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RECEIVED 
STAFFORD, CT 

Town of Stafford 2019 AUG 28 P I: 3b 
Planning & Zoning Commission , ._ 5V"'-ro 
Regular Meeting 	 r-~" '-")" ,,/

f"!,,,~J.·;. '.I··J,!~August 27,2019 tU-l/U;Il'tll .......; \":..'./1., -
V· TOWN CU.TiX7:00 p.m. - Veterans Conference Room 

Members Present: 	 Nancy Ravetto, Chair 
Gene Julian 
Cindy Rummel 
Leonard Clark, Alternate 
David Palmberg, Alternate 

Also Present: 	 David Perkins, Zoning Enforcement Officer 
Wendy Tariff, applicant 
Steve Munn, applicant 
Public 

Public Hearings: 

CONTINUATION: Application submitted by Stafford Bark Park, Inc. to construct and operate 
a dog park on a south west portion of 15 Buckley Highway (Map 73, Lot 2) owned by Judith 
Mordasky. Land is to be transferred to the Town of Stafford and operated as a Municipal Dog 
Park by Stafford Bark Park, Inc., in accordance with Regulation 4.2, Line 9. 

Special Use Permit: Regulation 4.7 Bed and Breakfast and associated activities and 
workshops. Applicant: Steve Munn, 259 East Street - Zone AA 
Location: 259 East Street, Map 40, Lot 45 
Special permit to allow 3 bedroom Bed and Breakfast, and pennit health and artist activities on 
the premises as a home based business. 

Nancy Ravetto, Chair, opened the public hearing portion of the meeting at 7:00 p.m., 
establishing a quorum with Nancy Ravetto, Chair; Gene Julian, Cindy Rummel, and seating 
alternate members David Palmberg for Kathy Bachiochi, and Leonard Clark for Ron Houle. 

The Commission first considered the application for the Stafford Bark Park. Wendy Tariff of 73 
Tolland Avenue attended the meeting and reported that they are withdrawing their application, as 
they have decided to discontinue their pursuit of the 15 Buckley Highway location. There are too 
many obstacles, including a Right ofWay that borders the Senior Center and overlaps the 
Mordasky property. 

Wendy Tariff said they would still like to develop a Bark Park and are considering the property 
on Sellars Lane where the old dump that was capped and filled was previously located. That land 
is also a municipal property. She said they have been in contact with Bill Warzecha from the 
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Department of Energy and Environmental Protection who has offered to help her with some 
research at that property. She said they hope to work with the Garden Club to try to make, down 
the road, the whole area a greenspace for multi-uses such as trails. Wendy added that she will 
also be meeting with First Selectman Mary Mitta to keep her in the loop, and they hope to 
resubmit a new application in the future. 

Gene Julian made a motion to close the public hearing for Stafford Bark Park, seconded by 
David Palmberg. All were in favor. 

Nancy Ravetto read the legal notice for the Special Use permit for a Bed and Breakfast at 259 
East Street. The quorum established for the previous public hearing remained in place. 

Steve Munn, the applicant, provided an overview ofhis and his wife, Shannon's, intentions. 
They would like to establish a Stafford Springs Bed and Breakfast that honors the historical 
significance and values of the town. They have three guestrooms available for this purpose, plus 
an outside yurt to be used in the warmer months. Their interests revolve around such things as 
family, ecology, health and adventure and they have developed their hospitality skills and are 
ready to welcome travelers. 

David Palmberg asked about the building and the accommodations. Steve Munn said the 
building was originally built as a bus garage, so it is a good sized building with a very clearly 
defined living space for their family, plus a 900 square foot space for art exhibits and classes. 
The three guestrooms to be rented are in back. 

David Palmberg asked if there might be any building code requirements once they begin renting 
accommodations to the public. David Perkins said he did talk briefly with the Munns about the 
need to talk to the Health Department. It was noted the building is served by public sewer. 

David Perkins said he felt the existing parking is adequate and the proposal does not call for a 
full site plan. 

Neil Sedlak of284 East Main Street inquired if there would be any new buildings. Steve Munn 
said there will not. 

David Palmberg suggested that any approval should be made on condition that the Health 
Department and any other necessary approvals are granted. 

Gene Julian made a motion to close the public hearing, seconded by Leonard Clark. All were in 
favor. 
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• Regular Meeting Agenda: 

1. Call to order and establish a quorum. 

2. Review minutes of August 13, 2019 Regular Meeting. 

3. Discussion and possible action - Stafford Bark Park 

4. 	 Discussion and possible action 259 East Street Steven Munn - Bed and Breakfast & 

Art Center. 
5. 	 Informal Discussion Special Use permits 
6. 	 New and Other Business 
7. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto called the regular meeting to order at 7:15 p.m., establishing a quorum 
with Nancy Ravetto, Chair, Gene Julian, Cindy Rummel, and seating alternate members 
David Palmberg for Kathy Bachiochi and Leonard Clark for Ron Houle. 

2. 	 Review minutes of August 13,2019 Regular Meeting. 
Gene Julian made a motion to approve the August 13, 2019 minutes, seconded by Cindy 
Rummel. Gene Julian, Cindy Rummel, Nancy Ravetto, and Leonard Clark voted in favor. 
David Palmberg abstained. Motion carried . 

• 3. Discussion and possible action - Stafford Bark Park. 

Gene Julian made a motion seconded by Cindy Rummel to accept the withdrawal of the 

application for the Stafford Bark Park, as they continue to look for an alternate location. 

All were in favor. 


4. 	 Discussion and possible action - 259 East Street - Steven Munn Bed and Breakfast 
& Art Center. 
Gene Julian made a motion to approve the Special Use Permit at 259 East Street, Map 40, 
Lot 45 to allow a 3-bedroom Bed and Breakfast and permit health and artist activities on 
the premises as a home-based business, conditioned on the applicant receiving the 
relevant building, fire marshal, and health department approvals. This application is in 
compliance with the Plan of Conservation and Development and is a good fit with the 
neighboring overlay zone. Leonard Clark seconded the motion. A vote was taken and all 
were in favor. 

David Perkins said he will send the Munns a letter with the Special Permit to be filed 
with the Town Clerk, and will help them with facilitating the meetings with the various 
officials for approvals. Neil Sedlak suggested the Munns might also want to check in 
with the WPCA for any requirements. 

• 
5. Informal Discussion - Special Use permits 

Nancy Ravetto, David Palmberg, and Gene Julian said they all went through the Schedule 
of Permitted Uses in Section 4.2 to consider what uses that currently require a Special 
Use permit might not need one. This discussion was prompted by Donald Poland's recent 
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• report. They provided their recommendations to David Perkins. Nancy Ravetto suggested 
that after they review the list and corne up with recommendations that they have another 
combined meeting with the Board of Selectmen and Economic Development 
Commission so they may weigh in also, before going to public hearing. 

Gene Julian suggested they also look over the schedule under 5.2, as he feels the PZC 
requires Special Use pennits in some commercial areas that don't make sense. Nancy 
Ravetto said they need to work on detennining cumulative square footage allowances for 
plazas with multiple businesses. David Perkins suggested addressing building area by 
looking at it from a floor area ratio--coverage instead of square footage--that goes with 
the size of the parcel. 

David Perkins will look over their recommendations and this will be discussed further at 
the next meeting. 

• 

6. New and Other Business 
David Perkins infonned the Commission that David Mordasky is considering the fonner 
Bakers Furniture building as a possible site for his veterinary office, as it is in a more 
visible location and would provide an opportunity to save a significant building. 
While it would not provide space for treating larger animals, Dr. Mordasky has indicated 
he could use his mobile veterinary unit for large animal care . 

Bakers Furniture is located in the Highway Business Zone, and one obstacle to the 
proposal is that under the regulations, veterinary clinics in the HB zone require a 
minimum of two acres. This property is about 1.2 acres in size. David Palmberg 
questioned if its location in the Village Overlay Zone might provide some ability to 
decrease land size requirements. 

David Perkins said that Dr. Mordasky should start with the variance process, and there 
was a discussion about hardship. David Perkins said part of the new zoning laws state 
that a variance can be allowed if an application reduces an existing non-confonnity. He 
noted that the prior use ofthe building was a furniture store and a bar/restaurant and there 
was some consensus that the proposed new use would generate less traffic and be less 
onerous on the area. 

David Palmberg added there are limited uses for the Bakers Furniture building, and this 
would be an adaptive reuse of the building. There was consensus from the Commission 
that the proposal presents an opportunity to save a very desirable building, and seeking a 
variance should be the first course of action. It was noted that the owner has expressed 
interest in the proposal. 

• 
The Commission continued their discussion on shipping containers being used for storage 
in residential areas. David Perkins provided handouts from two towns on temporary and 
long tenn storage containers. One of the handouts included fees and pennits associated 
with them, which he said provides an incentive to remove them after a set period of time. 
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• David Palmberg said any new regulation should include a provision for such containers 
on agricultural properties and in industrial zones. There was discussion on the need to 
define containers so that they are no longer considered a shed. 

David Perkins said he will blend the two documents and come up with some proposed 
language to discuss at the next meeting. 

7. 	 Adjournment. 
Leonard Clark made a motion to adjourn, seconded by Gene Julian. All were in favor. 
The August 27, 2019 meeting of the Stafford Planning & Zoning Commission was 
adjourned at 7:52 p.m. 

Respectfull y submitted, 

Annie Gentile 

Recording Secretary 
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