
SUBJECT TO APPROVAL 

MADISON PLANNING AND ZONING COMMISSION 

REGULAR MEETING MINUTES 

Jan. 21, 2016 

 

The regular meeting of the Madison Planning and Zoning Commission was conducted Thursday, 

Jan. 21, 2016, at 7 p.m., in Meeting Room A at Madison Town Campus. 

 

MEMBERS PRESENT 

Chairman Ronald Clark, Vice Chairman Francine Larson, Secretary Christopher Traugh, James 

Matteson, Thomas Burland, John K. Mathers, Amanda Kaplan, and Joseph Bunovsky, Jr. 

 

MEMBERS ABSENT 

Joel Miller 

 

ALTERNATES PRESENT 

Brian Richardson 

 

OTHERS PRESENT 

Town Planner David Anderson; members of the public; MCTV taped the meeting. 

              

The regular meeting of the Madison Planning and Zoning Commission was called to order at 

approximately 7:05 p.m. by Chairman Ronald Clark.  He seated Alternate Commissioner Brian 

Richardson for absent Commissioner Joel Miller.  The agenda order was adjusted until all 

commissioners could be present to hear the 85 Bradley Road Site Plan Review Application. 

 

Approval of Minutes:      Regular Meeting, December 17, 2015 

 

Commissioner Burland made the motion to approve the Dec. 17, 2015 minutes, as 

submitted; it was seconded by Vice Chairman Larson and unanimously approved. 

 

Vote to approve the Dec. 17, 2015 minutes passed, 6-0-2. 

IN FAVOR: Chairman Clark, Secretary Traugh, and Commissioners Matteson, Bunovsky, 

Richardson, and Burland. 

OPPOSED: None. 

ABSTAINED: Vice Chairman Larson and Commissioner Mathers. 

 

            Planning Meeting, January 7, 2016 

 

Vice Chairman Larson made the motion to approve the Jan. 7, 2016 minutes, as submitted; 

it was seconded by Commissioner Matteson and unanimously approved. 

 

Vote to approve the Jan. 7, 2016 minutes passed, 8-0-0. 

IN FAVOR: Chairman Clark, Vice Chairman Larson, Secretary Traugh, and Commissioners 

Matteson, Bunovsky, Richardson, Burland, and Mathers. 

OPPOSED: None. 

ABSTAINED: None. 

 
Page 1.  Madison Planning and Zoning Commission, Regular Meeting, Jan. 21, 2016 
 



Remarks:  ACCA Liaison Report ~ Chairman Clark summarized the four agenda items that 

were presented at the ACCA meeting he attended. 

          Commission Chair ~ No report. 

          Town Planner ~ Town Planner David Anderson reported the next planning 

meeting will hear a report on plans to install in new communications tower for emergency 

services; an application for it will be filed in the future.  In addition, the planning subcommittees 

will discuss their topics on signs and affordable housing. 

 
16-02. 85 Bradley Road. Map 38, Lot 22. Owner: Carolyn Hale – Tuxis Lumber; Applicant: 

David Short – Coffee Depot. Site Plan Review Application for approval to operate a mobile food 

truck (“Coffee Depot”) from the Tuxis Lumber parking lot. 

 

Applicant David Short reported that he has put together a mobile coffee truck, known as Coffee 

Depot, Inc., and he originally wanted to operate it on the train station property to serve train 

commuters.  The state would not allow the truck to serve at the train station, and Mr. Short stated 

that even if it did allow the operation, the state would have to go out to bid to choose vendors.  

After reviewing town regulations and ordinances dealing with vendors and food truck operations, 

Mr. Short received permission from Tuxis Lumber to operate on its private property.  Coffee 

Depot, Inc., serves coffee, bagels from Cohen Bagels, and donuts from Beach Donuts, Clinton.  

This mobile food truck operates daily, Monday through Friday, from the singular location of 85 

Bradley Road, in the Tuxis Lumber parking lot; hours of operation are 6 a.m. to 11 a.m. 

 

Town Planner David Anderson explained that Mr. Short went to the police department to obtain 

a vendor’s permit, which was granted.  However, Mr. Short was not made aware that he should 

have appeared before the Planning and Zoning Commission, prior to receiving the vendor’s 

permit from the police department; Mr. Anderson stated that this was an omission that took place 

through no fault of Mr. Short.  Mr. Anderson also stated that he will talk to the police department 

to find ways to make sure that both the planning department and the police department are a part 

of future vendor permit requests; it’s a liaison process that needs tightening.  Since it is private 

property, the food truck operation is allowed by site plan review; a similar situation takes place 

with the hot dog vendor at Friends & Company, according to Mr. Anderson.  A town ordinance 

governs food truck vendors, specifically at Academy School and on public property; it also has a 

section about food truck vendors operating on private property.  There are currently no planning 

and zoning regulations that are written specifically about food truck vendors, however, in each 

zone, various uses are permitted.  Approval for such uses could be obtained either through site 

plan review applications or special exception permit applications, according to Mr. Anderson.  

He advised the Planning and Zoning Commission that if it wanted to address the food truck 

vending issue globally, it should first act on Mr. Short’s application and then, afterwards, more 

fully discuss possible changes to the planning and zoning regulations. 

 

No adjacent property owners were notified of the 85 Bradley Road application, because 

notification is not required for a site plan review application; however, the Planning and Zoning 

Commission could choose to seek input from nearby property owners, according to Mr. 

Anderson.  Coffee Depot, Inc. has been operating at Tuxis Lumber for about one month; Mr. 

Anderson stated he has had neither complaints nor inquiries about the truck’s operation.  

Commissioner John Mathers asked whether the truck’s operation has created any traffic issues.  

Mr. Anderson stated that there is plenty of parking to accommodate the vending operation, and 

parking on site is not an issue. 
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Chairman Clark stated that since 85 Bradley Road is located in the Downtown Village District 

the food truck vending issue should be looked at a little more in depth, and it might be worth a 

little extra thought to notify neighbors.  Commissioner Matteson stated that he thinks it makes 

sense to let Mr. Short continue operating at 85 Bradley Road.  Commission Secretary Traugh and 

Vice Chairman Larson both stated that there are guidelines in the town ordinance that govern the 

food truck operation on private property.  Commissioner Burland stated that his opinion is that 

the town planning and zoning regulations do not permit the use of a food truck operation, 

because it is not a restaurant.  Vice Chairman Larson stated that it is a hybrid; it is not quite a 

restaurant, and it is not quite retail.  Mr. Anderson stated that most towns handle food truck 

vendors through town ordinances, and the food truck vendors park on the street. 

 

Town ordinances are broad in nature, and the Planning and Zoning Commission is the body that 

regulates land use; once the Planning and Zoning Commission makes a regulation, it supersedes 

a town ordinance. 

 

Secretary Traugh stated that what is happening at 85 Bradley Road seems reasonably good, it 

fulfills a need, and it conforms reasonably well with the town ordinance; as a next step, the 

commission needs more definition and precision on what it will approve.  Commissioner 

Mathers stated that what might be appropriate for one piece of property might not be appropriate 

for another; the commission could evaluate the situation and establish conditions.  If the 

commission creates a regulation, it will go before a public hearing, Mr. Anderson stated, adding 

that Mr. Short could become a part of the process.  With the 85 Bradley Road site plan review 

application, the commission has 60 days to make a decision, according to Mr. Anderson.  The 

commission could conditionally approve the application for six months, but it has to have an end 

point, such as six months, or at the time at which the Planning and Zoning Commission has 

created the regulation on food trucks, according to Mr. Anderson.  Commissioner Burland stated 

he wanted to table action on the application for 60 days, but Mr. Anderson stated that it would 

take longer than 60 days for the Planning and Zoning Commission to make a new regulation.  

Commissioner Burland stated that he is not comfortable approving a non-permitted use.  

Secretary Traugh stated that the food truck is operating on a retail site. 

 

Commissioner Bunovsky asked if the commission could approve this application and then 

grandfather it in, once a new regulation is made.  Mr. Anderson stated that once the commission 

approves this application with no conditions, it would be approved forever.  If a new regulation 

were to ban all food trucks, Mr. Short’s would not be a part of the ban; his food truck would be 

able to continue to operate, because of this approval. 

 

Chairman Clark expressed disappointment with the state Department of Transportation for 

denying food truck vendors at train stations, when the state is seeking to expand use of the 

Shoreline East rail system.  Mr. Anderson stated he is hoping to address this issue further with 

the state Department of Transportation and the state Economic Development Commission. 

 

Vice Chairman Larson made the motion to approve the 85 Bradley Road Site Plan Review 

Application for a six month time period, which may be extended, at the discretion of the 

commission; it was seconded by Secretary Traugh and approved. 

 

Vote to approve 85 Bradley Road for six months passed, 8-1-0. 

IN FAVOR: Chairman Clark, Vice Chairman Larson, Secretary Traugh, and Commissioners 

Matteson, Bunovsky, Mathers, Richardson, and Kaplan. 
Page 3.  Madison Planning and Zoning Commission, Regular Meeting, Jan. 21, 2016 



 

OPPOSED: Commissioner Burland. 

ABSTAINED: None. 

 

Adjournment 

 

Commissioner Larson made the motion to adjourn at 7:55 p.m.; it was seconded by 

Commissioner Bunovsky and unanimously approved. 

 

Vote to adjourn at 7:55 p.m. passed, 9-0-0. 

IN FAVOR: Chairman Clark, Vice Chairman Larson, Secretary Traugh, and Commissioners 

Matteson, Kaplan, Bunovsky, Richardson, Burland, and Mathers. 

OPPOSED: None. 

ABSTAINED: None. 

                                                                                                            Respectfully submitted, 

           Marlene H. Kennedy, clerk 
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