TOWN OF FARMINGTON
PLAN & ZONING COMMISSION
MEETING MINUTES
May 11, 2026

Present for the hybrid meeting were Chair Sanford, Commissioners Canto, Cordeiro, Davidson,
St. Germain, and Alternate Commissioners Fagan and Ingvertsen. Town Council liaison Polsky,
Senior Assistant Town Planner Cyr, and Clerk Hansen were also present. The meeting was called
to order at 7:00 p.m.

Present in the Council Chambers were Chair Sanford, Commissioners Canto, Cordeiro,
Davidson, St. Germain, and Alternate Commissioner Fagan and Ingvertsen, along with Town
Council liaison Polsky, Senior Assistant Town Planner Cyr, and Clerk Hansen.

Commissioner Zarella and Alternate Commissioner Pogson were absent.

Chair Sanford welcomed everyone to the TPZ meeting, and Senior Assistant Town Planner Cyr
took roll call of the Commission members.

PLEDGE OF ALLEGIANCE

Alternate Commissioner Fagan was seated as a voting member for Commissioner Zarella.
Chair Sanford asked Secretary St. Germain to read the legal notice into the record.

Commissioner Canto discussed a point of order citing his concern over a potential
predetermination regarding Commissioner Davidson sharing application documents online and
suggested Commissioner Davidson should recuse himself from the meeting.. Commissioner
Davidson stated that any information from the Agenda Review posted on social media was
already available to the public for review on the Town’s website. He further responded that his
desire is for promoting transparency in the planning and zoning process. He stated the
importance of sharing information over multiple media platforms to reach a broader audience.
Commissioner Davidson also stated that he did not share any personal opinions or coordinate
with anyone regarding applications being brought before the Commission. Based on the
discussion it was determined a recusal was unnecessary.

NEW BUSINESS

Carol’s Lunchbox — 14 Westwoods Drive
Application for Site Plan Modification to add indoor and outdoor live entertainment at 14
Westwoods Drive, R40 zone.

Carol Wilusz, owner and operator of Carol’s Lunchbox presented the application for
consideration of live entertainment to occur both indoors and outdoors at the Westwoods Golf
Course restaurant location. Ms. Wilusz stated that her current hours of operation are Monday —
Friday 11:00am — 7:30pm.; Saturdays 11:00am — 5:30pm.; and Sundays 7:00am. — 5:30pm. She
would like to add karaoke as a live entertainment activity on Saturday evenings extending her
hours of operation from 6:00pm. — 9:00pm. Karaoke would take place indoors and Ms. Wilusz
stated that she would be utilizing her own sound system, not the golf course house system. She
also described that she would like to have acoustic music outside on the patio and under the tent
at Westwoods Golf Course on Saturdays and Sundays only, weather permitting.. Ms. Wilusz is
also considering hosting a trivia event on a weeknight after the summer season and when the golf
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league play has ended. She stated that her goal is to increase her business but also introduce new
visitors to the Westwoods complex facilities. The Commission expressed concern for any noise
impact on the surrounding residential neighborhoods. The Commission acknowledged that
parking is more than adequate to support these proposed new live entertainment activities but
made suggestions for conditions before considering approval. Senior Assistant Town Planner
Cyr shared on the screen the measured distances to the closest residents, which was determined
to be anywhere from 800ft. to 1000ft. away from the tent and outdoor patio. The Commission
asked if Saturday evening activities were a hard stop at 9:00pm. and noted that the noise
ordinance for nighttime limits takes effect at 9:00pm. The Commission reached a consensus for a
one-year trial approval, as TPZ has granted it to others in the past and that a public hearing
would not be required for this application, at this time. The Commission asked if any noise
complaints have been submitted to the Police Department from the current activities at
Westwoods Golf Course and Mr. Cyr responded that a report had been requested by staff to the
Police Department for any complaints within the last year, which he stated that none were on
file.

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

VOTED: To approve the application made by Carol’s Lunchbox for Site Plan Modification to
add indoor and outdoor live entertainment at 14 Westwoods Drive, R40 zone with the following
conditions:

1. Karaoke to only take place indoors with windows and doors remaining closed on
Saturday evenings from 6:00pm. — 9:00pm;

2. Outdoor acoustic music held on the weekend afternoon hours 12:00 noon — 3:00pm.
limited to string instruments, a vocalist, and no outdoor amplification;

3. Trivia approved as presented on weeknights, inside the restaurant during the late summer
and fall;

4. One-year trial approval and re-evaluation in May 2027 for permanent approval for this
live entertainment request.

Friends of the Farmington Libraries — 6 Monteith Drive
Application for three signs to be installed at the Farmington Library Gardens at 6 Monteith
Drive, R40 zone.

Terry Roberts, a member of the Friends of Farmington Libraries, presented the application for
three new freestanding directional signs for the two public gardens located on the Farmington
Library property. Ms. Roberts reported that in 2002 a garden was started at the far end of the
library but realized that most residents visiting the library are not aware that the garden exists
and that the Friends of Farmington Libraries members maintain the gardens. The collaboration
with the Farmington Library for outdoor programing has been ongoing along with consideration
for the signs’ designs. Ms. Roberts described the rose garden located within the main parking lot
of the library and shared a graphic highlighting the location of the three proposed signs on the
property. The Commission asked who will maintain the signs. Ms. Roberts stated that the
Friends of Farmington Libraries are responsible for the installation and care of the signs. The
Commission inquired about the proposed sizes for the three freestanding signs.

Michael Genovese from Nutmeg Signs & Graphic Arts, LLC. in Simsbury, CT. spoke about size
in relationship to both pedestrian and vehicular visibility of the signs. He explained that for every
one inch of letter height, it is legible from a distance of 10 feet. The Commission asked if there
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are already any existing signs that these proposed signs would replace. Ms. Roberts stated that
there are no existing signs in these proposed three locations. The Commission asked if the signs
would be illuminated. Ms. Roberts and Mr. Genovese stated that the signs will not need to be
illuminated because the lights for the library are sufficient for highlighting the signs. The
Commission asked about the sign materials and Mr. Genovese stated that the wooden signs are
intended to weather over time to create a rich surface with natural variations in tone for a stylish
and organic patina look. The Commission appreciated that care was taken to create uniformity
within the three signs. The Commission raised a concern about the proposed location of the rose
garden sign as it might be vulnerable to snow plowing of the library parking lot and for snow
storage within the garden island. Ms. Roberts and Mr. Genovese stated that they will take this
suggestion into consideration and discuss this with the Library and the Friends of the Farmington
Libraries

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

VOTED: To approve the application made by the Friends of Farmington Libraries for three signs
to be installed at the Farmington Library Gardens at 6 Monteith Drive, R40 zone as presented
and on file in the Planning office.

402 Farmington Ave LLC — 402 Farmington Avenue

Application for site plan modification as required for modification of Conditions of Approval
granted May 24, 2021, and modified December 8, 2025, to allow for internal construction
activities on Saturdays from 7:30am to 3:30pm. until August 31, 2026, SIF Zone.

Kyle Richards of The Metro Realty Group presented a request to continue internal construction
activity on Saturdays from 7:30am. to 3:30pm, until August 31, 2026 at the 402 Farmington
Avenue property. In December, the TPZ granted the original request through April 30, 2026.He
stated that the 130-unit apartment building is nearly complete, with interior finishing work
remaining to be completed. The work primarily includes interior painting and carpeting of the
apartments. The original approval prohibited work on Saturdays to mitigate concerns raised
during the public hearing regarding noise and noise generated on the weekends, especially during
the summer months. Mr. Richards explained now that major construction of site work and
building construction is complete, the remaining work is limited to the completion of each
apartment unit with the intent to start receiving Certificates of Occupancy for the building in the
next 60 days if allowed to continue working six days a week. The Commission discussed
limiting any work over holiday weekends but determined that would not be necessary for the
added restriction at this point of the building process. Mr. Richards stated that no deliveries are
scheduled during the weekends.

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

VOTED: To approve the application made by 402 Farmington Ave LLC, for site plan
modification as required for modification of Conditions of Approval granted May 24, 2021, and
modified December 8, 2025, to allow for internal construction activities on Saturdays from
7:30am to 3:30pm. until August 31, 2026, SIF Zone as presented, and on file with the Planning
office.
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Ray Tribuzio — 6 Reservation Road
Application for site plan for Accessory Dwelling Unit (ADU) stairs to be located along the side
of the building facing the road at 6 Reservation Road, R40 zone.

Property owner, Ray Tribuzio, presented an application for approval to construct the entrance
and stairs for a second floor ADU along the front of the existing garage. The garage is located in
front of the home and attached by a covered walkway which were constructed in 2002. At the
time the garage met the zoning regulations as an attached building. Since the ADU is only 696
sf. and includes one bedroom, a special permit is not required to construct the ADU. Mr.
Tribuzio stated what triggered the site plan application is because the south elevation / street
view proposed staircase is not allowed without obtaining permission from the Plan & Zoning
Commission. Commissioner Davidson discussed that since the garage would now accommodate
a second floor ADU, it becomes a non-conforming structure since the breezeway is not enclosed
as required by the current zoning regulations. The commission asked Mr. Tribuzio if he would
consider enclosing the breezeway. Mr. Tribuzio responded that he would not since he built the
accessory garage building to meet the requirements of the zoning regulations at the time. He also
explained the second floor of the garage is existing, as the garage was originally constructed with
the intent to accommodate livable space on the second floor. The Commission asked if the
proposed stairs would be made from pressure treated wood or wrought iron. Mr. Tribuzio
responded that the stairs would be wood and that concrete bollards would be installed to prevent
a car from striking the stairs. The Commission discussed if a public hearing should be held for
the application. It was determined that the application for the stairs along the front of the existing
garage did not require a public hearing.

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

VOTED: 5 in favor (Canto, Cordeiro, Sanford, St. Germain, Fagan) and 1 in opposition
(Davidson) to approve the application for site plan for Accessory Dwelling Unit (ADU) stairs to
be located along the side of the building facing the road at 6 Reservation Road, R40 zone.

Elisabeth & Manuel Coello — Lot 8638 Pine Drive, Unionville

Accept application for Special Permit and Site Plan approval for new single-family home in
excess of 1,600 sf living area and 2,200 sf total area at lot 8638 Pine Drive, ROLG zone and
schedule public hearing (recommended hearing date of Monday, June 8, 2026).

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

VOTED: To accept the application made by Elisabeth & Manuel Coello for a Special Permit and
Site Plan approval for a new single-family home in excess of 1,600 sf living area and 2,200 sf
total area at lot 8638 Pine Drive, ROLG zone and schedule a public hearing for Monday, June 8,
2026.

Noble Energy Real Estate Holdings, LLC. — Lot 8261 Fienemann Road

Accept application for amendment to Section 19 of the 2007/2016 Plan of Conservation and

Development (POCD), and Section 10 of the 2018 POCD addendum, Zone Text Amendment to
4
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Article II, Section 12.B, Zone Change portion of R40 land area to B1, and Special Permit and
Site Plan approval for warehouse, fueling stations, and convenience store uses at lot 8261

Fienemann Road and schedule public hearing (recommended hearing date of Monday, July 27,
2026).

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

VOTED: To accept application made by Noble Energy Real Estate Holdings, LLC. for
amendment to Section 19 of the 2007/2016 Plan of Conservation and Development (POCD), and
Section 10 of the 2018 POCD addendum, Zone Text Amendment to Article II, Section 12.B,
Zone Change portion of R40 land area to B1, and Special Permit and Site Plan approval for
warehouse, fueling stations, and convenience store uses at lot 8261 Fienemann Road and
schedule a public hearing for Monday July 27, 2026.

At 8:58pmthe Commission took a three minute break before continuing the meeting and starting the
public hearing.

Chair Sanford welcomed everyone back, discussed the proceedings, public comments, and
opened the public hearing at 9:01pm.

PUBLIC HEARING

Robert Carli (Stabach Architects) — 27 Oakland Avenue
Application for Special Permit and Site Plan approval for expanded home in excess of 30%
expansion and in excess of 1600 sf living area for addition at 27 Oakland Avenue, R9-OG zone.

Architect, Jason Stabach from Stabach Architects and homeowner, Robert Carli presented the
application for the proposed addition in excess of 30% to the home at 27 Oakland Avenue within
the Oakland Gardens neighborhood.. The addition includes a lower level two car garage with a
workspace area and first-floor level living space addition to include a living room, bathroom, and
bedroom located off the rear of the existing home. Mr. Carli is the third generation to live in the
1,300 sf. home and is requesting the extra space to accommodate his continued family use of the
house and property. Mr. Stabach explained the property slopes to the rear, so the addition is
keeping within the scale of the property. The Commission asked about the proposed stepped roof
on the side of the addition. Mr. Stabach responded that instead of having a large two-story
facade, the lower stepped roof will help minimize the scale and break up the tall side of the
home. The Commission asked about the greater than 30% expansion and what would be the
largest allowable size home within the R9-OG zoning district. Senior Assistant Town Planner
Cyr responded that a home containing no more than 1,600sf. of finished living area and no more
than 2,200 sf. of total area or an expansion up to 30% is permitted by right. The current request
exceeds these thresholds which is why the applicant is seeking a special permit from the
Commission. Each expanded home request is evaluated within the context of the surrounding
neighborhood while being required to adhere to the setback and height requirements for that
zoning district. Mr. Stabach spoke about the stormwater calculations and that no runoff will drain
onto the neighboring properties. The Commission asked about the required turning radius for a
vehicle to park inside the proposed garage. Mr. Carli stated that this is why the garage wall will
be approximately 25ft. from the side property line to accommodate car access into the garage.
The Commission asked if they have they spoken with residents from the neighborhood about the
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addition, other than the public notice letter requirement. Mr. Carli replied that he spoke with
some of the neighbors.

At 9:19pm. Chair Sanford called for any public comments.

No public comments in support or opposition were offered by those in the Council Chambers,
and no written public comments were received.

Adrian Mcllveen of 17 Oakland Avenue was online, and spoke in favor of the application and
only requested that if any blasting is required for the garage and addition, that they be notified in
advance.

At 9:22pm. Chair Sanford closed the public hearing and asked for final thoughts and comments
by the Commission members.

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

VOTED: To approve the application for Special Permit and Site Plan approval made by Robert
Carli (Stabach Architects) for expanded home in excess of 30% expansion and in excess of 1600
sf living area for addition at 27 Oakland Avenue, R9-OG zone, as presented and on file with the
Planning office with engineering conditions as listed in the Agenda Review
a. Confirm if the infiltrator is only stone, consider providing a dry well or
chambered system to accommodate maintenance, and provide details for the
infiltration area i.e., fabric, stone, and an access cover.
b. The infiltration area has only been sized based on the second floor area and not
the total roof area (1,393sf). Revise the infiltration area accordingly.
c. Show a proposed location for the infiltrator, test pits shall be performed during
foundation excavation to confirm soil type and presence of any ground water.
Town staff to review and inspect.
d. Add a stone strip along the edge of the driveway to dissipate runoff.
e. Include an overflow for the roof infiltration system.
Provide footing drain and show pipe outlet location and elevation on plan.

lmz)

PLANNER’S REPORT

Sign Regulations

Senior Assistant Town Planner Cyr stated that the updated sign regulations have been circulated
for comment by staff and the final draft will be available to the Commission for review and
additional comments for consideration, likely at the next TPZ meeting.

Plan of Conservation and Development (POCD) — Consultant Selection Committee and Update

Senior Assistant Town Planner Cyr shared with the Commission that the POCD Request for
Proposals have been received and are being packaged for the Consultant Selection Committee
review. Interviews are intended to be scheduled during the end of May or the beginning of June.
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The Goddard School — 4 Bridgewater Road

Senior Assistant Town Planner Cyr described a current building permit application received for
the conversion of an indoor gym play area into classroom space. The anticipated students consist
of existing teacher staff children or siblings of existing students; therefore, the access driveway
and parking can accommodate this building modification. Mr. Cyr also stated that for the entire
development, the number of parking spaces is greater than required because an addition at the
existing office building was not constructed; however, the parking spaces were created in
anticipation of that building expansion. The Commission agreed that formal permitting with the
TPZ was not required and can proceed through the building permit application process.

MINUTES

April 27, 2026 Meeting Minutes

Upon a motion made and seconded (St. Germain / Cordeiro) it was unanimously
VOTED: to approve the April 27, 2026 Town Plan & Zoning Commission meeting minutes.

The meeting was adjourned at 9:39pm.



