
Town of Stafford 

RECEIVED 
STAFFORD, CT 

Planning & Zoning Commission 
Special Meeting 

2a21 or. 2 

Community Center - 3 Buckley Highway 
October 21, 2021 

Members Present: Dave Palmberg, Chair 
Cindy Rummel 
Rich Shuck 
Ron Houle 

Also Present: David Perkins, Zoning Enforcement Officer 
Jason Collette, applicant 
Public 

Public Hearings: 

Special Permit application: 
Of Jason Collette to operate a brewpub at 86 Main Street, Stafford, CT in accordance with 
Regulation 7 .13 Alcoholic Beverages 
Property owner: American Sleeve Bearing, LLC 
Location: 86 Main Street, Map 51, Lot 56, Zone CB 

Zoning Regulations Changes: 
Delete Regulation 4.10 minimum house size in accordance with Public Act 21-29. 
Alter Regulation 3.21 and 3.22 to make the nonconformities section conform to Public Act 21-29 
Opt out of "cannot require more than one parking space for studio or one bedroom 
apartments ... " in accordance with Public Act 21-29. 
Opt out of allowing accessory dwelling units as of right on each lot that contains a single family 
dwelling in accordance with Public Act 21-29. 

Place a temporary moratorium prohibiting Cannabis Establishments authorized by Public Act 
21-1. Any application submitted for the approval of any cannabis establishment will be denied 
by the Planning and Zoning Commission or Zoning Enforcement Officer as may be appropriate. 
Moratorium to run from 10/1/2021 to 4/1/2022 to allow the Commission time to consider 
adoption of changes to the Zoning Regulations. 

Dave Palmberg, Chair, opened the public hearing at 7:00 p.m., establishing a quorum with Dave 
Palmberg, Chair; Cindy Rummel, Rich Shuck and Ron Houle. Cindy Rummel read the legal 
notice for the first public hearing - the Special Permit application from Jason Collette to operate 
a brewpub at 86 Main Street. 
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Jason Collette said he would like to open a brewpub, with brewing operations in the basement 
and a taproom upstairs. This has been a hobby of his that he now wants to take a step further. In 
the beginning, they may provide some prepackaged food. Water used in the operation will be 
drained to a tank to be treated first before being discharged to the sewer system. Jason introduced 
his two partners, Jason Stone of 4 Crescent Street, Southbridge, Mass., and John Demers of 
7 Curtis Street in Stafford Springs. 

Jason Stone said he is looking forward to having this business enrich the town of Stafford and 
learn a little something himself along the way. John Demers said he moved to Stafford Springs in 
part because of the downtown area. With the business, he hopes it will bring a sense oflocal 
pride to the patrons and the greater community. They hope to be able to support local events, 
athletics and other activities in town, and they hope the business will complement existing 
businesses on Main Street. 

Hugh Owen of 49 Hopyard Road asked some general questions about the seating capacity at the 
brewpub, the hours they will operate and whether people will also be able to purchase beer to go. 
Jason Collette said the name of the business will be "Off the Rails Brewing Company," and their 
architectural plans show seating for 22 inside. They plan to sell beer to be consumed inside and 
also to go. He said the hours are not firm yet, but they expect to be open Wednesday, Thursday, 
Friday and Saturday evenings and Sunday afternoons . 

Cindy Rummel asked if the applicant is operating a brewpub anywhere else right now. Jason 
Collette said he was not. Until now, it has been strictly a hobby. 

Rich Shuck thanked the applicant and partners for their professional plans. He said it appears that 
they will be using about half of the building. Jason Collette said they will actually be using about 
one-third of it. When facing the building, it would be the right side. It was noted there will be 
seating for 22 people inside, plus seating on the deck outside for a total occupancy in and out of 
44. Jason Stone said that includes standing room. 

Ron Houle asked how many gallons a week they plan to brew. Jason Collette said it is a one 
barrel system. There will be eight beers on tap and two rotating experimental beers. So about 630 
gallons. Ron asked if they will be having any guest beers. Jason said not right away, but possibly 
later. Ron also asked ifhe had a liquor license. Jason said that will be the next step. He said 
they've been hearing some very positive buzz around town, and that they spoke to the owner at 
the JD Pizza Pub & Grill and they may in time have their menus at the brewpub. 

Dave Palmberg said this business would fall in the Village Overlay District in which they have a 
goal to promote compact development in appropriate locations. He said he felt this was a great fit 
and will help them toward making Stafford a destination. He said he also appreciated the effort 
they made with the plans submitted. He said one issue in that area is parking and they have been 
discussing that in the Plan of Conservation and Development (POCD) update that they are also 
working on. They want to encourage businesses on Main Street to put up maps or list locations 
for parking on their tables, walls, websites or wherever they can best get the word out. 
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Dave Palmberg added that he liked the ability they have with the deck as it adds character. He 
asked ifthere were plans for exterior renovations. Jason Collette said the only thing right now 
might be an awning and a sign. They may have the opportunity to expand further into the 
building in time. Dave asked him about whether they have talked to the health district- they 
have--and whether they will be having any live music. Jason said they hope to have small, 
acoustic live music events one night a week. He added they are thinking of setting up a sign and 
table to participate in the upcoming Trick or Treat on Main event. 

Dave Palmberg discussed ADA accommodations, noting that Main Street is a state road. He 
suggested staff might speak to the state about creating a space for handicapped or elderly 
customers, even if just for a drop-off location. This would be good for other businesses as well, 
and they could possibly paint that out when doing the striping. Jason Collette noted they do have 
a ramp that goes into the building. 

David Perkins noted that the sign for the public hearing was posted and he received the 
certificates of mailing. He did not receive any correspondence. He said the applicant and his 
partners have been working closely with the fire marshal, the health inspector, and the building 
inspector. They have not yet talked with the WPCF, but that would likely happen in connection 
with the health department. 

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

Cindy Rummel read the legal notice for the second public hearing regarding zoning regulation 
changes. Dave Palmberg noticed these came out of Public Act 21-29 from the State Legislature 
this summer. He reviewed the proposed changes: 

Delete Regulation 4.10 minimum house size in accordance with PA 21-29: This is clear cut. 
They cannot have a minimum house size and will remove that requirement. 

Alter Regulation 3 .21 and 3 .22 to make nonconformities section conform to PA 21-29. This 
would require eliminating Item D under 3.21 , Continuing Existing Nonconforming Uses, and 
eliminating most of Section 3 .22, Structural Alternations to Non conforming Buildings. 

The Commission discussed the portion of PA 21-29 that says no regulation shall prohibit the 
continuance of any nonconforming use, building or structure existing at the time of the adoption 
of such regulations. David Perkins said they cannot deem a use abandoned unless the property 
owner says they are abandoning it. He said when people give up a use, he has them write a letter 
stating such so it can be placed on the land records. 

The Commission discussed opting out of the portion of PA 21-29 that says municipalities cannot 
require more than one parking space for studio or one bedroom apartments. Dave Palmberg said 
he wanted to opt out due to the parking issues they have in the borough. The Commission also 
discussed opting out of accessory dwelling units (ADUs) as of right. It was noted they already 
allow ADUs by zoning permit, but they do not want to allow detached ADUs as they want to 
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maintain the appearance of single family homes. Otherwise, it could disrupt neighborhoods with 
excess apartments. 

David Perkins noted that if the changes are approved, it will then need to go to the Board of 
Selectmen for a two-thirds majority vote. 

The Commission discussed placing a moratorium on cannabis establishments. This is a brand 
new category of zoning and will require the establishment of an Equity Council that will 
determine where such establishments can go. The Equity Council has not even been established 
yet, and it was agreed there are too many other moving parts. The Commission would like to 
place a six-month moratorium on cannabis establishments to allow them time to get better 
educated on the subject and see what the State decides to do. 

There was no further discussion, nor comments or questions from the public. 

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

Agenda: 
1. Call to order and establish a quorum. 
2. Approve minutes of 9/16/2021. 
3. Discussion and possible decisions on Public Hearing items. 
4. Discussion about Plan of Conservation and Development due October 2022 

Recap and next issues 
5. New Business 
6. Adjournment 

1. Call to order and establish a quorum. 
Dave Palmberg called the regular meeting to order at 7:28 p.m. establishing the same 
quorum as was in the public hearing. 

2. Approve minutes of 9/16/2021. 
Ron Houle made a motion to approve the 9/16/2021 meeting minutes, seconded by Cindy 
Rummel. All were in favor. Motion carried. 

3. Discussion and possible decisions on Public Hearing items. 
The Commission discussed the application. Rich Shuck said he felt this will be a good 
thing for Stafford and will complement other business in the downtown area. It will help 
them meet their goal of bringing more people into the downtown. Ron Houle agreed. He 
said it is a good fit with room for expansion. 
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Dave Palmberg suggested just one condition of approval- that the applicant include 
information on available parking in their social media, in the establishment, or wherever 
they can best get the word out to patrons. 

Rich Shuck made a motion to approve the Special Permit application of Jason Collette to 
operate a brewpub at 86 Main Street, Stafford, CT in accordance with Regulation 7.13 , 
Alcoholic Beverages. Location: 86 Main Street, Map 51 , Lot 56, Zone CB, with a 
condition of approval to require the applicant to include information on available parking 
opportunities. Cindy Rummel seconded the motion. All were in favor. Motion carried. 

The Commission discussed the application for Zoning Regulation changes. David Perkins 
suggested they revise the moratorium dates as listed in the application. It was suggested 
the moratorium run for six months from November 1, 2021 to May 1, 2022. The 
Commission can always extend it later beyond May 1, 2022 if it becomes necessary. The 
Commission decided to address the Zoning Regulations changes in three motions: 

Rich Shuck made a motion to delete Regulation 4.10 on minimum house size in 
accordance with Public Act 21-29 and to alter Regulations 3.21 and 3.22 to make the 
nonconformities section conform to Public Act 21-29. The motion was seconded by Ron 
Houle. All were in favor. Motion carried. 

Ron Houle made a motion to affirmatively opt out of the portion of PA 21-29 which 
states municipalities cannot require more than one parking space for studio or one 
bedroom apartments, and to also affirmatively opt out of allowing accessory dwelling 
units as of right on each lot that contains a single family dwelling, also in accordance 
with PA 21-29. The motion was seconded by Cindy Rummel. All were in favor. Motion 
carried. 

Ron Houle made a motion to place a six-month moratorium from November 1, 2021 to 
May 1, 2022 to prohibit Cannabis Establishments authorized by Public Act 21-1 to allow 
the Commission time to consider adoption of changes to the Zoning Regulations. Rich 
Shuck seconded the motion. All were in favor. Motion carried. 

4. Discussion about Plan of Conservation and Development due October 2022 
Recap and next issues 

Dave Palmberg said he has been in contact with Amber Wakley by email and assumes 
she will soon be compiling the demographic information needed. He said he asked David 
Perkins to put together a summary of their work to date which was provided to 
Commissioners. He also asked that David send those notes to those Commissioners and 
alternates not here this evening. And he asked that everyone go through them and make 
their own individual notes. 

Dave Palmberg asked David Perkins ifhe had received any responses to the Witt School 
RFI. He has not received anything to date. 
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Dave Palmberg had a note from Dr. Mordasky indicating the POCD was being discussed 
at the Agriculture Advisory Committee and it will be on the agenda as well for the 
Staffordville Lake Association. He is also reaching out to have it on the upcoming 
Conservation Commission agenda. 

David Perkins said he has started working on a lake zone regulation and there are 
basically two ways to do it. You can do something based on lot coverage or on acceptable 
nitrogen levels. He described the second idea which the Commission took interest in. , 
David Perkins also noted that all the lots on Staffordville Lake are non-conforming. The 
Commission suggested he take the same (nitrogen) approach with the Wales Road side of 
the lake, a subdivision from the 1920s with very small houses as well as with the 
properties on State Line Pond. Rich Shuck asked ifthere might be other neighborhoods 
where this could apply. David Perkins said they have a regulation that states you can' t 
build within 50 feet of a watercourse, but he has always assumed that meant rivers and 
streams- not lakes. 

5. New Business 
David Perkins said there is not much going on right now. He noted the oil company on 
East Street has expressed interest in putting in an additional garage in back. 

Rich Shuck said he liked the idea of an open pavilion and could see the possibility of 
doing something like that with the Witt School by taking the roof off. It could be a way to 
save the building. 

6. Adjournment 
Ron Houle made a motion to adjourn the meeting, seconded by Cindy Rummel. All were 
in favor. Motion carried. The October 21 , 2021 Special Meeting of the Stafford Planning 
& Zoning Commission was adjourned at 7:56 p.m. 

Respectfully submitted, 

Annie Gentile 
Recording Secretary 
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