy Ravetto asked, should they approve the policy, it be put up on both the town website and 
the town F acebook page. 

There was a discussion about cease and desist orders, and the Commission's role in them. David 

Perkins said the Planning & Zoning Commission cannot force a ZEO to issue one A cease and 

desist order, however, can be appealed to the Zoning Board ofAppeals, and that is outlined in the 

policy. Gene Julian asked if First Selectman Mary Mitta had reviewed this policy. David Perkins 

said she had. and she is in favor of it. 


Nancy Ravetto made a motion, seconded by Gene Julian, to approve the ZEO Enforcement 
Procedure Policy dated November 27, 2018. All were in favor. 

7. 	 New and Other Business • 
Nancy Ravetto inquired if the new land use fees were approved. David Perkins said they were. He 
said added to the ordinance is an allowance that the Planning and Zoning Commission may hire 
outside experts and require the applicant to pay the fee. He said they may see this in the upcoming 
application from Tractor Supply. They are requesting to fill wetlands and create new ones and the 
Town may want to get some expert advice. 

Nancy Ravetto reminded the Commission they will need to proposed regulations on changes to a 
special use permit or modifying a site plan to the landscaping public hearing. 

David Perkins noted that their regulations only allow that a ZEO can waive any requirement ofa 

site plan, but they do not say that the Planning and Zoning Commission can do this as well. He 

recommended that they add a change to allow the ZEO and/or the Commission to do so. This 

would need to be added to the site plan section in the zoning regulations. 


8. 	 AdJourment 

Kathy Bachiochi made a motion to adjourn, seconded by Cindy Rummel. All were in favor. The 

November 27,2018 Stafford Planning & Zoning Commission meeting was adjourned at 8:07 p.m. 


Respectfully submitted, 

~~~ •Annie Gentile 
Recording Secretary 
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STAFFORD CT ZONING Statement of Purpose: 
Pursuant to the authority granted by Chapter 124 of the General Statutes of the State ofConnecticut, as 

amended, and in order to promote the health, safety, and general welfare of the residents of the Town of 

Stafford; to secure safety from fire, panic, and other dangers; to provide adequate light, and air; to prevent 

the overcrowding ofland; to avoid undue concentration of population; to facilitate adequate provision for 

transportation, water, sewerage, schools, parks, and other requirements; to avoid congestion in the streets; 

to encourage the most appropriate use of land throughout the Town: now therefore, the Planning and 

Zoning Commission of the Town of Stafford hereby adopts the following Zoning Regulations. 

STAFFORD CT ZONING VIOLATIONS POLICY 

Action regarding initial violations shall be focused on compliance rather than penalty. It is not the 

Town's intent to collect fines while actively resolving an enforcement issue. Progressive action towards 

compliance is a necessity. Financial penalties will only be imposed after violators actively refuse to 

comply with regulations. 

The ZED shall endeavor to be consistent when processing complaints and conducting enforcement 

activity. These Procedures shall provide the framework to achieve such consistency. It is understood 

that adherence to the Procedures in all instances may not be practical or entirely aligned with the intent 

of the Regulations or the Commission. The ZED shall apply sound judgment in consideration of the 

same; and document any clear or significant deviation from established procedure within the record for 

the subject complaint. 

The ZED shall consult with Town Counsel, or the Commission Chair as needed in making determinations 

regarding the intent of the Regulations or the protection of the interests of the Town 

The Town places emphasis on inter-departmental cooperation wherever possible. Many times, zoning 

violations also involve building, health and public safety issues. When appropriate, the ZED shall contact 

and meet with appropriate agencies or officials to carry out joint enforcement efforts. 

ENFORCEMENT PROCEDURES 

A complaint regarding one or more zoning violations may be filed by any person with the Land Use 

Office. The submission of a completed Zoning Complaint Form is a prerequisite to the processing of a 

complaint. 

It is not the intent, or in the interests of the Town, to have zoning enforcement be used as leverage or 

retaliation in unrelated private disputes. When the ZED suspects that the complainant is using the 



process to further an unrelated private dispute the ZEO will proceed with caution and deliberation, and 

may suspend enforcement activities 

The ZEO shall determine the priority of all zoning enforcement actions and deal with them accordingly 

as follows: 

1. Violations that pose immediate danger to the public health, safety, and general welfare of the 

community. 

2. Violations related to development projects that are in the construction phase. 

3. Proactive enforcement programs initiated by the Commission and/or Zoning Enforcement Official. 

4. Reactive or complaint based enforcement programs. 

5. Those deemed to be associated with an unrelated private dispute as set forth above. 

ENFORCEMENT PROCESS 

1. 	 Complaint received or discovered. 

2. 	 Research complaint to discover property history and permits issued. 

3. 	 Inspect site and discuss issues with violator to check validity of complaint. 

4. 	 If complaint is valid, discuss issues with violator and prepare a plan of compliance. 

5. 	 Write letter to violator detailing plan 

6. 	 If plan is completed on time write letter to home owner documenting completion. 

7. 	 If no completion, a Notice of Violation letter is sent with timeline dates for compliance or else 

further enforcement. 

8. 	 If violation continues, a cease and desist/correct order may be issued. 

9. 	 A cease and desist/correct order may be appealed to the Zoning Board of Appeals. 

10. 	If appeal is denied or no appeal is taken the ZEO meets with attorneys to pursue further actions. 
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