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• Town of Stafford 
Planning & Zoning Commission 2021 JUL -6 AM 10: '-+2 
Regular Meeting 5p..c~
July 1,2021 ~'---'Veterans Conference Room 1/ iO'NN CLEP.'( 

Members Present: 	 Dave Palmberg, Chair 

Dr. David Mordasky 

Cindy Rummel 


Also Present: 	 David Perkins, Zoning Enforcement Officer 
Bruce Dobson, Agriculture Advisory Commission alternate member 

Agenda 
1. 	 Call to order and establish a quorum 
2. 	 Approve minutes of6/17/2021 meeting 
3. 	 Discussion about Plan of Conservation and Development due October 2022 
4. 	 Discussion about zoning map updates 
5. 	 Discussion about recent state legislation 
6. 	 New Business 

• 
7. 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, Dr. David Mordasky, and Cindy Rummel. 

2. 	 Approve minutes of 611712021 meeting. 
Cindy Rummel made a motion, seconded by Dr. Mordasky to approve the minutes of the 
June 17,2021 regular meeting. All were in favor. Motion carried. 

3. 	 Discussion about Plan of Conservation and Development due October 2022. 
The meeting focused on open space and agriculture. There were several items in packets 
to commissioners including Section 2: Farm and Forestland Preservation of Stafford's 
July, 2011 Plan of Conservation and Development, information on the Somers Plan of 
Conservation and Development, and an OLR Research Report from January, 2011 on 
Right-To-Farm Ordinances. Bruce Dobson, an alternate member on the Agriculture 
Advisory Commission attended the meeting. 

The Commission discussed open space requirements in subdivisions. In some cases land 
is given, while in others the town accepts a fee in lieu. They discussed the quality of 
lands given to the town as part of the subdivision process. Much of the land the town has 

• received is undevelopable, such as wetlands. The Commission discussed making a 
statement that limits the amount of wetlands given as Open Space to 10 percent and 
requiring it have frontage on a road with access to it. They also discussed the possibility 
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• of allowing a co-op offanns to have opportunities to lease the land for certain activities 
such as haying. 

If the town is given money, it could be used to cut trees, stump, and propagate land into 
spaces that would be usable for the public. 

Dave Palmberg noted they don't have a lot of subdivisions but that Open Space from 
them could be used for recreational or civic uses. David Perkins said it could possibly be 
used to purchase playground equipment. He noted they also try to create contiguous 
spaces for the benefit of wildlife. 

David Perkins noted that Somers did an exceptionally good job of preserving their prime 
fannland. Dr. Mordasky said Somers requires the State maximum of 20 percent of Open 
Space from subdivisions. He asked if Stafford might want to consider doing the same, 
and increase their requirement from 10 percent to 20 percent or use the money they 
receive in lieu ofland to purchase usable land. Dave Palmberg said they could make a 
recommendation to make that increase, creating criteria for Open Space given such as no 
wetlands, steep slopes or ledge. He said there is some language spelled out in the State 
statutes they could use. 

The Commission discussed agricultural overlay zones. Dr. Mordasky asked how it works 
and what the pros and cons are of such a zone. David Perkins said an overlay zone could 
be written with specifics that detail what the Commission would want to see. Dave 
Palmberg said an overlay would give legitimate agricultural operations more flexibility 
such as in setbacks, migrant housing, or any other related needs. He said they could make 
a recommendation in the new POCD to establish an overlay zone that would encourage 
flexibility for structures, etc. He said it should also include language for protection ofthe 
land, for dust and odors, and for pesticides and fertilizers. 

Dr. Mordasky said he had a conversation with Ken Crary, who certifies organic fanns. 
Dr. Mordasky had asked him what might be the minimum lot size to zone for agriculture. 
Ken Crary had explained that even a one acre plot can be highly productive. 

The Commission discussed P A 490 land. Dr. Mordasky said they should be able to allow 
people to put managed forestland under P A 490, and it should be encouraged in the 
POCD. 

David Perkins noted that whenever he gets an application for timber harvesting, he gets a 
copy of the forestry plan. He said he often finds that the timber operation doesn't match 
the P A 490 plan. Dr. Mordasky said if you have land in P A 490 it needs to be legitimate 
and meet the requirements. Dave Palmberg said the way to get that is to go through the 
assessor. Land owners need to satisfy the assessor's requirements. 

• Bruce Dobson said he understood P A 490 land is either forestland or agricultural land, 
but he had heard the town designates another type. He understood that it was a way for a 
small landowner to fann land without it being taxed, such as someone with five acres 
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with the house and yard taking up one acre and the remaining four acres being farmed . 
David Perkins said the town classifies that as Open Space. 

Dave Palmberg said the Commission could make a recommendation to permit minimum 
lot sizes and to encourage new and micro farms. They need to make the management of 
P A 490 land more consistent. A general recommendation to further encourage 
agricultural activities in Stafford would be beneficial. He noted also that Open Space falls 
under the Subdivision Regulations, not the Zoning Regulations. 

David Perkins asked about fields that are slowly turning into forestland-such as the 
property on Chestnut Hill. If you don't work the land, it ends up reverting to forest. Dave 
Palmberg suggested suitable properties to be reclaimed as agricultural lands should be 
identified in the Plan. 

Cindy Rummel said they can encourage property owners to do something with their 
properties, but they cannot legally require they do so. David Perkins said they would need 
to create some type of incentive for landowners to keep them from allowing their 
agricultural lands to revert back to forestland. 

Dr. Mordasky discussed agri-tainment. He asked how these new regulations were 
working out. David Perkins said there are three or four levels of intensity for various 
activities, and they require a Special Permit so it spells out for both him and the property 
owner what can and cannot happen on the property. Dr. Mordasky asked if they need to 
add anything to the POCD that addresses any agri-tainment issues. David Perkins 
suggested simply including a blanket statement that the PZC should do what it can to 
enhance and encourage such activities. 

Dave Palmberg suggested they also create consistent wayfinding signs on town roads that 
help out-of-towners find various farms in town where activities might be happening. This 
would need to be coordinated with the Public Works Director. He noted they cannot put 
signs up on State roads without the State's approval. 

Dr. Mordasky asked what Water Management Zones are and why they were suggesting 
eliminating them. Dave Palmberg identified the two largest areas on the town map. David 
Perkins said if you want to build a single family house in a Water Management zone, you 
have to have two times the lot size required in a residential zone. However, wetlands laws 
and health codes already have restrictions so it isn't necessary to carve out separate Water 
Management zones. 

The Commission and Bruce Dobson had a general discussion about Right-To-Farm 
ordinances. Basically, these ordinances demonstrate a municipality's commitment to 
agriculture and farming, and they protect farms and agricultural operations from certain 
nuisance lawsuits. They discussed putting up signs on various roads at the town line that 
identify Stafford as a right-to-farm town . 
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• The Commission discussed elimination of the Open Space zone. This is basically 
municipal property such as playgrounds and cemeteries and would be absorbed into 
whatever the surrounding zone is. For example, the vacant Witt School is considered 
Open Space. Dr. Mordasky said if they eliminate the zone, they should explain what 
Open Space covers and provide an explanation for eliminating it. 

Dave Palmberg recapped the discussion and the PZCs plans moving forward: 

• 	 Look at recommending increasing the Open Space requirement in subdivisions 
• 	 Address uses for Open Space in conjunction with State statutes 
• 	 Promote agriculture by allowing smaller farms 
• 	 Determine minimum lot sizes 
• 	 Address the P A 490 requirement for farms 
• 	 Recommend a town-wide review ofPA 490 land to ensure the land is compliant 

and being used for the purpose of agriculture 
• 	 Identify overgrown agricultural land, encouraging reclamation and creating 

incentives for doing so 
• 	 Eliminate the Water Management and Open Space zones and discuss if such lands 

should revert to abutting zones 
• 	 Consider an Agriculture Overlay Zone outlining benefits to both the town and 

local farmers; include open space development within the overlay. 

• 4. Discussion about zoning map updates 

This item was included in Item 3 of the agenda. 


5. 	 Discussion about recent state legislation. 
Dave Palmberg reviewed a handout provided by the State of CT Office of Policy and 
Management regarding SB 1201 - An Act Concerning Responsible and Equitable 
Regulation of Adult-Use Cannabis. 

Effective July 1, 2021, recreational use of cannabis was approved in Connecticut. Dave 
Palmberg reviewed State requirements to hold a referendum on whether to allow certain 
cannabis sales if at least 10 percent of its electors petition for such a vote at least 60 days 
before a regular session. This would be handled by the Board of Selectmen. 

Dave Palmberg reviewed the taxing of cannabis sales (6.35% state sales tax plus an 
additional 3% municipal sales tax) and the six permitted ways the municipal tax revenue 
could be used. He noted that retailers are licensed by the state and Stafford would be 
limited to one retail store or less. 

Other changes that go into effect July 1, include changes to accessory dwelling unit 
requirements. They would need to make a tweak to their existing regulations and they 

• 
would need to decide if they want to opt out on the state mandate allowing ADUs in all 
zones. 

4 




• He also reviewed increases on time limits for various extensions, which was included in 
1.< the new eviction bill. 

6. 	 New Business 
David Perkins noted he received plans for the former Milikowski property and the 
Commission will be looking at these at their next meeting. 

7. 	 Adjournment 
Dr. Mordasky ma.de a motion to adjourn, seconded by Cindy Rummel. All were in favor. 
Motion carried. The July 1, 2021 meeting of the Stafford Planning and Zoning 
Commission was adjourned at 8:30 PM. 

Respectfully submitted, 
-, 

'j y1 -, ...\ /t ,/{eet 

Annie Gentile 

Recording Secretary 
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