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Town of Stafford 

Planning & Zoning Commission 

Regular Meeting 

January 8,2019 

7:00 p.m. Veterans' Meeting Room 
Warren Memorial Town Hall 

Members Present: 	 Nancy Ravetto, Chair 

Gene Julian 

Kathy Bachiochi 

Ron Houle 

Cindy Rummel 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
Leonard Clark, Alternate 
Chris Joseph, Alternate 
Rick Hartenstein, Superintendent, Water Pollution Control Facility 
Public 

Regular Meeting Agenda: 

• 

1. Call to order and establish a quorum. 

2. 	 Review minutes of December 11, 2018 Regular meeting. 
3. 	 Presentation on Upcoming Sewer Replacement Project 
4. 	 Floating Zone issues 
5. 	 Buffer and Landscaping Discussion 
6. 	 New and Other Business 
7. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the meeting to order at 7:00 p.m .., establishing a quorum with Nancy 
Ravetto, Chair; Gene Julian, Kathy Bachiochi, Ron Houle, and Cindy Rummel. 

2. 	 Review minutes of December 11, 2018 Regular Meeting 
Gene Julian noted a typo on Page 3, Paragraph 5, where the word "find" was misspelled. 

Ron Houle made a motion, seconded by Kathy Bachiochi, to approve the December 11,2018 
Regular meeting minutes as amended. Nancy Ravetto, Ron Houle, Kathy Bachiochi, and Cindy 
Rummel voted in favor. Gene Julian abstained. Motion carried. 

3. Presentation on Upcoming Sewer Replacement Project. 

• 
Rick Hartenstein, Superintendent of the Stafford Water Pollution Control Facility, reviewed the 
project. The plan is to replace the sewer line along Route 190 from the Center Street intersection 
up West Street, then left to the traffic light. This sewer line was built in the late 1930's or early 
1940s, is all clay pipe, and is in disrepair. He said a necessary spot repair was done earlier this 
year to avoid a possible collapse. 
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• Rick Hartenstein said the engineering finn hired for the project is Weston and Sampson. The finn 
has done other projects in Stafford and is familiar with their requirements. He said when Weston 
and Sampson did their design, they did not yet know that Cumberland Farms would be coming in 
at the comer of West and Route 190, and because that project will include sidewalks, it made 
sense to extend the sidewalks to where Green Street comes out to provide a walking path for those 
who live in the apartments to get to the shopping area. He said there will be no sidewalk on the 
bridge itself. 

The sewer line replacement will be about 450 to 500 feet long, buried about 9-1/2 feet deep. These 
costs will be included in the upcoming bond. 

Rick Hartenstein said that one of the other problems is that in investigating the line, it was 
discovered that the drainage system on West Street is connected to the sewer and the two need to 
be separated. This is just one area of five in town where they found the sewer and drainage were 
connected. They have upsized the pipe to 18" to handle the greater flow. 

In summary, the project includes (I) installing a new sewer line, completing the drainage, doing a 
complete overlay of the road, and installing sidewalks. 

• 
Rick Hartenstein said there will be a 12" line going up the road, and laterals will be installed to the 
edge of the street. The same will be done on Route 190, where they will dig up the street and 
install laterals to the edge of the street. They anticipate they will need to replace the paving for the 
entire width of the road. The cost for the sewer line alone is estimated at over $2 million. If the 
vote passes on this project, they hope to put it out to bid in March. 

4. 	 Floating Zone Issues. 
Leonard Clark, chair of the Stafford Planning Subcommittee, presented on the higher wage 
floating zone concept, providing some handouts. He said the committee discussed the OLR 
Research Report from July of 2006 and they don't expect it will have an effect on the floating 
zone. Leonard Clark also referenced P A 06-128, noting this Public Act is specific to New Haven 
only. He said in discussing a floating zone, they should consider various items including lot sizes, 
impervious coverage, landscaping, parking spaces, setbacks, and sewer requirements. He also said 
that they should consider the need for consultant and/or attorney fees and include that in their 
budget request if it is not there. 

Nancy Ravetto asked if the Adaptive Reuse Overlay Zone that they approved last year is the same 
as a floating zone. Leonard Clark said they are similar, but a floating zone would allow other types 
of businesses not presently allowed in a particular zone. The added protection with a floating zone 
is that the PZC could also deny an application outright if they did not want a particular project. 
Ron Houle asked if a denial, when an application met all the requirements, might open up the PZC 
to court cases or appeals. Gene Julian said he would want to avoid making the PZC appear 

• 
arbitrary and capricious. Nancy Ravetto said she would not want their Adaptive Reuse Overlay 
Zone to work against a floating zone, so they should have one or the other of the two zones, but 
not both. David Perkins said the two are similar concepts, but they would need to flesh out the 
parameters. 
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• Chris Joseph asked what the timeline would be to establish a floating zone. Nancy Ravetto asked 
if they could meld the language for adaptive reuse and floating zones to work as one. David 
Perkins said the Adaptive Reuse Overlay Zone is specifically for the reuse of existing historic 
buildings. He said this needs to be researched further and said he will look into what other towns 
have done. Cindy Rummel noted that the OLR report was written in 2006 and she will research 
the paper and cited cases to see if any changes have been made since the report. 

David Perkins suggested they could establish an industrial floating zone, establishing minimum 
requirements such as five acres ofland and a minimum of20,000 square feet within that five 
acres. He said they need an overall floating zone number to start with. 

Nancy Ravetto made a number of recommendations for the zone, including requiring a Special 
Permit for anything in the floating zone, having a purpose (such as higher wage industries) 
outlined in the zoning regulations, considering designating specific areas in town where such a 
zone might fit as opposed to the entire town, listing permitted uses, establishing bulk and area 
requirements, and including standards and reviews in their regulations. 

Chris Joseph asked if it matters where they want to put the zone if they are allowed to deny any 
application. Nancy Ravetto said she felt townspeople should know where the zone is located and 

• 
that they should look at areas that might be conducive to a floating zone for business. Leonard 
Clark referenced Page 2 of the OLR report that states the definition of a floating zone as an 
"undetermined location." 

Gene Julian said a floating zone could open the door for something unusual and different that they 
had not prepared for in their regulations. Leonard Clark agreed that it could be a big opportunity, 
but could also open the door to problems too, and they should look at it further. Nancy Ravetto 
agreed they should look at how it has worked in other towns. Gene Julian noted Page 3 of the 
OLR report, and the key to avoiding spot zoning, which is to include standards and permitted uses 
that can be applied to more than one site. 

Leonard Clark referenced the Planned Development District section of the OLR Report saying 
they should ignore this as it is not part of what they want to do. 

David Perkins said the difference between the Village Overlay District and a floating zone is that 
a floating zone can be placed anywhere in town. Leonard Clark agreed. He said it is basically a 
layer on top of a layer and would not eliminate the Village Overlay Zone. He said he felt a 
floating zone could be applied to the entire town. Cindy Rummel agreed. She said it could be 
designated to cover the entire town or just certain specific areas. 

5. 	 Buffer and Landscaping Discussion. 
Nancy Ravetto reviewed their conversations from the November 27,2018 meeting for those who 

• 
were not at the meeting. This will be worked on over the next two weeks and added as a 
discussion item to the next agenda. 
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• 6. New and Other Business. 

David Perkins gave a heads up that there was an approved five-lot subdivision in 2008 on Clark 

Road which included a fifteen-acre conservation easement. The cul-de-sac was never built, no lots 
were sold, and no improvements made. The developer did not go forward and the approval has 
expired. David Perkins said the property owner will be sending him a letter saying the approval 
has expired, and paperwork will be worked out with the lawyers to revert the property back to the 
way it was prior to the approval. 

David Perkins said he received some proposed regulations from the Agricultural Advisory 
Committee to allow medical marijuana production. The PZC reviewed their handout outlining 
their recommendations. Nancy Ravetto said they would need to establish more parameters such as 
the size of lots where medical marijuana can be grown, include a table of uses, and include 
whatever requirements are dictated by the State of Connecticut. 

Cindy Rummel said they might want to look at the regulations established in Massachusetts, and 
that although they have approved recreational marijuana, while Connecticut has not, they have 
worked on the regulations for a few years and that could be helpful. Nancy Ravetto said 
production might be conducive to fanners with large acreages. David Perkins said he is less 
concerned with the retail sales of medical marijuana as they would be zoned the same as 
phannacies. 

• Chris Joseph said they should look into whether the state restricts the number ofproduction 
facilities allowed. He would want to avoid having a large producer coming in that would lock out 
local fanners. Nancy Ravetto said she would do some research on licensing requirements. Gcne 
Julian said after they do some oftheir research, it would be good to have David Mordasky from 
the Agricultural Advisory Committee to come in and discuss it further. 

The Commission discussed whcther the developer for the Tractor Supply project should be invited 
in for an infonnal discussion. David Perkins said their plans for the store have been largely 
dictated by the wetlands on site. He said he expects their focus will be more around the 
architecture and landscaping. It will require a public hearing. David Perkins said to date the 
applicant has not completed any environmental reviews, and the plans have changed a few times. 
There was consensus to invite in the developers, but no need to invite in the whole team. 

7. 	 Adjournment. 
Cindy Rummel made a motion to adjourn, seconded by Kathy Bachiochi. All were in favor. The 
January 8, 2019 Stafford Planning & Zoning Commission meeting was adjourned at 8: 13 p.m. 
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Annie Gentile 
Recording Secretary 
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