
   
 

   
 

TOWN OF FARMINGTON 
PLAN & ZONING COMMISSION 

September 12, 2022 

Present for the online web meeting were Chair St. James, Commissioners Carrier, Grabulis, 
Halstead, Hutvagner, Sanford and Alternate Commissioners Bandle and Walsh.  Town Planner 
Rutherford, Clerk Michaud and Town Council Liaison Vibert were also present.  The meeting 
was called to order at 7:00 p.m.  
 
Present in the Development Conference Room was Town Planner Rutherford, Clerk Michaud 
and Chair St. James.  All others were present online.  
 
Secretary Halstead read the legal notice into the record. 
 
NEW BUSINESS 
 
Inspired by Opportunity LLC – 331 South Road 
 
Site plan application regarding reconfiguration of Wendy’s restaurant site at 331 South Road.  
Kimberly Masiuk, PE, BL Companies, presented the existing Wendy’s site plan and the 
proposed reconfiguration of the site focusing on the portion of the site located in Farmington.  
The existing entrance only driveway will remain in the same location, but the second existing 
driveway will now be relocated into Farmington, moving toward the western property line.  
The relocated driveway will present no issue with sightline.  The existing dumpster location in 
Farmington will be moved to approximately the area of the existing building in West Hartford.  
All parking is proposed in Farmington so that the restaurant building can be moved toward the 
southern property line in West Hartford and a drive-thru lane can be added.  Overall, site 
coverage will be reduced.  Ms. Masiuk presented proposed drainage improvements, 
landscaping and sidewalk connections to the building.  Commissioners asked some clarifying 
questions about the project, timing of construction and if there would be interruptions to traffic 
on South Road.  Ana Pelhank, Sr. Project Engineer, responded with more information about 
construction of the site modifications and anticipated hours of operation of 7am to 
11pm/midnight.  The current business will close during construction.  Town Planner Rutherford 
explained the permitting process for work done within the Town’s right-of-way and general 
construction.  Pat Padlo, Traffic Engineer, BL Companies, presented the traffic report. 
 
Upon a motion made and seconded (Carrier/Halstead) it was unanimously 
 
VOTED:  To approve the Inspired by Opportunity LLC site plan application for 
reconfiguration of the Wendy’s restaurant site at 331 South Road as presented and on file in the 
Planning Office with the following conditions: 
 

1. Address the June 9, 2022 Engineering Comments to the satisfaction of town staff; and 
2. The traffic impact statement shall be updated to reflect actual traffic at the current 

location and the anticipated increase, if any, with the redevelopment and addition of a 
drive-thru to the satisfaction of staff. 

 
Artfx – 6 Park Pond Place 
 
The applicant was not present.  This matter was tabled until later in the agenda. 
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NHR Construction LLC – 10 Red Coat Lane 
 
Application for special permit for accessory apartment location at 10 Red Coat Lane, R30 Open 
Space zone and schedule public hearing (recommend hearing date of October 12, 2022).   
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To accept the NHR Construction LLC application for special permit for accessory 
apartment location at 10 Red Coat Lane, R30 Open Space zone and schedule public hearing for 
October 12, 2022.   
 
Byron Rodriguez – 9 Apple Tree Lane 
 
Accept the Byron Rodriguez application for special permit for expansion of home in excess of 
5,000 sq. ft. of home located at 9 Apple Tree Lane, R40 zone and schedule public hearing 
(recommend hearing date of October 12, 2022).      
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To accept the Byron Rodriguez application for special permit for expansion of home 
in excess of 5,000 sq. ft. of home located at 9 Apple Tree Lane, R40 zone and schedule public 
hearing for October 12, 2022. 
 
Steeve Joseph – 55 Lovely Street 
 
Accept application for Steeve Joseph for special permit for home business for retail sales and 
classes related to custom jewelry made on-site and sale of men’s clothing and accessories 
located at 55 Lovely Street, R20/R12 zone and schedule public hearing (recommend hearing 
date of October 12, 2022). 
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To accept the Steeve Joseph application for special permit for home business for 
retail sales and classes related to custom jewelry made on-site and sale of men’s clothing and 
accessories located at 55 Lovely Street, R20/R12 zone and schedule public hearing for October 
12, 2022. 
 
Lui Cohan – 156 Red Oak Hill Road 
 
Accept application for Lui Cohan for special permit to raise chickens (20) at 156 Red Oak Hill 
Road, R20 zone and schedule public hearing (recommend hearing date of October 12, 2022). 
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To accept the Lui Cohan application for Lui Cohan for special permit to raise 
chickens (20) at 156 Red Oak Hill Road, R20 zone and schedule public hearing for October 12, 
2022. 
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Legacy Church – 15 Executive Drive 
 
Accept application for special permit and site plan modification for church use at 15 Executive 
Drive, CR zone and schedule public hearing (recommend hearing date of October 12, 2022). 
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To accept the Legacy Church application for special permit and site plan 
modification for church use at 15 Executive Drive, CR zone and schedule public hearing for 
October 12, 2022. 
 
Artfx – 6 Park Pond Place 
 
Sign application for 6 Park Pond Place.  Lawrin Rosen, Artfx, presented the proposal to install 
a building sign for Annpurna Indian Farmer’s Market.  The proposed building sign will be ½” 
thick cut acrylic letters with vinyl cut film insets stud mounted to the wall.  An existing free 
standing sign is proposed to be updated with a new sign panel approximately 3’-3” x 4’-10 ¼” 
using the existing signposts.  No lighting changes are proposed for the free-standing sign and 
no lighting is proposed for the building sign.  The Commission stated for the record any change 
or addition of lighting requires staff and/or the Commission’s approval. 
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To approve the Artfx sign application for 6 Park Pond Place as presented and on file 
in the Planning Office. 
 
PUBLIC HEARING 
 
Carrier Holdings, LLC – 114 Red Oak Hill Road 
 
Wetlands were discovered within 150 feet of the development site so at this time the applicant 
is withdrawing the four-lot resubdivision of 114 Red Oak Hill Road until they go through the 
Inland Wetlands application process. 
 
Calco Construction Inc. – 168 Coppermine Road 
 
Application for special permit for 11-lot cluster subdivision of 168 Coppermine Road, R30 
zone.   Bryan Panico, H.E. Cole & Son, presented the existing conditions of the approximately 
14.39 acres property zoned R30.  The site is mostly wooded on the west side of the site and 
overgrown fields on the eastern half.  The developer proposes a cluster subdivision of 11 lots 
on a cul-de-sac road and preserving approximately 8.41 acres as open space, protecting natural 
resources on the property.  They have gone through a rigorous Inland Wetland process and 
received approval January 19, 2022.  Mr. Panico provided details on the stormwater design, 
including two detention basins west of the proposed homes.  Very little tree clearing is 
proposed as the majority of the development portion of the property was formerly agricultural 
use; the exception is the northeast quadrant.  Mr. Panico commented they have worked with 
staff on the finished floor and basement elevations of the homes many times to provide the plan 
before the Commission.  Commissioners asked for clarification on the tree line/buffer for Lot 1.  
Mr. Panico provided detail showing the clearing limits, some trees will be removed in the 
middle of Lot 1.  Commissioners commented the Engineering staff comments are short and 
asked for confirmation the applicant has no concern addressing to the satisfaction of staff.  Mr. 
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Panico confirmed he had no concern addressing the remaining comments.  The Commission 
asked the applicant to comment on water concerns of the surrounding neighborhoods.  Mr. 
Panico responded the design, as a result of extensive back and forth with staff, sized the 
detention basins in excess of achieving zero increase in run off.  The basins are sized to reduce 
the stormwater runoff.  The Commission asked for clarification of the stormwater maintenance 
plan for these basins.  Mr. Panico commented the stormwater management plan is detailed on 
the plan sheets for both during construction and long-term once the development is complete.   
The Town will have deeded access to monitor and maintain the stormwater system, including 
the basins, after the development is completed and accepted by the Town.  Commissioners 
asked if there will be a stop sign at the end of the new road.  Mr. Panico responded yes.  The 
applicant was asked to confirm no sump pumps will need to be installed for the new homes.  
Mr. Panico responded no, sump pumps will not be required.  The Commission asked Mr. 
Panico to review construction phasing and timing for clarification.  Mr. Panico reviewed the 
phases of the project and stated the developer is eager to begin work when he is cleared to do 
so.   
 
Correspondence received from Katherine Leary, 19 Whispering Rod Road, in opposition of the 
application was displayed on the screen for the record. 
 
Jose Ruiz, 20 Whispering Rod Road, spoke in opposition to the application, expressed concern 
with the number of homes proposed, stormwater runoff, tree clearing and maintenance of the 
detention basins. 
 
Diane Clerkin, 48 Red Coat Lane, spoke in opposition to the application, expressing concern 
with the potential worsening of the amount of water in her basement. 
 
Katherine Leary, 19 Whispering Rod Road, spoke in opposition to the application reiterating 
the concerns in her written correspondence. 
 
Eric O’Keefe, 44 Red Coat Lane, spoke in opposition to the application, expressing concern 
with traffic, wildlife, potential burden on schools. 
 
Brian Grenier, 24 Whispering Rod Road, spoke in opposition to the application, expressing 
concerns voiced by his neighbors and asking how much fill will be placed on the two northern 
lots.  Mr. Panico responded the roadway will be up approximately eight feet but the back of the 
homes will be at existing grade and the rear yards will not have fill; the proposed homes will 
have walkout basements. 
 
Steve Lawlor, 154 Coppermine Road, spoke in opposition to the application, expressing 
concern with traffic. 
 
Bill Bartucca, 50 Red Coat Lane, agreed with comments and concerns voiced by his neighbors. 
 
Keith Vibert, 22 Coppermine Road, commented on the concerns of neighbors about stormwater 
runoff. 
 
Bryan Panico responded they have been working very closely with town staff for about two 
years.  Staff has had a lot of concern with water/stormwater in the area which has resulted in 
increasing the size of the detention basins, raising the finished floor elevations of the homes, 
and altering the profile of the roadway.  He reiterated the limits of clearing and that as little as 
possible on the western portion of the site will be removed.  Existing stormwater runoff to post-
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development stormwater runoff is how the site is evaluated for runoff and stormwater impacts.  
Although they had designed the detention basins to achieve zero runoff, they enlarged the 
basins per the request of town staff.  Staff was also adamant about no sump pumps so the plans 
were revised to raise the homes and the roadway.  In response to concerns about traffic, yes the 
proposed new road is on the curve, but it is on the outside of the curve which is the best 
location for the new road and provides the best sightline, exceeding sightline distances required 
by the regulations.  The homes will need to meet zoning requirements for height and location, 
respecting required setbacks.  
 
Commissioners asked for clarification on how many standard R30 lots could be proposed.  
Town Planner Rutherford displayed the schematic plan showing eleven (11) standard lots 
explaining an application for a cluster subdivision cannot propose more lots than could be 
created in a standard subdivision proposal.  The cluster allows for the preservation of natural 
resources on the site.  Sr. Assistant Town Planner Cyr added the subdivision lot, roadway and 
detention basins design are similar to many other developments in town.  The Commission 
asked staff if they see a concern with the stormwater runoff off from the site, post development.  
Town Planner Rutherford and Sr. Assistant Town Planner Cyr responded they believe the 
information presented is accurate as Mr. Panico presented.   
 
Jackie & Eric O’Keefe, 44 Red Coat Lane, expressed concern with stormwater runoff proposed 
detention basin outlet across from their property.  Mr. Panico responded with details on how 
the outlet is designed, explaining it is level spreader which will provide a gentle release of 
stormwater to not cause erosion. 
 
Chair St. James recommended continuing the public hearing to the next meeting. 
 
Upon a motion made and seconded (Carrier/Halstead) it was unanimously 
 
VOTED:  To continue the public hearing for the Calco Construction Inc. application for special 
permit for 11-lot cluster subdivision of 168 Coppermine Road, R30 zone until September 26, 
2022. 
 
INFORMAL DISCUSSION 
 
Calco Development – 598 Plainville Avenue 
 
Bryan Panico, H.E. Cole & Son, provided an informal presentation for feedback from the 
Commission about an active adult development Calco Development would like to construct. 
 
PLANNER’S REPORT 
 
75 S. Main Street Pocket Park 
 
Town Planner Rutherford stated the Town of Farmington has embarked on a plan to improve the 
small pocket park at the intersection of New Britain Ave. and Plainville Ave. (Rte. 177).  Given the 
location in Unionville Center the Architectural Design Review Committee and Unionville Historic 
District and Properties Commission (UHDPC) have reviewed and offered comments and provided 
suggestions of material and styles of the amenities to be included in the park.  The benches will be 
black and match the other benches within Unionville and on Rte 177 and the bike rack is a standard 
five-loop bike rack (black in color).  Wayfinding sign poles will be black steel poles with 
decorative base to match the light poles in Unionville Center– the maximum height will be 10 ft to  
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the top of pole.  The proposed informational kiosk will advance with the decorative bridge top as 
requested by the UHDPC. Town Planner Rutherford asked for confirmation the Commission 
agrees these site amenities and directional signs do not warrant a site plan application.  The 
Commission confirmed there is no need for a site plan application.   
 
Accessory Apartments Zoning Regulation 
 
Staff provide copies of nearby municipalities’ regulations for accessory apartments. Also included 
was an Excel spreadsheet comparing / contrasting key elements of the regulations.  Commission 
members are encouraged to review these documents for further discussion regarding the need, if 
any, to amend Farmington’s regulation.  
 
Opt Outs 
 
The Town Council meets Tuesday night (9/13) to approve the municipal opt-out for accessory 
apartments and dwelling unit parking space limitations. 
 
19 Perry Street 
 
The ADRC will be meeting Thursday evening to start reviewing final details/building materials for 
the building close to Perry Street (Building 1) and the powerhouse building. 
 
MINUTES 
 
Meeting Minutes  
 
Upon a motion made and seconded (Carrier/Sanford) it was unanimously 
 
VOTED:  To approve the July 25, 2022 Town Plan & Zoning Commission meeting minutes. 
 
The meeting adjourned at 10:38 p.m. 
 
SJM 


