TOWN OF FARMINGTON
PLAN & ZONING COMMISSION
MEETING MINUTES
June 23, 2025

Present for the hybrid meeting were Chair Halstead, Commissioners Bandle, Sanford, St.
Germain, Zarella, and Alternate Commissioner Tucci. Town Planner Rutherford and Clerk
Hansen were also present. The meeting was called to order at 7:00 p.m.

Present in the Council Chambers were Town Planner Rutherford, Clerk Hansen and Chair
Halstead, Commissioners Bandle, St. Germain, Zarella, and Alternate Commissioner Tucci.
Commissioner Sanford was present online.

Commissioners Canto and Alternate Commissioner Polsky were absent.

Alternate Commissioner Tucci was seated for Commissioner Canto.

Chair Halstead reminded meeting attendees that public comment is not taken during informal

review; however, if a formal application is submitted, public comment will be received at that
time.

NEW BUSINESS

Micheal Pollard — 2 Old Pinnacle Road

Upon a motion made and seconded (St. Germain/Zarella) it was unanimously
VOTED: To accept application for special permit and site plan review for the installation of a

new septic system within the Ridgeline Setback Zone, Article II, Section 26.E., R40 zone, and
schedule public hearing for Monday, July 21, 2025.

PUBLIC HEARING

No public hearings

INFORMAL REVIEW

Waterside Ten / Plant 17 LLC. / Crown Properties — 3 Bridgewater Rd. & 1179 Farmington
Avenue

Informal discussion for ‘Enclave at The Farmington River’ residential development proposal.

Attorney Robert Reeve, Law Offices of Scully, Nicksa, & Reeve, started the informal discussion
for the proposed ‘Enclave at The Farmington River’ residential development and introduced the
development team. Attorney Reeve shared with the Commission POCD map 9-1 for orientation
of the properties involved with the development. The proposed development includes
approximately 65 acres, labeled as Waterside Ten LLC and Plant 17 LLC on the map. The
parcels are currently zoned as Senior-Active Adult Housing (S-A) and Earth Excavation (EE).
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The Mid-Point Development District is comprised of the two subject parcels and the JRF
Management LLC parcel as shown on Map 9-1. Anthology Senior Living is currently located on
a portion of the Waterside Ten LLC land.

Attorney Reeve stated a prior application for 32 units of senior elderly housing was approved in
2017, but that approval has since lapsed, and market demand has diminished for this housing.

The development will include an extension of Bridgewater Rd and Central Way to provide
access to both adjacent signalized intersections.

Tom LaSalle, Crown Equities, LLC, introduced the development company and spoke about their
previous development experience working on a variety of housing and commercial projects. He
noted they were before the Commission this evening to receive feedback on their current
concept.

Tom Daly, P.E. with SLR International Corporation, discussed his previous experience with the
property and the Route 4 corridor in general; including involvement with a corridor study
conducted for the permitting of the Anthology Senior Living facility.

Mr. Daly noted the development team used the POCD, the zoning regulations and their
knowledge of the Route 4 corridor to inform and shape the proposal for this development. In
addition to reviewing the above documents they have flagged wetlands on the properties,
reviewed FEMA mapping (existing and proposed), completed property and topographic surveys,
and reviewed prior traffic studies they had completed for Anthology and the Midpoint
Development projects. The proposed concepts for Enclave have been entered into the traffic
models to check and verify capacity within the corridor.

Mr. Daly shared the 1986 aerial photo of the properties and identified the previous sand and
gravel operations that are no longer in operation and noted the property is currently owned by
Plant 17 LLC, Stanley Mierzejewski, who was introduced and in attendance. Owner of
Waterside Ten LLC, Peter Fishman was also introduced and in attendance at this meeting.

Mr. Daly shared with the Commission a current aerial map noting the earth excavation activities
have been discontinued and shows the parcels in context to their surroundings with the
Farmington River to the south, Anthology (now known as Riverbend at Farmington) to the north,
and The Church of Jesus Christ of Latter-Day Saints Hartford Connecticut Temple located at 2
Central Way at the eastern boundary of the site, and the previously permitted Midpoint
Development to the west.

Mr. Daly also identified the Connecticut Water Company Well Head Pump House located at the
western boundary of the property. This area will be left within a 100 ft. vegetated buffer area
located behind the Goddard School. Bridgewater Road will extend south between 2, 4, & 6
Bridgewater Rd and 3 Bridgewater Rd.

Mr. Daly then discussed each section of the proposed development, Lot A is proposed as 30 units
of owner-occupied townhomes, Lot B is proposed as potentially five 3-story apartment buildings
that would contain 196 rental units, and Lot C is proposed for 73 luxury single-family homes.
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Mr. Daly explained the green space along Route 4 will remain as it is, since it is required for the
Anthology development. He noted there is greenspace proposed throughout the development
including a 10” wide multi-use trail connection from the existing Farmington Canal Heritage
Trail, through Midpoint Development to connect through the property to Central Way and to the
Rte. 4 / Melrose Dr. / Devonwood Dr. intersection providing access to the Winding Trails facility
and Devonwood neighborhood. Mr. Daly also explained the existing pond on the property is
planned to include two canoe / kayak launch locations for those living in the neighborhood. Mr.
Daly explained a 100 ft no-disturbance buffer to the river has been maintained as required in the
POCD and regulations.

Jack Brandt, Crown Equities, LLC, reviewed the different architectural styles for Lots A, B, and
C. Mr. Brandt stated that they have not settled on the specifics and would like to gain direction
and obtain information from the Commission. Mr. Brandt explained that the Townhouse concept
would have alternate exterior siding colors and provide two car garages with two surface parking
spaces per unit on Lot A. The Lot B development has not yet been finalized, they are considering
apartment units or townhomes with a first-floor garage, 2" floor living areas, and 3™ floor
bedrooms. The proposed Lot C single-family homes would have either, 60’ wide to 80’ wide lots
with a home owner association for the land with exclusive use areas for each home.

The Commission asked questions emphasizing the need for a traffic impact study, given the
proposed housing density and proximity to the center of town. Mr. Daly addressed that a full
detailed study will be dictated by final the number of units determined and will meet the
guidelines set by the Connecticut Department of Transportation for vehicle trips along the state
road.

The Commission asked a follow-up question regarding the 100 ft. buffer along the Farmington
River and if viewsheds would be created from the development. Mr. Daly stated that views will
be seasonally available from the neighborhood to the river, but the intent is to leave the
vegetative buffer in place with only dead tree maintenance as needed.

A question regarding whether the development will include affordable housing was addressed by
Attorney Reeve. Attorney Reeve confirmed the developers did not intend to permit an 8-30g
Affordable Housing development; but the team is committed to exploring workforce housing
through the Connecticut Housing Finance Authority’s “Build For CT” program. This would be
applied to the rental apartments / townhouse on Lot B.

The Commission asked a follow up question regarding the proposed size of the residences. The
development team confirmed that for purchase townhouses on Lot A would be approximately
2,000 square feet; the rental apartments / townhouses on Lot B will range from1,100 square feet
to 1,600 square feet. The proposed luxury single-family houses would range from 2,000 sf to
2,600 sf. A question was asked by the Commission regarding the ability to provide guest parking
in the single-family home neighborhood. Mr. Brandt responded that each home has two-car
garages with two additional outdoor parking spaces available in front of the garage door, to
accommodate guests. If Lot B proceeds with apartments, then surface parking lots will be used,
if it is converted to townhouses, like Lot A, then each unit will have a garage with parking in the
driveway for guests.
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The Commission asked about stormwater infiltration and water quality design for protection of
the Farmington River. Mr. Daly stated the removal of the gravel / construction storage operations
will be an improvement. Further the proposed stormwater design will comply with the updated
CTDEEP Stormwater Quality Manual including best management practices, infiltration
practices, and an integrated pest management plan. Additionally, CT Water will review the plan
due to the proximity to the wellhead and location of the project within the Sand and Stone
Aquifer.

The Commission asked about the layout for the proposed Lot C single-family lots in association
with the exclusive use areas. Mr. Daly confirmed the land would be under an HOA with
exclusive use areas, likely maintained by a property maintenance company.

In response to a question, Mr. Daly confirmed the Enclave development is not dependent on the
Midpoint Development advancing. The developments stand on their own, with the ability to
connect sidewalks and trails as each development advances.

Mr. Daly confirmed the proposed kayak launch points will be into the pond and not directly into
the river. The topography provides better access at the pond.

Mr. Daly informed the Commission that a geotechnical study will be required to understand the
underlying soil structure of the property. The geotechnical engineer will provide foundation
recommendations for the single-family homes. The parcel has a Phase I Environmental Site
Assessment performed and findings indicate primarily construction debris has been previously
added to the site.

The Commission asked about the proposed road connecting Bridgewater Road to Central Way /
Melrose Drive and if the multi-use trail and street trees would become the responsibility of the
town. Mr. Daly stated that the intent is for the connection to become a town road, with private
roads intersecting throughout the neighborhood. The new trail would become a town managed
amenity.

The Commission asked if a study has been initiated regarding the potential additional number of
students anticipated from this proposed neighborhood to the Town of Farmington school system.
Town Planner Rutherford stated those conversations have occurred and the Farmington Board of
Education is working with the Planning Department to ascertain those projections. The
developers’ planner has also provided preliminary school projections.

The Commission asked if the project would have phased development, and if so what would be
the priority for the start of the phased development. Attorney Reeve and members of the team
stated that the real estate market will determine the development pattern an if phasing is needed.

In response to a Commission question, Attorney Reeve confirmed the development requires a
change to the POCD and the zoning regulations.

The Commission unanimously affirmed their concern regarding potential traffic impact, the
overall housing density, and potential impacts regarding the number of students added to the
school system. The Commission suggested a view shed study from the trail and south bank of the
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river would be helpful. The Commission encouraged including as affordable housing element in
the development.

PLANNER’S REPORT

Farmington Land Trust Siens — Various Locations

Farmington Land Trust (FLT) requests to install two 1.6 sf identification signs. One sign will be
located on the “Kendrick Parcel” at lot # 8234 Farmington Avenue and the other will be located
on the “Savin Parcel” at lot# 8535 Mt. Spring Road. These signs are the same style and size as
the identification signs the FLT permitted in 2022 for other parcels. The Commission agreed
formal permitting with the TPZ was not required for these signs; this may proceed directly with
the Staff. (Commissioner Tucci abstained from this discussion.)

Westwoods Golf Course — Overflow Parking

The Town of Farmington Public Works Department is proposing to create an overflow gravel
parking lot at the Westwoods Golf Course in the vicinity of the new splash pad. The proposed
gravel lot would include wood parking railings and one way vehicular circulation.

The Commission asked if the lot would be closed off when not in use. Ms. Rutherford stated that
there are no plans for gating the parking lot and that it could be utilized by visitors other than
those at the splash pad, especially during programmed events held at Westwoods. The
Commission agreed formal permitting with the TPZ was not required for the overflow parking;
this may proceed directly with the Staff.

Article II, Section 1. A. — commercial vehicle storage

Town Planner Rutherford continued the discussion with the Commission regarding the parking
or storage of commercial vehicles on residential property. A few documents were shared with the
Commission including the FHWA Vehicle Weight Classes and Categories Chart and a
corresponding MunciBid document which provides a visual description for each vehicle class.

Ms. Rutherford also shared the Office of Legislative Research (OLR) Research Report dated
September 27, 2005, regarding Pick-Up Truck Registrations. This document provides an
explanation of when combination plates and commercial plates are required for vehicles and
provides references to the applicable General Statutes.

A discussion about the classification by right and the number of vehicles classified by their use
may be utilized in a new regulation. Construction equipment being stored on site will continue to
be evaluated in collaboration with the Building Department and Building Official.

The Commission inquired about electric truck considerations, especially since the batteries for
their operation are heavier in weight. Staff will review this.

The Commission agreed to continue to work on this topic and can share thoughts with Ms.
Rutherford.
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MINUTES

June 9, 2025 Meeting Minutes

Upon a motion made and seconded (Bandle/St. Germain) it was

VOTED: 5 in favor (Halstead, Bandle, Canto, St. Germain, and Zarella) and 1 abstention
(Bandle) to approve the June 9, 2025 Town Plan & Zoning Commission meeting minutes.

The meeting was adjourned 8:30pm.

LDH



