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LITCHFIELD PLANNING AND ZONING COMMISSION 
 MEETING MINUTES  

September 8, 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, Jordan Richards, Stephen Simonin 
Peter Losee  
Members Absent: William Conti, John Cox, Guy Baldwin, Abby Conroy 
Appointment of Alternates –  J. Richards was appointed.  
Commissioners’ requests – S. Simonin requested that in the future the commission should 
discuss e-business that are run out of home. Dr. Tobin asked Mr. Simonin submit a written 
statement for the next meeting.  
 

BOND RELEASE 
PAC Group - Indian Knolls Condominium Association – Indian Knolls Rd. –   9/8/20 
Request for Certificate of Zoning Compliance and final bond release. (letter of credit $112,336.00)  
The Chairman read an email from R. Alexe, Public Works Director, stating that he has not received an 
“as-built” from the applicant and therefore he cannot proceed with inspections to ensure adequate, 
acceptable infrastructure is in place for the town to sign off on.  Bill Zampaglione was present as Indian 
Knolls Association president.  He stated that he met this morning with Mr. Alexe and D. McMorrow from 
Berkshire Engineering and Mr. Donahue from the WPCA.  WPCA would like to visit the site and mark 
lines so they know where everything is and maps will be drawn showing the items that were requested 
from the town.  This item was continued to the September 21 meeting to accomplish this.  

 

PERMIT EXTENSION 

Hunter’s Chase of Connecticut, LLC    Hunter Drive –    9/8/20 
Site Plan approval for Permit Extension, expiration 12/19/20 request for extension to 12/19/2025. 
Attorney Michael Dolan was present for the application. He explained that this development has been 
ongoing since it was originally approved on August 2, 2010, the site plan approval was the subject of an 
appeal regarding the bond requirements, which appeal resulted in a Stipulated Judgment on December 
19, 2011.  The Chairman noted that this commission approval cannot be granted until the Inland 
Wetlands Commission has granted their extension for the same. Ms. Bramley read into the record a 
legal opinion letter from Attorney Steven Byrne dated September 3, 2020.  Dr. Tobin asked for a motion 
to approve the legal review fee of $750.  M. McIntyre moved to approve the review fee for Attorney 
Byrnes fee, P. Losee seconded and the motion passed unanimously.  Ms. Bramley read a letter dated 
August 6, 2020 from Hunters Chase at Litchfield Association, Inc. to express support of the extension 
request.  The item was continued to September 21 to await Inland Wetlands approval.  

 

PUBLIC HEARING 

The Hubbell Difference Foundation, Inc. (Chanticleer workshops & seminars) –  
47, 51, 55 Parcels 20A & 20B Hutchinson Parkway       9/8/20 
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).  The hearing was opened at 7:21. The Chairman explained the procedure for the hearing.  She 
noted that she and Attorney Grimes are both members of a separate nonprofit organization. The 
Chairman read a letter for the extension of the public hearing received by Attorney Meter.  Ms. Bramley 
made note of a letter from Attorney Grimes dated August 17.  Attorney Meter explained his submittals 
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for the evening beginning with his statement of the (1) Building Use – Current and Prospective. (2) 
Harvey Hubbell/Chanticleer Acres Video Links (3) Class descriptions and (4) Description of all Parcels. 
Aerial pictures of the Hubbell property to the north showing that the farm is not visible to the Sawula 
property were viewed.  
 
Mr. Meter stated that 14 people work on the farm now.  Cars are now parking off street. He stated the 
request from the Fire Marshal regarding a street number for the barn is being worked on.   
 
In favor 
 
Bill Burgess requested clarification in the previous minutes of comments he made. He felt the minutes 
did not actually reflect his statements.  He also asked that the commission consider the speed limit for 
cars going up and down Hutchinson Parkway.  
 
Renee Giroux spoke in support of the application, but her video cut out before she could finish.  
 
Bill Burgess stated that he knows Renee and explained her credentials and experience.  
 
Stephen Kassel spoke as a young farmer in support of this application. He stated that approval of this 
special exception application will give back to the environment and the natural community, while 
sustaining the ability of local farms to continue to be reliable resources and sustainable businesses.  
 
Harvey Hubbell explained the history of the parcels and his purchase of the land.  He wants to be able 
to preserve the farm and land he doesn’t want to lose the stewardship of the young people who work at 
his farm.  
 
Shelia Moses who prepares the taxes for the Hubbell Foundation.  She wants the record to be clear 
that no buildings will be built, and no conference centers will be built. 
 
In opposition 
Attorney Perley Grimes of Cramer and Anderson was present for his clients, Dr. and Mrs. Sawula.  He 
explained that his comments and the commission’s considerations should be based on what is referred 
to as “the Fuller Test”. The Fuller Test is a three “prong” approach.  He summarized his first memo to 
the commission dated July 7 addressing the “first prong”.  He reviewed his memo to the Commission 
dated September 3 explaining his client’s position.   
 
Dr. Sawula read his letter dated August 27 appealing to the commission to not allow this project to 
harm, devalue and disturb the character of the RR zone.  
 
Attorney Grimes described the 15 exhibits submitted with his Sept. 3 memo. He stated his opinion that 
the applicant’s proposal would be a “fundamental transformation” of the Hubbell Farm property from a 
rural farm setting to an intensive, institution operation is entirely inconsistent with the purpose of the RR 
rural zone.  
 
Andrew O’Hazo, of O’Hazo Appraisal Services, LLC was present and read his report dated September 
2, 2020.   
 
Attorney Meter rebutted Mr. Grimes statement that the proposed uses (farm and single family dwelling) 
cannot exist on the same lot. He stated that in this instance the P.I.E. use goes hand in hand with the 
farm use on the property.  The educational component of this application comes from the farm use, 
which is allowed under the current zoning regulations. The intent is to use the farm for educational 
instruction only.  No other buildings will be built (ie, Conference Center, dining hall, residential units). 
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He reviewed the 15 exhibits submitted by Attorney Grimes. He encouraged the commission members 
to read pubic letters submitted as they were not read into the record this evening.  
 
Attorney Grimes stated that this application should be denied based on his opinion that the applicant’s 
admission that the proposed use in not accessory to the farm is consistent with the definitions of the 
term “farm” in the regulations and Connecticut General Statues, neither of these definitions include 
education or instructional activities as part of the farm.   The regulations designate a PIEI and farm as 
two distinct principal uses and forbid the proposed instructional and education activities being 
conducted on the same property in the RR district. The applicant’s proposal would be a “fundamental 
transformation” of the Hubbell Farm property from a rural farm setting to an intensive, institutional 
operation entirely inconsistent with the purpose of the zone.  
 
Attorney Meter rebutted Mr. Grimes interpretation of the term or meaning of “institution”.  
 
Mr. Hubbell believes the educational aspects of the proposal will benefit the neighborhood.  They are 
not proposing any large conference center.  
 
The Chairman named all the public comment letter received and asked the commission to be sure to 
read through them for the next meeting.  
 
Bill Burges asked the commission to focus on concomitant uses as they relate to current agriculture. 
This application is not precedence setting and he used the example of conditions set by the 
Commission for the Ripley Waterfowl Conservancy and their public gatherings.  
 
Renee Giroux stated how important this farm and its educational activities are to local farmers in 
allowing them to maintain their own farms.  
 
The Chairman continued the hearing to September 21 at 9:41 p.m.  She noted that information will be 
forwarded to the commission attorney for review and comment for the next meeting.  
 
Approval of Minutes August 17, 2020 – P. Losee moved to approve the minutes with corrections. M. 
MacIntyre seconded and the motion passed unanimously.  
 
Old Business – Dr. Tobin followed up on a request from Mr. Losee from last month regarding the wood 
wall constructed at Bohemian Pizza and read a letter from the Building Inspector indicating that the Fire 
Marshal and Building Inspector have done inspections on this building and are monitoring the situation.   
 
New Business –  
 
Correspondence  
 
Adjournment 
P. Losee moved to adjourn at 9:46 p.m. R. Lupo seconded and the motion passed unanimously. 
 
 

Carol Bramley    9/21/2020 
 
Carol Bramley, Chairman    Date 

 
 

 
 


