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Town of Stafford 

Planning & Zoning Commission 

Regular Meeting 

February 20, 2020 

7:00 p.m. Veterans Conference Room 

Members Present: 	 Dave Palmberg, Chair 

Cindy Rummel 

Ron Houle 

Rich Shuck 

Michael Delano, alternate 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Meetin!! Agenda: 
I. 	 Call to order and establish a quorum. 
2. 	 Review minutes of January 16, 2020 meeting. 
3. 	 Review current issues. 

• 

A. Changes to tables ofuses. 


4. 	 New Business 
5. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Dave Palmberg, Chair, called the meeting to order at 7:00 p.m., establishing a quorum 
with Dave Palmberg, Chair; Cindy Rummel, Ron Houle, Rich Shuck, and seating 
Michael Delano for the seat vacated by Kathy Bachiochi. 

2. 	 Review minutes of January 16,2020 meeting. 
Rich Shuck made a motion, seconded by Cindy Rummel to accept the minutes of the 
January 16,2020 meeting. Rich Shuck, Cindy Rummel, Dave Palmberg and Michael 
Delano voted in favor. Ron Houle abstained. Motion carried. 

3. 	 Review current issues 
A. 	 Changes to tables of uses 

Dave Palmberg noted that at the last meeting they forwarded their recommended 
changes to the Economic Development Commission (EDC) for their review and 
comments. As a member also of the EDC, Rich Shuck shared the PZC's thought 
processes for the recommended changes. The PZC received feedback from the EDC, 
and they had a few questions on some proposed changes, which the Commission 

• 	
discussed: 
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Item 1: The EDC suggested replacing the change to instead allow mixed use and not 
reverting back to residential and to consider allowing businesses not currently 
pennitted. The Commission noted that with residential so close, businesses like 
contractor yards would not be conducive to that zone. 

There was discussion about allowing multi-family as well as single family dwellings 
in the LB zone, as two-family homes there might be easier to sell. Rich Shuck said an 
EDC member felt it would not be appropriate to take a business parcel and allow it to 
be changed into a residential use when they have limited business use properties. 
David Perkins noted the regulations allow 2nd floor apartments in the LB zone over 
businesses. The zone would have the option of single family housing, businesses, or 
businesses with an apartment over them. 

Rich Shuck said with this option, the vacant lot in that zone would undoubtedly 
become a single family home. He questioned if they might end up anyway with a 
rental property single-family home. He added that this segues with the parking issue 
under Item #10. He asked if parking could be a primary use. Dave Palmberg noted 
that an owner of an adjacent lot to the vacant lot in the LB zone could potentially buy 
it and use it for parking. 

After further discussion, there was consensus to open the LB zone to single-family 
only (not multi-family) housing. 

Item 4: The EDC asked for additional explanation. They had questioned removing 
Bed and Breakfast uses from the Central Business (CB) zone, and changing B&B's 
from requiring a Special Use Pennit to a Site Plan. After some discussion, the PZC 
agreed to allow B&B's to remain a permitted use in the CB zone. It was noted that 
most of the housing in the CB zone are apartments. Rich Shuck said there are a few 
large older homes in that zone and this could be a useful tool as an option for those 
homeowners to preserve their homes. He said, however, that he felt B&B's should 
require a Special Use Permit across the board in all pennitted zones. This would give 
the PZC a better picture ofany proposed plan, particularly when Airbnb's tend to 
operate under the radar. A SUP would allow the PZC to condition approvals if 
necessary. There was consensus to go this route. 

Item 7: The EDC was supportive, but questioned why rental car businesses were not 
included in the LB zone as welL There was consensus that rental car businesses 
would not be a good fit in this zone. The lots are not large enough. 

Item 10: The EDC asked for additional explanation. The PZC discussed transient 
types ofparking (auto dealers vehicles or similar) and they felt this is too congested 
an area for these types of businesses. There are plenty of other places for auto sales 
businesses . 
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• Item 14: The EDC asked for additional explanation. The PZC felt that drive in sales 
are basically flea markets and they don't want to use their limited industrial land for 
these types ofbusinesses. There was consensus to add some better definitions for 
drive-in sales to add clarity. David Perkins will work on this. 

Item 18: The EDC had suggested allowing lawn care businesses by Site Plan in the 
CB and LB zones, and as of right in the Industrial (I) zone. The PZC felt, however, 
that lawn care businesses with large equipment and trailers and employees regularly 
coming and going would not be appropriate in the CB and LB zones. 

Item 19: The EDC asked for additional explanation, and if it is accessory to the 
primary use. The PZC clarified that limited retail (i.e. a showroom) as an accessory to 
primary use would be permitted. 

Item 20: The EDC asked for additional explanation. Rich Shuck said he was a bit 
apprehensive about expanding earth removal beyond the zones where it is presently 
allowed. He compared it to forestry in that it is a whole industry that the town doesn't 
necessarily benefit from. He expressed concern that they might see a huge number of 
properties being excavated. After further discussion, there was consensus to leave the 
regulations as is . 

• Item 22: The EDC said they were in favor of using total lot size and building size 
calculations, not buildable area. Dave Palmberg said that in researching other towns, 
he saw most use total lot size, while David Perkins said he saw usable lot size more 
often. Rich Shuck suggested if they just went with impervious surface, the 
calculations might be easier. The Commission agreed that this is an item they need to 
do more homework on. 

On a side note to that discussion, Rich Shuck asked if when doing parking 
calculations-for example, for a strip mall---do they calculate based on what 
businesses they expect to locate in the mall or do they calculate on a bulk square 
footage? David Perkins said they don't calculate on bulk square footage. Dave 
Palmberg said they should require applicants to prove they have adequate parking, 
and this may be something they should look at later once the regulation changes are 
squared away. 

The Commission also discussed the changes to D. Standards of Design under Area 
and Bulk. There was consensus that Items a. through e. and Item g. are to be 
removed. Item f. would then become Item a. 

4. New Business 

• 
Dave Palmberg said he heard a new member had been appointed to the Commission to 
replace Kathy Bachiochi. David Perkins said Lorin Dafoe had been appointed. He 
reminded Commissioners that she had presented to them for the veterinary clinic that 
plans to move into the former Bakers Furniture. 
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David Perkins said Simon Says has to modify their site plan. About three years ago they 
were approved to move to the former John the Jackman site. The original site plan had a 
large addition on the back, but with the new site plan they decided to add a building on 
the east side and an addition in front, but nothing in back. He said parking was to be in 
the front of the property, but the State took a portion of the land and they lost about ten to 
twenty feet. They will therefore need to push parking back. 

David Perkins said they came back with a plan with some changes including getting rid 
of the grassy area display. Ron Houle said he felt the changes were significant enough 
that they should be required to reapply. Dave Palmberg said they are allowed to modify 
their site plan with David Perkins doing a review ifhe (Dave Palmberg) signs off on it. 
He said most of the plan was approved. He said a big concern is that Simon Says is 
proposing millings instead of pavement in front, and this would not be ADA compliant. 
He said their regulations require a dust-free surface, and millings are not dust free. Ron 
Houle said if they use millings, it will erode. 

David Perkins noted there is no drainage on the plan. Rich Shuck said they show no catch 
basins in the parking lot. 

Dave Palmberg said Simon Says was supposed to provide a list of changes and the 
reasons why they made the changes, but they did not do that. He said they need to 
provide a clean, professionally prepared plan with construction details. He said they need 
to provide the number of parking spaces required and proposed. He said there are just too 
many questions as the approved plan was for a small equipment garage and now the new 
plan has lifts in it. They will need to come back with a clean plan with pavement and 
striping which shows customer parking, handicapped parking, a parking schedule and 
other details. He noted that this business is in a highly visible area. Rich Shuck suggested 
that when they do their regulations that they clarify the verbiage of what a dust-free 
surface is. 

David Perkins noted that as this is a change of use, Simon Says will also need to satisfy 
the building inspector's requirements, such as including an ADA compliant bathroom. 

David Perkins said he received an application from Reddington Rock Riding Club for 
their annual campground renewal. He will hold it for the other campground renewals as 
well in hopes they can all be taken care of at the same time. 

Ron Houle said he noticed some work being done on Stafford Street on property across 
from Heritage Park. David Perkins said they are cleaning up the stone wall and taking 
down some trees. They are looking at greenhouses and may want to start growing hemp. 
David Perkins said he also got a call from someone looking at the former Chestnut Hill 
Nursery to redo it as a nursery. 
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• 5. Adjournment 
Rich Shuck made a motion to adjourn, seconded by Ron Houle. All were in favor. The 
February 20, 2020 Stafford Planning & Zoning Commission meeting was adjourned at 
8:15 p.m. 


Respectfully submitted, 


\..~.n 1UJL~j(2~ 
Annie Gentile 
Recording Secretary 
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