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DISCUSSION: Agenda Item J-3

To consider acting on the CGS 8-23 Referral from the Farmington Town Plan and
Zoning Commission (TPZ) regarding the proposed amendment to the Plan of
Conservation and Development (POCD) as submitted by Noble Energy Real Estate
Holdings, LLC as part of their TPZ permitting application for the property located at
8261 Fienemann Rd. (Action Anticipated)

NOTE:

Noble Energy Real Estate Holdings, LLC, as part of their Town Plan and Zoning
Commission (TPZ) application to develop 8261 Fienemann Rd., are proposing edits
to Section XIX Neighborhoods - Batterson Park of the 2007 / 2016 Plan of
Conservation and Development (POCD) and Chapter 10 Affordable Housing, Section
10.4 Build new units of the 2018 Addendum to the POCD and are proposing
associated text amendments to the Zoning Regulations. The referral to Town
Council focuses solely on the POCD edits. The proposed edits to the POCD involve
both sections noted above and are put forth to advance the development vision of
Noble Energy Real Estate Holdings, LLC.

The subject parcel, within the Batterson Park Neighborhood, was identified on the
2007/2016 Future Land Use Map as office and was specifically noted that it should
be developed for office or research and development use. The parcel remained
vacant and in 2018 the Addendum to the POCD identifies this parcel as a possible
location for Affordable Housing growth. The parcel remains vacant today.

Per the Connecticut General Statutes (CGS), the Town Council is to review
amendments to the POCD and shall endorse or reject the amendment and may
submit comments and recommend changes to the commission. The Town Plan and
Zoning commission will be holding a public hearing for the POCD amendment and
any Zone change requests; which includes all of the required public notices and
sign posting at the property. The hearing is currently scheduled for July 27, 2026.

The following represents my plain-language summary of the proposed changes and
is provided solely to aid understanding. It is not a substitute for the application
materials, which should be reviewed for the applicant's exact language and
proposal details. It should be noted that the highlighted sections of the attachment
relate to the POCD amendment.

e The applicant is removing the recommendation to develop this parcel as
office, research and development or affordable housing and is recommending
commercial development at this location.

e The applicant further expands the recommendations for this parcel to include
a warehouse use.
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For your reference, applicable State Statutes are included below:

CGS 8-23(h)

(2) At least sixty-five days prior to the public hearing on adoption, the commission
shall submit a copy of such plan or part thereof or amendment thereto for review
and comment to the legislative body or, in the case of a municipality for which the
legislative body of the municipality is a town meeting or representative town
meeting, to the board of selectmen. The legislative body or board of selectmen, as
the case may be, may hold one or more public hearings on the plan and shall
endorse or reject such entire plan or part thereof or amendment and may submit
comments and recommended changes to the commission. The commission may
render a decision on the plan without the report of such body or board.

CGS 8-23 (i) (2)

Any plan, section of a plan or recommendation in the plan that is not endorsed in
the report of the legislative body or, in the case of a municipality for which the
legislative body is a town meeting or representative town meeting, by the board of
selectmen, of the municipality may only be adopted by the commission by a vote of
not less than two-thirds of all the members of the commission.

CGS 8-23(j)

Any owner or tenant, or authorized agent of such owner or tenant, of real property
or buildings thereon located in the municipality may submit a proposal to the
commission requesting a change to the plan of conservation and development.
Such proposal shall be submitted in writing and on a form prescribed by the
commission. Notwithstanding the provisions of subsection (a) of section 8-7d, the
commission shall review and may approve, modify and approve or reject the
proposal in accordance with the provisions of subsection (h) of this section.

Potential Actions:

To issue a positive referral

To issue a positive referral with comments
To issue a negative referral

No action

Draft Motion:

To issue a (positive/positive with comments/negative) referral to TPZ regarding the
attached proposed amendment to the Plan of Conservation and Development
(POCD) as submitted by Noble Energy Real Estate Holdings, LLC as part of their TPZ
permitting application for the property located at 8261 Fienemann Rd.

Shannon Rutherford, Town Planner, will be available at the Town Council meeting to
answer any questions.

/Attachments



PLANNING DIVISION

MEMORANDUM
TO: Brian F.X. Connolly, Town Council Chair and Town Council
Members
FROM: Liz Sanford, Town Plan and Zoning Commission Chair

Shannon Rutherford, P.E., Town Planner
RE: CGS 8-23 Referral
DATE: May 21, 2026

In accordance with Section 8-23 of the Connecticut General Statutes,
the Farmington Town Plan and Zoning Commission is referring a
proposed amendment to the Plan of Conservation and Development
(POCD) to the Town Council for review and comment. The proposed
amendment to the POCD is submitted by Noble Energy Real Estate
Holdings, LLC as part of their permitting application for the property
located at 8261 Fienemann Road.

If you have any questions, please do not hesitate to contact me at
860-675-2350.

Thank you.

cc: Kathleen Blonski, Town Manager
Robert Reeve, Esq., Scully, Niksa & Reeve, LLP

[1]
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Executive Summary
Conclusion

The proposed mixed-use (retail and warehouse) site development at 8261 Fienemann Road,
Farmington, Connecticut is consistent with the Town of Farmington Comprehensive Plan of Zoning
(regulations and map) and forwards the policy objectives of the Plan of Conservation and
Development. The B1 - Business zone is suitable for the proposed location along the frontage of
Fienemann Road, a Secondary Arterial that provides access to Interstate 84. In addition, Fienemann
Road already has commercial zones (i.e., the B1 — Business, BR — Business Residential, and PR —
Professional Office) fronting on the north side of the road. The zoning map amendment from R-40 to
B1 — Business is consistent with the Comprehensive Plan of Zoning in that it is reasonable in nature and
does not drastically change the character of the district or area, nor is the change contrary to the
reasonable expectations of property owners. In addition, it is consistent with the POCD, as discussed
below.

The proposed amendment to the POCD recognizes the changes that have occurred since it was last
amendment in 2018. Most notable is the collapse in the commercial office market which undermines
the opportunity for commercial office uses in this area and on the subject site. The proposed
amendment further reinforces the character of the area as described by the POCD as a concentration
of “non-residential development” which is caused by “the neighborhood’s proximity to the -84
corridor; and the Interstate's Fienemann Road exit, which provides easy access to the businesses in this
area” (POCD, 2016:109). The proposed amendments specifically detail the suitability of the subject site
and the proposed uses.

Last, the proposed zoning text amendment to allow a small-scale warehouse use as part of the
proposed site development is narrowly crafted to recognize the unique location and physical character
of the site and suitability of the area for such use. The proposed text amendment for warehouse use
and the proposed development are consistent with the Comprehensive Plan of Zoning as it is
reasonable in nature and does not drastically change the character of the district or area. In addition,
the proposed change is not contrary to the reasonable expectations of property owners.

It is my professional planning opinion that the proposed amendment to the POCD and proposed zoning
map and text amendments should be approved to allow the proposed site development to proceed
through the site plan process. The Fienemann Road area and the subject site are well suited for these
uses and form of development.
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The Assignment

Goman+York Property Advisors was asked to conduct a planning and zoning analysis of the proposed
mixed-use (retail and warehouse) development at 8261 Fienemann Road, Farmington, Connecticut.
The proposed site development includes a 8,437 square foot convenience store and gas station with
both gas and diesel pump stations. The proposed site development also includes an 18,000 square foot
warehouse. As part of this planning and zoning analysis, Goman+York conducted the following:

e A review of the proposed site development plan.

e Areview of the Town of Farmington Plan of Conservation and Development (POCD) and the
Comprehensive Plan of Zoning (Zoning Regulations and Zoning Map).

e Land use analysis of the surrounding area.

e Analysis of the existing and proposed zoning district regulations.

The Site

The subject site (8261 Fienemann Road) is approximately 86.1 acres of undeveloped land. The site is
zoned R-40 and R-80 and is generally flat with some areas of steep-slopes (greater than 10% grade).
The site consists of approximately 29 acres of wetlands (including a possible vernal pool and a FEMA
floodway), 31 acres of steep-slopes, and 36 acres of unconstrained land. Based on the configuration of
the parcel, the location and extent of wetlands (including regulated upland area), and steep slopes, it is
estimated that of the 36 acres of unconstrained land, approximately 20 acres may be developable. As
proposed, the site development application utilizes approximately 10 acres of developable along
Fienemann Road at the corner of Slater Road for the development site. Based on the location,
frontage, and typography, the proposed development site along Fienemann Road and the corner of
Slater Road is well suited for commercial and small-scale warehouse development.
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The Changing Commercial and Industrial Landscape

To best understand the proposed mixed commercial and industrial development, it is important to
understand the how and why of development and land use patterns. The form and function of
settlement patterns are forever shifting and changing around technological and transportation
innovations, economics, and our social-cultural ways of living in our environment—the built
environments as our self-created human habitat (our ecosystem). For example, the first industrial mills
were located alongside rivers (their source of power) and towns and cities were constructed around
those industrial sites. Riverside locations were later abandoned once electricity was harnessed, and
electric power sources provided. Later, the arrival of rail resulted in the abandonment of riverside
locations, as manufacturing relocated along the rail lines for the transportation of supplies and finished
products. Next came the interstate highways, which further reorganized the location and site of
industry at highway interchanges (i.e., the industrial park) and large single-story buildings that
consolidated production, assembly, and distribution on a single floor.

The landscape of retail has also changed. In the early to mid-1900s, the primary location of retail was in
city centers (i.e., downtown and main street) and multi-story department stores. Over time
department stores (and other retailers) shifted outward to suburban centers and retail strip location.
Later, the enclosed regional mall came into vogue, located miles outside the central city, at interstate
highway interchanges, and anchored by large department stores. Next, the big box discount
department stores and specialty retailers emerged on the scene, often favoring locations proximate to
malls and other large retail clusters. The retail and commercial strips gave rise to convenience retail
such as fast food, convenience stores, and gas stations. These retail development patterns are familiar
to Farmington, especially along the Route 4 and Route 6 corridors, as they are both major arterials and
provide direct access to Interstate 84.

From the perspective of community planning, land uses are continually shifting and changing as market
forces shift and change with the practices of production and consumption. Land use and development
patterns are not static, fixed in time or space. They are fluid and ever changing. This is why land
planning is a continual process of adjustment and improvement. As a result, zoning is regularly
updated by amendments (text and map amendments).

The challenge of community planning is not to resist change, but to embrace and manage change.
Adaptation is the foundation of resilience. Foresight and intentional action are the remedies to
complacency, uncertainty, and functional obsolescence. Those who are first to “innovate and are lucky
will take the market” (Deming, The New Economic, 1991). Farmington can innovate, adapt, and
embrace its locational strengths. While entrepreneurial spirit is often constrained by governance
structures, governments can also be entrepreneurial in their efforts, allowing market-driven uses as a
means of moving the community forward, while providing economic development.
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The Plan of Conservation and Development — Review

The basis for municipal planning is found in the Plan of Conservation and Development, Title 8 Chapter
126 Section 8-18 through 8-30f of the Connecticut General Statutes. Section 8-23 requires the
preparation, amendment, and adoption of a Plan of Conservation and Development (POCD) at least
every ten years. While there is no statutory requirement for the POCD to be amended when specific
zoning applications may be inconsistent with the POCD, it is a practice of some communities to require
the POCD to be amendment as part of the specific zoning request.

To facilitate this process of amending the POCD for this proposed application, a review was conducted
of the 2007 Plan of Conservation and Development, as amended 2016 and the 2018 Addendum to the
Plan of Conservation and Development.

The big-picture nature of the POCD as a comprehensive plan for a community reveals the limitations of
a POCD in dealing with zoning specific applications and decisions, hence the reason the POCD is
advisory and nonbinding plan. However, our review of the 2006/2016 POCD reveals that the subject
parcel and proposed site development does not conflict with the policy objectives related to:

e Prime Agricultural Soils and Farmed Land
e Public Well Locations

e Highly Erodible Soils

e Biodiversity Core Habitat Areas

e Existing Open Space

e Circulation Improvement Plan

e Historic Districts or Properties

The subject property is identified in the 2006/2016 POCD in the context of:

Future Open Space
Existing Land use

Future Land Use

Circulation

The subject parcel appears on the Future Open Space Plan, and the parcel is identified as being on the
2006 Land Acquisition List. Such a designation for open space and possible acquisition is
understandable considering the size of the parcel and the substantial environmental constraints (i.e.,
steep slopes, wetlands, and floodplain). That is the generalized nature of comprehensive planning and
parcel-based mapping. Specific features and conditions are identified at the parcel scale, but the
nuances, such as a portion of the parcel being suitable for development, are missed at the parcel scale.
In this case, the portions of the site missed as suitable for development is the frontage along
Fienemann Road.

The subject parcel is also listed as Vacant Residential on the Existing Land Use map, a recognition that
the parcel is zoned R-40 Residential and remains undeveloped. In addition, the subject parcel is
designated as Office on the Future Land Use Plan, a statement that the parcel, or at least portions of
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the parcel, may be suitable for commercial use. The POCD specifically explains, “the largest single
vacant parcel in this neighborhood, located to the south of I-84 and west of Fienemann Road, should
be developed for office or research and development use” (POCD, 2016: 122). While the proposed site
development does not maintain the parcel as vacant residential or propose commercial office as a use,
the proposed site development demonstrates how desired land uses can and do change over time. In
addition, the proposed retail convenience and warehouse uses further confirm why the POCD is an
advisory and nonbinding planning document. The fact is, things change and in the 2007/2016 POCD no
one could have predicted the 2020 pandemic, the shift to remote and hybrid work, and the collapse of
the commercial office market, nationally or in Central Connecticut.

The 2007/2016 POCD also recognizes Fienemann Road as a Secondary Arterial, explaining that
“Secondary arterials transport mostly intralocal traffic from one section of town to another or from
residential neighborhoods to employment or retail centers” and that the “average daily volume of
traffic carried by a secondary arterial is generally in the range of 4,000 to 10,000 vehicles a day” (POCD,
20016: 83). However, Fienemann Road also displays characteristics of a primary arterial. For example,
the POCD explains, “Primary arterials transport over 10,000 vehicles per day, much of it being
interlocal traffic and frequently having direct connections with a limited access expressway” (POCD,
20016: 83). Fienemann Road transports over 10,000 vehicles per day and provides direct access to
Interstate 84, a limited access expressway. In essence, the POCD is recognizing that secondary arterials
(and primary arterials) are suitable for commercial and industrial land uses.

This commercial nature of Fienemann Road is further recognized in the 2007/2016 POCD when it
explains the concentration of “non-residential development [...] within the Batterson Park, Health
Center, and Southwest neighborhoods” and that the “primary cause of this concentration is the
neighborhood’s proximity to the 1-84 corridor; and the Interstate's Fienemann Road exit, which
provides easy access to the businesses in this area” (POCD, 2016:109).

The 2018 Addendum of the POCD also recognizes that commercial land uses make up only 5.2% (POCD,
2018: 1-16) of total Farmington land area and that “Farmington is built out. Only 8.1 % of the town is
vacant and available for development. That number is reduced further by development constraints
such as ownership, wetlands and steep slopes” (POCD, 2018: 1-17). This discussion in the POCD of
limited land available for development is about a concern of economic development and tax base. That
“Farmington’s dependence on the local property tax will become a much more significant issue. Due to
the lack of vacant commercial and industrial land...Farmington’s grand list will continue to decline,
property values may decline and the fixed costs of government will continue to increase. All this will
occur as the state continues to cut aide to municipalities” (POCD, 2018: 1-18).

While the subject parcel is large and the POCD’s desire for office or research and development is
understandable, the POCD must also take into account the environmental constraints on this parcel
and how steep slopes, wetlands, and floodplain limit any reasonable opportunity for large-scale
commercial office development—not to mention the collapse of the commercial office market. The
proposed site development offers a reasonable alternative while maintaining commercial use, at a
suitable scale, and along the frontage of Fienemann Road, a secondary arterial providing direct access
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to Interstate 84. In addition, as proposed, most of the subject parcel, including the environmentally
sensitive areas, will remain undeveloped.

Based on these findings of suitability for the proposed site development, a proposed amendment to
the POCD has been drafted and is included in Appendix I.

Zoning Map and Text Amendment Application

When considering an application for a zoning text amendment, the Planning and Zoning Commission
must review the proposal for consistency with the Comprehensive Plan of Zoning and consider the
recommendations of the Plan of Conservation and Development. The following is a discussion of the
Comprehensive Plan of Zoning and the Plan of Conservation and development, as to how each relate
to the proposed text amendment and frame the decision-making process.

Comprehensive Plan of Zoning

In Connecticut, the zoning regulations and zoning map, as a collective document, are recognized as the
Comprehensive Plan of Zoning. The Comprehensive Plan of Zoning sets forth the community’s future
development plan and provides property owners with a reasonable expectation for the present and
future use of land within the specified zoning districts. The Comprehensive Plan of Zoning is about
zoning, not planning, which is covered by the Plan of Conservation and Development. The
Comprehensive Plan of Zoning and knowing its applicability to zoning is important to understand when
considering an application for zone change (a map or text amendment) because such changes to zoning
should be reasonable in nature and should not drastically change the character of the district or area,
nor should the changes be contrary to the reasonable expectations of property owners. In addition,
changes to zoning must be reasonably related to the police power of zoning—the power and authority
of government to protect public health, safety, and welfare. Most importantly, Connecticut land use
law recognizes that land uses (and communities) evolve and change over time, and that the Planning
and Zoning Commissions has the ability to accommodate change through amendments to the
Comprehensive Plan of Zoning. That is to say a zoning district is not cast in stone for perpetuity.

The proposed map and text amendment to change the zoning along the frontage of Fienemann Road
from R-40 Residential to B1 Business and a text amendment to allow for warehouse uses in the B1
Business Zone is consistent with Farmington’s Comprehensive Plan of Zoning. The reasons for this
consistency include the proximity to Interstate 84 and the access ramps, Fienemann Road as a
Secondary Arterial, commercial zones (i.e., the B1 — Business, BR — Business Residential, and PR —
Professional Office) already fronting on the northside of Fienemann Road, and the POCD’s recognition
of “non-residential development [...] within the Batterson Park...neighborhood” (POCD, 2016:109), a
recognition of the areas existing conditions that are essentially describing the character of the existing
zoning (the Comprehensive Plan of Zoning).
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Based on our review of the Comprehensive Plan of Zoning, we are confident that the proposed map
and text amendments are reasonable in nature, do not drastically change the character of the district
or area, and are reasonably related to the police powers of zoning. In addition, we are equally
confident that the proposed map and text amendments are not contrary to the reasonable
expectations of property owners. For example, the proximity to Interstate 84 and its access ramps.
Fienemann Road as Secondary Arterial, the commercial land uses along Fienemann Road and Batterson
Park Road, and recommendations in the POCD that this area and the subject site be used for office and
research and development uses have created a reasonable expectation of further commercial uses in
this area and on the subject parcel. In addition, since the subject property is currently zoned residential
and the POCD recommends future commercial uses, expectations have been established that the
subject property would be the subject of zoning amendment application, exactly what is being
requested at this time.

Plan of Conservation and Development

When considering a zone change (map or text amendment) application, in addition to reviewing the
application for consistency with the Comprehensive Plan of Zoning, the Planning and Zoning
Commission must also consider the Plan of Conservation and Development (POCD). The POCD is a
planning policy document that is advisory, and the Planning and Zoning Commission is not bound to the
policies and recommendations of the POCD. Therefore, when considering a zone change application,
such as the proposed map and text amendments, the Commission does not have to follow the
recommendations of the POCD. However, the Commission must review and consider the
recommendations and policies contained within the POCD that relate to the zone change and how the
proposed zone change relate (or not) to the POCD.

The advisory nature of the POCD and the Commission only having to consider the POCD, establishes
that zoning amendments can be approved, even if such an amendment was inconsistent with the
policy recommendations of the POCD. This is important to understand but not material in the case of
this application, which is also seeking to amend the POCD. As a matter of practice, Farmington requires
the POCD to be amended to allow the Commission to consider possible changes since the POCD was
adopted and make planning policy decisions, rather than simply making findings inconsistent with the
POCD.

The POCD, primarily, is a land use plan. That means the primary objective of the POCD is to set forth a
plan for spatial organization of future land use throughout the community. In doing so, the POCD
considers social, economic, and environmental trends and characteristics of the community to inform
the land use planning policies. Planning for future land use also allows the community to plan for the
secondary objective of the POCD, planning for public infrastructure and community facilities. The
planning for public infrastructure and community facilities is about planning for change—change in
land use, social, economic, and environment change. Such change can include both growth and
contractions or shifts in community needs. The planning process allows the community to explore how
change is occurring and plan for the infrastructures and facilities that community will need moving
forward—an opportunity to get ahead of the curve.
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As discussed earlier, in the context of the proposed POCD Amendments, the big-picture nature of the
POCD as a comprehensive plan for a community reveals the limitations of a POCD in dealing with
specific zoning applications and decisions, hence the reason the POCD is advisory and a nonbinding
plan. That said, and as was explained in detail earlier in this document, the review of the 2006/2016
POCD and the 2018 Addendum to the POCD reveal that the subject parcel and proposed site
development does not conflict with the environmental policy objectives contained in the POCD. In
addition, there is ample discussion, recognitions, and recommendations contained within the
2006/2016 POCD and the 2018 Addendum as to the commercial character of this area Farmington—in
both the context of the Comprehensive Plan of Zoning and future land use recommendations for
commercial development POCD—and specific to the subject site to determine the proposed site
development plan is consistent with the POCD. Furthermore, while the subject site does contain
environmental constraints, the portion of the site proposed for development along Fienemann Road (a
Secondary Arterial) is of a physical character that is suitable for the proposed convenience retail and
small-scale warehouse uses.

Conclusion

The proposed mixed-use (retail and warehouse) site development at 8261 Fienemann Road,
Farmington, Connecticut is consistent with the Town of Farmington Comprehensive Plan of Zoning and
forwards the policy objectives of the Plan of Conservation and Development. The B1 Business zone is
suitable for this location on Fienemann Road, a Secondary Arterial that provides access to Interstate
84, which already has commercial zones (i.e., the B1 — Business, BR — Business Residential, and PR —
Professional Office) fronting on the north side of the road. This zoning map amendment is consistent
with the Comprehensive Plan of Zoning. The B1 — Business zone is reasonable in nature and does not
drastically change the character of the district or area, nor is the change contrary to the reasonable
expectations of property owners.

The proposed amendment to the POCD recognizes the changes that have occurred since it was last
amendment in 2018, specifically the collapse in the commercial office market. The proposed
amendment also reinforces the overall character of the area that is described by the POCD as a
concentration of “non-residential development” which is caused by “the neighborhood’s proximity to
the 1-84 corridor; and the Interstate's Fienemann Road exit, which provides easy access to the
businesses in this area” (POCD, 2016:109).

The proposed zoning text amendment to allow a small-scale warehouse use as part of the proposed
site development is narrowly crafted to recognize the unique physical character of the site and
suitability of the area for this kind of use. This use and proposed development is consistent with the
Comprehensive Plan of Zoning as it is reasonable in nature and does not drastically change the
character of the district or area, nor is the change contrary to the reasonable expectations of property
owners.
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It is my professional planning opinion that the proposed amendment to the POCD and proposed zoning
map and text amendments should be approved to allow the proposed site development to proceed
through the site plan process. This is of Fienemann Road is well suite for these uses and form of

development.
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Appendix I.
Proposed Amendments 2007/2016 POCD

The following language is found on Page 122 of the 2007/2016 POCD. It describes the Batterson Park
neighborhood and the development policies for the area. Deletions are shown in strikethrough text
and additions are shown as underlined text.

Batterson Park

The Batterson Park neighborhood is located in southeastern Farmington and bounded by Route 6 to
the north, the New Britain city line to the south, Dead Wood Swamp to the west and Two Mile Road
with its adjoining residences to the east. Future development of this neighborhood will be influenced
chiefly by the presence of 1-84. The scope and scale of this development must take into account the
availability of an adequate water system for domestic and fire supply and the surrounding road
network as well as the potential impact upon the water quality of Batterson Park Pond. Fhelargest

Development Policies

1. Encourage the development of office, research and development, lodging and institutional uses along
the 1-84 corridor.

2. Ensure that all new development located within the Batterson Park Pond watershed contains a water
quality management plan. Such plans should promote to the greatest degree possible subsurface
drainage systems in addition to the use of catchment structures for the attenuation of pollutants and
landscaping maintenance programs, which produce the least amount of nutrient runoff.

3. The largest single vacant parcel in this neighborhood, located to the south of 1-84 and west of
Fienemann Road, is well suited for commercial development with frontage a secondary arterial road
carrying over 10,000 vehicles per day. sheuld-be-developed-forofficeo archa -

4. Farm Springs Road should remain a dead end in order to prevent through traffic from using Terrie Road.

5. Except for the large vacant parcel described in policy 3 above, mMaintain residential zoning districts
within this neighborhood. The conversion of these areas for commercial use will exacerbate traffic
congestion and safety and negatively impact the value, use and enjoyment of adjoining residences.
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Appendix I. (Continued)
Proposed Amendments 2018 Addendum to the POCD

The following language is found in Section 3 — Area Studies of the 2018 Addendum to the POCD.
Specifically, the language starts on Page 3-25 and is part of 10.4 Build New Units. The section discusses
8-30g affordable housing and the potential for multi-family development on the subject site. Deletions
are shown in strikethrough text and additions are shown as underlined text.

10.4 Build New Units.
[...]

The only other area of undeveloped land that could accommodate sufficiently large multi-family
developments, with an affordable component, is the Batterson Park property owned by the City of
Hartford. The Farmington land use plan designates this land as professional office and open space. The
land is zoned R-40 residential.

The City of Hartford has been working with the Town of Farmington for many years to develop
portions of this land for professional office. To date there has be no success.

Proposed 2026 Amendment:

There has been no interest in development of this parcel for office uses and none is expected given the
collapse of the market for new office space following the COVID 19 pandemic. The City of Hartford has
entered into a contract with Noble Energy for the purchase of this parcel, contingent upon a change of
zone and other approvals necessary for the construction of a car, truck and EV fueling station and
warehouse facility on the portion of the parcel adjacent to Fienemann Road and bounded by Interstate
84 to the north and Slater Road in New Britain to the south. The Town Plan and Zoning Commission
enacted a townwide moratorium on multifamily development during 2023 in order to study the
possibility of adopting inclusionary affordable housing regulations as discussed above, but ultimately
no such regulations were enacted. Development for high density housing is constrained by the lack of
sanitary sewer availability, which is limited to a connection from New Britian, which does not have the
capacity to accept a large residential development. This parcel has its frontage on Fienemann Road, an
arterial street that carries in excess of 10,000 vehicles a day, and its northern boundary is
approximately 400 feet from the Interstate 84 exit ramp. A change of zone to B1 and a text
amendment to allow for warehouse uses in that zone on parcels in close proximity to limited access
highways would be consistent with the commercial zoning designations of properties across
Fienemann Road just to the north of this parcel and allow for a productive use of a small portion of the
parcel, and the opportunity to protect the remainder of the parcel from future development by means
of a conservation easement in favor of the Town.
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Appendix Il.
Proposed Zoning Text Amendments — B1 Business

The following is Section 12 Business B1 Zone of the Farmington Zoning Regulations. This is an abridged

version of the section only showing Sections 12.A and B, and the language for uses numbered 7, 22, 23,
25, and 26 have been shortened in the interest of space. Deletions are shown in strikethrough text and
additions are shown as underlined text.

Section 12. BUSINESS B1 ZONE (B1)

A. PERMITTED USES. The following uses requiring only a Zoning Permit as specified in Article V.
1. Signs. Signs shall be permitted as specified in Article IV. Section 7.
2. Accessory Uses in conjunction with an approved special permitted use in Section B.

B. USES ALLOWED ONLY BY SPECIAL PERMIT. In addition to specific requirements listed here, the standards
provided in Article IV. Section 12. shall also apply to applications submitted under this section.

Article IV. Section 12. shall also apply to application procedures, hearing and notice requirements and site plan
information.

1. All uses allowed by special permit in the R80, R40, R30, R20, R12 and R9 Zones, except Guest House
and Two, Three and Four Family Dwelling.

2. Retail Store, Personal Service Shop.

3. Business Offices.

4. Medical Offices.

5. Bank.

6. Convenience Store

7. Fast Food Restaurant, Dairy Bar, Grill, Coffer Shop, [...]

8. Restaurant (low turnover). Where alcoholic beverages are sold, the limitations of Article IV. Section 5.
shall apply.

9. Shop for making articles to be sold primarily at retail on the premises.
10. Studio and Sample Room.

11. Hotel, Motel and Inn.

12. Theater, except open-air drive-in theater.

13. Laundry employing not more than four persons.

14. Newspaper and Job Printing.

15. Radio and Television Broadcasting Studio.

16. Funeral Home.

17. Health Club and Sports Facility.
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18. Club and Fraternal Organization.

19. Banquet Hall or Catering Facility.

20. Day Care Center.

21. Private or Public Parking Facility.

22. Sale, Service, Storage and Repair of Motor Vehicles, [...]
23. Billiard Parlor [...]

24. Auction House.

25. Animal Hospital [...]

26. Animal Day Care Center. [...]

27. Warehouses, less than 25,000 square feet, subject to the following conditions:

a. Minimum Lot Size of 20 acres;

b. Parcel must be within 1,000 feet of access ramps to a limited access highway;
The storage of commercial trucks, trailers, and contractors’ vehicles outside of a building is
not permitted except in a parking lot which is at least 100 feet distant from any street line
and is screened from view of said street or streets; and

d. Accessory retail sales in conjunction with a warehouse use are not permitted.
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Statement of Qualifications — Subject Matter Expert

Donald J. Poland, PhD, AICP: is a spatial and social scientist with over thirty years’ experience in land use
planning, economic development, market research, real estate analysis, and community investment. He has
worked in public, private, non-profit, and academic sectors as a municipal planning director, zoning enforcement
official, planning consultant, executive director/CEO, and as a university lecturer and visiting professor in human
geography, urban planning, urban studies, and tourism.

Dr. Poland earned his PhD in the Department of Geography, Cities and Urbanization program at UCL, London,
England. His doctoral dissertation explored the remaking of urban space through the utilization of urban-
ecological theory and metaphors to better understand how urban places change. He also earned a Master of
Science in Geography, concentrating on city and regional planning, from Central Connecticut State University
(CCSU) and a Bachelor of Arts degree, majoring in both Psychology and Geography, from CCSU.

As a planning professional, he is a member of the American Institute of Certified Planners (AICP). Dr. Poland is
accepted as an expert witness in the areas of land use planning, neighborhood redevelopment, and community
development in the United States District Court, Eastern District of Louisiana. He is also accepted as an expert
witness in the Circuit Court of St. Louis County, State of Missouri and the Twenty-Fourth Judicial District for the
Parish of Jefferson, State of Louisiana in the area of land use planning. Over the course of my career, | have held
the positions of Zoning Enforcement Official for the Town of East Hartford (1996-1998), Director of Planning and
Development for the Town of East Windsor (2000-2004), and Executive Director/CEO for the Neighborhoods of
Hartford, Inc. (2004-2008).

Since 2008, Dr Poland has operated a boutique consulting practice, working on assignments in 17 states and
over 150 local and regional jurisdictions. His work includes post-Katrina planning, zoning, and redevelopment
strategies in St. Bernard Parish, Louisiana; an HUD NSP-2 application and reinvestment strategy for Venango
County, Pennsylvania; zoning regulation modernization and updates as part of the 2016 Comprehensive Plan for
Canton, Ohio, Canton, Ohio; a downtown economic investment strategy for Oswego, New York, and countless
municipal planning and zoning assignments in Connecticut. In addition, he has represented dozens of real estate
developers before public agencies for commercial, residential, industrial, and mixed-use development projects—
including market research, financial feasibility, project viability, and municipal fiscal impact analysis.

Dr. Poland is a Past-President of the Connecticut Chapter of the American Planning Association (CCAPA) and Past
Chairman of the CCAPA Government Relations Committee. He also served on APA’s Chapter Presidents Council,
the Executive Committee for the CT Association of Zoning Enforcement Officials, the Board of Trustees for the
CT Trust for Historic Preservation, the Board of Trustees for the Bushnell Park Foundation, and was a public
member of the State Board of Examiners for Professional Engineers and Land Surveyors. In addition, he has
assisted the CT General Assembly’s Planning and Development Committee with bill screening and drafting
legislation. He also participated in the creation of the American Planning Association’s development of a smart
growth policy guide and was a member of the National Delegates Assembly (for the Smart Growth Policy Guide).

As an academic, he has taught over a dozen courses in human geography, urban planning, and tourism at Saint
Joseph University, Manchester Community College, Central Connecticut State University, the University of
Connecticut, and Trinity College. He has held the position of Visiting Lecturer in Public Policy, Graduate Studies
Program at Trinity College, Hartford, CT, and Associate Professor, Tourism and Hospitality, at CCSU. He also
holds the position of Visiting Associate Professor in Urban Studies, Graduate Studies Program at Trinity College,
Hartford, CT. He was awarded the CT Homebuilders 2003 Outstanding Land Use Official Award and is a 2004
alumnus of the Hartford Business Journal’s Forty Under Forty leaders.

Mixed-Retail & Warehouse Development, Farmington, Connecticut - Page 15 of 15
© 2026 Goman+York



I84-RAMP

8261 Fienemann Road

Remaining land
proposed to be placed
iIn Conservation
Easement

FIENEMANN RD

8261 Fienemann
Road

' Proposed
‘Development Area

A

Town Line



daigleg
Text Box
Remaining land proposed to be placed in Conservation Easement

daigleg
Text Box
8261 Fienemann Road


MOTION:

To approve property tax refunds. (Action Anticipated)

Regular Town Council Meeting Agenda
June 9, 2026, Page 14

Agenda Item J-4

NAME REASON AMOUNT

ARI Fleet Assessor Adjustment $2,418.69
Ciriello David M Assessor Adjustment $157.59
Daimler Trust Assessor Adjustment $124.69
Hyland Sarah A Overpayment $46.00
Lereta Overpayment $86.34
Stevens Lisa Overpayment $233.28
Total $3,066.59




Regular Town Council Meeting Agenda
June 9, 2026, Page 15

MOTION: Agenda Item J-5

To set a public hearing on July 14, 2026, at 7:00 p.m. in the Town Hall Council
Chambers on the proposed Meadow Road Sidewalk Project. (Action Anticipated)

NOTE:

This public hearing concerns the proposed Meadow Road Sidewalk Project, Option
2. At the May 26, 2026, meeting, the Town Council gave direction to Town Staff to
proceed with Option 2 (sidewalk partially on the North Side and partially on South
Side of Meadow Road).

In accordance with the ordinance, a public hearing must be held prior to the Town
Council taking formal action on the project. Town Staff will notify affected property
owners of the public hearing and provide information regarding the proposed
project.





