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. Introduction

The Townof Farmingtonfacesauniqueopportunitytoplayanactive, leadership
role in shaping the future of Farmington Center. The alternatives are clear:
accept typical patterns of commercial strip development along the highway
or create guidance and incentivedurn the area into a vibrant, prosperous,
walkable town center. Unique circumstances create the conditions to shape
the future of the study area: the potential availability of the Parsons Lot, the
potential to work cooperatively with developers intezdsin a number of
parcels susceptible to change and continued interaction with ConnDOT in
the shaping of the roadway system, safety and complete streets.

Over a period of three days (March 26th, 27th and 28th) close to 500
Farmington residents particigat in workshops to develop strategies and
goals for addressing this challenge. Building on excellent work previously
produced by th@own,Dodson & Flinker, Mullin Associates arfawn staff

set the stage for residents anolvn leaders to explore a range @ptions

for guiding and leading the future evolution of the Farmington Center study
area. The consultant team features
policy, economic and public participation expertise with DodsdA & i nk er 0
teamleadershipphysicalplanningandparticipatorydesignskills.

Purpose of the Project

The purpose of this report is to summarize the results of adlyeset of
workshops concerning the future development of the Farmington Gateway
Study area. Driven by the o wdedige to bolster the sense of place in
Farmington and to create an attractive gateway into the town, the ywablic
invitedto participatein workshopsilesignedo obtainthethoughtsconcerns,

and ideas of the citizens of Farmington, along with those of a professional
team of planners and designers, and to synthesize them into a series of
possibleoptionsthatcouldserveasa guideto futureactionsin thearea.
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The Motivation for the Study

The State of Connecticut Department Toinsportationjn an effort to
improve safety and traffic flow along the Route 4 Corridor, is about to
embark on a comprehensive reconstruction of the roadway in the town
centerthatcurrentlyhas28,000vehiclesperday. As aresultof this project,

the Townis concerned that the physical character of its centersufiler,
pedestrian movements will become difficult and unsafe and that there may
bedisinvestmentWith thesepointsin mind, local officials determinedhat

a comprehensive loAgrm process would be required to insure that the
corridor would be both protected and enhanced. This study represents the
first step in th@rocess.

Farmington Gateway Study area

Thestudyareasbisectedy CTRT4.0ver28,00carsperdaypasghrough
theareaandit is themostheavily utilized entryinto thetown. It is adjacent
to the Farmington Gateway Historic District, including the campus of the
internationally renowned Miss Porters School, the-Gi#ad Museum and
grounds (a National Historic Landmark), the Stanley Whitman Muse§&
(another National Historic Landmariand the Farmington Country Club.

Thestudyareais boundednthewestby the FarmingtorRiver. ;

The primary area for future development on the north side of Rout ‘

structures areni the local historic district. The other five (5) inventorieg
historic buildings are unprotected. A plan for this area will acknowled
thesestructuresaandhopefullyleadto adaptivereuseratherthandemolition.

Key structural features of the corridoeahe Farmington Center Historic
District, historically recognized structures, the Brickwalk Shops, Nortf
Lane properties and the sculptors located there, the Farmington Coufs
Club and the Farmington Inn. The two most important natural feat
are tle now vacant Parsons propeatythe top of a hill to the east and thg
Farmington River to theest.
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1. Strengths, Weaknesse@pportunities Similarly thevillage greenis underusedndits purposeés notclear. Thereis

adesirefor agreerbutmostwantto sedt moreactive. Somehaveexpressed

and Threats (SWOT) an interest in expanding

On March 26th, 2015 Mullin Associates led a liveBWOT Analysis of Some have noted a possibility of moving it to Parsttmeeds to bbetter

the studyarea with over 250 participants. Qutarch 27th, 2015 Mullin integratednto thefabricof thevillage.

Associates led a walking tour of the study area with over 60 participants.

Thefindingsfromthesewo (2) daysof workshopsareasfollows: Increased street trees and open spaces along the entire corritksicre.
Design guidelines could include a landscape plan to encourage further
cohesion along the corridor and to link baetbes of the corridor through

1. Overview street furniture, decorative crosswalks, wisygling signs and landscaping.

The Corridor should be linked with the regional trestwork.

HistoricCharacter

Village Character
Thehistoriccharacteof theareais highly valuedby theresidentsThereis
support for further protection of the historic buildings within the corridBroperties along Norton Lane are an underutilized asset that has the
by providing proper historic designation and strengthening regulationsgportunity to serve as a creative arémter.Sculptured works could be
protectthemilieu. This couldincludeplacingmore buildingsin thehistoric  placed beyond its borders as part of a theme. There is a desire to integrate
registerexpandinghehistoricdistrict, or eveninstitutingdesignguidelines the old and new structures througithatectural guidelines/standards or
for new development. The surrounding museums are of great valuecantrols. Incentives such as density bonuses for more considerate design
could be enhanced through better linkage to the area businessésuat of new buildings may be supporteéibove all, there is a desire to keep
resources$or marketingandbranding.The historicbuildingsandmuseums the historic character of the corridor intact, encourage new development
are the foundation for new growth. Notable structures include the Coutudrintegrate with the existing historic structures, limit lasgale bigbox
Club,C h u cTlvérathe Farmington Inn, the museums, andehgemble retailers, chain stores and harghitecture.
of MissP o r tSehod. §hePa r s propérsy is afi g e amd will be the

gatewayto Farmingtorasonearrivesto thecommunityfrom 1-84. Thereis a strongsentimenthatthe corridorbethe gatewaythatannounces
this is Farmingtonlt should become a destinatigilace rather than a
Natural Beautyg The River and the Green transitpassageResidentareinterestedn recreatingasensef avillagethat

reflectsthehistoricnatureof thetown. Thevillage shouldbeaspecialplace
Theriver andtheTown Greenareseerashiddentreasuresndunderutilized for local residents, with mixed uses, small shops, local restaurants, local
assets. There is much potential to integrate the river into the gateweigans, and quality establishments that encourage the creadivemy.
corridordistrict. Thisincludesimprovingview-shedscreatingariverwalk The village should be people oriented, pedestrian friendly and ensure easy
or trails that enhance pedestrian activity and perhaps encouraging sawikss for those with dibilities. Retail markets should be integrated with
scalebusinessedoseby. museum activities and tourism. The
h o umarket.
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Regulations There is a strong desire thafia&c o mplteteeet s0 program be
wouldincludesidewalkshatmeetnational stateandlocal ADA standards,

The participants are largely in favor of mixed uses but there are questitaffic-calming techniquesippropriatdighting on both sides, aesthetically

over-r iidlyt 0 Vv ee s ua pafiisogqaeds. Reglilations shouldppropriateway-finding sighs and landscaping be incorporated. Regular

balance and reflect the need to address traffic impacts, environmesdaimunications on the positions of the local government and DOT are in

impacts, aesthetic impacts and the impacts on the current scale. Tdreles.

is strong support for design g@lines, standards or controls but the

participants need to know more about what these regulatieas.

Parking 2. Silent Issues Throughout therocess

Parkingis anissueandoptionsneedto beexploredandevaluated Flexible 1. Who is responsible for negotiations with the DOT over remaining
parking, satellite lots coupled with rush hour commuter lots woeld issues?

valuable. A parking deck in the Parsons lot;street parking on the

fi b a ¢ k a gasddsmall, scattered lots that fit the village scale should e How soon must the requests, proposals and desires of the town be
explored.Thefl P aandR i daedtommutebusserviceconnectionsieed presented?

to be improved. The parking issue will require extensive deliberations and

may require the increased support~od r mi nlarge earpdrations and 3. How much involvement has the town had with property owners over
institutions. their plans anctoncerns?

Reconstruction of Route 4 4. Wheredoregionalplanningorganizationgit in theequatiorconcerning
trails, river activities and touristotential?

Many of the participants believe political activism and priwagblanning

can impact the reconstruction of Route 4. There is little understanding.of Whatgrants can be used to fund corridaprovements?

the role that DOT can play in any of the pedestrian related concerns with

the movement of pedestrians parallel to the corridor and crossing the rdadHow can the large corporations be drawn in to suppgtovements?

Thereislittteud er st anding of the influence of the town on the fAbackage

roado configuration through t he 7 Plathese agreemeptheiwe&wregonomic development entities and
planning and zoning on futudirections?

Given that the alignment is set, there is lack of clarity on what aesthetic

featuresanbeappliedto reduceheimpactof theroad. Will theStateallow 8. Isthere data on market leakage from Farmington to atieas?

underground conduits to enclose wires when construction begins? Will

the Statecontributeto charactelighting andotheraesthetiémprovements? 9. HasFarmington developed a vision statement and reflection of value

Will pedestrian safety be enhanced thorough pedestrian activated, torecerning thecorridor?

sequencedrossingystems?
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10. How should the corridor be branded? Old Farmington? Farmingtthe site to its full potential while preserving the sculptures within the
Village? FarmingtoGateway? corridor. The new backage Road will increase development potential but
also impact the character of the property.

5. The town needs to furthéntegrate the river into the fabric of tk

3. Recommendations from the Consulting Team: Topics for corridor. It should consider a boat landing, linear park and trail system.

Future Consideration The town should begin by acquiring the now vacant and on the market,
Bat t iCeanerdrsperty,which is adjacent to town riverfroproperty.

Define the Signature Properties A development RFP combining theoperties could create the anchor

and river access so essential for this end of the corridor. While there are
1. The Parsons propertyshould be obtained from the state, after whictumors of environmental contamination the town can now acquire the
developer proposals should be requested for development opltiongropertyfor redevelopmenandavoidliability providedit conductsaPhase
should include mixed uses, including residential, commercial and officeenvironmental assessment prior to acquisition. There are significant
uses. The propty should be considered as a signature aitine entry sources of state and federal funds available for environmental assessment
into Farmingtonlt should be architecturally significant and aestheticallgnd cleanup.
pleasing.
6. Investigateéhepossibilityof awalking path fromtheB a t t preperty 6 s
2. 763 Farmington Ave- If the existing structure cannot be restored oanderthe Route4 Bridgeto eliminatetheneedto crossRoute4. Thiswould
site, negotiations with Berkshire Bank sitabbe undertaken to determinehelp create a walking loop from High Street down to the river under the
if the Town and PreservatioNow group could obtain and relocate theébridge and back up to Higtreet.
historichouse.If so,it shouldbecomepartof the Parsongroject. Thenew
building should have the same orientation to the street and the river agth&@he town needs to guide the mixese development df Waterville
original building. Road property in a mannmeconsistent with the Farmington Center/Village
regulations. This would include the preservation of the main house and the
3. Negotiationswith theownersof theBank of America building should building to the rear of the main house and new construction along Route 4
be undertaken to determine if redevelopment incentives could cause thétim a minimum 2 stories with architecture that complemémashistoric
to redesign the structure with the intent of creating a rappropriate building and a signalized intersectiatRT 4 and Garden Street. The back
structurancludingBankof Americaasananchorandotherfirst floor retail/  of the property can support a residential structure provided extra care is
restaurantisesandupperstoryoffice/residential Also exploretheproperty taken to protect the residential propertied/aterville Road.
be integrated it into the Brickwalk Shops which would be beneficial to the
bank. 8. Owners ofthetwogasstatiors shouldbeencouragedtoinstalladditional
landscapingind/ordecorativevallsto helpenclosdhestreetscape.
4. Conversationsvith theownersof theNorton Lane Properties should
be undertaken to determine their letegm interests. If desired by the9. The Starbucks Plazacan support another building along Route 4 to
owners, the town should offer technical design assistance to tHango againencloseahestreetscapandmakeit morepedestriaririendly.
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Corridor District andredevelopmeithatwill complemernthesameThefollowing
designregulationsshallguidemixedusedevelopmentyistoric
1. Thetownshouldworkto expandheFarmingtonCenterhistoricdistrict developmematternsyiewandvistas;avillagestreetscapand
soasto includeall of theinventoriedCT Registeristoricstructures. pedestriaraccesandsafetyin concertwith theobjective$ound
in theFarmingtonPlanofConservatiorand# I Y1 OO x O1 OU8 »
2. All street improvements associated within the corridor shdg
uniquely designed to match isaracter. Zoningshouldbeamendedo requirethatall parkingshallbelocatedbehind
buildings, there be no additional curb cutsRNh4, there be a maximum
3. Thet o wmuseums should link with corridor businessedetiermine parking requirement in addition to a minimum, there be a maximum front
if there are mutual marketingpportunities. setbaclof five (5) feetfor buildingsfrontingon RT 4, a specificallowance
and encouragement of underground parking and parking structures to the
4. The town should rezone the entire study area to Farmington Cenmtaf of the Pa@onsproperty,a mandatory residential component and a
Village District zone. That zone includes an advisory review by thequirement that all first floor uses in buildings be restricted to retail and
ArchitecturalandDesignReviewCommitteeandarchitecturabuidelines.  personaserviceshopsrestaurants;offeeshopgallery,shop entertainment
andr est aur ant 6s.
Encourage Mixed Uses and Zoning
Banks,realestateofficesandsimilar usesshouldnotbeallowedonthefirst
The corridor should function as a mixade district. First floor retail floor. Theseusesaremoretypical9-5 usesandwhenclosedheycreategaps
and restaurants and upgstory residential, and office uses should bim thestreetscapanddiscourageedestriaractivity, comparativeshopping
encouraged. The residential will create a captive population to supportathe impulsduying.
retail. Public spaces (green, llashell, fountains, seating etc.) and public
parking should be discreetly created on the Parsaperty. With these revisions the Farmington Center zoning is ideal zoning to
encourage a mixed use and pedestrian friendly developmergeiliaeks,
The town should undertake a marketing study to determine the mearsttaoverage, parking requirements and uses will encouspgeopriate
stem retail market leakage from the area. As part oftindy, ancillary development within thatone.
purchases from patrons of the Country Club and the purchasing power
of thefaculty, staff and students of Mid3 o r tsehooband the UCONN Other areas within the study area are zoned Business Restricted (BR)
Medical/ Bio ScienceCorridorshouldbecarefullystudied. andBusinesgB1). Thesezonesaremoregearedowardsthecreationof
stripcommerciadevelopmentTheallowedusesthesetbackareasthe
The majority of the study area is zoned Farmingtont&@#rarmington lot coverage and parking requirements will not result in a development
Village District zone. This zone was created specifically for this area. Tgaternconduciveio thepedestriafFarmingtonCenter.Theentirestudy
purpose of this zone is as follows: areafrom Parsongo theFarmingtorRiver,shouldbezonedFarmington
Center/Farmington Village Distrigbne.
? 3aservandprotectthe existing historic landscapad
structureswithin thezoneaswellasconsideringpotentialinfill
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Way-finding and Signage {1 Granite curbingthroughout.

The town should use recently approved STEAP grant funding to desidh aADA compliant Portland Concrete sidewalks throughout and on both
comprehensive wafinding system that brings clarity to the corridor angidesof thebackageoad.
surrounding destinations. Unique commercial andeational signage
within the corridor should be considered. This would help with tfe Thepatternandcolorof decorativecrosswalkshatareADA compliant
branding and marketing of the Corridor.

1 Pedestrian activated street crossing lights and decorative crosswalks
List of Desired Elements to CT DOT that insure safe passaga minimum of four points along tlkerridor.

The State of Connecticut will be constructing the road improvementsfin Traffic calming mechanisms to control vehicular speed through the
2016/2017Asthegatewayo Farmingtonthisareawill portrayF a r mi n gcorddergpsirticularly on the backagsad.

image to visitors for years to come. These changes will forever cttange

character and functionality of the corridor. Thewn needs to carefully 1 No parking spaces should be allowed to back directly into the backage
review this plan and must insure that the state utitizehighest quality road as currently proposed.i$hs dangerous, totally disrupts pedestrian
materials, as discussed in this plan, to guarantee the image of qualityra@dement and would never be allowed on a local road (except for single
theproperook for thegatewayto oneof thes t arhostgigmificanthistoric  family homes).

districts. Once there is consensus the town must demand adherence to this

plan ging forward. The state must also plan these improvements witfi a Natural gas must be available on the backage road, essential to
complete streetmentality. Their improvements should incorporate spackestaurants.

for the pedestrian, the bicyclist, TFansitbuses and treitomobile.

1 Powerphone, cable and all other lines alongkagye road must
The town should propose detailed road profiles for the Route 4 corridogderground.
andthebackageaoadandpresentcomprehensivéist of elementghatare
desiredto makethe corridoraestheticallypleasingandpedestriaririendly. 1 Lanewidthsonbackageoadshouldallow for onstreetparking.

Thetown, its staterepresentatiesandthe DOT mustbeginnegotiationsn
2015 to identify the process and costs for incorporating tbew dedires 1 Backageoadshouldhavesidewalksonbothsides.
into the DOT project. These would include (atinimum):

1 The Parsons fishook road should be eliminated. The cost savings to
| Street furnishings, including decorative light poles that reflect thize DOT should be a negotiating chip for otingprovements.
designcharacteof theGateway

1 The roundabout island on the backage road must be attractively
1 Approval of the pattern and color of pressed concrete snow shelMegdscapedndincludewaterspigotsfor sprinklers.
center median and retaining walls, including height of walls to make them
the optimal height fositting. 1 Curb cutson backage road should tmnimized.
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1 Streettreesshould be installed every 50 feet along backageroad.

4. Implementation Plan and Schedule

The Farmington Gateway Committee shall continue to oversee
implementation of the project with regard to policy decisidfsch of the
dayto daywork mustbedoneatthe stafflevel. It is essentiathatthe Town
Council, theTown Planning and Zoning Commission afdwn Managers

Office recognize the critical importance of this project and offer their ﬁLgl

support in itsimplementation.

Conduct Public workshops to
understand public opinion for the
corridor.

Farmington Gateway
Committee

Complete

Present findings of workshops tc
public and town and state officia|

Planning Consultant

Early summer
2015

Secure town ownership of the
Parsons property when DOT
project complete

Town Manager/ other town
staff

On going

763 Maing begin discussions witl
developer/property owner and
bank

Town Planner/Economic
Development Director

Within first month

Initiate discussions with Norton
Lane Property LLC

Town Planner/Economic
Development Director

Within first month

Establish town staff working
group regarding DOdroject

Town Manager, Public Works
Director/Town Engineer,

Within first month

enhancements Engineering staff, Town

Planner
Redevelopment on Bank of Town Planner/Economic Within first 6
America Development Director months
Riverfront¢! Olj dzA NB . || Town Planner/Economic Within first 6
property Development Director months

Pages

Conduct Phase 1 environmental| Town Planner/Economic Within first 6
FaaSaaySyid 2y .|DevelopmentDirector months
L&d&adzS wCvQa T2 NTown Planner/Economic Within first
design plan and market study | Development Director 3 months /

completion Dec.
WYmp

th8by property owners of

inventoried CT Register building
for inclusion in Farmington Centg
Historic District

Farmington Center Historic
District Commission, Town
Historian, Preservation Now,
Farmington Historical Society

Within 1 year

tilize recentlyapproved STEAP | Economic Development Within 1 year
ant to design waginding Director

improvements.

Adopt final urban design plan an| Planning and Zoning Within 2

market study as part of Plan of
Conservation and Development

Commission, Town Planner

years, prior to
completion of DO
project

Amend and rezone entire corridd
to Farmington Center / Village
District Zone

Planning and Zoning
Commission, Town Planner

Within 2

years, prior to
completion of DO
project

Utilize recently approved STEAH
grant to secure permitting and
install wayfinding improvements.

Engineering Division /
Economic Development
Director

Upon completion
of DOT project.

Upon securing ownership of
Parsons property issue an RFP {
development of the property in g
manner consistent with the urba
design plan and the Farmington
Center/Village District zoning.

Town Manager, Town Planng
Economic Development
Director

Upon conpletion
of DOT project.
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lll. Physical Planning ari@esign

A. Overview

planning aspects of the project. Harry Dodson, Peter FlinkerNatel
Burgess worked with John Mullin and Zenia Kotval of Mullin Associats
to translate theirpolicy, developmentstrategy, ecoromic and public

area.lnitial alternativesverebasedntheresultsof thethreeworkshopsas
well asontheprofessionaéxpertiseandexperiencef theconsultanteam.

The final recommendation represents DodsoR & i n praposal $or
FarmingtonCenter It represents an ambitious vision for the stadya
basedn thehigherdensityworkshopproposaladjustedor theparking
requiredo allowtheproposato berealisticandsuccessfulFuturecontracts
for studyareadevelopmenwill determingheeconomi@anddevelopment
feasibilityparametersf theproposals.

The recommended option assumes that the backage road as design€hlisig anambitiousproposathatcanbescaledbackin thefutureto reflect
ConnDOT cannot be modified, witthe exception of the northeasterreconomic and development feasibility realities. This can be done realizing
Ahooko r oaldlalse assumessthatoproposed improvementstt@t the elimination of parking decks will resuita considerable decrease
FarmingtorRoadcannotemodified. Buttheseaestrictionsdonotpreclude in development and a commensurate increase in surface parking lots and a
adjustments to pedestrian amenities, crosswalks, signage, construdégreasé walkability andaestheticharacteof newgrowth.
materials, parking and other road corrideatures.

B. Model Workshop
Physical planning and design recommendations are based on the need
to create a dynamic, walkable center with wdlfined streetscapesOver 100 people participated in the model workshop. Dodson & Flinker
and street facades. They are also based on realistic requirerpegpiared an orthophoto base map with existing conditions, property
for parking to service the proposed development. Proposed mhees, historic district boundaries, property owners and proposed street
development is designed to fit in withF a r mi n ¢gradiioma simprovementgrintedonthemap.Theythenaffixedscalemodelsof existing
architectural character adeg to new commercial, office and mixases. buildingsmadeoutof Styrofoamandpaintedto describeexistingbuildings

in the historic district, historic buildings outside the historic district and

other norhistoric buildings.
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Workshopparticipants were divided into 12 groups of 8 to 10 people eaahd recommendations of the three options described below.
Every group worked on a base map with existing buildings glued in place.
Participants were provided with white building models to denote propos®agesof the 12 workshopoptionsproducedy workshopparticipantan
buildingsthatcouldbedevelopedn thestudyarea.Theproposeduildings be found in the Appendices of theport.
could be placed on the plan and manipulated to create new development
patterns Parkingareasparks sidewalksgreenwaysdandscapingndother Workshop Option 1
features could be drawn on the modeith magiamarkers.
This option is a synthesis plan prepared by Dodson & Flinker based on
Theparticipantspentovertwo actionpackechoursmakingmodelsof their  the results of workshop groups 3, 7, 9 and 12 (see workshop results in the
proposed recommendations for the future of Farmin@emter.Photos of appendices). Option 1 is the lowest density option featuring a large park
the finished models were taken WgteBurgess and projected orsereen. on the site of the former Parsons daalershiplt also includes moderate
A spokespersofor eachtablediscussedhet a b reamrinsendationwhile  amountf newdevelopmenontheC h u cResiasirarendthel Waterville
aphotooftheg r o prppbsalvasprojectedonthescreen.Theimagegsee Road parcels. A new mixagse structure is also proposed on ithlph
appendixpecamearecordofthew o r k s dvengs.Dalson& Flinkertook parcel which will strengthen the architectural definition of the stretéisn
theimageshackto their office andgroupedheminto threecategoriebased area while taking advantage of the construction of the proposed backage
on the amount, type and configuration of development and conservataad. New parking lotatthe edge of the proposed park @attheCh u c k 6 s
proposed by thi&bles. and 1Waterville Road sites Wl accommodate increased development and
publicusageftheOptionlsite.RemovabftheB a t t ICleamerdiuigding
will createopenspaceahatwill enhanceheFarmingtorRiver greenway.

C. WorkshopResults The park proposed for the Parsons Lot in Option 1 will creaggeen
gateway to the village center for traffic and pedestrians approaching from
Dodson & Flinker created three new models that synthesized the resulteedast.A communitycenteror gazebatthenorthernedgeof theparkwill
the model workshop conducted &aturday, March 28th, 2015. Models provide meeting and performance space. A moderate amomntextuse
createdy thetwelveteamswveregroupednto threecategoriesvith varying  development is proposed for a number of parcels susceptible to change. In
amounts and densities of development, approaches to the Parsons Ladditionto thelargepark,Option 1 featureghefollowing elements:
varyingstrategie$or otherparcelsespeciallyparcelsusceptibléo change.

1 Extensive landscape improvementsre proposed including street
Thethreesynthesioptionmodelsportrayvariedapproacheto thecreation treesJawns,meadowsswell asshrubandperenniaplantingbeds.
of awalkable dynamidowncentemlongFarmingtorAvenue.Thesynthesis
options range from a relatively low density approach in Option 1 tdfa Enhanced, wide sidewalks and pedestrian crosswalkell improve
higher density solution i®ption 3. Issues such as pedestrian amenitiescess, safety and handicapped accessibility to the new park. High quality
crosswalks, sidewalks, new development and historic preservation velgign and materials willnprove the character and function of these
addressedifter reviewof thesynthesisnodelsby Townofficials, staffand pedestrian features. Reducing waiting times for pedestrians seeking to
stakeholdersarecommendeglanwascreatedncorporatinghebestideas  cross FarmingtoAvenuewill improveconnections between the norhd
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south sides of this busy road/arningpaint striping and rumble stripgll  { Burying overheadutilities will greatlyenhancehescenicandhistoric
alert cars to the pedestrierossings. character of FarmingtoAvenueand the backage road. While costs can be
prohibitive, this option should be explored with the utility companies and
1 Historic buildings in thehistoric district as well as in the entire studyConnDOT.Removal of overhead utility lines will allow tall stteeees to
area have been preserved in Option 1. This includes historic buildiggsw on both sides of Farmingtémenue.
identified in the Historical Societybdéds plan and photographs of
buildingsin thevillage centerarea. 1 Providing parking for the Village Green canbediscussedavith Bank
of America in order to increase the usage of this existing park. A modest
1 Street treeslining eitherside of Farmingtodvenueand thegoroposed amount of public parking could be created by optimizing thieieffcy of
backage road will create a green corridor that will enhance the aesthdiiesxisting parkintayout.
of the streetscapewhile calmingtraffic passinghroughthevillage center.
Large streettreestl east 30 in caliper s hofulOdstrbet patkihgaalorty ¢éhd backage toad wil providd cansiderabley
pits serviced by irrigationTreeguards should be used in areas prone &aditional parking capacity while calming traffic and enhanpiedestrian
compaction or damage from vehicles. Removal of overhead utility liresfety along this proposed road. This can be accomplished by reducing the
will allowtall streetreesto growonbothsidesof FarmingtonAvenue. wi dth of proposed travel l anes fro
resulting from this change to create a parallel parking lane on one side of
1 Pedestrian courtyardswill be createcht key locations along Norton theroadwayNo physcal changes to the roadwiyoutare required just
Lane and other locations in the stzdga. modifications to roadwastriping.

1 Anewpathway systemwill link theproposedargeparkwith buildings, T New parking along the edge of the proposed parkan service park
courtyards and other public spaces throughout the northern half of @ahd event parking requirements as well as accommodating some of the
VillageCenter. parking demand of the pedestriasuttyards along Nortohane.

1 The Farmington River Greenwaywouldbenefitfromtheremovalof § Integrating proposed parking with existing parking can increase
theB a t t ICleamerdiusdingby creatingmoreopenspacealongtheriver.  parkingefficiency,reducecurb cutsandrationalizeparkinglayouts.

1 Ensuring handicapped accessibilitycan be achieved by meeting thefl The backageroad extensiondrive canberemovedn this schemend
requirements of the Americans with Disabilities act and loaaticapped replaced by a park roadrsiing the community center building and the
accessibility policies and regulations. Gradients, path widths, pavmgposed parkingpt.

and grade transitions should be carefully reviewed tarensiaximum

handicappedaccessibility. Workshop Option 2

1 Consolidating curb cuts and connecting existing parking lots will This option is a synthesis plan prepared by DodsoRligker based on
simplify circulationpatternsn theVillage Centemwhilereducingcongestion the results of workshop groups 4, 8 and 10 (see workshop results in the
and dangerous turns on Farmingt@venue. appendices). Option 2 is a moderate density option featuringnaix of
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multi-usebuildingsandasmallerparkonthesite of the formerParsongar and rumble strips will alert cars to the pedestrian crossings. Additional
dealershiplt also includes increased amounts of new development on bliddings along the streets in Option 2 will help calm traffic and provide

C h u cResiaurant and theWaterville Road parcels. Th€ h u cplrbées variety and dynamism to the pedestrian experience.

includes a larger residential complex as well as several-osghiuildings

facingthebackageroad. Thiswill strengtherihearchitecturatlefinitionof Historic buildings in the historic district as well as in the entire study

the backage road in this area. New parkingadtse edge of the proposedarea have been preserved in Option 2 as in Option 1. This intlistiesc
parkandattheC h u cakdd WatervilleRoadsiteswill accommodateome bui | di ngs i dentified in the Historic
but not all of the increased development and public usage of the Optitnispricbuildingsin thevillage centerarea.

site. Thisoptionsuffersfrom adeficit of parking.

9 Street treeslining either side of FarmingtoAivenueand the proposed

The Bank of America building has been demolished and replaced Hyaekage road will create a green corridor that will enhance the aesthetics

mixed-use building that is less massive and more in ikgeith the of the corridor while calming traffic passing through the villagater.

architectural character of the corridor. TBea t t iCteanar$ building Large street treest| e a st 3 roshoulchbe planted ip large planting

has been demolished and replaced by a smaller commercial strugditseserviced by irrigationTreeguards should be used in areas prone to

reinforcing the street edge along this portion ofcireidor. compaction or damage from vehicles. Removal of overhead utility lines
will allow tall street trees to grow on both sides of Farmingieenue.

The greater number of buildings dmetParsons Lot reduces the size dhdditionalbuildingsalongthestreetdn Option2 mayaffectthenumberof

the park but strengthens the architectural edge of Farmington Roadoc&tionssuitablefor plantingtall streetrees.

significant amount of mixedse development is proposed for a number of

parcelsusceptibléo change. 1 Pedestrian courtyardswill be createdat key locations along Norton
Lane and other locations in the study area. These courtyards will be

Option 2 features the following variations time elements proposed inenlivened by the increased number of buildings and resulting increases in

Option 1 as well as a number of new elements: pedestrian use of the area. Pedestrian use of these areas could be impacted
by the poéntial deficit of parking in Optioa.

9 Landscape improvementsare proposed including street trees, shrub

and perennial planting beds and green streets features. The greater ndfmbAmewpathway systemwill link theproposegmallparkwith buildings,

of buildingsandthereducedsizeof theParsond.ot parkin Option2 results courtyards and other public spaces throughout the northern \@lager.

in lessextensivdandscapémprovementsn thisarea.

1 The Bank of America building was a focal issue ofVorkshop
1 Enhanced, wide sidewalks and pedestrian crosswalksll improve 2. According to most Option 2 workshop participants, renovation or
access, safety and handicapped accessibility to the new buildings rendnstructioof theBankof Americabuilding, if acceptabléo theowners,
small park. High quality desigand materials willmprovethe character would enhance the aesthetic character of the southern side of Farmington
and function of these pedestrian features. Reducing waiting times Awenue.Creation of an extension of the Farmington Village Green was
pedestrians seeking to cross Farmingd@enuewill improveconnections also considered as an option for this site, assuming available funding and
between the north and south sides of this busy Wadhingpaintstriping awilling seller.
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1 TheFarmington River Greenwaywill notbenefitfromtheremovalof  of the roadway.No physical changes to the roadwkyoutare required
theBat t iCraner®miilding since a new building is proposed for thisst modificationsto roadwaystriping. On streetparkingalongthe backage
site. roadwill notbeableto alleviatethe parkingdeficit of Option2.

1 Ensuring handicapped accessibility)can be achieved by meeting thef New parking along the edge of the proposed parwill not be able
requirements of the Americans with Disabilities act and loaaticapped to adequately serve the small park, park events and the increased parking
accessibility policies and regulations. Gradienmath widths, paving required by the greater number of proposed buildings in this and other
and grade transitions should be carefully reviewed to ensure maximaneaf theVillage Center.
handicapped accessibility. A greater number of new buildings along the
Village C e n tswaet@vil provideafriendlierexperiencdéor handicapped Y A parking deficit will resultfromanincreasen buildingsin theVillage
residents andlisitors. Handicapped parking will be negatively affected bgenter which will increase the demand for parking and reduce the amount
alikely deficitof parkingareas. of parkingspacesThiswill resultin asignificantparkingdeficitin areaf
the VillageCenter.
I Consolidating curb _cuts and connecting existing parking lots will
simplify circulationpatternsn theVillage Centemwhilereducingcongestion f  Integrating proposed parking with existing parking can increase
and dangerougitns on FarmingtoAvenue.Greater pedestrian usage willparkingefficiency,reducecurb cutsandrationalizeparkinglayouts.Again,
also reduce the need for cunlns. the parking deficit remains a serious problem. A parking deck or structure
couldalleviatethis problembut maynotbefeasiblewithoutpublicfinancial
1 Burying overheadutilities will greatlyenhanceéhescenicandhistoric  assistancatthestateand/orocal level.
character of FarmingtoAvenueand the backage road. While costs can be
prohibitive, this option should be explored with the utility companies afid The backage road extension driven a modified alignment will be
ConnDOT.Removal of overhead utility lines will allow tall street trees toequired to service the proposed mulse development along Farmington
grow on both sides of Farmingtémenue. road and its associated parking. Tagout of the backage road extension
will be problematic in Option 2 du a lack of space to service both the
1 Providing parking for the Village Green canbediscusseavith Bank smallparkaswell astheincreasesumberof buildings.
of America in order to increase the usage of this existing park. A modest
amount of public parking might be created by optimizing the efficiency Bf Increaseddevelopmentin parcelssubjectto changeisamorerealistic
theexistingparkinglayout. Option2 Gsggestiomfrenovatingprremoving option for these properties given the spatial capacities of the sites and the
this buildingwouldincreasearkingfor or expansiorof the Green. expressed interests of potential purchasers. A parking deficit exislis
butthe 1 WatervilleRoadand763FarmingtonAvenuesites.
1 On street parking along the backage road will provide considerable
additionalparkingcapacitywhile calmingtraffic andenhancingpedestrian
safety along this proposed road. This can be accomplished by reducing
the width of proposed travel |l anes from 136 to 96 and wusing the a
80 resulting from this changsdeto create a parallel parking | ane or
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Workshop Option 3 mixedruse building that is less massive and more in keeping with the
architectwal character of the corridor. TH2a t t iCsanard Building
This option is a synthesis plan prepared by Dodson & Flinker bagéé orhas been demolished and replaced by a smaller commercial structure
results of workshop groups 1, 2, 5, 6 and 11 (see workshop results irreéfrdorcing the street edge along this portion ofcireidor.
appendices). Option 3 is the highest density option produced by workshop
participants andeatures techniques to calm traffic on the backage ro@lde greater number of buildings on the Parsons Lot redteesize of
designed by ConnDOT while enhancing pedestrian as well as vehictilar park but strengthens the architectural edge of Farmington Road. A
connectivity. The backage road hook loop is replaced by a landscagpgdificant amount of mixedse development is proposed for a number of
parking area servicing he proposed buildings and park. Newalgigtion parcelsusceptibléo change.
is proposed for the High Street/Farmingfrenueintersection.
Option 2 features the following variations on the elements proposed in
Option3 alsoproposesnundergroungbarkingstructureattheParsond.ot  Option 1 as well as a number of new elements:
which would service the park and proposed mined buildings proposed
along FarmingtonAvenue. The additional parking would enhance th4 Landscape improvementsare proposed including street trees, shrub
walkability of theentirenortheasportionof theVillage Centerbyreplacing and perennial planting beds and green streets features. The greater number
parking lots with new buildings, green public spaces and an integratéduildingsandthereducedsizeof theParsond ot parkin Option2 results
pedestrian network. Extensive centralized parking in close pityxtm inlessextensivdandscap@mprovementsn thisarea.
more densely developed areas, parks and pedestrian environments creates
a high quality urbanism lacking in previous options reliant on oftfh Enhanced, wide sidewalks and pedestrian crosswalkeill improve
inadequate surfagearking. access, safety and handicapped accessibility to the new buildings and
small park. High quality design and materials wilprove the character
The limitations of this option are based on the financial hurdles preser@ed function of these pedestrian features. Reducing waiting times for
by an expensive parking structure servicing a relatively small amountpeflestrians seeking to cross Farmingdwanuewill improveconnections
new development. between the north and south sides of this busy MWadhingpaintstriping
and rumble strips wilklert cars to the pedestrian crossings. Additional
This option also includes increased amounts of new development onbthilings along the streets in Option 2 will help calm traffic and provide
C h u cResiasirant and the\Waterville Road parcels. Th€ h u cplrdes variety and dynamism to the pedestrégperience.
includes a larger residgal complex as well as several mulebuildings
facingthebackageoad. Thiswill strengtherthearchitecturatiefinitionof 9§ Historic buildings in the historic district as well as in the entire study
the backage road in this area. New parkingaotse edge of the proposedarea have been preserved in Option 2 as in Option 1. This indhistesic

parkandattheC h u cakdi WatervilleRoadsiteswill accommodateome b ui | di ngs i dentified in the Historic
but not all of the increased development and public usage of the Optidistoricbuildingsin thevillage centerarea.
site.

9 Street treeslining either side of FarmingtoAivenueand the poposed
The Bank of America building has been demolished and replaced by abackage road will create a green corridor that will enhancedbsthetics
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of the corridor while calming traffic passing through the villagater. accessibility policies and regulations. Gradients, path widths, paving
Large streettreestl east 30 i n cal i peiplanting oand gladebtmnsifidnsasmduld be carefully ravieged to ensure maximum
pits serviced by irrigationTreeguards should be used in areas prone tandicapped accessibility. A greater number of new buildings along the
compaction or damage from vehicles. Removal of overhead utility linélage Cent r shresetswill provideafriendlierexperiencdor handicapped
will allow tall street trees to grow on both sides of Farmingwanue. resident@andvisitors. Handicappegarkingwill benegativelyaffectedoya
Additional buildingsalongthe streetdn Option2 mayaffectthenumberof  likely deficitof parkingareas.
locationssuitablefor plantingtall streetrees.
1 Consolidating curb_cuts and connecting existing parking lots will
1 Pedestrian courtyardswill be createdat key locations along Norton simplify circulationpatternsn theVillage Centemwhile reducingcongestion
Lane and other locations in the study area. These courtyards willabe dangerous turns on Farmingrenue.Greater pedestrian usage will
enlivened by the iereased number of buildings and resulting increasesdtso reduce the need for cumlgs.
pedestrian use of the area. Pedestrian use of these areas could be impacted
by the potential deficit of parking in Opti@n 1 Burying overheadutilities will greatlyenhanceéhescenicandhistoric
characer of FarmingtorAvenueand the backage road. While costs can be
1 A new pathway systemwill link the proposed small park with prohibitive, this option should be explored with the utility companies and
buildings, couryards and other public spaces throughout the northern adnnDOT.Removal of overhead utility lines will allow tall street trees to
of theVillage Center. grow on both sides of Farmingtémenue.

1 The Bank of America building was a focal issue oWorkshop 1 Providing parking for the Village Green canbediscussedavith Bank
2. According to most Option 2 workshop participants, renovation of America in order to increase the usage of this existing park. A modest
reconstructiomf theBankof Americabuilding,if acceptabléotheowners, amount of public parking might be created by optimizing the efficiency of
would enhance the aesthetic character of the southern side of Farmintijteexistingparkinglayout. Option2 éssggestiorof renovatingor removing
Avenue.Creation of an extension of the Farmington Village Green wtss buildingwouldincreaseparkingfor or expansiorof the Green.
alsoconsideredisanoptionfor this site,assumingavailablefundinganda
willing seller. 1 On-street parking along the backage road will provide considerable
additional parking capacity while calming traffic and enhanpiedestrian
1 TheFarmington River Greenwaywill notbenefittromtheremovalof safety along this proposed road. This can be accomplished by reducing the
theBat t iCRanerdhiilding since a new building is proposed forthisi dt h of proposed travel l anes fro
site. Pedestrian and canoe/kayak access to the river corridor shouldeselting from this change to create a parallel parking lane on one side of
proposed. Rehabilitatioof eroded or derelict areas should be undertakeheroadwayNo physical changes to the roadwiayoutare required just
Wildlife and aquatic habitat restoration and invasive species eradicatioedifications to roadway striping. On street parking along the backage
should takelace. roadwill notbeableto alleviatethe parkingdeficit of Option2.

1 Ensuring handicapped accessibilitican be achieved by meeting theff New parking along the edge of the proposed parwill not be able
requirements of the Americans with Disabilitiact and locdlandicapped to adequately serve the small park, park events and the incrgzesdehg
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required by the greater number of proposed buildings in this and other
areas of the Village Center.

1 Aparking deficit will resultfromanincreasen buildingsin theVillage
Center which will increase the demand for parking and reduce the amount
of parkingspacesThiswill resultin asignificantparkingdeficitin areasof

the VillageCenter.

91 Integrating proposed parking with existing parking can increase
parkingefficiency,reducecurb cutsandrationalizeparkinglayouts.Again,

the parking deficit remains a serious problem. A parking deck or structure
couldalleviatethis problembutmaynotbefeasiblewithout publicfinancial
assistancatthestateand/orlocallevel.

1 The backage road extension drivén a modified alignment will be
required to service the proposed multie development along Farmington
road and its associated parking. Tagoutof the backage road extension
will be problematic in Option 2 due ®lack of space to service both the
smallparkaswell astheincreasechumberof buildings.

1 Increased development in_parcelssubject to change is a more
realistic option for these properties given the spatial capacities of the sites
and the expressed arests of potential purchasers. A parking deficit
existsat all but the 1 Waterville Roadand 763 FarmingtonAvenuesites.
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OPTIONI1: OW DENSITY

SurfaceParkingfor Park,NortonLane

C h u cSked Residential

. AdditionalSurfaceParkingatCh uc k 6 s
10. Link 2 Parkinglots At Brick Walk

Improved/Proposed Sidewalks
Improved/Proposed Crosswalks
Proposed Parks/Landscaped Areas
Street Trees

s 1 I INVIN s W NI N N7 VD VYV VI
[ ] Existing Buildings 1. Connect Pedestria@ourtyards
I ExistingBuildings(HistoricDistrict) 2. PlantStreefTrees Tall SpeciesVhereFeasible
[ ] ProposedBuildings 3. Connect Parkingots
Parking (Existing) 4. FarmingtorRiverGreenway
Parking (Proposed) 5. Green Gateway @enter
ProposedRoads 6. Park at Parsonst
7.
8.
9
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11.
12.
13.
14.
15.
16.
17.
18.

Bankof AmericaStaysasis

Parking forTownGreen
RenovatiorandExpansiorl WatervilleRoadArea
Bury Overheadltilities

WideCrosswalks
PreservandRenovateHistoric Buildings
BackagdroadHookStays
763Parsonfkenovatedh Place
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Option 1A: View over Bank of America
Building looking toward the Parsons Lot. The
Parsons Lot becomes a park, creating a green
gateway to theTownCenterA community
building or a large gazebo is located at the
north end of the park. A parking lot with a
capacity of approximately 60 cars is located
behind (north) and to either side (east and
west) of the community building. All historic
structures, both within and outside tlitistoric
District have been preserved and renovated or
converted to compatiblases.

Option 1A
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Option 1B: Viewing northeast over the
Farmington Inn looking toward the intersection
of Waterville Road and Farmington Avenue.
Proposed small scale development with
associated parking on the 1 Waterville Road
parcel. Proposed buildings reinforce the
street edge and provide good visibility for

the commercial and mixed use businesses.
Enhanced street crossings at the intersectibn
the two roads. Preservation of the two historic
structures adjacent to (east) of théAlaterville
Roadproperty.

Option 1B
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Option 1C: Viewing southwest over Farmington
Avenue looking at the proposed park, park/
community building and small amounts of

infill development along the north side of
Farmington Avenue. The park creates a green
gateway to the Town Center forest bound
traffic though the visibility of the park will be
reduced due to the fact that the road is below
Parkinc the grade of the park in its western section.

- Extensive street tree planting and landscape
improvements will enhance the park effect.
New, accessible sidewalks and a pedestrian
crosswalk at the High Street/Backage Road
intersection will enhance walkability in this
area. 763 Farmington Avenue is preserved
and renovated for commercial or mixed

useRS @St 2LIYSy o ¢KS / Kdz01 Qa
moderate amount of residential development.

Option 1C
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OPTION2: MODERATEDENSITY

[ ] Existing Buildings 1. Connect Pedestria@ourtyards 11. Ch u cSkeb KloderateDensityResidential
I ExistingBuildings(HistoricDistrict) 2. PlantStreefTrees Tall SpeciesVhereFeasible 12. AdditionalSurfaceParkingatCh u c k 6 s
[ ] ProposedBuildings 3. Connect Parkingots 13. Link 2 Parkinglots At Brick Walk
Parking (Existing) 4. FarmingtorRiverGreenway 14. Bankof AmericaRemovedandReplaced
Parking (Proposed) 5. LowDensityMixed UseGateway 15. AdditionalRenovation/ExpansidhWaterville
B Propose®oads 6. SurfaceParkinglLot 16. Bury Overheaditilities
=== Improved/Proposed Sidewalks 7. SmallParksandLandscaping 17. wideCrosswalks
I |mproved/Proposed Crosswalks 8. Mix of Green and Architectural GatewsyCenter 18. PreservandRenovatdistoric Buildings
B Proposed Parks/Landscaped Areas 9. Limited SurfaceParkingfor Park,NortonLane 19. BackageRoadHookRemovedor AdditionalParking
@ Street Trees 10. Parking DeficitNortonLane 20. 763Parson&enovatedh Place
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S — Option 2A: Viewing southwest over Farmington
. B . - Avenue looking at the proposed small park
’ ' s " ‘ - interspersed with mixed use development.
More intensive mixed use infill development
occurs along Farmington Avenue and Norton
N ‘ Lane. The Backage Road remains as designed
. though the hook extension is converted to a
combination of access and parking. The Bank
of America Building has been replaced with a
commercial or mixed use project thateaks
the large bulk of the current building into a
more articulated massing. Additional infill

Parking
Deficit

) development has occurred on Norton Lane.
¢KS / KdzO1 Qa LI NOSt O2yilt Ay
Surface development than Option 1. This option

suffers from a lack of parking wdti reflects

the difficulty of accommodating moderately
dense development of the area with surface
Option 2A parking alone. All historic structures, both
within and outside the Historic District have
been preserved and renovated or converted to
compatible uses.
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Option 2B: Viewing from over the Bank

of America building looking northeaster

the proposed Backage Road, Norton Lane
and a proposed small park with mixed use
development along its edges. The mixed

use development that replaces the Barfik
America building is located in the foreground.
Infill development has been proposed along
Norton Lane and the Backage Road. The
architectural edge of Farmington Road has
been strengthened. The Backage Road
NEYlIAya Fa RSAAIYSR 0 dzi
has been eliminated and replaced by a mix
Option 2B of new building, a small park and parking.

’ : Streetscape and walkability/crosswalk
improvements are proposed along Farmington
Road.
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removed and replaced with a new mixed use structure

with commercial on the ground floor and offices and/

or residences above. One Waterville Road has a greater

3 amount of development and associated parking than

Optlon 2C Option 1. The infill development on the CHugircel,

Norton Lane, along the Backage Road and surrounding the

proposed park is shown in the distance. 763 Farmington

Road has been preserved and remains as a focal point for

east bound vehicles and pedestrians.
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Zoll oo x =
OPTION3:GATEWAY VILLAGE DENSITY

[ Existing Buildings 1. Connect PedestriaGourtyards

B Existing Buildings (Historic District) 2. PlantStreefTrees Tall SpeciesVhereFeasible

] Proposed Buildings 3. ConnecParkingLotsatBrickyard
Parking(Existing) 4. ExpandedrarmingtorRiver Greenwaywith Visitors
Parking(Proposed) Center

BB ProposeRoads 5. Underground Parking Garage (2ffaces)

=== Improved/Proposed Sidewalks 6. Larg('eParkAboveParkinngelrage )

IO |mproved/Proposed Crosswalks 7. Parking Garage topped with surfaeeking

BEE Proposed Parks/Landscaped Areas 8. Commercial/Office/Residential

® Street Trees 9. HigherDensityInfill Mixed Use

10. AdequateParking
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11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.

22.

C h u cSked HighestDensityResidential
AdditionalSurfaceParkingatCh u c k 6 s

Bankof AmericaRemovedandReplaced
ExtensiveRenovation/Expansian 1 WatervilleRoadArea
Bury Overheadiltilities

WideCrosswalks

PreservandRenovateéHistoric Buildings
KeepBackageRoadHook - No Connectiorto Route4
763FarmingtorRenovatedn Placeor Movedto Parson$ark
Mobil StationRemovedandRebuiltfor Commercial/Office
ShellStationRemovedndRebuiltasCommerciabrRedesigne®asStation.

BackageRoadremainsascurrentlyaligned
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Option 3A: The west bound entrance to
the TownCenter has a strong architectl
edge of new mixed use and commercial
development. Large building footprints are
articulated through varied massing tbfe
structures. An underground parking structure
accommodates approximately 180 cars. A park
is built on top of the structure or atleatively
a two story parking deck can be built on the
more commercial south portion of the site.
Under this scenario a smaller park would be
located in the northern half of the central
Park Over space. A third option would be to have the
Parking Garagf‘ central space become a surface parking lot
™ accommodating approximately 140 cars.
3 Whatever its construction, the central parking
; lot would service the entire northern area of
the Town Center from the Parsons lot to the
Golf Club, creating a walkable envimeant.

. Visitors, businesses and staff would be able to
park and walk to their destinations. Residents
would continue to have dedicated parking
near their homes or apartment. The Backage
Road remains as designed by ConnDOT with
new buildings lining it in oet to enhance
walkability, calm traffic, prevent speeding and
provide more opportunities for infill with a
strong relationship to streets appropriate for
the center of a town.

Option 3A
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Option 3B: View from over the Farmington River looking east towards

763 Farmington Avenue and the Parsons lot in the distance. A greenway

O2NNAR2NJ KIa 0SSy ONBFIGSR o0& NBY20Q

and revegetating the site, creating public access and enhancing wildlife

habitat. Infill development is proposed the Shell and Mobile gas

station sites. Alternatively one or both of these gas stations could be

renovated in the future to have an architectural presence close to the

street with pumps and parking to the rear. One Waterville Road has

been fully built at with a larger, articulated building fronting on the

aG0NBSG YR SEGSYRAY3 o610l Ay | aoA

configuration. Parking for this development would be located behind

the buildings. At the east end of Farmington Road, 763\&ieet has

been moved to the Parsons Lot and replaced with a new commercial or

Obti 3B mixed use structure, continuing to serve as a terminal focal point to the
PUGs roadway. As shown on the plan and illustrated in the report, pedestrian

improvements, enhanced crasgs, street trees and carefully sited and

designed parking would be created throughout the Town Center.
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Option 36

/

Option 3C: The 763 Main Street house has been moved to the Parsons Lot and replaced by a
commercial structure oriented down Farmington Avenue, serving as a terminal focal point for
east bound vehicles and pedestrians. It is recommended that the architecture and building
massing of this commercial structure should be compatible with the sutirogyiarea and the
guidelines of this report. As in Option 2 the Bank of America Building has been replaced by a more
architecturally compatible, articulated two story mixed use or commercial structure or structures.
The Backage Road, reconfigured into ariccenter grid layout intersects Farmington Avenue as
designed by ConnDOT. Enhanced crosswalks, pedestrian walk lights and street trees increase
walkability in this eastern end of the study area. On the north side of Farmington Avenue a strong
architecturd streetscape is created by new buildings along the edges of the Parsons Lot and infill
sites along the roadway. A taller focal building anchors the intersection of the Backage Road with

CINXAY3IiG2y ! g8ydSd ¢KS / KdzO]RakingNdB iew dedelopimfent { LINE 2SO0 A& Fdzf £ @ 0dzAf

along Norton Lane and the Backage road is provided by either an underground parking structure,
a parking deck or a large surface parking lot in the central area of the proposed new development.
763 Farmington Road is idealniovated on site for commercial or mixed use. A less desirable
option would be to move the buildings to the proposed Park at the Parsons Lot.
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Overview

The Recommended Option proposed by DodsoRli&ker provides a ;
long termvision for the Town Centerthatcreatesawalkableenvironment |
servicedy realisticamountf parkingaroundheedgef thepedestrian 8
center. The option is based on the combined results of the mo¢ &
workshopasinterpretedandelaboratediponby the consultanteam. The
full build-out of this option would occur incrementally otiene. During
the initial phases of this option some proposed development can
serviced by surface parking lota. later phases theaPsons Lot parking
deck would accommodate additional new recommended developm
Thefirst level of aparkingdeckatthe Parson$ot would belocatedbelow
grade. The upper level of the deck would be a surfaca the grade , : : .
of the surrounding budings. The financial feasibility of constructing A ; et
the Parsons Lot parking deck needs to be studied and potential sourbesBank of Amerlca building is replaced by a new commercial or mixed
of state or private funding explored. If the Parsons Lot deck is not buidte structure in an articulatéyoutwith architectural design compatible
developmenin thisareawill besignificantlyreduced. with FarmingtonCenter Expansion of the parking lot can allow access to

the Town Green which will enjoy more frequent use. Developrarit
The Recommended Option creates a strong architectural edge Afaderville Road makes full use of the site while creating a strong building
streetscape along Farmington R@ddhe Parsons Lot. Proposed mixededgealongFarmingtonRoadfeaturingarchitecturghatis compatiblewith
use primarily commerciabndoffice developmenatthelotis servicecby  Farmington. New development lines the stiet¢he shopping center and
148 surface parking spaces and 110 spaces provided by a parking dieekgas stations, creating a dynamic gateway td ¢kaen Center for east
This parking services the new development in the Parsons Lot and lwaund vehicles and pedestrians. The gas stations can either be replaced by
alsoprovideparkingaccess$or newinfill developmenin theNortonLane mixedusedevelopmenor bereconfiguredo placethebuildingsalongthe
area.TheParsong. ot alsoincludesasmall parksurroundedy mixeduse street wih the pumps and parking in thear.
developmenincludingstoreson groundfloors andresidenceandoffices
on the second floors. In the Norton Lane/backage road area a moddraéeeRecommended Option proposes a major expansion of the Farmington
amount of new infill development witiccur to create a more dynamic,River Greenway by converting tie@a t t iCéanerd building or a
walkablecenter. Parkingfor this centerwill be providedby 160space®f replacement building to a greenway andownCentervi si t or sé ¢
excesparkingfromtheParsong ot, 36 on-streefparkingspaceslongthe  The townshould begin by acquiring the now vacant and on the market
backageoadandsomeadditionalsurfaceotsin theNortonLanearea. Bat t iclesaoemg@raperty,which is adjacent tdownriverfront property.

A development RFP combining the properties could create the anchor

for that end of the study area.While thereare rumorsof environmental
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. . . Dark brown buildings = existing historic district buildings; tan buildings =
contamination, the Town can now acquire the property for redevelopmaating buildings outside historic district; white buildings = proposed building

and avoid liability provided it conducts a phase | prior to acquisition &
enrolls the property in the Municipal Brownfield Liability Relief Progra
Section 30 of Public Act £308. There are also State and Federal fundi
programs available in the absence of a responsible party.

- Py

Parking for visitors to the greenway on foot, bicycle or canoe would
provided next to the visitoreenter. Usingoortions of theB a t t iasdo ;
other adjaent properties to enhance the Greenway will also enha
recreational and conservation opportunities alongritrex. The natural
woodedsweepftheGreenwaywill serveasagreerentrancéo Farmington
Center from thevest.

Development Guidelines and Recommendations

9 Principles for Creating a Walkable Town Center include locating
buildings along complete streets to create a pedestrian friendly tg
center environment oriented toward people, not d&rschieve this goal [
sone visitors and residents will park their cars outside the village cg¢
and to walk a relatively short
at a store, restaurant, office, apartment or house. In earlier phases o
Recommended Option this caa Accomplished with surface parking lots /
Later phases will require parking decks. New sidewalks, street crossi
accessibilityfeaturesstreetireesandfriendly buildingslocatedcloseto the
streewill alsohelpcreateawalkabletowncenter.

=3 i -
1 Parking and Development Area StatisticsCurrently relatively little
1 Parkingisanissuananywouldliketoavoiddiscussindgputadequate  parking exists in Jonesville, Norton Lane, the Parsons Lot and the area of
parkingisessentialothesuccessfthenortherrhalfoftheTownCenter.  the proposed backage roafb create enough parking for the proposed
Currently parking in the northeastern quadrant of the study area (notedevelopmentadheseareasinumberof stepsarerecommended? parking
includingtheParson.ot) is maxedoutwith little roomfor additional deckcouldbecreatedhttheParsong ot with capacityfor 110cars.Thedeck
parking. Newdevelopmenih thisareaequiresanexpansiomfparking  would be built below the existing grade and the second level woudd be
capabilitiesn theform of bothsurfaceanddeckparkingontheParsons the existing grade. Surface parkiaghe Parsons Lot could accommodate
Lot. Withouttheseparkingimprovement# will bedifficult tocreatea 148 cars. Osstreet parking on the backage road could create 36 parking
walkableenvironmentin thenortheasterquadranbftheTownCenter spacesTheParsond ot parkingdeckandsurfaceparkinghasanexcesof
becauséewnewbuildingswill beabletobebuilt.
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160 spaces which can service 54,00GBA in the Norton Lane/backage seekingo crossFarmingtonAvenuewill improveconnectiondetweerthe

roadareaPleaseseethedevelopmenareaandparkingmatrixattheendof  north and south sides of this busy roathrningpaint striping and rumble

this section (p.488) for a more detled analysis of parking requirementsstripswill alertcarsto the pedestriarcrossings.Additional buildingsalong

andtheirimpactondevelopmentiensity An aggregat@arkingdensityof 3  the streets in the Recommended Option will help calm traffic and provide

spaceperl,000s.f. hasbeenusedfor this project. Thisis slightly lessthan variety and dynamism to the pedestréaaperience.

currentlyrequiredn F a r mi nzgningregdlations.Thereducedarking

requirementareacceptabléecauseisitorsto walkable mixedusecenters Street treeslining either side of FarmingtaAivenueand the proposed

will tend to park and walk to multiple destinations rather than dritong backage road will create a green corridor that will esckahe aesthetics

and parkingat each destinatioseparately. In addition the scheduling of the village center while calming traffic. Large street traels e a s t 30

of the diwerse uses in a mixed use, walkable center varies, often avoidimgaliper should be planted in large planting pits serviced by irrigation.

overlappingparkingdemandandresultingin greateparkingefficiency. Treeguards should be used in areas prone to compaction or damage from
vehicles.Removabf overheaditility lineswill allowtall streetreesogrow

9 Historic preservation is a critical component of the recommendednbothsidesof FarmingtonAvenue. Additional buildingsalongthestreets

option. Buildings in the historic district as well iasthe entire study areain the Recommended Option may affect the number of locations suitable

have been preserved in the recommended option. This includes hisforiplanting tall street trees batanyareas suitable for street trees can be

buil dings identified in the Hi scteaed ducirg the rSestas@tseapanpiosemgnis.an and photog

historicbuildingsin thevillage centerarea. Somehistoricbuildingsoutside

theHistoric District suchas763FarmingtorAvenuecouldbepreservedn 9§ Pedestrian courtyardswill be createdat key locations along Norton

siteandrenovatedor commercialuseor couldbe movedto otherlocations Lane and other locations in the study area. These courtyards will be

such as the Parsdnst. enlivened by the increased number of buildings and resulting increases in
pedestrian use of the area. Pedestrian use of these areas aniidrmzed

9 Landscape improvementsare proposed including street trees, shruh the Reommended Option as a result of the construction of convenient

and perennial plamg beds and green streets features. The greatarking decksattwo locationsatthe periphery of the pedestrian friendly

number of buildings and the reduced size of the Parsons Lot park inctre.

Recommended Option results in less extensive landscape improvaments

thisarean orderto provideadequat@arkingfor theproposedievelopment. A newpathway systemwill link theproposedmallparkwith buildings,

Fewer landscape improvements due to parking in the Parsons Lot alloewstyards and other public spaces thraughthe northern half of the

much more extensive landscape improvements in the walkable portiongikdge Center.

thesiteincludingtheJonesandNortonLaneareathebackageoadandthe

C h u cResiasirandrea. 1 The Bank of America building was a focal issue ofVorkshop?2.
According to most workshop participants, renovation or reconstruction of

1 Enhanced, wide sidewalks and pedestrian crosswalksll improve the Bank of America building, if acceptable to the owners, would enhance

accesssafetyandhandicappedccessibilityto thenewbuildingsandsmall theaestheticharacteof thesoutherrsideof FarmingtonAvenue.Creation

park. High quality design and materials withprove the character and of anextensiorof the FarmingtonVillage Greenwasalsoconsideredsan

functionofthesepedestrianfeature®educingvaitingtimesforpedestrians optionfor thissite,assumingvailablefundingandawilling seller.
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1 TheFarmington River Greenwaywill benefitfromtheremovalofthe { On street parking along the backage roadvill provide considerable

Bat t iCeanerbsilding and its replacement with a new greenway aadditionalparkingcapacitywhile calmingtraffic andenhancingpedestrian

town center visitorgenter.Pedestrian and canoe/kayak access to the riveafety along this proposed roasbproximately36 gaces can be created

corridor should be proposed. Rehabilitation of eroded or derelict ardas allowing on street parallel parking along one side of the road. This

shouldbeundertakenWildlife andaquatichabitatrestoratiorandinvasive  can be accomplished by reducing the width of proposed travel lanes from

speciegradicatiorshouldtakeplace. 136 to 96 and using the additional 8
parallel paking lane on one side of threadway.No physical changes to

9 Ensuring handicapped accessibility)can be achieved by meeting thetheroadwayayoutarerequiredi justmodificationsto roadwaystriping.

requirements of the Americans with Disabilities act and loaaticapped

accessibility policies and regulations. Gradients, path widths, pavifig Thebackageroad extensiondrive ontheParson&otwill beeliminated

and grade transitions should be carefully reviewed to ensure maximimihe Recommende@ptiondueto thelocationof mixedusedevelopment,

handicapped accessibility. A greater number of new buildings along tharking and a park in tharea.

Village C e n t straet@wvil provideafriendlierexperiencdor handicapped

residentandvisitors. Handicappegarkingwill benegativelyaffectecoya 9§ Bat t i Geaner8 site A combination of greenway enhancements

likely deficitof parkingareas. with a new mixed use building with a greenway interpretive and
administrative complex on the ground floor will blend conservation and
1 Consolidating curb cuts and connecting existing parking lotsvill  development. A7 i s icéntercdnsession, greenway parking, restrooms,

simplify circulationpatternsntheVillage Centewhilereducingcongestion  mixed use with offices above would create a green gateway fbothe
and dangerous turns on Farmingarenue.Greater pedestrian usage will Center for east bound traffic while creating a strong architectural presence
also reduce the need for curb cuts. The eventual construction of parkiogthegateway.
decks will further reduce the need for redundant cuits.
1 Increased developmst in parcels subject to changebased on
1 Burying overheadutilities will greatlyenhanceéhescenicandhistoric  the principles of the Recommended Option will be achievable while
character of FarmingtoAvenueand the backage road. While costs can beimultaneously enhancing the character, walkability and vitality of the
prohibitive, this option should be explored with the utility companies aneknter.Collaborationbetweethe Townandlandownersinddevelopersvill
ConnDOT.Removal of overhead utilithnes will remove a major eyesore bekeyin ensuringhatprivatepropertyrightsarebalancedviththeT o wn 6 s
andwill allowtall streetireesto grow onbothsidesof FarmingtorAvenue.  interests. All parties will benefit from a well planned, walkable, mixesl
center thatrespects thieo w histaric characterandpedestrianfoundations.

1 Providing parking for the Village Green canbediscussedvith Bank

of America in order to increase the usage of this existing park. A modest
amount of public parking might be created by optimizing the efficiency
of the existing parking layout. The Recommendep t i suggestion

of renovating or removing thisublding would increase parking for or
expansion of th&reen.
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibtildings = proposed buildings
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic digg&ibtjildings = proposed buildings
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1. Mixed Use/PariGateway 10. ExistingParking 20. wideCrosswalks
2. MajorArchitecturalGatewayCloseto Street 11. Additional SurfaceParking 21. GreenwayVisitorsCenteraB a t t i(Remowated or
3. SmallParkAboveParkingGarage 12. New Development aXlortonLane/backagead Removed)
4. Commercial/Office/Residential Parking Deck: 1 level 13. Expandedirts Parkin Jonesville 22. PreservandRenovateistoric Buildings
BelowGrade]1 At Grade258spaces 14. C h u cSkeb AttachedResidential 23. Expanded Farmington River Greenway wiisitors
5. BackageRoadHookRemovedor AdditionalParking ~ 19- AdditionalSurfaceParkingatCh u c k 6 s Center
6. 763 Farmington Renovated in Place or Moved to  16. Bankof AmericaRemovedandReplaced 24. Mobil Station Removed and Rebuilt for Commercial/
Parson$ark 17. MixedUse Office/Mixed Use
7. HighestDensityMixed Uselnfill 18. ExtensiveRenovation/Expansidn 1WatervilleRoad 25 ghel| Station Removed and Rebuilt as Commercial or
8. PlantStreefTrees Tall SpeciesVhereFeasible Area RedesigneasStation.
9. ConnecParkingLotsatBrickyard 19. Bury Overheadtilities
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ict; wh
buildings = proposed buildings

f

Bank of America: > . .763 Farmington
remove & rebuild ‘ __renovate or mové

=B ik
5

Recommended Option Backage Roz

Draft Farmington Center Urban Design RepdrtMay 11th, 201¢

Recommended Option: The Recommended Option
provides a long term vision for ti@wnCenter that
proposes a walkable environment serviced by realistic
amounts of parking around the edges of the pedestrian
center.The Recommended Option creates a strong
architectural edge and streetscape along Farmington
Road at the Parsons Lot. Proposed mixed use, primarily
commercial and office development at the Parsons Lot
and Backage Road area is serviced by surface parking
and a parking deck. The new development inRhesons
Lot and can also provide parking access for new infill
RSOSt2LIYSYyld Ay (GKS b2NIlz2y
Restaurant area initial development can be serviced by
surface parking followed by construction of a parking
deck for 85 cars lined with mikeise commercial and
officespacealongthe Backageroadto provideadequate
parking as the walkable center grows otiere.
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside
historic district; white buildings = proposed buildings
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibyjildmgs = proposed buildings
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibyildngs = proposed building
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibyildings = proposed building
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic diggibjildings = proposed building
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The Bank of America building is replaced by a new commercial or architecture that is compatible with Farmington. New development lines
mixed use structure in an articulated layout with architectural design the street at the shopping center and the gas stations, creating a dynamic
compatiblewith Farmington Center. Expansion of the parking lot can gateway to the Town Center for east bound vehicles and pedestrians.
allow access to the Town Green which will enjoy more frequent use. The gas stations can either be replacedriyed use development be
Development at 1 Waterville Road makes full use of the site while reconfigured to place the buildings along the street with the puamas
creating a strong building edge along Farmington Road featuring parking in therear.

Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibtildings = proposed building
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Dark brown buildings = existing historic district buildings; tan mgjil= existing buildings outside historic district; white buildings = proposed building

Mixed use #

Elm Tree Inn

. 4
JTree Inn Area
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibyjildings = proposed building
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Dark brown buildings = existing historic district buildings; tan btgiadmemstlng buildings outside historic district; white bundlngs proposed building
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The Recommended Option proposes a major expanstbe Barmington and other adjacent properties to enhance the Greenway will also enhance
WA PSNI DNBSygsgle o0e 02y @SNIigfad (i K &creafiotaliahdicangevatior/ oppSrtunitiSshaibng shezivér. R eyhiaural
replacenent buildingg to a greenway andown/ Sy i S NJcefitarad A (mddd&d Qweep of the Greenway will serve as a green entrance to
Parking for visitors to the greenway on foot or by bicycle or canoe woukarmington Center from the west.
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Dark brown buildings = existing historic district buildings; tan buildings = existing buildings outside historic dig&ibtildings = proposed building
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Greenway
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Farmington Center
Development Area &
Parking Calculations:
Western Half

Dark brown buildings = existing historic
district buildings; tan buildings = existing

buildings outside historic district; white
buildings = proposed building

Page46

Existing GFA: 23,600 sf
Proposed GFA: 12,025 sf
Total GFA: 35,625 sf
Total Parking: 120

Existing GFA: 6,600 sf
Proposed GFA: 20,000 sf
Total GFA: 26,600 sf

Existing GFA: 13,100 sf
Proposed GFA: 16,100 sf
Total GFA: 29,200 sf
Total Parking: 86
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| Existing GFA: 48,300 sf &
Proposed GFA: 44,600 sf

~ Total GFA: 92,900 sf
Total Parking: 121

Draft Farmington Center Urban Design RepdrtJune 15th, 201!

Farmington Center
Development Area &
Paiking Calculations:
Eastern Half

Dark brown buildings = existing
historic district buildings; tan
buildings = existing buildings
outside historic district; white
buildings = proposed building

Existing GFA: 4,000 sf
Proposed GFA: 28,700 sf
Total GFA: 32,700 sf

Total Parking: 148

Total Parking w deck: 258

3
Existing GFA: 21,000 sf
Proposed GFA: 8,800 sf
Total GFA: 29,800 sf
Total Parking: 128
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Farmington Center Gross Floor Area & Parki ng

Section Category | GrossFloor Area:GFA | Parking spots | Parking Spots | Parking deficit
(footprint X stories) required at 3 Provided or surplus
square feet (SF) per 1,000 SF

Proposed 12,025 36

1 Existing 23,600 71 120 surface 13 surface
TOTAL 35,600 107
Proposed 20,000 60

2 Existing 6,600 20 80 surface 0 surface
TOTAL 26,600 80
Proposed 16,100 48

3 Existing 13,100 39 86 surface -2 surface
TOTAL 29,200 87
Proposed 44,600 134

4 Existing 48,300 145 121 surface| -158 surface
TOTAL 92,900 279
Proposed 28,700 86 148 surface

5 Exis?ting 4,000 12 +110 w/ deck 20 surface + 1,
TOTAL 32,700 08 =258 | W/deck=160
Proposed 8,800 26

6 Existing 21,000 63 128 surface 39 surface
TOTAL 29,800 89

* Note: If the additional 110 parking spaces provided by the deck are not available, about 30,000 sf of

propose&FAwouldneedo beeliminatedn Sectiort and/oi5 sincewithoutthedecktheras adeficit

of 108parkingspaces.
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Existing ConnDOT Striping:
¢tg2 MoQ C¢NI @St [lySao

Backage Road Section: Current ConnDOT Alignment
with Modified Paint Striping That Creates 2 Bike Lanes.

Backage Road Section: Current ConnDOT Alignment

with Modified Paint Striping Creating a Parallel Parking
Lane. This modification calms traffic, reduces travel
speeds, enhances pedestrian safety and creates an active
streetscape.
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Design Guidelines

Thefollowing planninganddesignguidelinegpresentecommendation®r

the layout, materials, configurations and types of physical improvements
that could benefit the character and quality of Farmingienter.The
guidelines are derived from successful comparable projects from other
locations in Connecticut and throughout theited States.

PedestrianFriendlyCenters HistoricPreservation

Wide sidewalks, places to sit, storefronts, tall shade trees and quality. Historic Preservation of buildings & landscapes saxegléiceable
Building materials and construction create a pedestrian friendly settingtown character and street trees while creating lasting, meaningful and
prosperous places high in quality of life.
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Night Lighting

Attractive, well lit streets and pedestrian areas creates an inviting,
friendlyand safe night time town center environment. Shielded lights
eliminate glare and harsh lighting.
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StreetFurniture StreetTrees High Quality Materials
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Street Lights
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Attractive street lights that minimize glare enhance town centers.
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Cross Walks

Wide cross walks, clearly marked and built with durable, high quality and

attractive materials enhances the safety as well as the character of town

centers. Cross walk lights that reduce pedestrian waiting times to less
than a minute and a half are also desirable.
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Streetscapes

Wide, accessible svalks, tall street trees, attractive store fronts and
a strong and friendly architectural street edge create dynawatkable
town centers.
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Landscape Screening Dynamic Public Spaces

=yl

<71

Landscape screening can reduce the negative visual impact of discord§
features while improving habitats and increasing water retention.

Traffic Calming/Complete Streets

Roundabouts, narrow travel lanes, street trees and other traffic calming
techniques slow down cars to create complete streets serving pedestrians
and cyclists as well as cars.
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Mixed Use Buildings

e -

Mixed use buildings with retail, restaurant and commercial on ground
floors and residential above.

On Street Parking

Residential Neighborhoods

Residential Neighborhoods located near traffic calmed streetshighe
quality, accessible sidewalks, friendly porches and entrancestrest/
trees while presenting a strong, unified yet varied stfagade.

Qx¢

t FNFffSE LINJAYy3I t2y3 adNBSi
travel lanes enhances pedestrian safety,

encourages drivers not to speed, creates a

village scale and makes a town center feel

active and lived in.
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Architectural Edge Along Streets, Aastble Sidewalks

Consistent narrow setbacks with architectural unity with variety create
a strong, friendly building edge along streets conducive to walking,
shopping and relaxing.
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