TOWN OF FARMINGTON
PLAN & ZONING COMMISSION

January 25, 2021

Present for the online web conference was Chair Brenneman, Commissioners Carrier, Grabulis,
Pogson, St. James, Schwartz and Alternate Commissioners Halstead, J. Vibert and K. Vibert.
The Town Planner Kramer, Assistant Town Planner Rutherford, Clerk Michaud, Development
Specialist Cyr and Town Council Liaison Capodiferro were also present. The meeting was
called to order at 7:00 p.m.

PLEDGE OF ALLEGIANCE (led by Chair)

Secretary St. James read the legal notice into the record.

NEW BUSINESS

Farmington Fuel LLC — 989 Farmington Avenue

Attorney James Ziogas represented the owner of Go Happy at 989 Farmington Avenue and
presented the sign application. The free-standing sign panels are approximately 49.5 sq. ft.
with LED internal illumination. New price panels affixed to the free-standing sign pole with no
illumination proposed. Next new sign panels proposed for the pumps show advertising; these
panels have been modified and the permanent sign will not include advertising. The
Commissioners asked for clarification on the lighting proposed for the free-standing sign.
Attorney Ziogas stated they are proposing to retain the internal illumination of the former
Sunoco sign. Commissioners asked if a building sign was proposed. Attorney Ziogas
responded to a photo rendering provided of an approximate 30 sq. ft. sign proposed on the brick
facing of the building. The Commission made other general site comments and asked if a site
plan will be submitted for their consideration. Assistant Town Planner Rutherford responded
the owner plans to come in for site plan approval. Attorney Ziogas was asked if he had any
objections to installing a dimmer switch on the internally illuminated free-standing sign.
Attorney Ziogas responded if the Commission finds it necessary, they have no objection.

Upon a motion made and seconded (Pogson/St. James) it was unanimously
VOTED: To approve the Farmington Fuel LLC sign application for 989 Farmington Avenue
as presented and on file in the Planning Office with the condition the applicant install a dimmer

switch on the free-standing sign.

Architectural Design Review Committee - Reappointments

Committee members Jack Kemper, Bob Sanford, Peter VanBeckum, Tim LeBouthillier and
Sheldon Crosby have all confirmed interest in being reappointed for another term with the
Architectural Design Review Committee.

Upon a motion made and seconded (Pogson/St. James) it was unanimously

VOTED: To reappoint Jack Kemper, Bob Sanford, Peter VanBeckum, Tim LeBouthillier and
Sheldon Crosby to the Architectural Design Review Committee for three-year terms.
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The Commission expressed appreciation for their hard work and dedication to the Committee
and Town.

Intervenor Status — 402 Farmington Ave LLC

Consider the request for Intervenor Status for application related to 402 Farmington Ave LLC,
as submitted on January 20, 2021 by Richard Fichman. Assistant Town Planner Rutherford
suggested the Commission make a motion to grant the Intervenor Status to Richard Fichman as
recommended by the Town Attorney.

Upon a motion made and seconded (Pogson/St. James) it was unanimously

VOTED: To grant the request for Intervenor Status for application related to 402 Farmington
Ave LLC, as submitted on January 20, 2021 by Richard Fichman.

PUBLIC HEARINGS

402 Farmington Ave LLC — Lots 40 & 40B1 Farmington Avenue (a.k.a. 8231 & 9249
Farmington Avenue)

Application for change of zone from BR and R80 to Special Innovation Zone and site plan
approval for multifamily development at Lots 40 & 40B1 Farmington Avenue (a.k.a. 8231 &
9249 Farmington Avenue). This hearing was tabled at the January 11, 2021 meeting. Assistant
Town Planner reviewed the process for this public hearing as shared and agreed to by all
parties.

Applicant Presentation

Attorney Tim Hollister stated for the record all notice requirements have been met; certified
mail receipts submitted for the file; signs posted; zone change filed with the Clerk’s Office.
Attorney Hollister then provided a back story/history of changes of the surrounding area;
including the creation of the Medical Office Campus zoning regulation, the 2014 Southern
UConn Neighborhood Study Report, the 2018 amendment to the Plan of Conservation and
Development and creation of the Special Innovation Floating Zone, and the 2020 amendment to
the Special Innovation Floating Zone. He asked to make the minutes of the Special Innovation
Floating Zone part of this record. The applicant’s team will make their initial presentation this
evening and Attorney Hollister confirmed the application conveyed 4.6 acres to the Farmington
Land Trust creating ecological connectivity to adjacent Land Trust property. Attorney
Hollister added, if references are made to the previously approved Baptist Church development,
the Commission should keep in mind the project was on a difference parcel in the area and was
twenty-one (21) years ago. He listed letters of support of this project submitted for the record.

Rebecca Augur, Planner with Milone & MacBroom, stated the proposed development is
consistent with regional and statewide planning and the 2018 amendment to the Plan of
Conservation and Development. The amendment highlights this site as a development
opportunity for creating a walkable, live/work/play community envisioned in the UConn Health
Center Neighborhood. Also, the regional plan identifies the neighborhood as a municipal focus
area and the State plan identifies the area as a priority growth funding area. It was noted that
the 2018-2023 Draft CT Conservation and Development Policies Plan says in order to expand
the economy and promote a vibrant population, state and local governments must proactively
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address current policies and regulations that hinder private developers from building the types
of housing options and lifestyle amenities that the market demands. The UConn Health Center
Neighborhood includes the subject area. The existing development pattern shows the proposed
use extends the existing multi-family development pattern zoned RDM with 366 units. The
proposed overall site density is similar to adjacent multi-family development and the multi-
family development provides a transition between single-family uses and commercial uses.

Geoff Sager, President, Metro Realty Group, 15 White Oak, stated this neighborhood has been
transitioning over the last twenty (20) years through private and public partnership. They are
proposing a highly amenitized, walkable rental inventory to compliment the area and satisfy a
need for professionals that work in this and other areas of Town.

Ben Tripp, Director, Metro Realty Group, presented the various bioscience and technology
businesses in the Health Center Corridor and nearby multinational corporations. Mr. Tripp
stated there is a need for rental housing for people that work at these nearby businesses.

Kyle Richards, Metro Realty, stated the Health Center Corridor has 4,000,000 sqg. ft. of medical
space. Part of their proposal includes filling the gap in sidewalks from the development site
and connecting to existing sidewalk network in the Corridor as demonstrated in the
presentation. They will also be working with the Department of Transportation to improve the
walkability by improving the pedestrian signal phasing across Route 4. Mr. Richards stated the
northern most eight acres will be developed with balance; presenting the site plan for a single
four-story building with a half-acre courtyard. The building will contain 146 apartments and
eighty-four garages; some attached and detached. The single building allows it to be located in
the center of the site and the activity in the common area contained and private. Mr. Richards
added the development is closest to the high-density multi-family development to the north.
Impervious coverage proposed is 28% and they feel the plan as proposed is a more responsible
development to reduce coverage and disturbance.

Tom Daly, P.E., Milone & MacBroom, presented site plan details; Quarry Road exists to the
site and has a binder course and carries utilities to the site. The gas easement is along the
eastern portion of the site. The development site includes perimeter parking around the
proposed building and a small maintenance building in the north east portion of the parking
area and six detached garages. No exterior dumpsters are proposed; instead an interior garbage
room is planned. Landscaping around the perimeter is evergreen with staggered understory
plantings proposed. East of the gas line easement area are two stormwater basins designed to
DEEP Best Management Practices. Wetlands are located off site on the UConn property and
south of Quarry Road within the property.

Mr. Richards compared the requirements of the Special Innovation Floating Zone with the
proposed development. Minimum lot area required is two acres; proposed is 14.08 acres.
Maximum impervious coverage is 50-65% and proposed is 28%. Maximum density of units
per acre is 15 and the proposed development is 10.40. Minimum building setbacks are 40 feet
and proposed is 102 — 162 feet. Maximum building height is 45 feet and proposed building
height is 45 feet. Mr. Richards reviewed the proposed architecture explaining the first-floor use
included gym space, working pods and conference rooms and bike storage in addition to garage
spaces. Exterior building materials include red brick, metal panels and vinyl siding.

Mark Vertucci, Traffic Engineer with Fuss & O’Neill, described details of his traffic impact
study. They studied two signalized intersections: at South Road and Farmington Avenue and



TOWN PLAN AND ZONING MEETING MINUTES
January 25, 2021

the intersection with the Genome Sciences Building at Farmington Avenue across from
Farmglen Blvd. The signalized intersection level of service will remain at a level B during
peak hours. Sight distances were reviewed at the intersection of the site driveway with
Farmington Avenue and limited sight line distances were observed. Mr. Vertucci recommends
a “No Right Turn on Red” sign on the UCHC driveway approach; eliminate the overnight
flashing operation of the traffic signal; and clear and trim vegetation on the northwest side of
Route 4 within the State right of way both north and south of the intersection to improve sight
distance from both the UCHC driveway as well as Quarry Road. Also recommended is
exclusive pedestrian phase with the addition of dedicated equipment. This project will need
DOT review, an OSTA submission and encroachment permitting/review prior to development.

Mr. Richards next reviewed cross-sections of views from the closest abutters to the proposed
development. Included were 52 Prattling Pond with a distance of 221°, Talcott Forest with a
distance of 312’, 42 Prattling Pond with a distance of 403’, 44 Prattling Pond with a distance of
500°, 40 Prattling Pond with a distance of 800" and 38 Prattling Pond with a distance of 836°.
The cross sections included existing woods, proposed evergreen landscape buffer and view line
from the house to the proposed building.

Attorney Hollister stated the Environmental Petition claims of wetlands, watercourse and
wildlife are not within the jurisdiction of this Commission. A vote will be taken once the
hearing is closed to determine if the Intervenor proved their claim.

Commission Questions / Applicant responses.

Commissioner Carrier asked about the height; maximum is 45 and he asked for confirmation
that the one area that is higher is an elevator. He also asked if someone could see the rooftop
what they will see. Mr. Richards confirmed the location of the staircase and elevator
projections but that the parapet height is 45 feet. At this time, they are contemplating small
rooftop units along the centerline of the roof. They will work on providing more details at the
next meeting. Commissioner Carrier asked if there will be blasting and about cut/fill expected.
Attorney Hollister responded there will be some rock removal to be determined. Mr. Daly
stated they have worked to have a balanced site and explained material cut from the western
portion of the site will be placed on the eastern portion of the site.

Commissioner Grabulis agrees there is a need for rental housing and asks if the applicant
reached out to the Prattling Pond neighborhood. Mr. Richards responded in addition to the
required notice radius area he sent personal letter to the immediate abutters in the
neighborhood.

Commissioner Pogson asked if the number of units proposed is 146? Mr. Richards responded
yes. Commissioner Pogson then asked for the units per acre. Mr. Richards confirmed 10.4
units per acre are proposed. Commission Pogson commented the proposed development seems
denser than the Talcott Forest development to the north. Mr. Richards responded he believes
Talcott Forest is 6 or 7 units per acre but would need to verify. Mr. Sager responded Talcott
Forest is actually 13 units per acre based on the 366 units on a 28-acre site previously noted.
The proposed 146-unit building is a mixture of studio apartments, and one- and two-bedroom
apartments. Commissioner Pogson asked if the adjacent property will be left undeveloped. Mr.
Sager responded they have not studied that property yet. Commissioner Pogson asked for more
information on Attorney Hollister’s reference to the prior approval of the Baptist Church.
Attorney Hollister responded the Baptist Church was approved in 2000 on the six-acre parcel to
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the south of the eight acres of the subject development. The church, school and athletic field
were proposed closer to the former land fill property. It was a different use, different parcel
and 21-years ago. Mr. Sager responded they will provide a comparison site plan between the
location of the Baptist Church and the proposed development for the next meeting.
Commissioner Pogson asked if any testing has been done regarding rock removal and the
former landfill. Mr. Sager responded they were very involved with the road work in the area
because of the medical office campus and have studied exhaustively. Attorney Hollister stated
landfills generate methane but not forever and they have testing to back up and demonstrate the
impact. Commissioner Pogson commented on the level of service at the signalized
intersection. Mr. Vertucci responded the intersection operates at a level of service “B”. Mr.
Pogson noted concern with the exclusive pedestrian crossing phase and the possible impact to
adjacent signals.

Commissioner St. James commented she finds the growth of the area amazing and finds
housing is needed. She visited the site and confirmed vegetation clearing will improve sight
line at the signalized intersection. Mr. Vertucci responded yes. Commissioner St. James asked
about the overnight signal. Mr. Vertucci recommended the flash overnight be eliminated
because of concerns with the sight distance for the exiting driveway. Commissioner St. James
then asked about the driveway for Hartford Healthcare and the ease of cutting through the
parking lot. Mr. Sager said they will look into it and get back to the Commission on
suggestions. Commissioner St. James asked what the target market if the rental units. Mr.
Richards responded they estimate over half will be healthcare workers and the rest a mix with
some possibly being empty nesters. Commissioner St. James asked about the driveway to the
building seeming narrow. Mr. Daly responded that it currently does feel narrow, but the
roadway will be cleaned up and noted they have done a firetruck movement study and they do
not anticipate any issues with delivery trucks or emergency vehicle moving through the site.
Commissioner St. James asked about snow removal. Mr. Daly responded it will depend on the
size of the storm but there is room to stockpile and if there is significant snow, it will be
removed from the site as they do with other sites in the area. Commissioner St. James asked if
any activity is proposed on the rooftop. Mr. Richards responded there is an observation deck
on the rooftop.

Commissioner Schwartz asked for confirmation no commercial business is proposed on site.
Mr. Richards responded no.

Alternate Commissioner Halstead confirmed he has recused himself from this matter.

Alternate Commissioner J. Vibert asked for the height of the retaining wall shown in the cross-
sections. Mr. Daly responded approximately six feet.

Alternate Commissioner K. Vibert had no questions at this time.
Chair Brenneman stated she had no questions at this time that had not been answered already.

Mr. Vertucci was asked to confirm the traffic portion of this proposal would be reviewed by
DOT. Mr. Vertucci responded yes.
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Public Comments on the application.

Assistant Town Planner Rutherford displayed on the screen all correspondence received both in
favor and opposition to this application. All correspondence was provided to the Commission
prior to the meeting.

Kate Emery, 74 Prattling Pond, spoke in opposition to the application expressing concern with
balance of economic development and community: with building height and buffer, and
density.

Zandra & Mark Sutter, 15 Prattling Pond, spoke in opposition to the application expressing
concern with environmental impacts specifically relating to well water.

Douglas & Kimberly Zeytoonjian, 42 Prattling Pond, spoke in opposition to the application
expressing concern with the impact to the neighborhood specifically the construction timeline
and noise concerns.

Jen & Ben Fichman, 40 Prattling Pond, spoke in opposition to the application agreeing with
comments already made from neighbors, adding concern with increased traffic and harms to the
local ecology.

Craig & Terry Korsen, 52 Prattling Pond, spoke in opposition to the application expressing
concern with the impact to the neighborhood.

James & Kathy Fetterman, 85 Prattling Pond, spoke in opposition to the application expressing
concern with the impact to the environment.

Jonathan Ricci, 17 Prattling Pond, spoke in opposition to the application expressing concern
with traffic and density.

Kathy Braga, 37 Prattling Pond, spoke in opposition to the application agreeing with previous
comments from neighbors and expressed concern with traffic.

Laurene Powers, 14 Farmington Ridge Drive, spoke in opposition to the application citing
concerns with traffic and zone change.

Darlene & Mike Dopp, 3 Belgravia Terrace, spoke in opposition to the application expressing
concern with traffic and stating the land should be saved for open space.

Vincent & Kathleen Trantolo, 44 Prattling Pond, spoke in opposition to the application
suggesting if the applicant owns 230 Farmington Avenue that is a more appropriate location for
this type of development. They added the developer created the need for housing. They noted
general concerns with the application including sight lighting, noise, walkability statement and
proximity to former town landfill.

Sheila, Mary & Michael Murrihy, 20 Prattling Pond, spoke in opposition to the application
agreeing with previous comments expressed by neighbors.

Attorney Keith Ainsworth, 51 EIm Street, New Haven, represents Richard & Lynn Fichman of
38 Prattling Pond Road. Attorney Ainsworth made reference to the Plan of Conservation and
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Development and stated the proposed development may have unreasonable impact to resources
such as vernal pools and the wildlife corridor. Attorney Ainsworth referenced an article
published in the Hartford Courant in 2016 regarding development in this corridor. He stated
the proposed multi-family housing development cannot be housing alone per the regulation.
Attorney Ainsworth has been retained by Richard and Lynn Fichman, 38 Prattling Pond Rd.

Richard & Lynn Fichman, 38 Prattling Pond Rd., spoke in opposition to the application. Dr.
Fichman noted his family’s history in Town and indicated they have been in Unionville and
Farmington for multiple generations. Dr. Fichman cited concern with the loss of quality of life
for himself and his family at his residence due to the proximity of the proposed development.

Patrick Pinnell, FAIA CNU APA, consultant for Dr. and Mrs. Fichman, provided a summary of
his January 19, 2021 memo stating objection to three main points: access and connectivity;
design character, and finally how the project is to be understood within the longer history of the
area. Mr. Pinnell then provided a summary of his comments and objections listed in his January
22, 2021 Review of Traffic Impact Study of this application submitted for the record
expressing concern with the accuracy of the document and the proximity of this development to
Route 4.

Brian Miller, The Miller Planning Group, consultant for Dr. and Mrs. Fichman, spoke for the
record about his Planning Analysis dated January 19, 2021. His analysis makes reference to
the proposed zone change, the Plan of Conservation and Development, community planning,
the proposed multi-family location, pedestrian orientation, high density uses within the area,
affordable housing and conformance with the criteria of the Special Innovation Floating Zone.

Attorney Ainsworth commented on the cross-sections provided and stated they would like to
conduct a balloon flight test for perspective, with the permission of the property owner.

The Applicant will have an opportunity to respond to public comments.

Attorney Hollister said he had no comment at this time.

Intervenor presentation limited to allegations enumerated in the petition.

Attorney Ainsworth introduced Dr. Michael Klemens, consultant for Dr. and Mrs. Fichman.

Dr. Klemens provided a summary of his report dated January 17, 2021 on his review of the
Wetland Delineation and Impact Assessment prepared by Milone and MacBroom. He also
provided comment with respect to the consistency of the proposed application with the Town of
Farmington’s Plan of Conservation and Development and Zoning Regulations.

George Logan, REMA Ecological Services, LLC, consultant for Dr. and Mrs. Fichman,
commented on his review of the development, “Proposed Zone Change & Residential
Development” dated January 20, 2021. His report states it is their professional opinion the
proposed development project is not consistent with the Farmington Plan of Conservation &
Development, the application lacks a discussion regarding alternatives, and the environmental
investigation is lacking.

Attorney Ainsworth concluded the presentation by stating the proposal causes unreasonable
harm to natural resources.
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Commission Questions (in alphabetical order) / Intervenor responses

There were no comments or questions from the Commission on the Intervenor presentation.

Public Comments on the Intervenor petition

There was no public comment on this portion of the Intervenor presentation.

Intervenor / Applicant cross examine

Attorney Hollister suggested, that due to the late hour; the cross-examination take place at the
next meeting. He clarified that the applicant is not waiving their right to cross-examine.

Motion to continue the Intervenor petition

Upon a motion made and seconded (St. James/Pogson) it was unanimously

VOTED: To continue the Intervenor petition to the February 22, 2021 Town Plan & Zoning
Commission meeting.

Motion to continue the application

Upon a motion made and seconded (St. James/Pogson) it was unanimously

VOTED: To continue the 402 Farmington Ave LLC public hearing to the February 22, 2021
Town Plan & Zoning Commission meeting.

PLANNER’S REPORT

Town Planner

Assistant Town Planner Rutherford introduced the new Town Planner, Kathryn Kramer, AICP,
WELL AP. Town Planner Kramer looks forward to working with the Commission. Chair
Brenneman thanks Assistant Town Planner Rutherford for her help running the Commission
especially during this pandemic and welcomed the new Town Planner.

MINUTES

Meeting Minutes

January 11, 2021

Upon a motion made and seconded (St. James/Pogson) it was unanimously
VOTED: To approve the January 11, 2021 Town Plan & Zoning Commission meeting minutes.
The meeting adjourned at 11:29 p.m.

SIM



