
TOWN OF FARMINGTON  
PLAN & ZONING COMMISSION  

MEETING MINUTES 
October 6, 2025 

 
Present for the hybrid meeting were Chair Halstead, Commissioners Canto, Sanford, St. 
Germain, and Alternate Commissioners Polsky, Tucci (7:05 pm) and Koster. 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 Chair Halstead, Commissioners Sanford, St. Germain, and 
Alternate Commissioners Polsky and Koster, Town Planner Rutherford, and Clerk Hansen. 
 
Commissioner Tucci participated online (7:05pm.). 
 
Commissioner Zarella was absent. 
 
Town Planner Rutherford announced that Commissioner Bandle has submitted his letter of 
resignation effective Monday, October 6, 2025. Therefore, the Commission will function as a 
five-member board until a replacement is appointed for Commissioner Bandle. Per Article IV of 
the Bylaws, an alternate member may be seated to fill an absence or recusal.  A vacancy is not an 
absence. 
 
Alternate Commissioner Koster was seated as a voting member for Commissioner Zarella.  
 
Secretary Sanford read the legal notice into the record. 
 
 
NEW BUSINESS 
 
William Clark – 14 Mountain Road 
Application for special permit and site plan approval for the construction of a 22’ x 30’ 660-sf. 2-
car detached garage, with a 355-sf. loft, R20 Zone. 
 
Upon a motion made and seconded (St. Germain/Canto) it was unanimously 
 
VOTED: To accept the application for special permit and site plan approval for the construction 
of a 22’ x 30’ 660-sf. 2-car detached garage, with a 355-sf. loft in accordance with Article IV, 
Section 30 Expanded Home, at 14 Mountain Road, R20 zone and schedule a public hearing for 
Wednesday, November 12, 2025. 
 
 
Stanislaw Lipinski – 1055 New Britain Avenue 
Application for special permit and site plan approval for 18 chickens and 9’x5’ chicken coop, 
R20 zone. 
 
Upon a motion made and seconded (St. Germain/Canto) it was unanimously 
 
VOTED: To accept the application for special permit and site plan approval for 18 chickens and 
a 9’x5’ chicken coop at 1055 New Britain Avenue, R20 zone and schedule a public hearing for 
Wednesday, November 12, 2025. 
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PUBLIC HEARING 
 
Chair Halstead explained the public hearing process and opened the hearing at 7:06pm.  
 
Elizabeth Moravecek – 35 Penfield Place 
Application for special permit and site plan approval for 720 square foot attached Accessory 
Dwelling Unit (ADU), R30 Zone. 
 
Homeowners, Beth and Mike Moravecek presented their application for the consideration of a 
new Accessory Dwelling Unit (ADU) for their family to utilize. The primary entrance to the 
ADU will be from within the primary house, but will include a backdoor from a new ground 
level deck. Along with this ADU addition, there will be a new laundry room, a second floor 
office space, new closets, and a rear upper deck/balcony to the primary home. 
 
The Commission asked if any new exterior lighting would be a part of this project. Mrs. 
Moravecek responded that there is an existing outdoor light on the rear of their home that will be 
used for the rear entrance into the ADU, but no other outdoor lighting is being proposed with this 
addition. The Commission asked about the proximity of other homes in the neighborhood. Town 
Planner Rutherford presented on the screen the aerial GIS mapping, and Mr. and Mrs. 
Moravecek described the existing evergreen hedgerow on their neighbor’s property of 39 
Penfield Place that serves as a visual buffer. The Commission inquired about drainage from the 
roof of the new addition. Mrs. Moravecek responded that they are working with a local builder 
for the rainwater leaders to accommodate the stormwater drainage to meet the town guidelines. 
The Commission asked about the Farmington Valley Health District (FVHD) approval. Ms. 
Rutherford responded that FVHD approval is required for the new bedroom and bathroom, , to 
confirm that the existing septic system capacity can support the proposed new ADU.  
The Commission commented that this type of application is an excellent example of the intent of 
the Accessory Dwelling Unit regulation.  
 
Chair Halstead opened the hearing to public comment at 7:15pm.  
 
No public comments, either in the Council Chambers, or online, were offered.  
 
Upon a motion made and seconded (St.Germain/Canto) it was unanimously 
 
VOTED: To approve the application for special permit and site plan approval for 720 square foot 
attached Accessory Dwelling Unit (ADU) at 35 Penfield Place, R30 zone as presented, 
discussed, and on file in the Planning office. 
 
David Olenoski – 30 Robin Road 
Application for home expansion in excess of 2,400 sf living area and 3,200 sf of total area at 30 
Robin Road, R20 zone. 
 
Mr. Olenoski of D J Quality Drywall, presented online on behalf of the homeowners, Thomas 
Tenney and Lara Rafiee, the special permit application for 1,125 square foot home expansion to 
create a handicapped accessible first floor family room, bedroom, and bathroom. Mr. Olenoski 
explained that the rear wall of the kitchen will be removed, and the new addition will be added 
off the rear of the home. The Commission asked about the layout and context of the home 
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expansion to the neighborhood. Town Planner Rutherford presented on the screen the aerial GIS 
mapping showing the surrounding homes and specifically the two-story addition at 28 Robin 
Road.  Mr. Olenoski shared that 28 Robin Road is listed as 2,564 square feet of living space, and 
31 Robin Road is listed as 2,792 square feet of living space. Ms. Rutherford calculated that this 
proposed home expansion is approximately 5’ longer and 5’ wider than the addition at 28 Robin 
Road. The Commission asked about the items to consider listed in the Agenda Review. Mr. 
Olenoski stated that they will comply with these considerations and address them during the 
building permit process. The sanitary sewer line easement location along the northern edge of the 
property line needs to be identified to confirm that the proposed addition does not encroach into 
that setback. Mr. Olenoski agreed to this requirement.  
 
Chair Halstead opened the hearing to public comment at 7:30pm.  
 
No public comments, either in the Council Chambers, or online were offered.  
 
Upon a motion made and seconded (St.Germain/Canto) it was unanimously 
 
VOTED: To approve the application for home expansion in excess of 2,400 sf living area and 
3,200 sf of total area at 30 Robin Road, R20 zone as presented, discussed, and on file in the 
Planning office. 
 
 
Jack Kemper – 37 Mountain Spring Road 
Application for special permit and site plan approval for new 1,092 square foot 4-car garage and 
special permit for the consideration for the protection of historic factors, R80 zone. 
 
Architect Jack Kemper of Jack Kemper Associates presented the application for the thorough 
restoration of a historic barn, removal of deteriorated garage, and construction of a new garage in 
a different location behind the historic home built in 1763. Mr. Kemper reviewed with the 
Commission the existing condition photos of the barn and attached garage. He then shared the 
construction drawings and stated that the elevation for the new location for the garage meets the 
height limit requirement and locational requirements. The garage design will be a modern 
construction structure but is designed to complement the historic barn and home. The garage 
bays will be larger than the garage to be demolished to accommodate standard 21st century 
vehicles.. Mr. Kemper described that the barn will be deconstructed by taking it apart piece by 
piece, with each board labelled, inventoried, and evaluated for the rebuild. Lumber that can be 
salvaged will be reused in the rebuilding of the barn; supplemented with new wood timbers 
installed using a historic carpentry practices. The lumber that cannot be salvaged will be 
disposed of off-site. The Commission asked about the stone wall in the backyard location of the 
proposed garage. Mr. Kemper responded that the owners will be keeping the rocks from the wall 
and may consider repurposing them with the new garage. Mr. Kemper and Ms. Rutherford noted 
the existing wall is in poor condition and heavily overgrown with vines and other vegetation. Ms. 
Rutherford described to the Commission that some of the trees on the property will need to be 
removed for better access to the barn renovation and the site work for the new garage structure. 
The white pine trees are distressed with vine growth and at the end of their lifespan. The 
Commission asked if the property is within the Farmington Historic District. Mr. Kemper stated 
that the property is historic, but not within the historic district.  
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Chair Halstead opened the hearing to public comment at 7:50pm.  
 
Jim Pennito of 35 Mountain Spring Road, participated online, noted the elevation change from 
the crushed stone driveway to their property and that the stormwater runs down the driveway 
into the small wetland depression area at the rear of their property. He inquired about any 
grading that would need to take place for the construction of the new garage. Ms. Rutherford 
responded that the back wall of the new garage will serve as the retaining wall so no fill will be 
added to make up that grade change. The exposed foundation will be approximately 1 ½ ft. at the 
northwest corner and approximately 3 ½ft. at the southwest corner. Mr. Kemper said that new 
plants and reusing stones from the existing wall  could minimize the impact of the exposed 
concrete foundation. Mr. Pennito also asked about the barn foundation and whether or not 
concrete would be needed to support the restored historic barn. Mr. Kemper confirmed that the 
exterior of the barn foundation will remain the same with an exposed stone foundation; however, 
they intend to install a new concrete wall inside the existing foundation to support the restored 
barn 
 
Ms. Rutherford read into the record within correspondence from Farmington Town Historian, 
Lisa Johnson, in support of the consideration for protection of historic factors for the barn and 
removal of the existing 3-car open-port garage.  
 
Ms. Rutherford also read into the record the written correspondence email message from Pat 
Masozi, also in support of the proposal, for the barn restoration and new garage plans. 
 
Chair Halstead closed the public hearing at 7:59pm.  
 
Upon a motion made and seconded (St.Germain/Canto) it was unanimously 
 
VOTED: To accept application for special permit and site plan approval for new 1,092 square 
foot 4-car garage and special permit for the consideration for the protection of historic factors, at 
37 Mountain Spring Road, R80 zone as presented, discussed, and on file in the Planning office. 
 
Farmington High School student attendees in the Council Chambers asked general questions of 
the Commission.  The Commission and Town Planner Rutherford provided responses.  
 
PLANNER’S REPORT  
 
Bruno’s Café – 55 Mill Street, Unionville 
Town Planner Rutherford shared with the Commission that the owner of the café has withdrawn their 
request to hold the ‘Cars and Coffee’ event for the time being, because of weekend activities being held at 
Union School this time of year.  
 
CRCOG Housing Meeting 
Town Planner Rutherford discussed with the Commission about the Capitol Region Council of 
Governments (CRCOG) Fall Housing Conversations workshop that she attended back on September 24, 
2025. Ms. Rutherford shared that the program was more of a working session discussing housing terms 
and participating in a housing density exercise. She also shared the Goman + York Advisory Services, 
Regional Housing Strategy, which will remain posted on the town website, along with other Affordable 
Housing information resources, including the link to the CRCOG  Housing Typology website. 
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Commissioner Training 
Town Planner Rutherford reported to the Commission that the Town Attorney will be attending for a land 
use education training session during the TPZ administrative meeting on January 12, 2026. 
 
Signage request – 784 Farmington Avenue 
Town Planner Rutherford shared with the Commission the request for two building address placard wall 
signs to be installed at 784 Farmington Avenue for identification and emergency response purposes for 
the two new apartments. The Commission agreed that formal permitting with the TPZ was not required 
for these signs; this may proceed directly with the Staff. 
 
Ten Fifty One Co, LLC. - 1067 Farmington Avenue 
Town Planner Rutherford explained that the Green Tea business has moved out and the owner of the 
property is looking to make some site improvements. Improvements will include the replacement of light 
poles that have been damaged and knocked down over the years and installing all new exterior lighting. 
The new downcast LED light fixtures will be 15 ft high. The Commission agreed that formal permitting 
with the TPZ was not required at this time, and may proceed directly with the Staff. The Commission 
asked about the covered parking structure on the property. Ms. Rutherford responded that the site had 
been used once as a car dealership, and the covered parking was used for some of the new vehicles.  
 
MINUTES 
 
September 22, 2025 Meeting Minutes 
 
Upon a motion made and seconded (Sanford/St.Germain) it was 
 
VOTED: 4 in favor and one abstention to approve the September 22, 2025 Town Plan & Zoning 
Commission meeting minutes. 
 
The meeting was adjourned at 8:30pm. 
 


