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LITCHFIELD PLANNING AND ZONING COMMISSION 
 MEETING MINUTES  

September 21, 2020, 7:00 p.m. 
Remote Meeting by Live Internet Video Stream and Telephone  

 
 

Call to Order – Chairman Carol Bramley called the meeting to order at 7:00 p.m. 
Members Present:  Max McIntyre, Robert Lupo, John Cox, Stephen Simonin, Peter Losee  
Members Absent: Jordan Richards, William Conti, Guy Baldwin, Abby Conroy 
Appointment of Alternates –  None  
Commissioners’ requests – None 
 

BOND RELEASE 
PAC Group - Indian Knolls Condominium Association – Indian Knolls Rd. -   9/21/20 
Request for Certificate of Zoning Compliance and final bond release. (letter of credit $112,336.00)  
Dennis McMorrow, P.E. of Berkshire Engineering was present for the application.  He stated that they 
are still working on the “As built” for the WPCA.  The item was continued to October 5 to allow the 
applicant to complete the map.  

 

PERMIT EXTENSION 

Hunter’s Chase of Connecticut, LLC –  Hunter Drive –     6/21/20 
Site Plan approval for Permit Extension, expiration 12/19/20 request for extension to 12/19/2025. 

a. Motion to extend site plan approval/permit until July 29, 2024, per Inland Wetlands 

Commission extension approval on September 9, 2020. 

Dennis Tobin stated that the Inland Wetlands Commission has granted an extension to July 29, 2024 
on the advice of their attorney.  
Attorney Michal Dolan was present for the application. He explained that he doesn’t agree with Attorney 
McDermott’s calculations on the expiration date (as stated in her letter of August 28, 2020 to the Inland 
Wetlands Commission) and believes it should be extended to December 19, 2025, as they originally 
requested.  He reserved the right to return for the additional time requested after he speaks with 
Attorney McDermott.  The Commission reviewed an opinion by their attorney, Steven Byrne dated 
September 3, 2020 which was in agreement with Attorney McDermott’s calculations.  
 
The Chairman explained that the extension is requested because the approved Site Plan was the 
subject of an appeal which resulted in a Stipulated Judgment in 2011, which states that the site plan 
shall be valid for nine years.  
 

P. Losee moved to grant the Site Plan Permit Extension until July 29, 2024, in keeping with 
Wetlands approval, J. Cox seconded and the motion passed unanimously.  

 

PUBLIC HEARING 

The Hubbell Difference Foundation, Inc. (Chanticleer workshops & seminars) – 47, 51, 55 Parcels 
20A & 20B Hutchinson Parkway         9/21/20 
Special Exception Philanthropic, Instructional and Education Institutions (P.I.E.) in RR District. 
(Litchfield Zoning Regulations Glossary of Terms and Phrases and Permits, Approvals and Exceptions 
#6) 
Chairman Bramley opened the hearing and reviewed all new material submitted since the last hearing. 
She read the Fire Marshal comments as stated on an email dated Sept. 21, 2020.   
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Attorney Meter was present for the application.  He explained that the issue the commission must 
decide on is whether the application is for a mixed use or an accessory use to the farm in a residential 
zone.  He stated that the P.I.E. use is an allowed use in that zone.  This application is basically for a 
classroom use in the farm setting. He argued that multiple uses are allowed in that zone as special 
exceptions. He asked the commission for time to resolve the issues with his clients mentioned in the 
Fire Marshal memo. He reiterated his client’s point that there are no plans to construct a “conference 
center”.  Food trucks are not proposed and outdoor toilets will be brought in right before events and will 
be removed right after.   
 
Attorney Grimes was present for his clients Dr. and Mrs. Sawula.  He reviewed and explained his 
Exhibits that were presented for the public hearing tonight. He explained that the applicant argues that 
his proposed PIEI use is not a mixed use, but rather is “inseparable from the existing farm operations”.  
While the applicant may view the two uses as inseparable the Regulations do not. He quoted the 
preamble to the RR zoning regulations which limit uses in the RR zone “to reflect a low-impact single 
use pattern of development”. There is no dispute that the Regulations designate a PIEI and a farm as 
two distinct principal uses. The very definition of the P.I.E.I. use names “institutions”.  The applicants 
are asking for uses that will be hosted or run on multiple lots, in multiple buildings on 74 acres of land, 
which is excessive in a rural residential zone. The application is vague as to specific areas which will be 
used for specific seminars. 
 
Commission member P. Losee asked for an explanation of time periods that portable toilets will be left 
on the site. Attorney Meter stated that he will look into providing more detail about time periods for 
toilets being delivered and picked up after events for the next meeting.   
 
Chairman Bramley questioned the number of seminars that will be held for multiple days, she doesn’t 
recall this being discussed before.   
 
M. McIntyre expressed concerns over the ambiguity of the definitions of farms and barns and uses 
allowed.  
 
Chairman Bramley expressed concerns about the uses on multiple lots with large acreage.  She 
mentioned the discussions during the application for the Forman School when they purchased an 
adjoining property to become the headmaster’s house.  The commission requested the lot line be 
dissolved between the properties to conform more to a single use on a single property. They also 
required conservation easements to prevent further expansion of uses on the property. She explained 
that when a special exception is granted it goes with the land in perpetuity, so future owners of the land 
could change the scope of approval (institutional) to include a conference center and that is what the 
neighbors are concerned about.  
 
She expressed concerns about the proposal to hold classes in the currently pre-existing non-
conforming barn structure and whether that expands a non-conforming use of the building from farm 
storage to classroom.  One of the parcels proposed in the application also contains two dwelling units 
which are not owner occupied, as required by the zoning regulations. The regulations state that most 
special exception uses require owner occupancy. The existing houses are occupied by offices for the 
two entities that exist there already. She expressed concern that the applicant’s listed on the application 
are both business entities and not an individual.  
 
She questioned the comment made that the classes would be ancillary to the farm.  Ms. Bramley 
explained that the applicant stated they currently have 14 employees, some of which are employed by 
the production company that is being run on the property; so how is that ancillary to the farm? Mr. 
McIntyre and Mr. Losee agreed with Ms. Bramley’s observations. She expressed concern on the 
vagueness of the application in regards to size and number of classes to be held, location of each class 
and the logistics required for classes (i.e., loud speakers, times of classes, etc.) 
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S. Simonin stated that he was born and raised on a farm and the point is clear; you have to teach 
people about farming or you won’t have any farms, but also agreed with the statements made by Ms. 
Bramley that the application is vague.  
 
Attorney Meter addressed concerns expressed by the Chairman. He invited the commission to approve 
the application with conditions. Ms. Bramley stated that more specifics are needed regarding hours of 
seminars, and the number of days the classes will be held. Mr. Meter stated that the applicant would be 
happy to accept any conditions of approval the commission feels necessary that would limit the number 
and frequency of classes per year, the times, etc.  
 
Dr. Tobin asked Dennis McMorrow, P.E. to look at the revised site plan and calculate the total 
percentage of land proposed to be used as part of the application, including buildings, parking, houses, 
etc.  Dennis McMorrow, P.E. stated that it would be about 11%.  He stated that the application is filled 
with allegory; which means it’s not specific enough or post structural. There is no way of determining 
who is there working, staying overnight, etc. He requested the applicant return to the next meeting with 
a more structured listing of the proposed activities or some kind of restrictions. 
 
Attorney Grimes stated that the issue here, is clearly the definition of farming. The reason it is the issue 
is because they want to educate and instruct. Is the definition of educating and instruction included in 
the definition or meaning of a farm? He compared the use of Institutional as they relate to Forman 
School and CJR, which he believes are different from this proposal. The regulations do not include the 
education and instruction uses listed as permissible on a farm. He addressed the “guest houses” that 
are not allowed without a primary single family dwelling on each property.  The barn that is proposed for 
the classroom is currently non-conforming in setbacks and a safety issue because of the proximity to 
the road.  
 
Public Comments 
Angela Giroux feels this proposal and the farming classes are a valuable resource.  
 
Rusty Dyer, a production assistant on the film crew being operated at the Hubbell property now, is in 
support of allowing the proposal with restrictions.  
 
Layton Morrison stated that regenerative farming is the future of farming and this proposal will allow the 
education of young farmers to allow for continued farming. 
 
Stephanie Weaver doesn’t agree with Attorney Grimes interpretation of the regulations. 
 
Chris Blake wants the Commission to work with the applicant in formulating conditions or restrictions to 
this application which will allow an approval.  
 
Steven McGruger thinks the farm improves culture and education.  
 
Bill Burgess stated that this plan for the farm is strategic with the Plan of Conservation and 
Development. The educational use is clearly ancillary to farming as proven by other successful farming 
ventures in the area. He urged the commission to work with the applicant to frame a resolution that 
would let the Mr. Hubbell begin on a smaller scale and allow for tweaking as thing progress.   
 
Harvey Hubbell stated that the traffic on the road and the amount of cars will not be a concern.  Classes 
will be done on a seasonal basis.  
 
Jodi Lambert spoke as a nearby property owner and is very concerned about the increased traffic this 
proposal will bring to the neighborhood.  She stated that there is increased traffic in that residential area 
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already from the ongoing activities and many neighbors take alternate routes around the farm to avoid 
it. She doesn’t want to see portable toilets from the road and is concerned about the amount of cars 
coming up and down the road.  It dramatically affects the surrounding properties.   
 
The hearing was continued to October 5 2020. 
 

MINOR SITE PLAN MODIFICATION 
Rissolo (Agent for Eanes) – 55 Litchfield Ponds – Extend deck to 22’ x 12’.  
The Chairman explained that she and Dr. Tobin have approved this application, as authorized in 
Section 7(g) – Permits, Approvals and Exceptions in the regulations.  

 

APPLICATION RECEPTIONS 

Caroll (Litchfield Grange)    670 Northfield Rd.     9/21/20 
Receive and set public hearing (11/2/20) for Application to Change Zoning Map for parcel from SF 
District to C202 Commerce District. 
David Carroll was present for the application.  He explained that the Grange organization has decided 
to close its doors.  He stated that this building has been a staple in the Northfield area of town for many, 
many years and he is interested in preserving the history of the building.  The Northfield section of town 
is in need a new general store, since the previous one on Main Street closed several years ago. He 
would like to convert the upstairs into a neighborhood corner store and the bottom floor will rented out 
for community event. The specific uses will need to be addressed in a separate application to the 
commission after the zone change application is considered.  
S. Simon moved to set the public hearing for November 2, J. Cox seconded and the motion passed 
unanimously.  
 
Approval of Minutes September 8, 2020 – S. Simon moved to approve the minutes, with corrections, 
P. Losee, seconded and the motion passed with J. Cox abstaining.  
 
Old Business – None 
 
New Business – Commissioner Simonin – “Home E-business Impact” 
S. Simonin stated that he is the Chairman of the Cable Advisory Council and Chairman of the Technical 
Committee for the state as well. The Cable TV Advisory Council has been overwhelmed with complaints 
on Cable service and operation during COVID-19. Because people have been forced to work from home 
and children must use online services for school there have been many complaints from customers 
ranging from no internet, slow internet and break up on the internet. The Commission reviewed 
information he submitted, including an explanation of the problem, semi-annual proof of performance 
data charts and some possible solutions to this problem. He explained that 30 years ago Cable was 
controlled like a monopoly.  The transmission levels had to be tested and controlled for all TV channels, 
but there was no internet. 20 years ago when the internet was coming in, data was not considered TV 
and not regulated. The FCC removed all controls on internet to allow for a more inexpensive way to 
expand. These regulations have not changed in that time to keep up with internet usage.   
 
There was discussion about Broadband services in the future.  Mr. Simonin stated that this is an 
extremely complicated technology to understand and very expensive to install.   
 
The Chairman explained Guy Baldwin has moved out of Litchfield and has resigned his seat on the 
Commission.  
 
Correspondence - None  
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J. Cox moved to extend the meeting beyond 10:00 p.m. M. McIntrye seconded and the motion passed 
unanimously.  
 
Chairman Bramley recused herself from the Executive Session.  
 
P. Losse continued the meeting.  
 
Possible Executive Session:  Pending Litigation- Matthew Burger et al v. Planning and Zoning 
Commission Town of Litchfield LLI-CV-20-6024893 
J. Cox moved to go into Executive Session and invited S. Byrne, D. Tobin and D. Raap to attend, at 9:48 
p.m. P. Losee seconded and the motion passed unanimously.  
The commission came out of executive session at 10:07 with no action taken. 
 
Adjournment – S. Simon moved to adjourn at 10:07, R. Luop seconded and the motion passed 
unanimously.  
 
 
 

Carol Bramley    October 5, 2020 
Carol Bramley, Chairman     

 
 


