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RECEIVED 
STAFFORD, CTTown of Stafford 

Planning & Zoning Commission 20190CT23 PH 3=46
Regular Meeting 

..(f~lA~October 22, 2019 
7:00 p.m. - Veterans Conference Room 

Members Present: 	 Nancy Ravetto, Chair 
Gene Julian 
Kathy Bachiochi 
Ron Houle 
Cindy Rummel 

Also Present: 	 David Perkins, Zoning Enforcement Officer 
David Palmberg, Alternate 
Chris Joseph, Alternate 
Attorney Wendell A very representing Hangs, Inc. 
Dr. David and Judith Mordasky 
Public 

PUBLIC HEARING: 

Special Permit Application of Hangs, Inc., 34A West Stafford Road for a restaurant liquor permit 
in accordance with Section 5.2-17f and 7.13 of the zoning regulations: 32 West Stafford Road, 
Map 48, Lot 5, Zone: HB. Owner: Dunbeath, LLC. 

Nancy Ravetto, Chair, opened the Public Hearing at 7:00 p.m., establishing a quorum with 
Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, Ron Houle, and Cindy Rummel. She 
explained the public hearing process. 

Kathy Bachiochi read the legal notice. 

Attorney Wendell Avery, representing the applicant Hangs Asian Bistro, provided notifications 
to abutters. He said Hangs Asian Bistro is an existing restaurant in the Highway Industrial (HI) 
zone that has been in business for about two years. There are no plans to renovate or do any 
construction on the building. They only want to start serving alcohol to their customers, which is 
permitted in the HI zone. He noted Hangs is not in close proximity to any schools or churches 
and there are no significant concentrations of alcohol-serving restaurants in the area. Nor is 
Hangs close to any package stores. 

Attorney Avery said this request is compatible with the Plan of Conservation and Development 
as it would allow the local business to grow and expand its services to the public. It would help 
retain an established business. He reviewed Section 5.11 in the Zoning Regulations, most of 
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• which applies to new construction, but he noted the application would not be detrimental to 
adjacent properties. 

Ron Houle asked if the permit would stay with the restaurant. It was noted that the permit is 
specific to the permittee but to their current location only. If the restaurant owners chose to 
relocate elsewhere in town, they would need to reapply for a permit. The Special Use Permit 
would, however, run with the building. 

David Perkins provided a copy of the site plan. There is no expectation of any significant impact 
on parking or traffic. There were no questions or comments from the public. 

Gene Julian 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 of September 24, 2019 Regular Meeting. 

• 

3. Review and possible action on Public Hearing items - Hangs, Inc. 

4. 	 Informal conversation - Veterinary Management Associates to operate a veterinary 

hospital at 36/42 West Main Street 
5. 	 Changes to tables of uses 
6. 	 Container regulation update 
7. 	 New and Other Business 
8. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Nancy Ravetto, Chair, called the regular meeting to order at 7: 12 p.m., continuing the 
quorum that was established in the public hearing with Nancy Ravetto, Chair, Gene 
Julian, Kathy Bachiochi, Ron Houle, and Cindy Rummel. 

2. 	 Review minutes of September 24, 2019 Regular Meeting. 
Two corrections were made to Item 4 (Changes to tables of uses). Item 35 - Earth 
Removal- should exclude Open Space and Water Management as permitted zones. 
Additionally, the next paragraph in the minutes pertaining to 4.2, Schedule of Permitted 
Main Uses in Residential Districts should be revised to state - "a Special Use permit 
requirement should be added to the AAA and A zoning districts for elderly housing." 

• 
Ron Houle made a motion, seconded by Kathy Bachiochi to approve the September 24, 
2019 Regular Meeting minutes as amended. All were in favor. 
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• 3. Review and possible action on Public Hearing items - Hangs, Inc. 
Nancy Ravetto said she found the application conforms to their zoning regulations and 
adheres to the Plan ofConservation and Development. Cindy Rummel said the 
application is consistent with Special Use Permit requirements. 

Gene Julian made a motion, seconded by Kathy Bachiochi, to approve the Special Permit 
Application of Hangs, Inc., 34A West Stafford Road for a restaurant liquor permit in 
accordance with Section 5.2-17f and 7.13 of the zoning regulations: 32 West Stafford 
Road, Map 48, Lot 5, Zone: HI. Owner: Dunbeath, LLC, in accordance with the 
Stafford Plan of Conservation and Development. All were in favor. 

4. 	 Informal conversation - Veterinary Management Associates to operate a veterinary 
hospital at 36/42 West Main Street 
Dr. David and Judith Mordasky of21 Buckley Highway attended the meeting. Judith 
Mordasky said they have been exploring building a new veterinary hospital and have 
been pursuing the former Bakers Country Furniture building. They feel this would fit 
well with the Plan of Conservation and Development, promoting economic development 
on the 190 corridor and would be the perfect location for their new hospital. They are 
looking for advice and recommendations from the PZC as they move forward. 

• 
Dr. Mordasky said they have an offer on the Bakers building and they have an architect 
looking at the 23,000 square feet of space. He said this architect has repurposed existing 
buildings in the past. The architect is focusing on soundproofing and ventilation issues as 
these are issues critical to veterinary hospitals. They and the architect have met with the 
ZEO, the building inspector, and the fire marshal. There is a difference of opinion 
between the architect and the building inspector as to whether they must have a sprinkler 
system. The architect believes they need one, while the building inspector does not. This 
will need to be resolved. 

Dr. Mordasky noted the building is essentially four stories tall and so they will need to 
install a service elevator to carry animals upstairs to the operating room. They are looking 
at installing an external elevator on the back comer of the building. He said it is 
important to them that they preserve the exterior of the building as much as possible, and 
their goal would be to do the external elevator in a way that matches the existing 
architecture. Dr. Mordasky said they also have to consider handicap entryways and fire 
exits which will change the exterior to some degree. The main entrance where the curtain 
shop once existed would need to be ramped, as would the loading dock in back. 

Nancy Ravetto said they should keep in mind that this would be an adaptive reuse of a 
landmark building. She noted the applicants received their requested variance from the 
Zoning Board of Appeals and it was noted at that time that a veterinary hospital in this 
location would likely have less traffic than it did for the previous use. 

• Cindy Rummel asked if the Mordaskys had considered what kind of lighting they wanted. 
Judith Mordasky said there is some lighting there now, but they are waiting on the 
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• architect to present his plans. She said the hospital will be opened and staffed 24-hours a 
day. Nancy Ravetto asked that they submit a lighting plan that does not cast light onto 
their neighbors. Dr. Mordasky said the existing large spotlight will not be part of the plan. 

Dave Palmberg said he expects they will need to bring the building up to code for their 
use and asked if any handicapped parking spaces were delineated. Dr. Mordasky said 
they were not and they don't yet have a handicapped entrance. The Commission 
discussed grooming and boarding. The location will include grooming services in the 
smaller building, but there will be no boarding, just overnight hospitalization stays if 
needed. Animals will be walked on leashes for relieving themselves. Dave Palmberg said 
their plan should address how animal waste will be disposed of. 

Ron Houle said he did not expect the exterior elevator would take up much space. Dr. 
Mordasky said the location for the elevator is shielded from public view. 

• 

David Perkins asked if the Mordaskys had a timetable. Dr. Mordasky said they expect to 
close in December and have site plans in early December. The Commission suggested 
bringing the site plan to zoning as soon as it is ready so they can address any potential 
hurdles early on. Dave Palmberg said this is a less intensive use than what was previously 
in the building and matters such as parking, lighting, and ADA access, and what steps 
they will take to mitigate noise, odors, and how they will handle waste should be 
addressed. He said having a zoning approval in hand can help with securing financing. 

5. 	 Changes to tables of uses. 
The Commission discussed the updated table. It was noted two corrections were needed. 
Item 33 - Lawn Care Business - should not be permitted in the Central Business (CB) 
and Local Business (LB) zones. Additionally, Item 36 - Earth Removal- should not be 
permitted in the Water Management and Open Space zones. 

David Perkins noted that the consultant Donald Poland has commented on the Planners 
listserve in ongoing discussions about when to require a site plan and when a special use 
permit is the better choice. Donald Poland had pointed out that special use permits run 
with the land, while a site plan does not, so in many cases a site plan can provide 
planning and zoning commissions with greater control over local development. 

There was consensus to set the public hearing on the change ofuses for the 
November 26,2019 meeting. 

6. 	 Container regulation update 
Dr. Mordasky, Chair of the Agriculture Advisory Commission, provided input from the 
farming/agricultural community on containers. He said he did not initial1y get a lot of 

• 
feedback on the issue so solicited members individually about their opinions. Their 
comments were wide ranging. 
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• Dr. Mordasky asked what the goal was in regulating containers---to create new source of 
revenue?, to control blight?, in response to a specific complaint?, to create some 
conformity? Or another reason? 

David Perkins said he gets requests from the public about them, but he also sees them 
pop up in town without any inquiry. He did not think they were permitted. Dr. Mordasky 
agreed that they are all over town, but said he did not feel they should be regulated if they 
are on an operating farm. He raised the question about how they would make it different 
for residential use. 

Nancy Ravetto reviewed their proposed regulations for residential use. The idea was to 
limit the number of them in town, by establishing a temporary time period as well as 
associated fees. Dr. Mordasky said he generally agreed with the residential restrictions 
but asked how it would be written for farms. 

Gene Julian noted that farms are in residential zones. Nancy Ravetto reviewed the 
proposed regulations for farms over ten acres. Gene Julian said these are only draft 
regulations and that it is important to him that they get feedback from the agriculture 
community and the public in general. 

• 
Nancy Ravetto said she would like to get feedback on their proposed minimum of 10 
acres for such containers. David Perkins asked why they should limit it to just 10 acre or 
larger farms. Chris Joseph noted that people with smaller properties may still need a 
container to keep hay dry. He also noted that people might want them for non-agricultural 
uses, such as to store vintage. Gene Julian stressed the importance of not making 
unenforceable regulations. 

David Perkins and Dave Palmberg both suggested approaching the issue more from a 
screening standpoint. Dave Palmberg said any use of containers needs to be in harmony 
with the surrounding neighborhood. Cindy Rummel said she felt operating farms should 
be treated differently, noting that when people see operating farms, they do not see such 
containers on them in the same way they do when they see them at ordinary residences. 

David Mordasky suggested that the PZC create a bullet point list of the talking points and 
considerations they went through in discussing the issue as it lends a human aspect to the 
regulatory board. 

After further discussion, the Commission directed David Perkins to work on a proposal 
that addresses containers from a buffering/screening standpoint to be discussed further. 

7. New and Other Business. 

• 
David Perkins reported that the town is looking to sell the property at 60 West Street, a 
vacant lot where the fire station used to be. It is located between two multi-family 
residences. This property is in the Local Business (LB) zone and he received an inquiry 
from someone wanting to use it for landscape equipment storage. He noted the new table 
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• of uses does not include landscaping as a pennitted use in the zone. They also do not 
allow storage as a primary use in the zone. 

David Perkins said he also heard back from the Airsoft play group. They created a 
Limited Liability Corporation and they have created by-laws. They have not incorporated 
as a 401 C3 non-profit, but their by-laws state they are not running the club for profit. The 
group also provided another set of by-laws that sets out their mission statement. David 
Perkins asked if clubs by definition should be considered not for profit organizations. 

Cindy Rummel said she would like a little time to review their by-laws. David Perkins 
said he would forward copies of the by-laws to all members. There was consensus to 
review the by-laws to establish intent and discuss this further at the second November 
meeting. 

Nancy Ravetto asked David Perkins ifhe issued a cease and desist order to Juliano Pools 
for the pool installation on Colburn Road. David Perkins said he issued cease and desist 
orders for the location of the pool, earth removal, and erosion controls. He said they are 
cease and correct orders in that they require a response to him on how they plan to 
remediate and stabilize the area and how they plan to address drainage into the road. 

• 

8. Adjournment. 


Ron Houle made a motion to adjourn, seconded by Gene Julian. All were in favor. The 
October 22, 2019 Stafford Planning and Zoning Commission meeting was adjourned at 
8:15 p.m. 

Respectfully submitted, 

~j/r1r1~~ 
Annie Gentile 

Recording Secretary 


• 
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