TOWN OF FARMINGTON
PLAN & ZONING COMMISSION
MEETING MINUTES
June 22, 2026

Present for the hybrid meeting were Chair Sanford, Commissioners St. Germain, Canto,
Cordeiro, Davidson, and Alternate Commissioner Fagan. Town Council liaison Polsky, Town
Planner Rutherford, Assistant Town Planner Daigle, 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 St. Germain, Canto,
Cordeiro, Davidson, and Alternate Commissioner Fagan along with Town Council liaison
Polsky, Town Planner Rutherford, Assistant Town Planner Daigle, and Clerk Hansen.

Commissioner Zarella and Alternate Commissioners Ingvertsen and Pogson were absent.

PLEDGE OF ALLEGIANCE

Chair Sanford welcomed everyone to the TPZ meeting. She seated Alternate Commissioner
Fagan as a voting member for Commissioner Zarella.

Secretary St. Germain read the legal notice into the record, and Chair Sanford noted that the
public hearing for the 1387 Farmington Avenue application has been postponed until Monday,
September 14, 2026.

NEW BUSINESS

Winding Trails, Inc. — 50 Winding Trails Drive

Application for Site Plan approval to repave four parking lots, realign roadway around the camp,
add additional parking, and improve traffic flow and safety at 50 Winding Trails Drive, R40 and
EE zones.

Executive Director, Scott Brown introduced the application for repaving, realigning the access
driveway to camp, and adding parking in the upper lot. Mr. Brown stated that the roadways and
parking lots were last reconstructed approximately 40 years ago. The entrance driveway from
Devonwood Drive to the boathouse was repaved in 2011; now the remaining roads and parking
areas need repair. With the identified maintenance, they decided it was appropriate timing to
reconfigure the access driveways to upper camp and the upper parking lot to improve traffic
circulation, and improve traffic and pedestrian safety within the camp area. Stormwater water
quality basins will be incorporated into the project to improve stormwater runoff.

James Platosh, Professional Engineer and Board of Directors member for Winding Trails, Inc.
presented the details for the proposed parking and circulation plan. Approximately 150 cars drop
off in the morning and then pickup in the afternoon, along with nine school buses that come to
the property every day during the summer. He explained that widening the road to a uniform 24
ft. width would provide better access for the buses and improve sightlines. Town Planner
Rutherford shared the site plans as Mr. Platosh explained the four parking lots and proposed new
water quality depressions that will be used to collect the drainage from those parking lots.
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Mr. Platosh stated that 8 additional parking spaces have been incorporated into the parking lot
closest to Garmany Hall and The Lodge. He explained that the primary goal of the project is to
not only fix the paving but also increase pedestrian safety during the busy summer season.

The Commission asked for the timeframe for the project. Mr. Platosh explained the project will
ideally start site work in October with pavement removal and rough grading. They will finish
paving at the beginning of April 2027, prior to the start of the next summer camp season. The
Commission asked if surplus materials will be hauled offsite. He responded that the millings will
be reused and mixed into the subbase on site for the regrading work and used as fill for other
areas within the facility. He expects most of the material will remain on-site. The Commission
asked about any additional lighting for the parking lots. He responded that there are no new
additional lights proposed with this project.

The Commission asked if there are any underground storage tanks on the property. Mr. Brown
responded that there is an underground water tank for the athletic fields for irrigation, but there
are no longer any underground oil storage tanks. The Commission inquired about the safety plan
for contractors as they conduct the site work in case of any spills of equipment fluids. Mr.
Platosh stated that the project will adhere to the CT Department of Transportation standard
specifications and will address any spills immediately, especially because preserving the water
quality of Dunning Lake is of the highest priority. Mr. Platosh also stated that they do not intend
to have any long-term storage of equipment on the property.

The Commission asked if there is additional impervious coverage. Mr. Platosh stated
approximately 600 square yards will be gained in pavement area compared to the existing
conditions. The Commission asked about soil and erosion controls. He responded that silt fence
and straw wattle will be installed prior to the start of the removal of asphalt, millings, and
material. The Commission acknowledged the stormwater detention water quality features to help
offset the increase in impervious coverage. The Commission asked if the turning radius had been
taken into account for accommodating bus and fire truck access. Mr. Platosh replied that is part
of the design reconfiguration for increasing the radius

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

VOTED: To continue the application for site plan approval to repave four parking lots, realign
roadway around the camp, add additional parking, and improve traffic flow and safety at 50
Winding Trails Drive, R40 and EE zones until after the Inland Wetlands Commission completes
their review and approval of the project.

The Next Chapters LLC — 218 River Road
Application for Site Plan approval for café and bookstore use on second floor and review of
shared parking for development at 218 River Rd., C1 and FP Zones.

Paul Stepka and Lana VVan Valkenburgh of The Next Chapters, LLC. presented the site plan
approval application for a new used bookstore with café on the second floor of 218 River Road.
The main reason for the site plan approval is for the café use and review of the parking demand.
The building shares a parking lot of 60 parking spaces with the other offices within the building,
and the seasonal Riverfront Miniature Golf Couse. Mr. Stepka explained prior approvals had
allowed up to eight shared parking spaces; however, they anticipate the need for only four shared

parking spaces. The business will be operated by the owners, with no employees anticipated
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when opening. Ms. Van Valkenburgh explained that the café is an accessory use for the
bookstore patrons, as opposed to a destination coffee shop operation. Town Planner Rutherford
noted the mid-day hours of operation, based on the narrative the applicants submitted with their
application.

The Commission asked if cooking for the café will be onsite. Mr. Stepka stated that there will
not be a full kitchen for preparing food, only the ability to warm pastries and make coffee. The
Commission asked if a special permit would be required for the new use for the restaurant/café.
Ms. Rutherford explained that the new use did not seem to warrant a special permit and public
hearing but noted that decision is at the discretion of the Commission. Mr. Stepka explained that
the owner of the property is the owner of the Riverfront Mini Golf, which already serves ice
cream, snacks, and drinks as a similar restaurant use on the property. The Commission asked
about the other tenants within the building. Ms. Van Valkenburgh explained the therapist offices
in the building have limited parking demand generally seeing one patient per hour. Mr. Stepka
stated that there are no additions being made to the building and reviewed the proposed floorplan
of the space.

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

VOTED: To approve the application for Site Plan approval for café and bookstore use on second
floor and review of shared parking for development at 218 River Road, Unionville, C1 and FP
Zones, as presented and on file with the Planning office.

The Metro Construction Corporation — 20 Scott Swamp Road

Accept application for Special Permit and Site Plan modification for intensive construction
activity for crushing of concrete foundation, sidewalks, and retaining walls, Monday — Friday
8:00am — 2:00pm. for a period of 8 weeks, at 20 Scott Swamp Road, SSROZ zone and schedule
public hearing (recommended hearing date of July 27, 2026).

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

VOTED: To accept application for Special Permit and Site Plan modification for intensive
construction activity for crushing of concrete foundation, sidewalks, and retaining walls, Monday
— Friday 8:00am — 2:00pm. for a period of 8 weeks, at 20 Scott Swamp Road, SSROZ zone and
schedule public hearing for Monday, July 27, 2026.

PUBLIC HEARING
Chair Sanford opened the public hearing at 7:48pm. and explained the public hearing process.

Savan Pourharton Babroudi (GG Mart) — 1387 Farmington Avenue
Chair Sanford asked for a motion to open and continue the 1387 Farmington Avenue special
permit and site plan approval application until Monday, September 14, 2026.

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



TOWN PLAN AND ZONING COMMISSION MEETING MINUTES
June 22, 2026

VOTED: To continue the public hearing application for Special Permit and Site Plan approval
for grocery store beer permit for gas station located at 1387 Farmington Avenue, B1 zone until
Monday, September 14, 2026.

Jason Levesque — Lot 8446 Main Gate (a.k.a.10 Main Gate)

Application for Special Permit and Site Plan approval for new single-family home in excess of
2,400 sf living area and 3,200 sf total area and accessory structure in excess of 700 sf at lot 8446
Main Gate (a.k.a.10 Main Gate), R20 zone.

Jason Levesque, on behalf of property owners, Stacie and Dan Sasson, presented to the
Commission the application for a new home, an inground pool with a 780 sf. pool house, a new
septic system, and usual driveway and utilities. Mr. Levesque stated that the previously approved
four lot subdivision has expired, and the 5.5 acres will now be developed for a single-family
home. Mr. Levesque stated that other similar size homes on smaller lots have been constructed in
the neighborhood. He explained the plans have been approved with conditions by the Inland
Wetlands Commission on Wednesday, June 17, 2026. Mr. Levesque explained that the
conservation easement from the approved subdivision will remain in place and the documents,
including the map have been filed on the land records. He stated that the conservation easement
medallion markers will be installed as part of the work for this application.

The Commission asked if test pits for the new house, pool, and pool house have occurred
already, and if any blasting of bedrock would be required. Mr. Levesque responded that the soil
on the property is primarily sand and gravel and would not require any blasting for the
foundations, pool or the septic tank installation. The Commission asked about the clearing of
trees on the property. Mr. Levesque responded that there will be substantially less clearing of the
vegetation than was needed and approved for the four lot subdivision. Mr. Levesque submitted
an updated plan as part of the Inland Wetlands Commission application that depicted the
vegetation clearing limits for the yard of the new home. The Commission asked why the pool
house is being proposed as a structure in excess of 700 sf. Mr. Levesque responded that the pool
house has been designed for not only pool equipment storage, but also for family use for
recreation, bathroom, and changing room. The Commission asked if there would be a kitchen
and bedrooms in the 780-sf pool house. He responded that there are not designated bedrooms in
the accessory structure, but will have a kitchenette with a microwave oven, refrigerator, and sink.
The Commission asked if the pool house will utilize the same septic system. He responded that
the septic system has been sized for both the new house and the pool house use and has been
previously reviewed by the Farmington Valley Health District. The Commission asked why the
home, and pool house will not be connected to the sanitary sewer line along Main Street. Mr.
Levesque stated that the cost is prohibitive and that the common driveway would also require
improvements to accommodate a sewer line from the property down to the street. The
Commission asked if the 5.5 acres could still accommodate another building lot for consideration
in the future. Mr. Levesque and Town Planner Rutherford stated that with the orientation of the
new home and the existing conservation easements, it would be difficult to create a second
buildable lot on the property. Mr. Levesque conveyed that it is not the intent of the property
owner to create another lot. The Commission asked if the pool house will be utilized as an
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Accessory Dwelling Unit (ADU). Mr. Levesque explained that the Sasson family is not
intending to utilize the pool house as an ADU, and Ms. Rutherford stated that she asked this of
the applicant as they prepared their application and received the same answer. The owners have
agreed to sign a declaration indicating the pool house will not be used as an ADU, without
securing the appropriate approvals for the use.

The Commission asked general questions about the location of the property, location of
adjoining properties and the driveway access. Ms. Rutherford used the GIS map to address the
inquiries. The Commission asked if the pool house will have insulation and heating. Mr.
Levesque responded the pool house will have an air conditioning unit for the summer months;
however, it will not have heat. Utility shut-offs are being provided for the winter months.

At 8:15pm. Chair Sanford called for any public comments from those in the Council Chambers.

Thomas Ciravolo of 6 Main Gate (aka. 171 Main Street) spoke about the concern for the close
proximity of the pool house to the property line and the proposed size of the pool house being
very large. Mr. Ciravolo also expressed his concern for the septic tank when originally a sewer
line was proposed to run along the driveway. He asked for more clarification regarding the
specifics of the common driveway improvements.

Frank Gerratana of 11 Dorset Lane, spoke in support of the single-family home alternative over
the previously approved four lot subdivision. He asked what activity can occur within a
conservation easement area. He also asked about the 100% reserve system as noted on the site
plan. Mr. Levesque explained the 100% reserve system area is required as part of the permitting
with Farmington Valley Health District to designate a backup location for the leaching field
should it ever be needed in the future. He indicated another suitable location closer to the home
will likely be identified once construction has started on the property. Ms. Rutherford explained
that the conservation easement restrictions allow passive recreation such as hiking and walking,
but the intent is for the area to remain in its natural state.

Chair Sanford called for any public comments from those participating in the public hearing
online.

Dan Sasson, owner of the property at Lot 8446 Main Gate (a.k.a.10 Main Gate) wanted to
introduce himself and be available to answer any questions from the Commission. He stated that
he and his wife are willing to sign a declaration, agreeing not to rent the pool house as an ADU.

No other comments or written public comments were received.

The Commission asked about the required tree clearing for the new driveway. Mr. Levesque
spoke about the driveway grade changes along with the water and gas lines proposed under the
driveway. Mr. Levesque confirmed that the driveway will be paved from Main Street to the new
house. Ms. Rutherford shared on the GIS map that there is an existing hedgerow of pine trees
along the proposed driveway to the neighboring property at 6 Main Gate. The Commission

discussed adding a condition for additional landscape buffer plantings to continue 100° to 150’
5



TOWN PLAN AND ZONING COMMISSION MEETING MINUTES
June 22, 2026

along the south property line to provide privacy for both homeowners. The option for a privacy
fence to be installed was also discussed as an acceptable alternative. After some discussion Mr.
Levesque and Mr. Sasson agreed to the request for the landscape buffer plantings.

At 8:47pm. 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

VOTED: to approve the Jason Levesque application for Special Permit and Site Plan approval
for new single-family home in excess of 2,400 sf living area and 3,200 sf total area and
accessory structure in excess of 700 sf at lot 8446 Main Gate (a.k.a.10 Main Gate), R20 zone as
presented, discussed, and on file with the Planning office with the following conditions:

e The owners shall sign a declaration indicating the pool house will not be used as an
Accessory Dwelling Unit, without securing the appropriate approvals for the use.

e The Zoning Chart shall be corrected to reflect R20 zoning requirements not an R20
Cluster. The non-conforming lot frontage is pre-existing and is not related to the expired
subdivision.

e Clearly depict limits of tree clearing and grading.

Erosion control shall be modified to include a combination of both silt fence and straw
wattle encompassing all disturbed areas.

Clearly depict limits of driveway improvements, utility installation, and erosion control.
Depict the cross-section of the driveway to include width and material.

Confirm the installation of conservation easement medallions.

Reallocate the infiltration system so the house and garage runoff are diverted solely to the
system in the rear of the home. The system at the front of the house shall accommodate
runoff from the upper driveway area.

e Install an evergreen landscape buffer 100’ to 150° along the south property line as

discussed, from prior to the driveway hammerhead east to the septic system, or install a

privacy fence of an equivalent distance.

PLANNER’S REPORT
Town Planner Rutherford asked to address the Farmington High School Planner’s Report item
prior to discussing the zoning regulations.

Farmington High School — 10 Monteith Dr. — install two sheds and two spectator bleachers

Ms. Rutherford explained that the Athletic Director has made a request to add a shed and two
bleachers at the tennis courts located behind Town Hall, along with the request to add a new shed
at the upper sports field which will replace the existing shed in the same location. The two sheds
and the two spectator bleachers will be installed on concrete pads. The Commission asked if the
Public Works Department will install the sheds and bleachers. Ms. Rutherford responded that it
likely will be a combination of the Public Works and school facilities crew to complete the work.
The Commission agreed that formal permitting with the TPZ was not required and can proceed
at the staff level.
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Sign Regulations edits — draft regulation
Town Planner Rutherford stated that the sign regulations have been edited by the Planning

Department staff addressing many of the comments discussed at previous meetings. Ms.
Rutherford completed a brief review of the edits to the sign regulations. Ms. Rutherford
explained the draft text amendment can be discussed at the next meeting and we will discuss if it
is ready to proceed with an application for a hearing in September. She also stated that this draft
regulation language can be reviewed, evaluated, discussed, and edited prior to the public hearing.
The Commission did not have any questions at this time regarding the draft sign regulations.

Ground Mounted Solar — draft requlation

Assistant Town Planner Daigle shared with the Commission a PowerPoint presentation regarding
the draft zoning regulation for residential ground mounted solar applications. He stated that the
zoning regulations currently do not specifically address ground mounted solar array applications.
He explained that prior applications have been evaluated as an accessory structure similar to
ground mounted satellite dishes. The regulation creates a new section in Article 1V, Section 2.,
Accessory Structures for one to four family homes, specific to ground mounted solar arrays. Mr.
Daigle shared the particulars of the regulation and discussed its similarities and differences with
respect to locating an accessory structure on a residential lot. Mr. Daigle shared sample lots to
demonstrate the application of the regulation. The Commission did not have any questions at this
time regarding the draft ground mounted solar regulation.

The Commission took a break from 9:25pm. — 9:27pm.

PA 25-1: Requlation Edits related to parking requirements and Transit Community Middle
Housing Developments — introduction

Assistant Town Planner Daigle shared with the Commission a PowerPoint presentation regarding
Public Act 25-1 / House Bill 8002 an act concerning housing growth. Mr. Daigle provided
background information regarding PA 25-1 including the intent of the public act, terminology
and applicability within Farmington. Town Planner Rutherford shared the zoning map and
Assistant Town Planner Daigle described the areas within town that will be subject to the new
regulations. Mr. Daigle then shared a summary of changes to the Zoning Regulations to comply
with PA 25-1 including the new section addressing Transit Community Middle Housing
Developments. Staff have asked the ADRC to review some of the proposed design standards in
the regulation. Mr. Daigle noted there is a full summary document itemizing all of the changes,
additionally the PowerPoint presentations will be posted to the town website for Commission
review. The Commission did not have any questions at this time regarding the draft housing
regulation.

Plan of Conservation and Development (POCD) — Update
Town Planner Rutherford discussed the likely timeline to initiate the public engagement for the
POCD in late fall 2026.

MINUTES

June 8, 2026 Meeting Minutes

Upon a motion made and seconded (St. Germain / Davidson) it was
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VOTED: 5 in favor and one abstention (Sanford) to approve the June 8, 2026 Town Plan &
Zoning Commission meeting minutes.

The meeting adjourned at 9:51pm.



