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.. c)Vt..'.r"°Regular Meeting 
August 5, 2021 	 ~~r--' 

~~·?f;;:.:v';"'~ERKVeterans Conference Room 

Members Present: 	 Dave Palmberg, Chair 

Dr. David Mordasky 

Ron Houle 

Rich Shuck 

Cindy Rummel 


Also Present: 	 David Perkins, Zoning Enforcement Officer 

Dwight Merriman, Big Y Foods, applicant 

John Wittenzellner, applicant 

Public 


Public Hearings: 

• 
Special Permit application of Big Y Foods, Inc. to convert 12,000 square feet of indoor space 
into an indoor storage facility. In accordance with Section 5.2, the applicant is requesting the 
Commission to determine whether this use, which is not specifically listed, is a use like other 
uses allowed. 

Property owner: Big Y Foods, Inc. 

Location: 87 West Stafford Road, Map 36, Lot 80, Zone HB 


Dave Palmberg, Chair, opened the public hearing at 7:00 p.m. establishing a quorum with Dave 
Palmberg, Chair; Dr. David Mordasky, Ron Houle, Rich Shuck, and Cindy Rummel. Cindy 
Rummel read the legal notice. 

Dwight Merriman from the Real Estate Department at Big Y Foods, Inc., noted that Big Y has 
experienced long term vacancies in the Big Y plaza. After some brainstorming about possible 
uses for the vacant spaces, they determined that indoor storage is a hot item that they felt would 
be a good use for Stafford residents. However, indoor storage uses are not specifically zoned for 
the HB zone. The spaces they would like to fill are the former Aubuchon Hardware and Family 
Dollar stores. 

Dwight Merriman said they have put together a conceptual plan. There will be no exterior 
alterations. The double doors on the side of the former Aubuchon Hardware will be for loading 

• 
and unloading. 
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• Ron Houle con finned with the applicant that they will keep the sprinkler system in place. Dwight 
Merriman said the main entrance would be on the side, possibly using the current front entrance 
for emergency egress. 

Dr. Mordasky asked if there is a demand for this type of use. Dwight Merriman said because it is 
indoor storage, they felt it would be a draw, including possibly bringing in more people from out 
of town. Dr. Mordasky also asked about security. Dwight Merriman said they are not that far 
into the specifics, but he would assume the hours of operation might be along the lines of 6AM 
to 9PM with security cameras and badge access for people renting units. 

David Perkins asked if there will be an employee on site. Dwight Merriman said there would be. 
Rich Shuck noted that this type of use will require less parking and suggested they consider 
redeveloping the parking lot to get more water into the ground. 

Dave Palmberg noted that in their previous infonnal discussion with Big Y that Dwight 
Merriman had said that if the retail market bounces back, the modular construction for the units 
could be converted back to individual rental spaces fairly easily. Dwight Merriman agreed. 

David Perkins confinned that the storage business would be owned and managed as Big Y. 

There were no questions or comments from the public. 

• Cindy Rummel made a motion to close the public hearing, seconded by Ron Houle. All were in 
favor. Motion carried. 

Special Permit application of John Wittenzellner to operate large-scale fann events in accordance 
with Section 7.19 titled Accessory Agricultural Activities on the zoning regulations of the Town 
of Stafford. 
Property owner: John and Trina Wittenzellner, 2 Stafford Street, Stafford, CT 
Location: 2 Stafford Street, Map 56, Lot 10, Zone AA. 

Cindy Rummel read the legal notice. 

John Wittenzellner of2 Stafford Street noted the cover letter he included with his application 
which summarized how the idea for holding such events evolved. He had held a wedding on his 
property for his daughter, and afterwards a lot of people asked ifhe might be willing to do the 
same for their wedding. He said most recently he did a wedding for a member of the Luginbuhl 
family, although it was indoors. In preparation for these types of events, he did a lot of cleanup 
and restoration on the property and put a lot into the front field including a stone wall. 

John Wittenzellner said they did get one complaint about a wedding. It was a noise complaint 
about the music. He said they shut the music down at 10:00 PM. After the event, he said he went 

• 
to each ofhis neighbors to talk to them and he described the various positive feedback he 
received. John Wittenzellner said he would like to have more of these events. He said it will 
bring more people into Stafford to see and enjoy a country fann atmosphere, as opposed to 
people going to a country club or other venue. 
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• Dr. Mordasky read the letter John Wittenzellner included with his application. The letter noted 
that he had hosted the Spring Market, as well as some wedding and baby showers, and that Farm 
Day has requested moving their annual event to his farm. He is requesting up to 26 events a year 
and will use a11 his resources to direct music at/into the barn to mitigate noise levels. 

Dr. Mordasky read the letter from Kimberly Sullivan of7 Stafford Street. In her letter she 
expressed concerns about loud, amplified music at night as well as about the frequency ofevents. 
She suggested that if the application is approved that the PZC impose limitations, and she 
outlined some suggestions. 

John Wittenzellner said the weddings are generally just on Saturday nights. In comparison, he 
noted that if the weather or wind is right, he can sometimes hear the Stafford Speedway from his 
home. 

Dave Palmberg asked if the property is on public sewer. John Wittenzellner said it is on septic. 
He said he arranges for sanitation by bringing in air-conditioned trailers with portable toilets. He 
gets a wash station and a pair ofhandicapped toilets. He said the weddings he holds are on 
Saturday nights and he does a few events on Sundays. There may be rehearsal dinners on Friday 
evenings, but no events Mondays through Thursdays. 

• 
Dr. Mordasky asked John Wittenzellner to elaborate on whether he hires any people for these 
events and any potential business that the events might bring to Stafford. John Wittenzellner said 
he employs one person as an all-around handyman for the events who is usually there one to two 
days before the event and one to two days afterward. The rest of the work is done by closer 
family and friends. 

John Wittenzellner said the weddings bring in people from out of town. He said people will stay 
in hotels in the region, anywhere from Hartford to Enfield. He said he is trying to get the 
Innkeepers place as a host for such events. Basils' Restaurant has provided meals for events 
either setting up in the barn or with people going to the restaurant directly. People have also used 
local pizza places. He said businesses that have catered the weddings are local to the area, but 
not necessarily to Stafford. 

Dr. Mordasky asked Dave Palmberg if what John Wittenzellner is proposing at the Witt Farm is 
in line with the agritainment regulations the PZC approved in recent years. Dave Perkins said the 
earlier weddings were private, not commercial, so now that he is proposing a commercial 
endeavor, they need to look at such things as parking, noise levels, and the number of events a 
year, but his proposal is within the realm of what the PZC considers agritainment. 

Rich Shuck questioned how a ZED would be able to determine if an event is a family event or a 
commercial one. John Wittenzellner said his application is for all types ofevents including 

• 
weddings, showers, parties and that he is not interested in pushing the envelope. Rich Shuck 
clarified that he likes John Wittenzellner's proposal and feels it will be a good thing for the town, 
but that the PZC just needs to consider the long term impacts when placing a commercial venue 
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on a fann property. He just wants to be sure they meet town regulations with regard to such 
things as ADA requirements for accessible parking. 

Dave Palmberg said he also likes the idea and what John Wittenzellner has done with his 
property. He asked if the stone wall area for parking is in the town right-of-way. John 
Wittenzeller was uncertain, but says he maintains the area. David Perkins said John's insurance 
policy covers the town just in case. 

Cindy Rummel asked iflighting creates any issues for neighbors. John Wittenzellner said all of 
his lighting is Edison LED lights that go around the perimeter of the tent. He also has similar 
lights by the bam and lights on his house. There is no commercial lighting. The lighting he has is 
just to create an atmosphere. 

The public hearing was opened to public comment. Gene Julian ofTolland Avenue said he is in 
favor of the application, noting he felt the Agriculture Commission did a good job in establishing 
regulations that address these types of events. 

Karl Milikowski of21 Stafford Street said John Wittenzellner is a great neighbor and keeps his 
fann nice. He spoke in favor of the application saying he hoped any issues could be worked out 
with the neighbors and that he was sure John would work with them. 

Kim Milikowski of21 Stafford Street also spoke in favor. She said John Wittenzellner's events 
have a trickle-down etTect on other Stafford businesses. She noted the Tronskys' horses have 
been used at the events and that she has done some floral work for them. There are also food 
trucks that service the events. She noted that nearby land had in the past risked being bought up 
for development and she is in favor ofkeeping land in agricultural use. This proposal would help 
keep it that way. 

Hawk Jaconski of46 Hydeville Road asked what the shut off time is for amplified music. David 
Perkins said 55 decibels is allowed up to 10:00 PM. 

Cindy Fox of46 Edwards Street said she had the pleasure of bringing a donkey to some ofthe 
weddings and loved seeing the delight in people's faces to have that experience. 

Sandy Tronsky of Rice Road spoke in favor of the application. She said they do not hear any 
noise from these events and that she felt it was wonderful to have something like this in Stafford. 

Ted Reutter of Collette Road expressed his support for the application. 

John Mordasky of44 Dunay Road expressed support for the application saying the proposal is a 
labor oflove on John Wittenzellner's part. 

Cindy Rummel made a motion to close the public hearing, seconded by Ron Houle. All were in 
favor. Motion carried. 
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• Agenda: 
I. 	 Call to order and establish a quorum. 
2. Approve minutes of 7/1512021 meeting. 
3. 	 Discussion and possible approval of public hearing items. 
4. 	 Discussion about recent state legislation. 

a. 	 Public Act 21-29 
• 	 Non-conformities 
• 	 Minimum house sizes 
• 	 Parking - opt out provisions 
• 	 Multifamily housing 
• 	 Accessory Dwelling Units opt out provisions 

b. 	 Public Act 21-1, AN ACT CONCERNING RESPONSIBLE AND EQUITABLE 
REGULATION OF ADULT-USE CANNABIS - Possible moratorium. 

5. 	 Discussion about Plan of Conservation and Development due October 2022 
6. 	 Discussion about Zoning Map Updates 
7. 	 New Business 
8. 	 Adjournment 

1. 	 Call to order and establish a quorum. 
Dave Palmberg called the regular meeting to order immediately following the public 
hearing items. The quorum established for the public hearings remained in place. 

• 2. Approve minutes of 7/15/2021 meeting. 

Dave Palmberg noted that the engineering firm referred to in the Public Hearing is 

Weston & Sampson, not Wesson & Sampson. 

Rich Shuck made a motion to accept the 7115/2021 meeting minutes as amended, 
seconded by Dr. Mordasky. Rich Shuck, Dr. Mordasky, Ron Houle and Dave Palmberg 
voted in favor. Cindy Rummel abstained. Motion carried. 

3. 	 Discussion and possible approval of public hearing items. 
The Commission discussed the Special Permit application of Big Y Foods, Inc. Ron 
Houle said he felt it was a good proposal and with modular storage units, they could 
easily be converted back to large retail spaces if the market changes. Cindy Rummel 
expressed favorability for indoor storage. Dr. Mordasky said this is a good way for the 
PZC to support existing businesses in town and to help them stay as viable as possible. 
Dave Palmberg said this type of use will benefit the townspeople. 

David Perkins said they should consider if this use seems similar to retail personal 
services. The consensus was that it is. 

Rich Shuck made a motion to approve the Special Permit application of Big Y Foods, 

• 
Inc. to convert 12,000 square feet of indoor space at 87 West Stafford Road, Map 36, Lot 
80, Zone HB into an indoor storage facility based on the Commission's determination 
that this use is similar to retail personal services. A vote was taken on the motion and all 
were in favor. Motion carried. 
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• The Commission discussed the Special Pennit application of John Wittenzellner. Dave 
Palmberg suggested approving the application but with a few conditions. The applicant 
will need to comply with the sanitary requirements of the North Central Health District. 
The applicant must ensure that appropriate building pennits are obtained, and he should 
take steps to address noise by directing speakers into the tent and have curtains or sides of 
the tent available to mitigate the travel of sound. 

Ron Houle asked John WiUenzellner if the fire marshal inspects the large tent when he 
puts it up. John Wittenzellner said the fire marshal does as well as the small tents. 

Rich Shuck made a motion to approve the Special Pennit application of John 
Wittenzellner to operate large-scale fann events at 2 Stafford Street, Map 56, Lot 10, 
Zone AA, in accordance with Section 7.19 entitled Accessory Agricultural Activities of 
the zoning regulations of the Town of Stafford with the following conditions: 

• 	 No more than 26 events shall be held each year. 
• 	 The ZEO will be infonned 10 days before each event. 
• 	 Amplified music must be shut down at 10:00 PM. 
• 	 Parking must be 40 feet offof Stafford Street. 
• 	 Parking must meet accessibility requirements. 

• 
 • Events must be in compliance with the public health code. 

• 	 State and local building and fire codes related to the property must be adhered to. 
• 	 Appropriate efforts must be made to protect neighboring properties from noise. 

A vote was taken on the motion. All were in favor. Motion carried. 

4. 	 Discussion about recent state legislation. 
a. 	 Public Act 21-29. 

David Perkins said that under the new state legislation, accessory dwelling units 
(ADUs) would be allowed as-of-right, unless they decide to opt out or make other 
regulations. Dave Palmberg noted Stafford pennits ADUs as long as they maintain 
the look of a single family home. They are also only pennitted for family members or 
a caregiver of a family member. There was consensus from the Commission that they 
would like to keep their own regulations in place and to make a recommendation to 
the Board of Selectmen to opt out. They will, however, first need to hold a public 
hearing on the matter. 

David Perkins said the second item they could consider for opting out is the parking 
requirement. Presently, Stafford requires two parking spaces for each dwelling unit 
for a 1 BR or studio apartment. The state legislation would make it mandatory that 
only one would be required. There was consensus to keep the established regulations 

• 	
in town and make a recommendation to the Board of Selectmen to opt out. 
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• 	 The Commission reviewed non-conformities. They would need to eliminate most of 
Section 3.22, Structural Alterations to Nonconforming Buildings, from the Zoning 
Regulations and eliminate Item D under 3.21, Continuing Existing Nonconforming 
Uses. They would also need to eliminate Section 4.10, Minimum Floor Area for One
and Two-Family Dwelling Units. 

b. 	 Public Act 21-1, AN ACT CONCERNING RESPONSIBLE AND EQUITABLE 
REGULATION OF ADULT-USE CANNABIS - Possible moratorium. 
Dave Palmberg said he forwarded to the Commission the recorded webinar that he 
and David Perkins attended along with associated documents. A summary and 
analysis of the bill was provided. In short, he said it is quite involved and confusing, 
and there is a lot to digest. 

Dave Palmberg noted there are eleven categories of use that fall under cannabis and 
the State plays a huge role. He said he felt they cannot reasonably create regulations 
until they are better educated on the subject. He explained the Equity Council that is 
yet to be established and how the extra tax revenue must be used. He noted also that 
many of the limitations set in the legislation will sunset in two years. 

Dave Palmberg said current medical marijuana dispensaries will have a leg up to 
establish hybrid operations that can sell to both medical and recreational customers. 

• 	
Based on the population of Stafford, they could have one micro-cultivator and one 
dispensary facility, but they can have other cannabis type businesses such as for 
transportation and packaging. They would also need to meet various security 
requirements. 

Dr. Mordasky asked if there is some format where the PZC could easily grasp 
regulations and establish the uses in town. David Perkins said there will be at some 
point, but right now it is a moving target. He suggested a moratorium would give the 
PZC time to become better educated and get regulations in place. 

Dave Palmberg noted that Attorney Ken Slater has also recommended a moratorium. 
He asked, however, if it would be best to establish one for six months or for a year. 
Rich Shuck said six months should give them enough time to work with Attorney 
Slater. He noted that a lot of towns will be working on this so information and 
proposed regulations will be shared. 

Dave Palmberg also noted that the state has not established any regulations, but that 
Consumer Protection wants applicants to first have local approvals. He said with a 
moratorium they could hold a few workshops. He also noted that if 1°percent of the 
town's electorate files a petition to prohibit cannabis businesses in town, they must 
hold a public hearing at least 60 days before the next municipal election. He 

• 
suggested they call for a six month moratorium and they can always extend it if they 
feel they need more time. 
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• 	
After a lengthy discussion, the Commission agreed on a six month moratorium on 
cannabis due to the fact that the state still has a lot of unanswered questions before 
them that need to be answered before the PZC can draft regulations. The Commission 
agreed that they need to figure out how to properly manage how cannabis businesses 
would be permitted in the community. 

Dr. Mordasky made a motion to set a public hearing for September 16, 2021 to decide 
to recommend the Board of Selectmen opt out of the ADU language from the state, 
opt out of parking provisions as presented by the state, and to adopt a six month 
moratorium concerning Public Act 21 regarding cannabis. The public hearing will 
also include a discussion on proposed regulation changes for non-conformities and 
minimum house sizes. Cindy Rummel seconded the motion. 

Rich Shuck asked if they need to more closely define small houses that they must be 
on some kind of foundation rather than wheels. David Perkins said if they are on 
wheels, they are not considered a structure. 

A vote was taken on the motion. All were in favor. Motion carried. 

• 
5. Discussion about Plan of Conservation and Development due October, 2022. 

David Perkins said he reached out to the fire department and the WPCA to get their long 
term plans. He will share information when he hears back from them. The Commission 
discussed inviting the WPCA to an upcoming meeting for a discussion. 

6. 	 Discussion about Zoning Map Updates. 
The Zoning Map is up-to-date with their discussions and they will make changes if 
anything new arises. 

7. 	 New Business 
Ron Houle asked Dr. Mordasky about the progress of the veterinary clinic. Dr. Mordasky 
said the work is coming along and they expect it to be ready in about 3-112 months. 

David Perkins said he had a conversation with the owner of the Country Village Shops 
about the lawn mowing situation. He said the owner was also looking to fix up the front 
of the restaurant but will need to first talk to the state. 

8. 	 Adjournment 
Ron Houle made a motion to adjourn, seconded by Dr. Mordasky. All were in favor. 
Motion carried. The August 5, 2021 meeting of the Stafford Planning & Zoning 
Commission was adjourned at 8:50 PM. 

Respectfully submitted, 

• 
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Annie Gentile 
Recording Secretary 
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