
TOWN OF FARMINGTON PLAN & ZONING COMMISSION  
April 24, 2023  

 
Present for the hybrid meeting were Chair St. James, Commissioners Grabulis, Halstead, 
Hutvagner, Sanford and Alternate Commissioners Bandle, Rackliffe, Walsh. Town Planner 
Rutherford, Sr. Assistant Town Planner Cyr, Assistant Town Planner Daigle and Clerk Michaud 
were also present. The meeting was called to order at 6:30 p.m.  Town Council Liaison K. Vibert 
was present online (at 8:57pm). 
 
Present in the Council Chambers were all Commission members, Town Planner Rutherford, Sr. 
Assistant Town Planner Cyr, Assistant Town Planner Daigle (in person until 7pn and then online 
remainder of meeting) and Clerk Michaud. 
 
INFORMAL DISCUSSION 
 
Housing Authority 
 
Town Planner Rutherford reviewed the Housing Authority and Housing Trust Fund Town 
Ordinances.   Nancy Parent, Director of Community & Recreational Services, explained the 
Housing Authority Programs offered in Town.  Maple Village, the Co-Op Home Ownership 
Program, Town Owned Rentals and Section 8 housing.  Ms. Parent explained each program and 
there was a brief discussion with the Commission on how many units each program offers, wait 
lists and thoughts about a fee in lieu program. 
 
NEW BUSINESS  
 
Secretary Halstead read the legal notice into the record.  
 
Alternate Commissioner Bandle was appointed to participate in place of absent Commissioner 
Carrier. 
 
Sign Pro Inc. – 48 Spring Lane 
 
Krissy Braccidiferro, Sign Pro Inc., present online, presented the proposed wall sign.  The wall 
sign is aluminum with vinyl letting.  No lighting is proposed to illuminate the sign.  The 
Commissioners did not express concern with the proposed sign. 
 
Upon a motion made and seconded (Sanford/Hutvagner) it was unanimously  
 
VOTED: To approve the Sign Pro Inc. sign application for Connecticut Spring and Stamping at 
48 Spring Lane as presented and on file in the Planning Office.    
 
People’s Choice/Iron Horse Sports Pub – 45 South Main Street 
 
Request approval for live entertainment under liquor permit/restaurant use or accept application 
for special permit and schedule public hearing.  Lisa Rivera, present in-person, stated she is 
seeking approval to have live entertainment such as trivia night and acoustic music.  The 
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seventy-seven seat maximum capacity will not expand to accommodate more patrons.  The 
Commissioners asked about the hours of operation for confirmation there will be no expansion of 
approved hours, and entertainment will be confined to indoors.  Ms. Rivera confirmed no change 
to capacity or hours of operation, and entertainment will be indoors only.   
 
Upon a motion made and seconded (Hutvagner/Halstead) it was unanimously  
 
VOTED: To approve the People’s Choice/Iron Horse Sports Pub request for approval to have 
live entertainment under liquor permit/restaurant use at 45 South Main Street, as presented and 
on file in the Planning Office.  
 
Carrier Holdings Inc. – Dominique’s Court and 114 Red Oak Hill Road 
 
Accept application for six-lot resubdivision of Dominique’s Court with waivers and two-lot 
subdivision of 114 Red Oak Hill Road with waivers and schedule public hearing (recommend 
hearing date of May 22, 2023). 
 
Upon a motion made and seconded (Sanford/Bandle) it was unanimously  
 
VOTED: To accept the Carrier Holdings Inc. application for six-lot resubdivision of 
Dominique’s Court with waivers and two-lot subdivision of 114 Red Oak Hill Road with waivers 
and schedule public hearing for May 22, 2023. 
 
Bulwark, LLC – Lots 8120 and 8122 Colt Highway 
 
Accept application for change of zone from R80 to C1 zone and application for special permit 
and site plan approval for self-storage facility and schedule public hearing (recommend hearing 
date of May 22, 2023). 
 
Upon a motion made and seconded (Sanford/Bandle) it was unanimously  
 
VOTED: To accept the Bulwark, LLC application for change of zone from R80 to C1 zone and 
application for special permit and site plan approval for self-storage facility and schedule public 
hearing May 22, 2023.  
 
Architectural Design Review Committee 
 
Reappointment of Committee Member Tim Eagles for a three-year term on the Architectural 
Design Review Committee.  Town Planner Rutherford stated Mr. Eagles is interested in 
continuing his membership on the Committee and has served as Chair for several years.  If the 
Commission supports his reappointment, the Town Council will be asked to confirm his re-
appointment. 
 
Upon a motion made and seconded (Sanford/Bandle) it was unanimously 
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VOTED:  To forward a positive referral to the Town Council encouraging confirmation of the 
reappointment of Tim Eagles to the Architectural Design Review Committee for a three-year 
term. 
 
Michael Quinn – 34 River Road 
 
Chair St. James recused herself from this matter and left the room.  Alternate Commissioner 
Walsh was appointed to vote in place of Chair St. James. 
 
Mr. Quinn, present online, is seeking approval to install a six-foot fence along Brightwood Road.  
The fence is a wooden stockade fence, approximately 40 ft in length parallel to River Rd. and 
40ft in length parallel to Brightwood Rd; photos taken of the property were displayed for 
clarification.  The Commissioners asked clarifying questions about the location of the fence and 
the portion seeking an exception for height greater than four feet. 
 
Upon a motion made and seconded (Sanford/Walsh) it was unanimously 
 
VOTED:  To approve the Michael Quinn request for fence exception to install a six-foot fence 
along Brightwood Road as presented and on file in the Planning Office. 
 
PUBLIC HEARING (7:16 p.m.)  
 
Amber Nogiec – 34 River Road 
 
Application for special permit to raise no more than twenty (20) fowl at 34 River Road, R20 
zone.  Ms. Nogiec, present online, stated she would like approval to raise laying hens and fowl 
for food.  The Commissioners asked if there was an existing coop and hens.  Ms. Nogiec 
responded yes, they have three hens and there is a 120 sq. ft. coop.  Photos were displayed for 
clarification on the coop location.   
 
In-Person Public Comment: 
 
Demetri Vernadakis, 38 River Road, spoke in opposition to this application stating he has had 
their chickens in his yard.   
 
John Gregerick, 2 Brightwood Road, spoke in opposition to this application stating they had 
more fowl, including ducks and that they roam all over River Road.  He stated they need to be 
confined and asked how the waste is going to be handled. 
 
Lynn Gervais, 4 Brightwood Road, spoke in opposition to the application stating the chickens are 
food for the fox and other critters.  Their chickens are free range – the chickens have been in her 
yard and she has had duck eggs in her yard.  She asked how the feed is kept secure from critters. 
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On-Line Public Comment: 
 
Michelle Dionne, 24 River Road, spoke in opposition of the application expressing concern with 
roaming chickens in her yard and that they have a rooster. 
 
Christopher St. James, 11 Brightwood Road, spoke in opposition to the application commenting 
concern with blight on the property, two large pit bulls that escape the property and noted they 
have at least one rooster in addition to hens roaming.  He expressed concern with bear families in 
the neighborhood and the chickens and feed being a food source for wildlife. 
 
Sherry Perrie, 8 Brightwood Road, agreed with her other neighbors’ comments. 
 
Darcey Melnick, 22 Brightwood Road, spoke in opposition to the application expressing concern 
with chickens attracting critters. 
 
Ms. Nogiec responded they did have some predators, but they have recently constructed an 
enclosure for the chickens.  Their food is secured in bins, and she confirmed they no longer have 
a rooster. 
 
The Commissioners asked when the enclosure was constructed.  Ms. Nogiec responded recently; 
the hens no longer roam.  The Commission asked for confirmation that the enclosure is fully 
enclosed to keep predators out.  Ms. Nogiec responded yes.  The applicant was asked to explain 
how waste is handled and how the food/feed is stored.  Ms. Nogiec responded she composts the 
waste and uses it in her garden.  The food storage containers are plastic with a spin top.  The 
Commission asked the Town Planner how enforcement would work with an appropriate 
enclosure etc.  Town Planner Rutherford offered to meet with the Town’s Animal Control 
Officer at the site regarding an appropriate enclosure and report back to the Commission at the 
next meeting. 
 
Roger Dionne, 24 River Road, asked if the wings will be clipped so they cannot fly over fencing.   
 
Ms. Melnick, 22 Brightwood Road, asked if the chickens will be processed for consumption on 
site and if it is allowed. 
 
After a brief discussion it was the consensus of the Commission to continue this matter to the 
next meeting so Town Planner Rutherford can meet with the Animal Control Officer at the site 
and report back to the Commission.   
 
Upon a motion made and seconded (Sanford/Bandle) it was unanimously 
 
VOTED:  To continue the Amber Nogiec public hearing to May 8, 2023. 
 
Jack Kemper – 6 Crosswood Road (7:44pm) 
 
Application for special permit for accessory apartment located at 6 Crosswood Road, R40 zone.  
Mr. Kemper, present in-person, presented the plan to raise the garage roof for the construction of 
a second story accessory apartment.  The architecture of the second story addition will be the 
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same style as the existing home with matching siding, trim and windows.  Stairs inside the 
garage will lead to the accessory apartment.  Mr. Kemper said the approximate apartment size is 
874 sq. ft.  The Commission asked for confirmation that the occupancy of the accessory 
apartment will comply with the Zoning Regulations.  Mr. Kemper responded yes; a parent of the 
property owners will live in the apartment. 
 
There was no public comment in favor or in opposition of the application. 
 
Upon a motion was made and seconded (Sanford/Hutvagner) it was unanimously 
 
VOTED:  To continue the Jack Kemper public hearing to May 8, 2023, to comply with notice 
requirements. 
 
Harold M. Wilson – 61 Ely Road  
 
Application for special permit for clear cutting and restoration in Ridgeline Protection Area for 
property located at 61 Ely Road, R80 zone.  Mr. Wilson, present online, stated he received a 
letter dated April 5, 2023 from B & M Tree Service, LLC.  The letter suggests planting 50 bare 
root trees: a mix of Maple, Oak, Hemlock and Mountain Laurel.  Each tree will be 1.5”-2” in 
diameter and planted in the remediation area.  Mr. Wilson stated he is willing to plant the 
recommended number of trees and maintain them the best they can on the ridge.  Town Planner 
Rutherford confirmed this is likely the best plan given the condition and location.  She suggested 
adding conditions to an approval that coordination with staff takes place when the planting is 
going to be done.  Mr. Wilson said if the Commission agrees with the plan, he will order the 
trees tomorrow.   
 
Jon Schoenhorn, 155 Town Farm Road, asked the Commission to set a deadline for planting. 
 
Mr. Wilson responded he is willing to do what the arborist suggests. 
 
The public hearing closed at 8:08 p.m. 
 
Upon a motion made and seconded (Sanford/Hutvagner) it was unanimously  
 
VOTED:  To approve the Harold M. Wilson application for special permit for clear cutting and 
restoration in Ridgeline Protection Area for property located at 61 Ely Road, R80 zone with the 
following conditions: 
 

1. 50% of suggested trees shall be planted by June 1, 2023 and the remainder of the trees 
planted by October 15, 2023. Owner shall be responsible for coordinating with staff 
regarding availability of material for planting. Owner is responsible for care and 
maintenance of plantings. 

2. Planting shall be coordinated with Town staff so that staff can be onsite during planting.  
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Carrier Group Inc. – Lots 8517 & 8518 Morea Road (8:14pm) 
 
Allegation 
 
Town Planner Rutherford addressed the Commission at the beginning of this matter to address an 
allegation that Chair St. James may possibly be in violation of the Town’s Code of Ethics as it 
relates to alleged real estate transactions with the Carriers.  She has consulted with the Town 
Attorney, and he has put together a series of questions for Chair St. James to answer and a ballot 
for the Commissioners to vote on whether or not she should recuse herself from the Morea Road 
application.  Chair St. James made a statement regarding her profession, no real estate 
connection to the Carriers, her responsibility as Chair of the Town Plan and Zoning Commission, 
and her connection with the community; she lives in Town, works in Town and gives in Town.   
 
In response to the allegation that Chair St. James’ participation in the processing of the Carrier 
Group application may violate the Farmington Code of Ethics, Town Planner Rutherford asked 
Chair St. James place on the Record answers to the following questions: 
 
 

Q.  Since January 2022, have you, or any agent associated with the Farmington branch of 
Coldwell Banker, entered into a contract or listing agreement with the Carrier Group for 
real estate brokerage or sales services? 

 
A.  She has not.  She spoke with her agency and they pulled data from January 2022 and they 

have had no transactions with the Carrier Group. 
 

Q.  Are you or other agents of the Farmington branch of Coldwell Banker currently 
representing the Carrier Group in any capacity for any professional services? 

 
A.  No, she is not representing Carriers at all nor is Caldwell Banker. 

 
Q.  Do you anticipate that you or the Farmington branch of Coldwell Banker will enter into a 

contract or any listing agreement with Carrier Group? 
 
A.  No.  She has no plans of working with the Carrier Group.  She is not able to respond on 

behalf of Coldwell Banker in the future. 
 

Q.  Do you have any personal beneficial of financial interest, as those terms are defined in 
Section 24‐2 cited above, in the Carrier Group or any related entity? 

 
A.  No I do not. 

 
Commissioners had no questions for Chair St. James about her responses.  Chair St. James then 
left the Council Chambers so the Commissioners could vote by ballot whether or not, based on 
the information shared and Inez’s responses to the above questions, Inez should recuse herself 
from the Morea Road application.  Town Planner Rutherford read the votes and the Commission 
unanimously voted No.  Chair St. James does not need to recuse herself from the Morea Road 
application. 
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Chair St. James then rejoined the Commission and was informed of the decision. (8:23pm) 
 
Continuation of Public Hearing 
 
Application for 25-lot cluster subdivision on Lots 8517 & 8518 Morea Road.  Chair St. James 
asked for clarification on which Commissioners are eligible to vote on this matter.  Town 
Planner Rutherford responded all Commissioners are eligible except Alternate Bandle. 
 
A recommended order of business for this public hearing matter was suggested by Town Planner 
Rutherford and the Commission agreed with the order of business. 
 
Public Comment – In-Person 
 
Douglas Tomlinson, 48 Tall Timbers Drive, spoke in opposition to the application commenting 
his house was built on wetlands and he frequently has water issues with his home.  
 
Steve Trinkaus, Trinkaus Engineering, LLC, submitted a letter dated April 24, 2023 for the 
record.  The Save Morea Road group asked him to review revised underground storage 
computations dated April 10, 2023 by SLR Consulting and additional stormwater data dated 
April 19, 2023 by SLR Consulting.  Mr. Trinkaus read his comments contained in this letter into 
the record. 
 
Edward Gelardi, 1 Ships Oak Drive, spoke in opposition to the application. 
 
Arleen Kline, 43 Cope Farms Road, spoke in opposition to the application commenting on the 
2017 appraisal of the Morea Road property and mapping she submitted. 
 
Mary Rydingsward, President, Pequabuck River Watershed Association, commented on the 
possible contamination development of the site can have on Scott Swamp Brook and then read 
the April 24, 2023 Carol Noble letter into the record in opposition to this application. 
 
Joseph Podchaiski, 15 Cranberry Lane, Bristol, spoke in opposition to the application. 
 
Lisa Troy, 27 Tall Timbers Drive, spoke in opposition to the application. 
 
Stacey Fresher, 10 Tall Timbers Drive, spoke in opposition to the application. 
 
Erik Madsen, 70 Oak Hill Drive, spoke in opposition to the application. 
 
Public Comment – Online (9:15pm) 
 
Frank Carlozzi, 2 Tall Timbers Drive, spoke in opposition to the application. 
 
Eric Roy, 176 Plank Hill Road, spoke in opposition to the application. 
 
Dan Gabree, 18 Tall Timbers, spoke in opposition to the application. 
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Susan Chudwick, 9 Tall Timbers Drive, spoke in opposition to the application. 
 
Gary Higgins, 15 Tall Timbers Drive, spoke in opposition to the application. 
 
Mark Wilson, 61 Ely Road, commented on the subdivision plan drainage design and compared to 
the Bridgehampton Crossing development and stated the requirements should be consistent. 
 
Written Correspondence 
 
Town Planner Rutherford displayed written correspondence received by the Planning Office 
since the March 27, 2023 meeting on this application. 
 
Hannah Fowler, 37 Tall Timbers Drive, email in opposition to the application dated March 28, 
2023. 
 
Karen McCall, 69 Cherry Hill Drive, Bristol, email in opposition to the application dated March 
28, 2023. 
 
Barbara Clay, 5 Olde Pond Road, email in opposition to the application dated March 30, 2023. 
 
Paul Pifferi, 6 Tall Timbers Drive, email in opposition to the application dated March 30, 2023.  
 
Sherilyn Pifferi, 6 Tall Timbers Drive, email in opposition to the application dated March 30, 
2023. 
 
Carol Gill, 40 Tall Timbers Drive, letter in opposition to the application dated April 4, 2023. 
 
Paul Levesque, 57 Cope Farms Road, letter in opposition to the application dated April 15, 2023. 
 
Nora Benanti, 26 Tall Timbers Drive, email in opposition to the application dated April 18, 
2023. 
 
Lisa Troy, 27 Tall Timbers Drive, emails of documents re Farmington High School site 
evaluation dated April 20, 2023. 
 
Guerino D’Amato, 78 Cherry Hill Drive, Bristol, email in opposition to the application dated 
April 21, 2023. 
 
Patricia LeBouthillier, 44 Progress Avenue, email in opposition to the application dated April 23, 
2023. 
 
Arleen Kline, 43 Cope Farms Road, email dated April 24, 2023 of 2017 appraisal document of 
the subject property and marketing map. 
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Beverly Leggitt, 22 Cope Farms Road, email in opposition to the application dated April 24, 
2023. 
 
Carol Noble, letter in opposition to the application dated April 23, 2023. 
 
Ed Gelardi, 1 Ships Oak Lane, email in opposition to the application dated April 24, 2023. 
 
John Antony, 43 Tall Timbers Drive, email in opposition to the application dated April 24, 2023. 
 
Jeffrey Kristoff, 2 Ships Oak Lane, email in opposition to the application dated April 24, 2023. 
 
Lisa Troy, 27 Tall Timbers Drive, emails dated April 24, 2023 with Code of Ethics documents, 
Morea Road photos and TPZ minutes. 
 
Magen Bakaj, 7 Whispering Rod Road, email in opposition to the application dated April 23, 
2023. 
 
Stacey Fresher, 10 Tall Timbers Drive, two emails in opposition to the application dated April 
24, 2023. 
 
Applicant Response/Closing Remarks 
 
Attorney Christian Hoheb, present in-person, responded to a comment about the transfer of open 
space by stating the process if a subdivision is approved, a subdivision map is prepared and filed 
on the Land Records and at that point open space will be conveyed to the Town.  In response to 
Mr. Carlozzi’s comment of no response to his request for a warranty on his home, the applicant 
has told him no, there will be no warranty made for his home by the applicant.  In response to 
comments about the proposed homes having oil tanks, the developer has not had oil tanks 
installed in homes in thirty years.  They will either have natural gas or propane.  In response to 
Staff comments, they have addressed most items.  Tom Daly, SLR Consulting, present in-person, 
presented how traffic study/Trip Generation numbers are generated.  A subdivision comparison 
chart of the Cope Farms subdivision and the proposed Morea Road subdivision regarding the 
number of homes on cul-de-sac, lots in a flood zone, lots within wetlands, lots sloped toward 
wetlands and fill wetland area.  Mr. Daly presented a list of stormwater requirements and what 
has been provided.  They have their DEEP general permit for discharge of stormwater and 
dewatering wastewaters from construction activities.  Mr. Daly commented on inaccuracies in 
the statements made about the site and Scott Swamp Brook.  He then responded to the letter from 
Mr. Trinkaus.  Mr. Daly noted the applicant hired a geotechnical engineer in response to 
groundwater comments made.  In response to public comment about whether or not a fire truck 
can access and turn appropriately in the proposed cul-de-sacs, Mr. Daly submitted a fire truck 
turning movement plan for the record.  He then reviewed the benefits of the proposed cluster 
subdivision with open space will preserve wetlands, connect with open space corridors, maintain 
flood plain.  Letters from CTDEEP concurring with the plan to set aside open space to benefit 
species, approval from the Farmington Inland Wetlands Commission, CRCOG and NVCOG 
letters stating there is no conflict, CTDEEP stormwater general permit and clean letters from the 
Natural Diversity Database.  The Commission asked if the Town kept rainfall data, about 
updated monitoring information, and for confirmation that staff comments have significantly 
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been addressed.  Town Planner Rutherford responded the Town does not keep formal rainfall 
data but does monitor rainfall for ongoing projects as it relates to erosion control inspections and 
noted the rainstorm over the weekend was 4-inches.  Updated groundwater monitoring 
information was submitted last week and yes, the majority of staff comments have been 
addressed, the remaining outstanding comments are mostly clerical in nature. Sr. Assistant Town 
Planner Bruce Cyr addressed questions from the Commission pertaining to the stormwater 
design.  Attorney Hoheb made closing comments. 
 
The public hearing closed at 11:11 p.m. 
 
Town Farm Development LLC - 152 Town Farm Road (11:13pm) 
 
Commissioner Grabulis recused himself from this matter and left the meeting for the evening. 
 
Application for modification of conditions of approved special permit for event use at 152 Town 
Farm Road, R40/FW zones.  Attorney Christian Hoheb recapped the April 10, 2023 presentation.   
Dave Falt, Town Farm Development, present in-person, presented the number and types of 
events planned at the polo grounds.  Photos of some of the events were used for clarification on 
the number of people and type of events they hold onsite.  He talked about how they have police 
presence on Town Farm Road and the use of a message board to help with traffic control.  Mr. 
Falt talked about sound testing done recently and then had the owner of Revelation Productions.  
Anthony D’Elia explained how the sound testing was conducted for polo matches.  An audio of 
the sound testing was played.  They are working with Mr. Falt to set up a permanent sound 
monitoring system.  Carlos Landrau, 120 Town Farm Road, head of security and surveillance for 
the polo grounds, stated sound complaints are directed to him. He has a sound meter which he 
passed around to the Commissioners so they can see how it operates.  Attorney Hoheb said they 
recognize they have had some growing pains and suggested ways they can make improvements 
moving forward. 
 
Public Comment (In-Person) 
 
Peter Guertin, 12 Henley Commons, spoke in opposition to the application expressing concern 
with noise.  
 
Dave Dahle, 151 Town Farm Road, spoke in opposition to the application, expressing concern 
with noise. Mr. Dahle requested that Ms. Rutherford play a video clip submitted by Ms. Jarvis at 
147 Town Farm Rd. 
 
Susan Dahle, 151 Town Farm Road, spoke in opposition to the application, expressing concern 
with noise. 
 
Anne Gerard, 20 Chiltern Street, spoke in opposition to the application expressing concern with 
noise. 
 
Gary Ontko, 9 Chiltern Street, spoke in opposition to the application expressing concerns with 
noise. 
 



TOWN PLAN AND ZONING COMMISSION MEETING MINUTES 
April 24, 2023 

11 
 

Moses Sternstein, 1 Kempton Mews, made technical comments on how the sound test was done, 
noting the sound waves can cancel or amplify one another. Noting the location of the test should 
be conducted where the sound waves will amplify, not cancel on another. 
 
Annie George, 2 Kempton Mews, spoke in opposition to the application, expressing concern 
with noise, increased traffic and the increased anti-social behaviors. 
 
Jon Schoenhorn, 155 Town Farm Road, spoke in opposition, expressing concern with noise and 
listed criteria for granting a special permit. 
 
Public Comment (On-Line) (12:20pm) 
 
Ken Giantonio, 233 Waterville Road, spoke in opposition to the application, expressing concern 
with noise. 
 
Mark Wilson, 61 Ely Road, expressed concern with noise and light. 
 
Upon a motion made and seconded (Hutvagner/Sanford) it was unanimously 
 
VOTED:  To continue the Town Farm Development public hearing to May 8, 2023. 
 
 
PLANNER’S REPORT  
 
No Planner’s Report. 
 
WORK SESSION – 2023 Residential Zoning Review 
 
No work session due to the hour. 
 
MINUTES  
 
Meeting Minutes  
 
Upon a motion made and seconded (Sanford/Hutvagner) it was unanimously  
 
VOTED: To approve the April 10, 2023 Town Plan & Zoning Commission meeting minutes.  
 
The meeting adjourned at 12:36 a.m.  
 
SJM 


