TOWN OF NEWINGTON
TOWN PLAN AND ZONING COMMISSION
May 11, 2022 - 7:00 P.M.
Town Council Chamber, Room 103 – Town Hall 200 Garfield Street
This meeting will be presented as a Zoom Webinar/ Hybrid Meeting.
Information on how to attend will be posted on the Town website at:
https://www.newingtonct.gov/virtualmeetingschedule

AGENDA

I. PLEDGE OF ALLEGIANCE
II. ROLL CALL AND SEATING OF ALTERNATES
III. APPROVAL OF AGENDA
IV. PUBLIC PARTICIPATION (For Items Not Listed On The Agenda; Speakers Limited To 2
Minutes)
V. ZONING ENFORCEMENT OFFICER REPORT
A. ZONING ENFORCEMENT OFFICER REPORT
Documents:
APRIL 2022.PDF
VI. REMARKS BY COMMISSIONERS
VII. PUBLIC HEARING
A. Petition #19-22: Zoning Regulations Amendment (Sec. 6.13 And Sec. 9.1) Pertaining To
Accessory Apartments And To Opt Out Of Accessory Apartment Provisions Of PA 2129/SB6107, Applicant: Newington TPZ, Contact: Renata Bertotti.
Documents:
19-22 STAFF REPORT.PDF
CURRENT REGULATIONS.PDF
AA REVISED 05-03.PDF
B. Petition #23-22: Special Permit (Sec. 6.16) To Allow A Hybrid Retail Location For AdultUse Cannabis Sales At 2903 Berlin Turnpike, Applicant: Verano, Owner: GLM1867
Realty LLC, Newington Realty Inc., Contact: Rain Theobald.
Documents:
TP STAFF MEMO_2903 BERLIN TURNPIKE.PDF
23-22 NARRATIVE.PDF
23-22 TRAFFIC REPORT.PDF
23-22 PLANS.PDF
VIII. APPROVAL OF MINUTES
A. APPROVAL OF MINUTES
Documents:

23-22 PLANS.PDF
VIII. APPROVAL OF MINUTES
A. APPROVAL OF MINUTES
Documents:
TPZ MINUTES 4-13-22.PDF
TPZ MINUTES 4-27-22.PDF
IX. NEW BUSINESS
A. Petition #26-22: CGS 8-24 Mandatory Referral _ John Paterson Parking Lot Expansion
Documents:
MR 8-24 JOHN PATERSON PARKING LOT EXPANSION STAFF
REPORT.PDF
8-24 REQUEST - JOHN PATERSON PARKING LOT EXPANSON
(042322).PDF
8-24 MAPS.PDF
X. OLD BUSINESS
A. Petition #19-22: Zoning Regulations Amendment (Sec. 6.13 And Sec. 9.1) Pertaining To
Accessory Apartments And To Opt Out Of Accessory Apartment Provisions Of PA 2129/SB6107, Applicant: Newington TPZ, Contact: Renata Bertotti.
B. Petition #23-22: Special Permit (Sec. 6.16) To Allow A Hybrid Retail Location For AdultUse Cannabis Sales At 2903 Berlin Turnpike, Applicant: Verano, Owner: GLM1867
Realty LLC, Newington Realty Inc., Contact: Rain Theobald.
C. Petition #26-22: CGS 8-24 Mandatory Referral _ John Paterson Parking Lot Expansion
XI. PETITIONS FOR PUBLIC HEARING SCHEDULING
A. Petition #25-22: Special Permit (Sec. 3.4.7) To Legalize Conversion Of An Older Home
Into A Multiple Dwelling Home At 44 East Cedar Street, Applicant, Owner And Contact:
Robert J. Santerre.
XII. TOWN PLANNER REPORT
A. Future Agenda Form
This document may be viewed in the TOWN ARCHIVE CENTER.
XIII. COMMUNICATIONS
A. CRCOG Letters 4-29-2022
Bloomfield (x2), Windsor, West Hartford (x2), Stafford, and Willington.
Documents:
CRCOG LETTERS 4-29-22.PDF
XIV. PUBLIC PARTICIPATION (For Items Not Listed On The Agenda; Speakers Limited To 2
Minutes)
XV. REMARKS BY COMMISSIONERS
XVI. CLOSING REMARKS BY THE CHAIRMAN
XVII. ADJOURN

XVI. CLOSING REMARKS BY THE CHAIRMAN
XVII. ADJOURN

Zoning Enforcement Officer Report
3311 BERLIN TURNPIKE
04/25/2022 Staff

Friday, April 29, 2022

April 2022
for the Month of ___________________

Express Kitchen
Wind Wavers on site

Actions and Inspections

Status

4 /25/2022 Oberserved Wind Waver
signs on the property

Violation Notice Sent

4 /27/2022 Additional ground signs
observed, separate
notice sent.

Violation Notice Sent

102 HAWLEY STREET
03/17/2022 public

Actions and Inspections

Labranche
multiple vehicles parked on front lawn area

Status

3 /17/2022 complaint received

Compliant

3 /23/2022 OBSERVED, NOTICE
SENT

Violation Notice Sent

4 /6 /2022

Agreed to Resolve Violation

Property owner called to
discuss. He will be
putting stone down to
park on.

RASHID

34 JUDGE LANE
11/22/2021 public

cars parked on lawn

Actions and Inspections

Status

11/30/2021 no cars on lawn

Unfound

4 /18/2022 received pictures from
the PD of cars parked on
lawn. Notice sent.

Violation Notice Sent

BOB'S STORES

172 KITTS LANE
04/27/2020 STAFF

Actions and Inspections
4 /27/2022 Observed 2 banners on
building, notice sent.

231 MAPLE HILL AVENUE
03/22/2022 staff

TEMPORARY BANNERS ON BUILDING

Status
Violation Notice Sent

JVB REALTY
advertising sign in R/W

Actions and Inspections

Status

3 /22/2022 observed, notice sent

Violation Notice Sent

4 /8 /2022

Resolved

sign removed

293 WILLARD AVENUE
02/25/2022 public

Actions and Inspections
2 /28/2022 verified, notice sent
3 /7 /2022

Printed:

Moraes
boat parked in sideyard of condo

Status
Violation Notice Sent

knocked and left card

4 /13/2022 violation notice returned
as unclaimed

Work in Progress

4 /21/2022 onsite and spoke with
property owner who will
move the boat.

Agreed to Resolve Violation
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TOWN OF NEWINGTON
200 Garfield Street Newington, Connecticut 06111

Town Planner
Memorandum
To:

Town Plan and Zoning Commission

From:

Renata Bertotti, AICP – Town Planner

Date:

May 3, 2022

Re:

Petition # 19-22: Zoning Regulation Amendment – Section 6.13 and the proposed
Opt-Out of PA 21-29

Public Act 21-29, which passed July 1, 2021, states that zoning must allow one Accessory
Dwelling Unit (accessory apartment) alongside or within a single-family house without the need
for a public hearing or special permit. Newington may opt-out of this requirement through a twostep process requiring action by the Town Planning and Zoning Commission and the Town
Council.
Newington already allows accessory apartments in our R-20 and R-12 zone, however, the way
our regulations treat this use is not consistent with the provisions of the above-mentioned Public
Act. For example, under our current regulations, we only allow attached apartments in existing
homes and building additions, and regulate the use by the special permit, neither of which is
compliant with the PA 21-29. At January 26 and February 9, 2022 TPZ Special Meetings
regarding this issue I outlined some general inconsistencies between our current Section 6.13:
Accessory Apartments regulation and the provisions of the governing General Statutes:
1. Our current zoning definition mandates internal doorway connection and prohibits
detached apartments;
2. We require special permits;
3. Regulate minimum floor area;
4. Require interior and exterior doors; and our regulations
5. Allow set time limits for use and require renewal and transfer certification.
If we do not correct these inconsistencies or opt-out of PA 21-29 as outlined in the Act, the
General Statutes will supersede our zoning regulations, and we will be required to sign zoning
permits for applications for accessory apartments which meet our zoning setbacks, but do not
have to meet other local zoning requirements. The TPZ has found that approach/ avenue to be
unacceptable and directed me to draft a regulation amendment which I have drafted in a way,
which by the way it is proposed requires an opt-out of PA 21-29.
I am attaching the existing and proposed definitions and current and revised draft of Section 6.13
for your review.
Phone: (860) 665-8575 Fax: (860) 665-8577
townplanner@newingtonct.gov
www.newingtonct.gov

The Opt-out Process:
The General Statutes allow the Towns to opt-out of the accessory apparent provision of Public
Act, but we have to do so no later than January 1, 2023.
The Opt-out process requires:
a.
b.
c.
d.
e.

A hearing before the TPZ
An affirmative two-third vote by the Commission to opt out
Stating on the record the reasons for opting out, and
Publication of decision notice; followed by
An affirmative two-third vote by the Town Council.

The Decision Process:
The proposed regulation amendment requires an opt-out, and I will make a combined
presentation; however, I recommend a separate vote be made for the opt-out of PA 21-29
independently of the adoption (or lack of adoption) of the proposed changes to the Section 6.13.

D. Signs utilized in conjunction with any office use permitted as a Special Permit shall not exceed
(2) sq. ft.
6.12.4 As a condition of an approval, the Commission may require facade easements for historically
significant buildings to ensure preservation of their exterior appearance. Additionally, when it is
proposed to utilize existing structures for professional office use, the Commission may require
deed restrictions as to the type of occupancy for such professional office use.
6.12.5 In approving Special Permits under this section, the Commission, in addition to other requirements
of these regulations, must make the following findings:
A. The proposed Special Permit use is in harmony with the surrounding uses and will tend to
help preserve the value of the existing property.
B. The proposed Special Permit use is suited for the building as existing or as it is proposed to
be renovated.
C. The traffic generation from the proposed Special Permit use will not be unduly disruptive to the
neighborhood.
6.12.6 Applications for Special Permit under this section shall be on forms as required elsewhere in these
regulations. Such applications shall be accompanied by a completed site plan as well as by a
rendering of the structure as it is proposed to be renovated. The approved site plan shall be
controlling for all uses of the property which are granted a Special Permit. All uses, other than
those shown on the approved site plan, shall require an additional review and approval by the
Town Plan and Zoning Commission.
Section 6.13

Accessory Apartments (Effective 2/20/2009)

The Commission may grant a special permit for one accessory apartment in an existing or proposed
single-family dwelling located only in an R-20 or R-12 zone, subject to the following standards and
conditions and the provisions of Section 5.2.
6.13.1 The owner of the property subject to the permit shall reside on the property throughout the
duration of the permit. The accessory apartment shall be limited to a maximum occupancy of two
persons. The owner of the property may reside in the accessory apartment or in the principal
residence.
6.13.2 The building shall be determined to be capable of being added to in a safe manner. An applicant
for an accessory apartment special permit shall submit a Zoning Location Survey, Class A-2,
verifying compliance with Section 4: Height, Area and Yard requirements.
6.13.3 An accessory apartment shall contain at least 500 square feet. Additions may be made to the side
or rear of the single-family dwelling, but the new floor area for the accessory apartment shall not
exceed 300 square feet. The accessory apartment shall not exceed 30% of the gross livable floor
area of the entire structure excluding garages and basements. The remaining living area of the
principal residence shall not be less than 900 sq. ft. Basements and garages shall not be used for
an accessory apartment living unit.
6.13.4 The apartment shall have at least one means of its own outside access and at least one internal
doorway connection into the principal dwelling unit. A floor plan layout showing the proposed
means of access shall be submitted to the Building Official for review and approval. The outside
access to the accessory apartment shall not front the adjacent public street unless otherwise
approved by the Commission.
6.13.5 The architectural style of the single family residence shall be maintained. Exterior stairs for a
second floor living space shall not be visible from the street. Photos of the existing single family
residence and drawings of proposed exterior changes shall be submitted as part of the
application.
6.13.6 The accessory apartment shall not have more than one bedroom and shall be equipped with its
own bath and kitchen. The accessory apartment shall have common utilities and shall not have
separate metering devices. A floor plan showing the living area of both the principal residence
and the accessory apartment identifying alterations, the location of internal doorway connection,
additions and the sizes of each residence shall be submitted with the application.
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6.13.7 Not more than three parking spaces shall be provided for the use of the principal dwelling unit and
the accessory apartment unless otherwise approved by the Commission. This parking shall be in
Section 6.1.1 (B).
6.13.8 An affidavit certifying ownership and occupancy signed by the owner of the premises stating that
the owner will occupy one of the dwelling units shall be submitted with the application. The
Commission may attach a time limit to a special permit when it determines that such a condition
will protect adjacent property and the character of the neighborhood. If a time limit is made a
condition of approval the special permit may be revoked for due cause after a public hearing.
6.13.9 A request to renew the accessory apartment use or transfer it to another property owner shall
require the approval of a new special permit.
Section 6.14

Residual Lots (Effective 2/13/2002)

Statement of Purpose: To further the housing production policies of the Town Plan of Development the
following standards and conditions are adopted to facilitate moderate cost housing compatible with
neighboring properties.
The Commission may issue a Special Permit for a single family dwelling when a lot does not conform to
the minimum lot standards for the district in which it is located and the lot does not meet the requirements
as a legal non-conforming lot as provided in Section 5.1.1. In acting upon an application for a Special
Permit the Commission shall consider all of the requirements of Section 5.3 and in addition shall apply the
following standards: (Effective 12/1/2006)
6.14.1 The granting of the Special Permit shall not result in the creation of any other lot which will not
meet the current requirements of the zone in which the lots are located.
6.14.2 The Commission shall set forth the minimum area and frontage requirements of the lot as part of
its approval of a Special Permit under this section. These area and frontage requirements as set
forth in the Special Permit approval shall supersede those requirements set forth in Table A of
Section 4. All minimum yard setback requirements for the zone in which the property is located as
set forth in Table A of Section 4, shall be met unless modified as provided in section 4.3.4. All
minimum height requirements for the zone in which the property is located shall be met as set
forth in Table A of Section 4. (Effective 12-1-06)
6.14.3 The longest side of any proposed house shall front the street. No house shall be positioned
sideways.
6.14.4 The parcel proposed for Special Permit approval has remained unchanged in size and shape for a
minimum of ten (10) years.
6.14.5 The parcel proposed for Special Permit approval has not been created by a conveyance occurring
within five (5) years of the date immediately preceding the date of application for a permit.
6.14.6 The present owner of such parcel, at no time shall have owned adjacent land, which may or could
have been merged with part of the parcel in question to render the parcel a conforming zoning lot.
6.14.7 In acting upon the application, the Commission shall consider:
A. The age of the subdivision in which the lot is located;
B. The size of other lots in the neighborhood;
C. The compatibility of the lot with the abutting properties and the street on which it is located;
and
D. The size, height, style and bulk of the proposed house is architecturally compatible with the
abutting properties.
6.14.8 In addition to the Application the applicant shall submit the following:
A. Elevations, drawn to scale, of the proposed structure
B. Photos of the adjacent property, including any structures visible from the street; and
C. Photos of existing homes across the street from the subject property
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Section 6.13

Accessory Apartments (Effective 2/20/2009)

One accessory apartment is permitted in an R-20 or R-12 zone, subject to the following standards and
conditions and the provisions of Section 5.3.
6.13.1 Except as otherwise provided under this Section, one attached accessory apartment may be
permitted as of right, subject to the issuance of a zoning permit, in accordance with the
requirements of this section and Section 4.
6.13.2 One detached accessory apartment may be permitted on lots which are at least 40,000 sq.ft. in
area. One detached accessory apartment may be allowed on lots less than 40,000sq.ft. in area,
subject to the issuance of a special permit approval by the TPZ.
6.13.3 At least one of the occupants of either dwelling unit shall be the owner of record as evidenced by a
notarized residency affidavit which has been filed on the land records.
6.13.4 No short-term rentals (i.e., Airbnb, VRBO or similar construct) are permitted in accessory
apartment.
6.13.5 Accessory apartment shall comply with any applicable building, fire, health and safety code.
6.13.6 Accessory apartments may be located to the side or rear of the single-family dwelling only, except
that on a corner lot, the Commission may, by special permit, allow an alternate location.
6.13.7 Applications for accessory apartment special permits shall include a Zoning Location Survey,
Class A-2, verifying compliance with Section 4: Height, Area and Yard requirements. A floor plan
for the proposed apartment, and for the existing home when the accessory apartment is attached.
6.13.8 An accessory apartment shall not exceed 1,000 sq.ft. of gross livable floor area.
6.13.9 Outside access to an accessory apartment shall not face a public street unless otherwise
approved by the Commission by special permit.
6.13.10 The accessory apartment shall not have more than one bedroom and shall be equipped with its
own bath and kitchen.
6.13.11 Not more than three parking spaces shall be provided for the use of the principal dwelling unit and
the accessory apartment unless otherwise approved by the Commission. Parking shall be in
accordance with Section 6.1.1 (B).
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6.13.12 For the attached accessory apartments: The architectural style of the single-family residence shall
be maintained. Exterior stairs for a second floor living space shall not be visible from the street.
Photos of the existing single-family residence and drawings of proposed exterior changes shall be
submitted as part of the application.

Section 9.1

Definitions

ACCESSORY BUILDING OR USE: A building or use which is subordinate to and serves a principal building
or use; and is subordinate in area, extent, or purpose to the principal building or principal use served; and is
located on the same zoning lot as the principal building or use served.
ACCESSORY APARTMENT: A separate dwelling unit that (A) is located on the same lot as a principal
dwelling unit of greater square footage, (B) has cooking facilities, and (C) complies with or is otherwise exempt
from any applicable building code, fire code and health and safety regulations; and that is subordinate to the
principal dwelling in terms of size and appearance. The provision of a second kitchen in a single-family
dwelling unit without a separate living unit is not an accessory apartment and is permitted subject to the
required building permits.
APARTMENT: A residential structure containing not less than 4 dwelling units, or a group of such buildings.
ATTACHED ACCESSORY APARTMENT: Accessory dwelling unit that is incorporated within or added onto
an existing single-family dwelling.
AREA OF SPECIAL FLOOD HAZARD: The land in the flood plain within a community subject to a one
percent or greater chance of flooding in any given year.
BASE FLOOD: The flood having a one percent chance of being equaled or exceeded in any given year.
BUILDING: An independent structure having a roof, and including shed, garage, stable, greenhouse, or other
accessory building. A detached building is one separated on all sides from adjacent buildings by open spaces
from the ground up.
BILLBOARD: A sign that directs attention to a business, commodity, service, or entertainment conducted,
sold, or offered at a location that may be other than the premises on which the sign is located.
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BUILDING LINE: A legally established line, between which and the public right-of-way no structure may be
constructed.
BREWERY: A facility used for manufacturing, bottling, warehousing, and distributing beer and beer products
as defined in Sec. 30-1(5) of the Connecticut General Statutes. This includes tastings, tours, and wholesale
and retail sale of sealed bottles or other sealed containers of beer produced on the premises for offsite
consumption.
BREW PUB: A facility used for manufacturing, bottling, warehousing, and distributing beer and beer products
as defined in Sec. 30-1(5) of the Connecticut General Statutes. This includes tastings, tours, and wholesale
and retail sale of sealed bottles or other sealed containers of beer produced on the premises for offsite
consumption and the retail sale of beer served in open containers to be consumed on the premises with or
without the sale of food.
BREW PUB RESTAURANT: A facility used for manufacturing, bottling, warehousing, and distributing beer and
beer products as defined in Sec. 30-1(5) of the Connecticut General Statutes. This includes tastings, tours and
wholesale and retail sale of sealed bottles or other sealed containers of beer produced on the premises for
offsite consumption and the retail sale of beer served in open containers to be consumed on the premises in
conjunction with the sale of food within a restaurant setting.
CEDAR MOUNTAIN TRAPROCK RIDGELINE: the line on the Cedar Mountain traprock ridge created by all
points at the top of a fifty per cent slope, which is maintained for a distance of fifty horizontal feet perpendicular
to the slope and which consists of surficial basalt geology, identified on the map prepared by Stone et al.,
United Stated Geological Survey, entitled “Surficial Materials Map Of Connecticut” The base map for traprock
ridgeline topographic delineation shall be the current publicly available Metropolitan District Commission maps
for the Town of Newington. (Effective 5-20-05)
CEDAR MOUNTAIN RIDGELINE SETBACK AREA: the area bounded by (A) a line that parallels the
ridgeline (as defined above) at a distance of one hundred fifty feet on the more wooded area of the ridge, and
(B) the contour line where a ridge of less than fifty percent is maintained for fifty feet or more on the rockier
side of the slope. Manmade slopes of 50% or greater shall not be considered as a part of any traprock
ridgeline. The burden of proof that such a slope area is manmade shall be on an applicant who owns or
desires to use the property containing such slopes. (Effective 5/202005)
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CERTIFICATE OF ZONING COMPLIANCE: A statement, signed by the Enforcement Officer, setting forth
either that a building or structure complies with the zoning regulation or that a building, structure or parcel of
land may be lawfully employed for specified uses, or both.
CLUB: An organization of persons incorporated pursuant to law, which is the owner, leasee or occupant of an
establishment operated solely for the recreational, social, patriotic, benevolent or athletic purposes, but not for
pecuniary gain, and includes the establishment so operated.
COMMISSION: The Newington Town Plan and Zoning Commission.
COUNTRY CLUB: A private membership organization for outdoor recreation.
DECK: A platform or floor which may be free standing or maybe attached to the principal structure shall be
considered a part of the principal structure and shall comply with all yard setback requirements excluding
decks constructed as part of an above or in ground pool.
DETACHED ACCESSORY APARTMENT: Accessory dwelling unit that is incorporated within or added onto
an existing detached garage, or other accessory structure, or may be built as a separate, detached structure
on a lot where a single-family dwelling exists.
DEVELOPMENT: Any manmade change to improved or unimproved real estate, including but not limited to
buildings or other structures, mining, dredging, filling, grading, paving, excavation or drilling operations, or
permanent storage of materials or equipment.
DISTILLERY: A facility used for manufacturing, bottling, warehousing, and distributing distilled products as
defined in Sec. 30-1(18) of the Connecticut General Statutes. This includes tastings, tours, and wholesale and
retail sale of sealed bottles or other sealed containers of distilled products produced on the premises for offsite
consumption.
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TOWN OF NEWINGTON
Office of the Town Planner
200 Garfield Street, Newington CT
Tel.: (860) 665-8575

MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:

Newington Town Plan & Zoning Commission
Michael D’Amato, AICP, CZEO,
May 2, 2022
Petition# 23-22: Special Permit (Sec. 6.16) to Allow a Hybrid Retail Location for Adult-Use
Cannabis Sales at 2903 Berlin Turnpike, Applicant: Verano, Owner: GLM1867 Realty LLC,
Newington Realty Inc, Contact: Rain Theobald

Date of Receipt
Deadline for Decision
Other Agency Reports Required?
Extension Eligible?
Yes
Materials Reviewed

April 27, 2022
35 to close hearing, 65 days from hearing close to decide.
No
Total Possible Days
65
• Application for Special Permit: Hybrid
Retail Dispensary. 2903 Berlin Turnpike,
pages 1-24 inclusive.
• Site Plan: Langan. 2012
• Traffic Impact Study. 2903 Berlin
Turnpike. Prepared by KWH Enterprise,
LLC.

Summary
Per the materials submitted, this application seeks Special Permit approval, subject to the criteria of Section 6.16
to establish a Cannabis Hybrid Retail Location at the requested address. 2903 Berlin Turnpike is a 2.2AC parcel
with two free-standing buildings. The building subject to this application is an approximately 4,800SF former
restaurant establishment located in the Planned Development Zone.
Application Criteria:
Section 6.16.4: Separation Requirements:
The submitted application includes the approximate locations of the nearest regulated uses which would otherwise
prohibit a Cannabis Establishment from being located on this property.
Review Comment:
The proposed location meets the applicable separating distances
Section 6.16.5: Minimum Floor Area Requirements:
Not Applicable

Section 6.16.6: Sign and Exterior Display Requirements:
The application materials indicate that a single sign, in compliance with the size standards of this section will be
installed.
Review Comment:
The applicant has indicated that installed signage will meet the Zoning Regulations, but a sign rendering has not
been provided. In consideration of any approval, the TPZ should clarify that any wall signage will need to
reviewed and approved by staff
Section 6.16.7: Off-Street parking Requirements:
The applicant has indicated that 80 parking spaces are existing and will be provided associated with the proposed
use which they believe to be adequate.
Review Comment:
The previous use of the building was for an “eating establishment” which required 96 parking spaces per the
Regulations. While this use will require less, at 5 spaces per 1000SF, there are portions of the site which have
parking areas which are likely to be used by the other uses within the development. Section 6.1.1.E (Joint Use)
does permit shared parking facilities, the TPZ should be comfortable that adequate parking will be available
during peak hours for all uses.
With 138 trips during the peak hour on Saturdays, the applicant should clarify that the duration of each transaction
will not constrain access to on-site parking and provide how they plan to manage any initial traffic/parking surges
immediately following the business opening. (see proposed conditions below)
It is recommended that the applicant make arrangements for employee and/or overflow parking should initial
parking demand be higher than anticipated.
It is also suggested that signage be installed along a portion of the parking spaces along Main Street closest to the
Urgent Care building which read “Parking for Premier Urgent Care Only”. (see proposed conditions below)
Section 6.16.8. Security Requirements:
The application materials include information pertaining to building security and hours of operation which will
not be before 9am or after 7pm.
Review Comment:
The proposed security plan and hours of operation meet the criteria of Section 6.16.8. However, the application
does not specify any specific plans or precautions related to product delivery. This should be clarified during
the public hearing.
Section 6.16.9: Conditional Approval:
Review Comment:
See proposed conditions
Section 6.16.10: Connecticut Department of Consumer Protection Approval:
Review Comment:
See proposed conditions

Additional Staff Comments:
Ventilation: While not specifically mentioned within the application, the applicant should clarify if any odors
will be transmitted from the building’s on-site storage and, if any HVAC upgrades are planned to ensure that any
venting from the building does not produce odors for adjacent properties.
Traffic Impact Study: The Town Engineer reviewed the provided Traffic Impact Study and indicated that while
the existing traffic corridor is congested, he is generally in agreement with the assertion that the proposed use will
have a negligible to low traffic impact.

Conditions for Consideration:
1. Building signage is not approved as part of this application. Signage will require review and approval by Town
Staff.
2. Signage shall be installed along the six (6) parking spaces fronting Main Street closest to 2909 Berlin Turnpike
which reads “Parking for Premier Urgent Care Only”
3. Any increase in size to the “sales floor” from 1,496SF shall first require review from the Commission.
4. All entrances and loading areas shall be adequately lit. Any exterior lighting to be installed shall be full-cutoff
fixtures.
5. The facility shall meet, at all times, the security requirements of Section 21a-408-62 of the State of CT
Regulations, as amended.
6. This approval shall not be finalized and effective until the application has provided the Town Planner’s office
with a copy of an issued “Hybrid Retailer” cannabis license from the Department of Consumer Protection.
7. Unless otherwise extended in accordance with Section 6.16.9(c), this approval shall expire after six (6) months
if the applicant fails to provide a copy of an issued “Hybrid Retailer” license from the State of CT Department
of Consumer Protection.
8. The applicant shall provide a copy of any license renewal to the Town Planner’s office within thirty (30) days
of such renewal being granted.
9. In the event that the applicant or Town staff determine that initial operation volumes necessitate, the applicant
shall make adequate provisions to control and direct traffic within the development until such time as initial
traffic volumes dissipate
10. A copy of this Special Permit shall be filed in the Town Clerk’s Office along with a copy of the State issued
Hybrid Retailer establishment license within ninety (90) days of the issuance of a final license from the CT
Department of Consumer Protection.

NEWINGTON TOWN PLAN AND ZONING COMMISSION
April13,2022
Regular Meeting
Chairman Domenic Pane called the regular meeting ofthe Newington Town Plan and Zoning
Commission to order at 7:00 p.m.
I.

PLEDGE OF ALLEGIANCE

II.

ROLL CALL AND SEATING OF ALTERNATES
t^.3

Commissioners Present
Chairman Domenic Pane
CommissionerAnthony Claffey
Commissioner Garrett Havens
Commissioner David Lenares
Commissioner Jonathan Trister
Commissioner Stephen Woods
Commissioner Stuart Dzod-A
Commissioner Thomas Gill-A
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Commissioner Bryan Haggarty
Commissioner Hyman Braverman
StafLPresent
Renata Bertotti, Town Planner
Erik Hinckley, Asst. Town Planner/ZEO
Commissioner Gill was seated for Commissioner Haggerty
APPROVAL OF AGENDA
No Changes
IV.
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Commissioners Absent

III.
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PUBLIC PARTICIPATION

Jeff Zelek: 1 don't know if you can hear this, but we cannot hear anything, we cannot see any of the
Commissioners, this is unfortunate since as you know, eighty percent ofcommunication is through body
language, it would be nice to see what is going on, and it would be nice to listen in on the meeting. 1 just
wanted to let you know.
David Horrian: That an application include all supportive information and require documentation before
being placed on the agenda. This is in direct violation of the zoning regulation that an application be
complete before being placed on the agenda. This requirement as well as all zoning rules are there for a
reason, and cannot be allowed to be simply ignored. Ifthis change is adopted, an applicant can likely
pick and choose what documents he or she would like the Commission to consider, leaving out important
items that could result in an application being denied, but the application would still be considered to be
okay to go on the agenda. My next concerns are on page 5, Items 1.15, Item C, F, and I. These items
greatly reduce the ability to the residents of Newington to have a voice in the public hearing process.
Item C eliminates the time limit for presentation by the applicant. ttem F reduces the residents time to
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speak in opposition by thirty-three percent and it completely removed our rights to respond to the
applicant's rebuttal. The proposed changes to Section 1.15 appearto be an attemptto limit public input
on proposals that may change the quality of life in our town and are simply against all democratic
principles. Much has been said over the last eight months regarding how unfair the public hearing
process is as it gives great leeway to developers and severely limits the rights of tax paying residents.
These changes tip the scales even furi:her in favor of developers and must not be allowed. 1 request that
you strike all of the items that I have mentioned here tonight from your proposed changes. Now with the
technical issues, 1 don't know ifyou heard me or not, 1 would like to get some response that you did hear
me, if you can text me or let me know. Thank you.
Rachael Correl, 82 Winslow Drive: 1 just want to say, 1 couldn't hear anything that you guys said, so I'm
just going on and 1 stand in opposition to the petition of the development of the houses that are being built
on Rock Hole Lane. 1 am in opposition because 1 don't see the reason to change an area that is zoned R20 to R-12. It seems like it is simply because the developer has deeded five acres ofwetlands, which
can't even be developed, which you can't even walk on because 1 have been there, as a loophole in order
to get special permits to change the zone from R-20 to R-12. Itjust doesn't seem acceptable to me. On
top of that, not only is that a problem, but the other part is that the entrance is only through Rock Hole
Lane. That to me makes absolutely no sense. Why would you have an entrance only there, as opposed
up on Church Street. Traffic on Church Street would be the same, irrelevant, but you would increase
traffic according to the information that 1 have read,215 and l don't believe they included the houses that
are already on Rock Hole, itwould be 225 extra on top ofWinslow, Allston, and Stonehedge people
driving in and out per day, as opposed to simply having it up on Church Street. The other part 1 don't
really understand is why would you want police officers, ambulance drivers, and fire truck people to
actually have to meander through these tight little spaces and then finally get to Rock Hole Lane to
provide services for the people on Rock Hole Lane. 1 am also concerned for future residents, surrounding
that. Also, I'm thinking, if I was, if 1 had a friend that lives on the new Rock Hole Lane, why would 1 want
to meander around through all ofthese little neighbors, as opposed tojust going straight to Church Street
to get where 1 need to get, and the only thing 1 have to worry about is my own road, which is Rock Hole
Lane. The only reason I'm thinking is that probably benefits the developer completely that he can put
more houses in this tight little ten acre space as opposed to if it was a straight line from Church Street.
That is basically what my main concern is, those two things and if you are going to put it which it sounds
like you are anyway, in there, why not Church Street? Why would we need a high number of people
driving on the road where we walk, where it would change the character of the neighborhood completely
by having an extra 200 or so rides per day. Thank you.
Chairman Pane: This is not public participation, this isjust public participation for items not listed on the
agenda, so......
Cara Santoro, 93 Francis Avenue: 1 just want to say that 1 completely agree with everything that David
Horrigan said, and with what Rachaeljust said, we couldn't hear halfofwhatwas going on anyway until
she started to speak and 1 caught David's part. So I'm not sure what is going on with the mics and all
that, but limiting the time that people can speak, and in opposition or for is realty you know limiting free
speech, and it's not fair to the Newington residents at all that all these things are getting passed and
we're not going to have a chance to even speak longer than two minutes. 1 agree with Rachael, what she
said about Rock Hole Lane, but the question 1 have is why are we all ofa sudden having all these
apartments, all these houses, are you trying to turn our town into a city? If so, you should take a look at
what happened in all ofthe cities, Hartford, New Britain, Waterbury, Meriden, and see what happened to
those when they turned them into the big cities, with all of these housing units and 1 don't want that to
happen here, and I'm sure the rest of the town doesn't. I'm finished, thank you.
V.

ZONING OFFICER REPORT

Chairman Pane: Anyone have any questions for Erik?
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CommissionerWoods: the violation for the crushing, is that because he went over the crushing time
period.
Erik Hincley: What was approved a number of years ago, and then applicant was applying for a crushing
permit, attorney's got involved, but he finished his operation.
VI.

REMARKS BY COMIVIISSIONERS
None

VII.

PUBLIC HEARING
A.

Petition 13-22: Special Permit (Sec. 3.4.9) to allow an interior lot at 359 Church Street
and 321 Tremont Street (Rear), Applicant and Owner: AA Denofria Bldg. & Dev. LLC,
ContactAlan Bongiovanni (Continued from 3/23/22)

Alan Bongiovanni: Mr. Chairman, Members ofthe Commission, Staff, good evening. Forthe record, my
name is Alan Bongiovanni, I'm a licensed land surveyor in the State of Connecticut. My office is at 170
Pane Road, Newington and I'm representing AA Denofria Bldg. & Dev. LLC in this continued application
from a couple of weeks ago.
This application is for a special permit to allow a rear lot, or interior lot per section 3.2.9 of our regulations
and the proposal is to construct an interior lot on the west side of the proposed Rock Hole Lane
subdivision. Thiswill be known as Lot#1, in the R-12 zoneorthe R-12 open spacethe requirements of
the lot are that for an interior lot that they have at least a 20 foot wide access way owned in fee by the lot,
which it does, and that the lot much have aminimum ofone and a halftimes the minimum required area
for the zone, R-12, would be a 12,000 square foot lot, we are required to have a minimum of 18,000 and
the entire lot with the access way is almost 42,000 square feet, just under an acre. If you take off the 20
foot access way, we're still over 37,000 square feet so we well exceed the minimum requirements. As
shown on this plan before you we have delineated all the setbacks, rear yard, front yard, side yards, to
show how the lot would work. This is an aerial picture of the area, and at the bottom of the screen is
Winstow Drive, Rock Hole Lane in the center of this sheet and if you can follow my curser, the proposed
Rock Hote Lane extension, going to the north and then to the east.
Our access way and frontage is on Rock Hole Lane is this location on the west side of Rock Hole Lane,
and then going about 1 97 feet to the heart or the interior of the lot.
At our previous hearing we did hear from the neighbor, Mr. Metnick about screening, he has young
children and the desire to put some fencing in there, we've shown in red here, and it starts at Rock Hole
Lane and goes along the rear of lots 102,108, and 118 Winslow Drive, a proposed fence. l have talked to
Mr. Melnick a couple of times since our last meeting and at the last conversation he requested something
in visual screening along the lines of the fence so we are proposing and we would be willing to have the
Commission if they choose to make this a condition, we would accept this, that the owner of Lot #1, the
interior lot, shall install a four foot high fence along the rear of the properties at 102, 108 and 118 Winslow
Drive prior to receiving a certificate of occupancy. Said fence shall be of a durable nature and provide a
visual barrierfrom the neighboring properties. As 1 had conversations with Mr. Melnick, we didn't really
decide on what was a suitable fence or what they would like, but part of the equation is, who is going to
live on Lot #1 and what they would like. l think this note covers the fact that a fence is required, the lot
owner will be required to install prior to a c.o. and 1 think the language that we are at least proposing will
cover that. There is a myriad types of fences, there's wood, vinyl, metal, it could be a combination of
decorative fence with maybe some arborvitae so 1 didn't exactly define what it has to be, but the fact that
it has to be a four foot high visual barrier fence along that rear, and I believe that should suffice. This is
only along this area because the driveway is close to the property line. The driveway exit will be at or
below the grade of the neighboring properties on Winslow Drive and it is going to provide some protection
for the young children, if they were to chase a ball out of their rear yard towards this driveway, so they
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wouldn't have a conflict with a motor vehicle, and as Mr. Melnick had requested some visual screening
might be a nice feature so that is what we have proposed.
The lot is significant in size, it is much bigger than the zoning requirements, it's a nice wooded area, the
entire lot doesn't need to be cleared, but there is enough area to create a nice home site with yards and
leave some of the existing trees and buffer area that is on the property.
One of the neighbors had submitted a e-mail to the Planner which was forwarded to me and that was
Mrs. Neiman in this location here to the west of the subdivision, her house fronts on Tremont Street, and
you can see that this is between her house and where a proposed house would go, it's several hundred
feet, it's probably closer to 300 feet, and between this lot and her property the Rock Hole Brook traverses
through the property and a good portion of her land is actually on the other side of the brook which is in a
natural state and 1 believe, without permission from the Conservation Commission will stay thatway in
perpetuity.
This lot will be served by MDC sewer and water, all the utility services will be available for the lot. Some
of the items to be considered by the Commission are that it has a minimum of a 20 foot accessway, which
this does, that portion of the lot between the street and the part of the lot is not counted towards area, I've
already gone over that, it has to be a minimum of one and a half times, we're more than probably three
times the minimum requirement for area, driveway has to be a minimum of ten feet, the plans show that,
there are several items here pertaining to driveways that are in excess of 500 feet, this is going to be a
200 foot driveway if approved, so those would not be applicable to this request.
Under Section 5.2.6, in reviewing the proposed special permit the Commission shall consider the
following criteria as well as any specific standards pertaining to the requested special permit and record
it's findings in the records ofthe meeting. The need forthe proposed location; as 1 said previously,
housing nationwide is at a deficit in the U.S., we are currently about four million housing units short, and
this is not going to solve that problem but this does help, we do need housing. I know that 1 get requests
from clients all the time, when are lots going to be available, and 1 know there is going to be a need for
this.
Item B, existing and probable future character of the neighborhood, that was not allowed by our State
Statutes, that cannot be considered as a special permit any more. The size, location of main and
accessory buildings in relation to other structures in the vicinity, this is a single family lot in a single family
neighborhood that will comply with all of the setback and bulk requirements of our zoning regulations, so
that would cover that issue. Traffic circulation, this is a single family lot. This will generate somewhere in
the 8 to 10 trips a day, on a proposed street as part of our other presentation at the last meeting we
submitted a traffic report which clearly shows that the existing streets have the capacity to handle the
additional cars that this will generate in a safe and effective manner and that is part of the record for this
subdivision that has been closed. Sewer and water is available, 1 did submit to the town a copy of the
letter from the MDC. Location and type of display signs, this is a single family residential zone, there are
no signs proposed here, they would not be permitted. To protect the neighborhood from general
detriment, this is again a single family house, proposed on a single family lot, in a single family
neighborhood. It has to comply with all of these building requirements, and zoning requirements and will
comply with all of the setbacks requirements, so it's kind of a moot point that we need to provide
something additional than what we are already showing. It is consistent with the neighborhood,
consistent with zoning, and we feel it would benefit the neighborhood as well as this development. 1 think
that is my presentation, if you have any questions, I'd be happy to answer them. This is not a very
detailed application, but again if you have any questions, please, I'd be happy to answer them.
Chairman Pane: Thank you. We'll go to the town staff and ask them if they want to give a repori: on this.
Erik Hinckley: As stated on the application, this meets all of the zoning requirements for an interior lot.
Chairman Pane: Are there any questions from any of the Commissioners?
Commissioner Claffey: 1 have two questions, both for the applicant, or excuse me, one for the applicant
and one for staff. Mr. Bongiovanni, my question is in regards to the fence that is proposed. Why would
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we put that requirement on the homeowner buying lot #1 and not on the developer developing the lot so
it is there at the time of the house being c.o. If you c.o. the house without an owner in it, and then it can
take five years for the house to sell, and then the residents who butt up to that have nothing that you
agreed to.
Alan Bongiovanni: So that was language that1chose. The developer is going to be the builder of Lot #1
and if the Commission has different language that you are more comfortable with, we'd be happy to
change that note or be subject to whatever condition you put on regarding that fence. 1 just felt it was
appropriate to put it in, and at the time that the house was built. You don't want to put it in before,
because you need to be able to construct the driveway and put the utilities in, and a fence being built prior
to the development of the lot would be subject to damage.
Commissioner Claffey: 1 guess what I'm saying is, why would we put the onus on the potential buyer to
put the buffer/fence up and not on the developer.
Alan Bongiovanni: Actually it is on the developer, because you can't transfer it until he gets a c.o. So the
developer is the owner of the lot until he gets the c.o. and closes on it with a perspective buyer.
Commissioner Claffey: Okay, and my second question is for staff, any other proper buffer requirements
other than just the fence or nothing? Do we have any buffering requirements?
Erik Hinckley: Not for an interior lot or residential to residential. If there was a commercial zone butting
up, that would be different.
Commissioner Claffey: 1 just wanted that on the record, that we don't have any requirement.
Erik Hinckley: Correct.
Commissioner Trister: I am curious, why was the decision made to make that a cul-de-sac and not
connect to Church Street?
Chairman Pane: That is on another application, that doesn't have anything to do with the rear lot here,
and when we go under site plan, we may have a discussion under the site plan issue.
We're going to the public right now, so if you would like, you can come up and in regards to this, we are
talking about the rear lot for this development. Anyone in favor of the petition? Anyone against?
Bill Prentice, Maple Hill Avenue: Back in the day 1 built a rear lot and had had to have 20 feet, then it was
changed to 25 feet, when did it change back to 20 feet? Is that very recent, I didn't hear about that. 1
know in 1977 l subdivided my property so l could have a rear lot, and l was grandfathered in and l talked
tothetown.
Chairman Pane: Twenty-five feet for what?
Bill Prentice: For a right of way rear lot.
Erik Hinckley: The right ofway is 20 feet and 1 believe it changed about fifteen years ago. 1 don't have
my regulations with me, 1 can't look in there and see.
Bill Prentice: Another thing, it looks like the road going in narrows down?
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Chairman Pane: The way that it is being proposed by the applicant, it's a little narrower than Rock Hole
Lane, and that will come up under discussion under Old Business.
Andrew Melnick: 1 do want to thank Mr. Bongiovanni for after the previous public hearing we did have
discussions about the fence. I'm just concerned about a couple of things. 1 just wanted to get clarification
if 1 can. Mr. Bongiovanni and 1 spoke on the phone, we talked about grading, there is a significant grade
change between my property and the property behind where they are going to put the driveway. 1 asked
them if they were planning on doing any filling, I'm just concerned about washout, he did tell me they
were going to be filling to bring the grade level up where the driveway is, and another question 1 have is
(technical problems) The other question 1 have is in regards to something we spoke about, 1 just want to
be on the record for clarification, the easement that exits currently at our rear lots to SNET, or Frontier or
whoever has taken over the easement, is there anything that is going to go onto the plan to reflect that
easement, to show that easement, to show that the easement is going to be nullified, and then 1 just also
want to be on record with, 1 know it's not germane to this particular application tonight but in regards to
the wetlands, the future homeowner of lot one, they are very close to the hundred foot buffer, the upland
review area, just wondering about potentially in the future, if that homeowner chooses to place a shed,a
pool, how does that affect the wetlands, will they be able to do that, with they not be able to do that, and
then the final thing that 1 have tonight is with the length of the driveway. 1 know that the applicant has
stated multiple times that the lot meet all requirements, however, being that that driveway has a decent
distance to it, in the event that there is an emergency back there, will emergency services to able to get to
that lot in a timely fashion. We do live in New England, it snows, is that homeowner going to be able to
clear the driveway of the snow and ice or would they have to hire a contractor, so my issue is just the
access, you know, God forbid hopefully it would never need to be, but if there is an issue back there 1
know it says it meets all of the regulations, has anyone thought about the practicalities of having residents
back there. Thank you very much.
Ron Adorno, 54 Allston Road: Speaking in opposition to the rear lot. We have a developers plan with the
driveway going through several people's backyards, and they will have traffic not only behind them in the
back but even more on Winslow with the entrance on Rock Hole. Even with a four foot fence behind
there, how is it safe with the driveway going through the edge of existing backyards. It isn't. Either have
the developer change the entrance and exit to the development from Rock Hole to Church Street. The
cul-de-sac will be put behind these houses on Winslow and won't be any driveway issue going along the
back yards. From the staff report of 3-16-22, Section 5.2.6 B, says the existing and probable future
characteristic ofthe neighborhood in which it is located, in Section 5.2.6.D says traffic circulation within
the size, amounts, location and access to parking and traffic load are possible circulation problems on
existing streets or driveways considering the impact on existing streetare affected. 1 don't think that
impact has been looked at, at all. These sections indicated that we need to be sure of the safety of the
development, on the development itself and the surrounding streets. The developer again, from these
plans for the entrance and exit from Church Street and it solves the safety issue about the extra traffic on
Stonehedge, Allston, Winslow, and Rock Hole, and solves the safety issue ofthe driveway right next to
the residents back yards. Thank you.
Jeff Zelek: Lot number one, where a house is being constructed, do 1 have the right as the property
owner to remove that fence, or is it in my deed that 1 have to maintain that fence in perpetuity? Thank
you.
Mr. Silver, 108 Winslow Drive: l just want to reiterate what has been said many times considering the
entrance to the development being on Church Street. I've been living in my home on Winslow for about
14 years and l drive through the neighborhood several times a day, and there is not one time that l drive
through that 1 have to go at reduced speed to avoid people with babies, dogs, elderly people walking,
there is always congestion on those streets, which is great. 1 think we might be doing a disservice to the
new home owners of that development to have to navigate that on a daily basis. 1 know there is safey
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issues that have been mentioned before but ifthey are buying a new house and they realize that it is
going to take them an extra few minutes and have to be extremely cautious when trying to get to and from
their new home, it may not be that desirable. Also, just one more thing to the applicant to consider, again,
the feasibility of having that driveway for lot one go on the other side of lot two instead of the backyard of
our properties. Thank you.
Scott Correl, 82 Winslow Drive: Bunch of questions, the process, there is applications at the
Conservation Commission that would make this okay. I'm assuming right now, because one of them that
Mr. Bongiovanni is submitting is changing the wetlands. Right now Lot one is in upland review area, and 1
don't believe that you would be allowed to build there, I'm not sure, t'm not an engineer, 1 don't know all
the regulations. 1 am a little disappointed with our current Plan of Conservation and Development that
seems to be 99 percent pro development and one percent conservation. The process, it seems like we
are a little out of whack, 1 realize that there are these applications next week after Conservation
Commission meeting, that relate to this, and they have to pass. 1 almost feel like we already know that
they are going to pass, which bring me to a statement about the process. 1 spent a lot of time talking to a
few people at town hall, some people on the phone, and some internet research. 1 wish the process was
different, it seems like when we get to this state, in front of you guys, and there is a public hearing, it feels
like it is a done deal. The town has done a lot of work with the devetoper, the developer has done a lot of
work with the town, 1 hear the presenters say that. There is some concern. 1 wish the public hearing was
earlier in the process, like when this site plan review hit the town manager's agenda in March of 2021, a
year ago. 1 think this lot, so 1 can slip it in like other people have, 1 think this lot would be much better off a
cul-de-sac that started with an entrance and exit on Church Street. Maybe you could have the driveway
not along the property line, maybe lot one and two could be adjusted so that there wouldn't even be a
driveway along those homes west of Rock Hole Lane. In the end, I'm thankful that it seems that Mr.
Melnick might get his fence, although I'll be convinced when 1 see it. Thank you for letting me speak.
Chairman Pane: Now isthe opportunity.....
Renata Bertotti: Mr. Chair, 1 received some correspondence, so 1 will read this, and it is the same letter
that was signed by a couple of people, so, let mejust go through this.
"This letter explains our opposition to the above
petition due to safety concerns. The plans currently have
23 houses being built. According to the developers study, there will be 217 more cars on the streets of
Stonehedge, Allston, Winslow and Rock Hole. This will affect traffic on all of these streets and will impact
thoseon Pickens, too. Given the number of houses being built, the numberofcarswill likelysurpass217
cars because." By the way, this was submitted on Petition 12-22 but then it was also submitted for
petition 13-22 so l have to read it.
"In
order to reach Stonehedge Drive the cars will already be on Church Street. There is no reason to
have the cars leave Church Street and drive down several other roads to reach the new development.
Church Street can easily handle 217 cars than our roads. Additionally, the plans show that the entrance
and exit for the construction vehicles is on Church Street, let's keep the residential vehicles on Church
Street too. This is a safety issue for all those living on Stonehedge, Allston, Pickens as well as those
(inaudible). There are many people walking the neighborhood at all times of the day and night, and as
the neighborhood turns over to younger families moving in, there will be more children at risk too. Our
small roads can't safely accommodate 217 or more cars. Traditionally it is safer for the residents of the
new development for the entrance to be on Church Street and police, fire and EMS will be able to get to
those residents much quicker than having to travel down Church Street and then Stonehedge, Allston,
Winslow, having to transfer several corners and waste valuable time. Seconds count in emergencies,
and quicker response can and will save lives and property. The current residents and voters on
Stonehedge also Pickens, Allston and Rock hlole vastly outnumber the potential residents of the new
development. For these reasons, and for the residents of the new development, the access and exits for
the new development needs to be moved from Rock Hole to Church Street. Please share this letter with
the Town Planning and Zoning Commissioners currently voting on this petition."
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This is signed by Rachael Correll, 82 Winslow Drive, Scott Correll, 82 Winslow Drive for Petition 13-22.
1 received another e-mail from Ms. Neiman of 289 Tremont Street. "This is to all board members. After
the public hearing of March 23rd, 1 had a closer look at the diagram of the proposed development and
realized that this directly abuts the portion of my lot which is on the hill and across the brook. My son
pointed out to me that rebars marking the property boundary which are not visible on the image shown
during the hearing. My (inaudible) extends further up the hill and abuts the new houses there. 1 have
lived at 289 Tremont Street since August, 1966 when my husband and l contracted for this house. We
were offered an extra parcel of land across the brook. We bought it, the extra land to maintain a buffer
between our land and existing and future development. We left it in its natural state for almost 66 years,
and my family and 1 have enjoyed watching wildlife and the screening provided by the extra land. 1
realize that public participation has been cut off, and during the first hearing some mention was made of
some form of screening trees, perhaps but having seen a better image showing the impact on my
property, I'm asking that a true privacy screening be provided for all seasons. This will benefit not only
me and my Tremont Street neighbors, but also my new neighbors to be in the planned subdivision should
the proposals be approved. It would have been an added advantage of preventing unintentional setbacks
on private property. The question of further erosion along the bank of the brook did come out at the first
meeting. What was not addressed was whether there would be any changes to the path of the brook.
My property has already been impacted by previous changes to the brook when changes were made
along Church Street some years ago. Also having seen how closely these proposals affect my property 1
must now consider the impact this would have on resale value when the times comes to sell my beloved
home. The further request for an interior lot at the rear of 321 Tremont Street will have definite affect.
Knowing the scheduled second hearing on this proposal, 1 hope that consideration will be given to my
concerns." Sincerely Ina Neiman, 289 Tremont Street.
Those are the pieces of correspondence received.
Chairman Pane: The applicant has time to try to answer some of these questions and if you are there
Alan?
Alan Bongiovanni: Thank you Mr, Chairman. Mr. Prentice spoke first, 1 don't think there is really
anything that 1 could address in his comments. As was stated for the record, there are two applications
here, one is for the subdivision, for the open space subdivision. That was open and closed at the last
meeting, so several of the comments that addressed or questions or looking for information regarding that
application, that is in the Commission's hand now that the hearing is closed. Mr. Melnick asked about
filling, I explained to him, this property, lot#1, lot#2, are lower in elevation than his lot. Our plans
detailed that there will be some grading to accommodate this driveway at the rear at his lot, the driveway
will probably be about a foot lower than his rear property line. It will be a gentle grade between them, it
doesn't require, if you look at the plans, any significant grading to make this happen, so yes,there is a
drop in grade to the north of his property but it's not anything that is not so drastic that we can't do it with
normal construction practices, and we have detailed that on the plans, and the town staff has reviewed

that.

Question about the SNET easement, so this is owned by a targe corporation, this is as 1 said at a
previous hearing, it starts and ends on our property. There is no place for a power line or a
communications line to go in the future. This was part of a larger easement that as those properties were
developed it was at the time Southern New England Telephone Company, they extinguished it because
this property was vacant and there was no immediate plan at that time, there was never a request made
of the owner of that easement. We don't have any notes on the plans, because one, it doesn't affect the
development for this property, and two, it could be a long time in trying to track down who the current
owner ofthat is because ofcorporate sales and transactions, it be Frontier, it could be another entity for
all we know. It's something that we are looking to extinguish, but we don't know when and how long that
would take. It doesn't affect the developability of lot #1 or 2 or any of the other lots in the subdivision.
Questions were raised about the wetlands, and again, that is beyond the purview of this Commission,
those are items that are being taken up on different applications for a different Commission.
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Comments or questions from Mr. Melnick about, did anybody look at the length of the driveway and
evaluate this. When these regulations were crafted by this Commission public safety, fire, emergency
access was all looked into. That is why you have items, you have those items under the interior tot, let's
talk about driveways in excess of 500 feet and certain widths and things like that for fire department and
apparatus. These regulations were reviewed, these standards were put in place so that you have
adequate safety measured in place in interior lots, and we meet those regulations but they have been
addressed by public safety and the Fire Marshal's office and where appropriate there are provisions in the
regulations to put other requirements on the driveway. Because this is only 200 feet, it's relatively short,
this doesn't require any special measure.
Mr. Adorno asked questions really relative to the subdivision application, 1 won't rehash that. Mr. Zelek
asked the question about the perpetuity of the fence. 1 would imagine that would be a condition put on
the Commission that we would note on the subdivision map that this fence must be maintained in
perpetuity or at such time that both neighbors don't want it any more. We're willing to accept something
that provides some assurance to the neighbors that this will be there for an appropriate time.
Mr. Silver talked about moving the location of the driveway to the other side of Lot #2. Given the
proximity to the wetlands, given the actual existing contour and grade of the land, it really doesn't work
well there, it would be significant to the upland review area and potentially some of the wetland areas if
we were to relocate that driveway to the north side of Lot #2. Where we show it is the most appropriate
location, it works well with grading, and there is the least amount of impact to any of the land in that
location.
Mr. Correll voiced a couple concerns, and 1 have heard this in a lot ofapplications. That, you know, the
public feels that when applications like this come before this Commission that the town has worked with
the applicant and they are done deals. 1 think what the public is missing in a lot of applications is, the
property owners have rights, they havethe right to develop their property for what it is zoned, this is
residential property. The land owner has the right to develop this property. They have regulations that
we have to comply with, when they do that, they have to work with the town staff because they are the
body that reviews these for the Commission. They are not done deals, but there are rights that the
owners have to develop the property. Just like everyone else, that is a neighbor here, someone before
you come before these Commissions to create a development within the regulations and as a subdivision
it is an as of right for this type of application where the developer is entitled to do that. The difference
here is we're asking for a special permit for an interior lot. Special permits are not a vehicle designed to
create ways for a Commission to deny an application. They are ways for the Commission to ensure that
because of the character or the uniqueness of the application, that there are special conditions that they
want to make sure that they are addressed, and that is why we are here. We are demonstrating that we
have addressed what is required for an interior lot, and that we protect the public health and safety and
work within the regulations so that a special permit should be granted.
There were questions about traffic, again, that has gone before this Commission in the previous
application or the companion application. Our traffic engineer spoke to that, and 1 will leave the record as
it was submitted.
Lastly, Ms. Neiman's letter talks about buffering and screening, you see there the photograph, the lines in
yellow are the property lines, to the left of the screen, the far left is Ms. Neiman's house. From the back
of her house to her rear property line is probably in excess of 150 feet. The brook bisects her property.
She and her husband acquired additional land so they would have additional buffering in that area, and
that was per her statement in the letter. This is all wooded, all wetland or regulated area that if anybody
was to do anything would require permission. We have, and we are proposing to leave some of the trees
om the property. There is no requirement for buffering between residential use and residential use, so
between any neighbor on Rock Hole Lane, or Winslow Drive, or Tremont Street, there is no requirement
that one neighbor has to provide screening from another neighbor with the same use. 1 submit to the
Commission that there is adequate screening that exists today, and will exist in the future and any
additional screening or buffering is not required, and is not part of our regulations.
With that, ifyou have any more questions Mr. Chairman, I'd be happy to answer them.
Chairman Pane: The public has the option to rebut. This is concerning the rear lot.
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Unknown Speaker: Two questions, why aren't we accessing from Church Street. Why do we have to do
this way, and the second one, where are the people's rights that are here. Disconnected, we ask you
people that we elected, God bless us, we're in trouble, just like America.
Rachael Correll: The question 1 have is, you insinuated that we did some kind of research or something
on the additional 250, why? But what does that actually mean forAllston, Stonehedge and Winslow?
How many times per day will there be vehicles on those roads. There is no number with that, and 1 would
like to know that number.
Chairman Pane: That has to do with the previous plan and that has already been closed.
Andrew Melnick, 118 Winslow Drive: Just asking the Commission ifthe proposed language that goes into
the site plan could be amenable between the future resident of lot #1 and the neighbors presently on the
street. So 1 just ask if we could all work together to get this put into writing 1 would appreciate it very
much. Thankyou.
JeffZelek: Mr. Bongiovanni stated that by right, the developers, the property owners can develop this
property. I'm just curious as to the Zoning Commission, one of the Commissioners, or staff can answer
the question if they have the right to develop, what would be a legitimate reason for denial? Thank you.
Scott Correll, 82 Winslow Drive: Defending my wife Rachael who spoke earlier, Mr. Bongiovanni, who 1
have a lot of respect for, reportedly knows his stuff, he did bring in the traffic report when he was talking
about the lot#1. What l would like to say, you guys should have more patience with us, because what l
learned talking with Newington town employees, officials, is that 1 pretty much only have a right to just
complain. I'm not an engineer, I'm not a lawyer, but I know development is inevitable, but is this
development too much for the space that it is going into? That is why people are upset. So thank you for
yourtime.
Chairman Pane: Anyone else? Any Commissioners have any questions before we entertain a motion to
close the public hearing for Petition 13-22?
Ron Adorna, 54 Allston Road; Mr. Bongiovanni said there were issues raised before where really applied
to the prior petition, but it is really related. These two are really related, traffic and the driveway. Both
issues could be resolved if the entrance and exit was moved to Church Street. As far as public safety
and fire saying this is okay, myselfand several other neighbors have talked with them, and metwith
them, and their preference by far is to have the entrance from and exit to Church Street, so 1 invite the
Commission to really, to go and talk with them and ask them what the preferred method is for accessing
the development. Thank you.
Rose Lyons, 46 Elton Drive: This is just for clarification for myself, it was late when you had these two
hearing two weeks ago, and maybe I misunderstood but 1 think that someone questioned whether both
applications had been closed and you said that they had. Just one was, and not the other?
Is that correct?
Chairman Pane: The other application was closed and this one here, we forgot to include the two of them
together, so we wanted to have this open again, because it was late, and 1 made a mistake and so that is
why we had this public hearing.
Rose Lyons: Okay, so we thought it was, but it wasn't, so the discussion at the end of incorrect, both of
them were not closed because this one was not included with the other.
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Chairman Pane: Correct. Anyone else? I'll entertain a motion from the Commissioners. Commissioner
Woods moved to close the public hearing for Petition 13-22 and move it to Old Business for possible
action this evening. The motion was seconded by Commissioner Claffey.
Commissioner Lenares: Some of the correspondence that Mr. Melnick, going back and forth as to what
was actually stated in the petition for protection, is that going to be something that they are going to have
a chance to see before it is voted on?
Chairman Pane: That is something that we will discuss under site plan and we will come up with
language to protect everyone.
That vote was unanimously in favor of the motion, with seven voting YEA.
B.

Petition 15-22: Special Permit (Sec. 3.19.1 & 3.15.5) and associated site plan to allow a
place of physical activity (Swim School) in the PD Zone at 77 and 93 Pane Road,
Applicant SBS Realty LLC, Owner, McBride Properties, Inc. Contact Mrutunjay B.
Sabarad.

Chairman Pane: I'm going to turn the meeting over to the Vice-Chairman. 1 am an abutter so 1 am going
to recluse myselffrom this Petition.
Vice-Chairman Claffey: If the applicant is present, I'd like them to come forward and present their petition
here before us.
Brandon Hanfield: For the record, professional engineer licensed in the State of Connecticut with Griffith
Consultants, LLC., representing the applicant SBS Realty LLC in the meeting tonight, virtually on Zoom
are two members of the applicant, Mrutunjay Sabarad and Felice Acana. John Wick, our project architect
is also on. Joe Balkus, our traffic engineer is on, or Molly, his co-worker. So, we have the whole team
here.
We do have two applications in front of you. One is a special permit, the other is site plan. If it pleases
the Commission 1 will give the same presentation for both, since they are together and ask that the
testimony be entered into both records to keep things short.
So the first sheet you have here, or the title sheetjust really quick to orient everybody as to where we are,
we are at 77 and 93 Pane Road which is at the south end of town, at the bottom of the Berlin Turnpike.
On this screen, Pane Road is up, which would be north, to your right would be S.A. Frink garden center,
to your left would be Connecticut Auto Repair and to the west the Stew Leonards property would be just
below, off the screen here to our south, and if you went eastbound on Pane Road you would come to the
intersection of Berlin Turnpike about 900 to 1000 feet down the road.
I'm going to jump to the survey that was submitted as part of our site plan application, what 1 did was
overlayed the survey on top of the aerial just to give a quick snapshot of what we are deating with back in
2019. Outlined in orange are out subject properties, that includes both properties that includes 77 to the
east, approximately one acre, 93 to the west that is about 1.5 acres totaling about 2.55 acres total. It is
zoned PD for a Planned Development District, and the current use is vacant, and there is nothing on it
now except for an extensive regrowth of invasive species, mainly due to historical land use back in the
early or mid 1990's when this area was approved. So, S.F.Frink property was a warehouse l believe by
itself; these two properties as well as the property to the east which is storage and then further to the
east, which is the car wash, they were all part of a development that was approved for this area so
speaking directly to our property, the entire area from about the midpoint south was filled to level it off for
future development. Nothing happened since then obviously, but we're here today to come forward with
the planned type of development they had at that time.
In terms of, in terms of vegetation, there is no mature vegetation on the property. It does slope away from
the road slightly, so it is a gentle slope that was part of the filling operation as we go back, and once we
get back, almost to the rear here, the slope goes down into this detention pond. So that retention pond
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collects all of the storm water from our site, the S.A. Frink site, the adjacent site to the east, and at least
some of the Stew Leonard's property. That will come up later in our storm water conversation.
The last thing I'll bring up is Inland Wetlands. There are inland wetlands just off our site to the south, and
slightly on it that was flagged by oursoil scientist. We did receive approval from the Conservation
Commission in March, last month, for our activities but they are represented in all of the plans that you
see.
Moving forward, 1 won't spend too much time on this plan, we are talking about the general access to
Pane Road, so in the center of the two sites, or the dividing line which will be combined as part of this
property, we have our main access drive to Pane Road on the south side, that serves a single drive
access, 24 feet wide through the site and around our building. In orange you see one building of
approximately 11,200 square feet, that is located on the west side of the site, and there is no current
development proposed on the east side of the site, however there may be something in the future, there
are no plans, but we did leave a spot there for future development.
We'll speak quickly about access, traffic and sight lines, so we do have adequate sight lines from this
proposed driveway location in both directions, it's on the outside of this curve, so we have good sight
lines looking both west and east towards the Berlin Turnpike. A traffic report was performed by VHB, and
again, they are on the line and they found that the traffic generated by our site won't significantly impact
the traffic on Pane Road or the adjacent intersections. We can go into detail further on that if there is any
question, but 1 did want to bring that up, that we did a study of Pane Road and the intersections and there
is no significant impact.
This is sheet number 3, more detail of the site layout. This shows a higher scale resolution of the
proposed development layout so again, coming onto the site we do have a 28 foot wide access drive, with
the 24 foot wide driveway through the development, running north to south, and then hooking around the
back of the building. We have 64 parking spaces proposed which exceeds the minimum of 56 required
for the development. The building itself, again, on the west side ofthe site, it's 11, 170 square feet. The
swim school, which is why we are here tonight, will be located in about 7,000 of the southerly side of the
building. The northerly side will be commercial space that is not currently designated so the commercial
space will face Pane Road. Access to the commercial space will be on the east side of the building and
access to the swim school will also be on the east side of the building, more centrally located. Sidewalks
are provided along the entire parking area, connecting with all parking spaces as well as the satellite
parking area to the south and on the rear of the site we have a pedestrian sidewalk that connects all of
the rear doors, or back of the house doors, with the trash enclosure area which is located to the
southwest and to the loading area which is located adjacent to the trash enclosure.
Any questions on the layout before I jump to the next.
Real quick to touch on, our utilities, the drainage, the site was graded to meet the contours that were
provided to us through that historical land improvement, so we have gentle grading starting at the high
point, at Pane Road and gently sloping away to the south from the road. Our building also has the ability
to accommodate that gentle grade
The utilities, we have adequate water, sewer, gas and electric. We have a letter from MDC that was
submitted for the record showing that they agree that we have availability for the water and sewer utilities.
There was a recent comment I believe from the Fire Marshal related to the fire department connections
being in the rear ofthe building and the connections with the Fire Department can be worked out.
The driveway and grading, and the sheet flow is north, away from Pane Road, it will be collected in an
jnternal network of catch basins and piping as well as roof leaders and swale, and direct everything to a
treatment, filter bed and sedimentation bank located at the south end of the site. We mentioned before,
about existing conditions, there is a retention pond to the south of our property between Stew Leonard's
and us and that retention pond was there before 1992 and during the improvements in 1992 it was
expanded for the purpose of this development as well as the car wash and the adjacent property, so that,
the retention area was expanded to the west so down here, what we did was determine what level of
development that retention was designed for, because it wasn't specific. What we found is that our
proposal if far below what they designed that retention for in terms of volume and storage, so we are
below the thresholds that the original design called for, and they also put in this pipe network here, for the
direct purposes of us connecting to those basins which discharge to the retention basin, so we did meet
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the intent of the improvements and are well below the thresholds that they were designed for. Our main
focus here was collection and treatment before discharging so this filter bed and sedimentation can
adequately treat the storm water and in accordance with the 2004 water quality manual and Town of
Newington standards.
Sheet six ofyour plan, our focus here was, we wanted to bring in some street trees along that road,
again, its pretty scrubby in there now and doesn't look really nice. We will bring in some street trees and
some trees around the building itself, so you can seethe building here, and if there is ever future
development there will mature trees flanking the building.
Coming in from this side, there is a network of internal landscaping, shrubs and ground cover, there are
foundation plantings consisting ofshrubs, perennials, grasses and as you make you way to the rear ofthe
site, our focus went from landscaping to more of a screening nature, so around the trash enclosure we
have some smaller screening trees that parallel the fence, that goes around that enclosure. Then along
the propertyline we have some staggered conifers, spruce trees, fir, a mix ofvariety that ring the west
and south end of the site and what that does is provide the physical and visual barrier to the Conservation
easement that exists in this location here as part ofthe original subdivision. Then as you get to the rear,
we have more of a physical barrier from outside our filter bed to that retention area, so we tried to create
a separation here, with also leaving room for maintenance ofthe existing collection system.
The last thing 1 will speak about with landscaping is, we are proposing to plant a native wildlife
conservation mix all along the south and southerly boundaries ofthe site, so you can see that in this
bright green symbol. That will basically be a conservation mix that can be mowed once or twice a year,
preferably once, and it will have native specie in it that will provide a maintainable barrier and try to fight
back the invasive that are likely going to want to come back.
Last, same plan, just took off the color of the landscaping and added in the color for the lighting. You see
our lighting focuses entirely onthe parking area and driveway area, the pedestrian areas, so we designed
these lights to focus in where we wanted them and keep creep from going off of the property and glare off
the property. This little section here, it's more ofa program mechanism than reality, those lights there are
going to have a hard time getting though two layers of screening trees to get any light over there, but it
does not take into account trees when we do that software.
The last item I'll present is our erosion control plan. It is comprehensive and in accordance with the 2002
guidelines as well as your town standards and that concludes my site presentation. John is on the line,
tets see if he can jump in.
John Wiltke: Unknown, 15 Prospect Street, Milford. This will be a short presentation to familiarize the
Commission with the building, starting offwith the renderings. In general the building is a single story,
known as building A, the only building on the site, it's 11,170 square feet with the three tenants as
Brandon discussed. The overall height of the building is 24 feet to the top of the parapet. You are
looking at the entrance which shows the vestibule and the two tenants for the commercial space toward
the front of the building. The materials we are using are clean, contemporary, siding. 1 can describe the
top color, ivory is a fibrous cement pane, like a hardy panel, the trade name ifyou are familiarwith that.
That is the whole top of the building and it's just over a vertical architectural metal which is rendered in
interstate blue from the company that we have used, and it's also over the store front which is a black
charcoal frame with a glass insert. The other entry canopy is, wraps around toward the front and
changes the material from the glass, it's the architectural metal panel that is rendered in a silver color so
complements that we chose for the building. There is also the store front and large windows towards the
street. The rear, in the back are finished in the same material, and they are represented in the
architectural package. The floor plan is an overall, the description ofthe two tenants in the front, 103,102,
and then the same splash has been designed to show the nature ofthe function and how it flows. The
next sheet, A-2 shows a larger scale plan which is easier to read. You walk in from the entrance into the
vestibule and it opens up to the reception and viewing area that has all windows that separate the pool
for environmental comfort reasons and also for visual while the kids are inside taking lessons. We also
have a meeting room that will double as a party room, over to the right, just off of the entrance itself. You
go to the back of the building as you are going into the changing rooms, the toilets, to the right and there
are also some changing rooms to the left which is for staff. That all opens up to the pool area which has
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one large pool, 60 x 20 towards the rear with glass towards the back for light, and atmosphere, and then
what is called swim lab pools, they are sitting on a slab and they are used for training for more advanced
students. In the back corner is the pool equipment and technical and electrical stuff like that we tucked in
that back area. With the visibility, we can see what happens in the interior, it's an industrial looking
building with some open web that is open to the larger viewing area and swim area. With a sloped roof,
that pitches the water and sheets off to a gutter that goes to that drainage system. We also have,
towards the front of the building a few support facilities, the office and things that have a lower ceiling and
privacy of those uses. The front elevation, 1 just described what those renderings are. The larger scale
gives a better picture ofthe siding, the panels, and the vestibules and the canopies. The same with the
rear, the exterior wall finish is culled out clearly, and the rear shows the function for getting into the water.
That is a brief presentation, 1 can certainly answer any questions that you may have.
Vice-Chairman Claffey: Are you all set, do you have anything else?
Brandon Handfield: For now, 1 think that is pretty good for our initial presentation, 1 would like an
opportunity to come back and close out and we are certainly open to questions from the Commission.
Vice-Chairman Claffey: We'll go to Renata or Erik for their report and then 1 will open it up for
Commissioner questions, directed at you or your staff.
Renata Bertotti: This went to the Conservation Commission and at that point it had some minor technicat
comments by the staff which 1 understand were all resolved at this point. At this point in time, all of the
comments by the staff have been addressed to our satisfaction and as far as the Commission is
concerned, all that you are looking at is reviewing the criteria ofspecial permit and then since this was
presented as a combined application, site plan criteria as well.
Vice-Chairman Claffey: Then everything that was sent back was manageable. 1 want to give the public
an opportunity to speak. Is there anyone in favor of the application? Anyone wishing to speak in
opposition to this application? So 1 will open this up to the Commissioner comments seeing no one for or
against this.
Commissioner Woods: Question for the applicant. Is there going to be a sign on the front of this property
at some point, you'll come back for that, or is there just a signon the front of the building as you show on
your plans?
Brandon Handfield: We show a monument sign location, just off the driveway. We don't provide the
details at this time, so the sign company will likely be coming back to obtain those permits once there is a
design and for the size.
CommissionerWoods: More for staff, obviously there will be than sufficient parking, but what happens
when the other lot gets developed, or do we worry about that at that time.
Renata Bertotti: 1 think it will depend on the proposed uses, so as it is right now, 1 mean we are aware
that there is a plan for additional development on this site, which what ends up happening here in
regards to the parking depends on the proposed use, so as long as they can develop this and the
proposed use meets the minimum parking required, they should be okay to be able to do that subject to
the special permit or site plan.
CommissionerWoods: And the pool, one last comment really, I'm assuming that the parking here and
the minimum required 1 think you said was 54, 56, one of the two, that's for the entire building, notjust the
swim school, correct?
Brandon Handfield: That's correct.
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Vice-Chairman Claffey: Any of the other Commissioners have any questions?
Commissioner Trister: Just a question about the architectural plans, the other tenants they have listed as
gym one and gym two, is that indicative ofwhat they plan to put there? Is thatjust......
Brandon Handfield: To be quite frank, it really depends on the likely tenant they get and how it would fit
out, so my understanding is that it will be kind of a shell, then whoever wants to come in, it will be fit out
from there. At that time, making sure the use is compliant with zoning.
Commissioner Gill: As far as the parking, is the level of parking that they are proposing will fit any piece
of tenant there?
Brandon Handfield: So what they based their calculation on was a place of physical activity and a retail
space and that is what we developed the parking numbers for.
Commissioner Gill: Okay, the retention pond, is that being lessened, or made smaller, or is itjust going to
stay.
Brandon Handifield: The retention pond actually is off our site. It's on the adjacent abutter to the south,
so the retention pond will not change at all, and that has sufficient storage for our peak flow attenuation.
All we are going to do is it will be treated, and we have the means to do that.
Vice-Chairman Claffey: Any other questions? What would the Commission like to do, possibly a motion
to close this and move it to Old Business.
CommissionerWoods moved to close Petition 15-22 for a special permit, to be closed for possible action
for Old Business this evening. The motion was seconded by Commissioner Lenares. The motion passed
unanimously with six voting YEA.
Chairman Pane was seated at the table.
C.

Petition 18-22: Special Permit (Sec. 6.2.5) to allow a free standing sign at 4 Hartford
Avenue, Applicant Paul Bianca, Owner DYJ LLC, Contact: Jawa Shalo.

Unknown Speaker: We are here for 4 Hartford Avenue for the petition for the sign for the gas station that
is being built there. We were here about a year ago for the building, we were unsure what we were going
to do with the sign, so we're back now that everything is more solidified. It's going to be right in that
corner of Hartford Avenue and Main Street. It is going to be a 15 foot sign, it's going to have, it's a free
standing, it's going to have the name ofthe station, gas and diesel price, so that is going to be our regular
price and the diesel price. They are going to be static, they will not be changing, 1 know it says, cash and
credit but we do not plan on doing that.
Erik Hinckley: Just as a point of reference, 1 know that 1 asked the question, we are going to have the two
prices, it's not going to be just one standard three prices like you typically see.
Unknown: Yes, we are only going to show the regular price and the diesel price. All other prices will be
on the pump.
Chairman Pane: Okay, staff have anything?
Renata Bertotti: No Mr. Chair, this is a pretty straight forward application. The sign is going to be
illuminated, can you ask the applicantjust to explain the illumination?
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Chairman Pane: Is this internally lit?
Unknown: It is, on the top where it says Eagles Nest, the name will be internally lit and the numbers and
cash and credit are LED lit.
Chairman Pane: Okay, very good. Anything else? We're going to go to the public. Is there anybody
wishing to speak in favor ofthis application? Anyone wishing to speak in opposition to this application.
1 have a question for the applicant, it has come up several times from some of our previous
Commissioners, can you make sure that we have the address on the middle of the sign somewhere, so
that for fire and rescue?
Unknown: Do you written out, orjust the number?
Chairman Pane: Justthe number.
Unknown: Okay, we can add that to the pillar itself.
Chairman Pane: Questions from Commissioners?
Commissioner Claffey: 1 have one question. Is this a two sided sign or a one sided sign. 1 see it is it
going like east to west or north to south.
Unknown: It will be two sided, but the second side, it will be toward the building, so it is going to be at like
an angle, it's not going to be facing Hartford Avenue, or facing Main Street. It's going to be kitty-corner.
Chairman Pane: Any other Commissioners have any questions? I'll entertain a motion from the
Commissioners.
Commissioner Claffey moved to close Petition 18-22 and move it to Old Business to act on it tonight.
The motion was seconded by Commissioner Havens. The vote was unanimously in favor of the motion,
with seven voting YEA.
VIII.

APPROVAL OF MINUTES

CommissionerWoods moved to approve the minutes ofthe regular meeting of March 23, 2022. The
motion was seconded by Commissioner Trister. The vote was unanimously in favor of the motion, with
seven voting YEA.

IX.

NEW BUSINESS
A.

TPZ By-laws

Chairman Pane: 1 asked Renata to look into this, and 1 also asked ifwe could determine when the
meetings run a little long so we don't run into the same problem that we had recently. She will give us a
brief overview of this, and then we won't take action tonight.
Renata Bertotti: So, to start off, the way this came about, which is, there were some questions as to why
are we doing this? So, the last meeting went on until 12:30 at night. One of the issues with that is that
everybody was so tired after that meeting and then there were things that were made, the public was
tired, the Commission was tired, so the Chairman called me the next morning and said can we look into
the by-laws, first of all, we are aware that the way that our agenda is, is different than our rules and
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procedures are and that is because the last time that was amended was in 2001. The last time that this
document was touched was in 2001, so it is long overdue. The document to look at, to being with, and
then, the other fact that really needed to be looked at was how can we do what the Town Council does,at
a point in time when the Commission closes the meeting and we can do that in this proposal at 11:00 and
if the Commission wants to continue past that time, they would have to vote.
So 1 will go over all of the changes, that I included in this document and explain why 1 proposed them.
This is the Commission's document. So ifyou don't like something, please feel free to change, this is me
suggesting but you can change any of it. This is the Commission's document, not something that is for
the public to change or for me.
So the first thing that I looked at, 1 wanted to make it gender neutral, recognizing the fact that perhaps at
some point in time we may have a Chairwoman. So 1 changed that, then the next thing that 1 changed
since we are now obviously holding meetings by Zoom and by hybrid methods and all ofthis other stuff, 1
included language that actually referenced how we are noticing the meetings, and how we are sending
the documentation to you. So some of the stuff that you will see is saying we are doing electronically, in
person or hybrid, and then further down in the document I am saying that 1 will be sending you notice of
the meeting by e-mail.
The order of business is important, it lines up generally with how our agenda is today, so we have the
Approval ofthe Agenda, Public Participation, Zoning Enforcement Officer report, Remarks by
Commissioners, and one of the Commission members called us and commented that we did not include
a roll call. 1 did not feel that it was necessary to include every single item on the Planning Commission
agenda on here, but again, it's your document. If you feel that is necessary, we can certainly put that in.
Then we have public hearings, minutes ofthe preceding meetings, new business, old business, petitions
received for scheduling, town planners report, communication, public participation. So public participation
for items not listed on the agenda, so let's talk about the public participation for a minute. The reason
why, on Planning Commission by-laws, I believe is to originally as public participation for items is that are
not on the agenda, is that you do not hold illegal public hearings. If there is an application on a site plan,
and somebody comes up and talks about that item, but the item is a site plan item, that constitutes an
illegal public hearing because you haven't sent a notice.you haven't advertised to it, etc. So that is a
problem. For general matters, general planning matters however, that are not items that you make
decisions on, such as site plans or matters that are public hearing matters, you probably can have people
talking about which is why you allow public participation for items that are not listed on your agenda. But
that is the reason why the Planning Commission lists this as items that are not listed on the agenda. So,
that is one of the reasons why, for example, this by-law discussion is not necessarily a discussion that is
a discussion that technically is to be discussed, but that one is okay. People can talk about that because
it is not something that you will be making decisions on by statute, so if somebody talks about that, it is
not a big deal. It's not public hearing, it's no something that is going to get us in some kind of big trouble.
So, there are these two points on the agenda where there is public participation for items that are not
listed on the agenda. If you look further, there is closing remarks by the Chairperson, Adjournment. 1
included this section, if should be the discretion of the Chairperson whether the order of business shall be
varied slightly provided the Commission consents to such variance. 1 used this language because it is
under your public hearing area as well because 1 feel that this is already something that is practiced. You
already sort of change the order of business because your agenda doesn't reflect 2001 by-laws anyway,
so this is happening anyway, and this language is not in your by-laws so we might as well include it. 1
mean, we are practicing this as well.
When we change the order of the agenda we vote anyway so included the vote by the full Commission is
just a smart way to get a consensus by people on these matters.
Here is the one that 1 am talking about the agenda will be e-mailed, so we will still be sending you packets
the normal way that we do, continue to do everything the same, I'm not going to change anything, but
primarily because now we are e-mailing everything 1 wanted to include that language.
1 deleted this section here because any item that is proposed within this agenda that doesn't have
supporting information as required by these rules is to be considered incomplete. This paragraph here
talks about when do you call an application incomplete. You, as a Commission have the authority to deny
an application as incomplete when you don't have sufficient information to render an informed decision.
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So, when you don't have the documentation that is necessary for you to render a decision, that is when
an application is incomplete. Those kind of documents are in your zoning regutations, that should not be
in your by-laws, and a bunch of other things on the back of this document that 1 deleted as also
inappropriate in the by-laws, so 1 deleted them.
I updated this to reflect the current rule, 1 double checked with James and he referred me to this particular
section ofthe statutes and this is the one where executive sessions are governed by, and then this next
five deals with documents that are procedures and matters that should be and are in the zoning
regulations, and are and should not be in your by-laws.
Now this is probably the most important part of what we are talking about. So, under the procedures for
public hearings, there is the convening by the Chairperson, there is the reading ofthe notice by the
secretary ofthe Commission, we don't really, in practice, identify the location by the Town Planner. You
never say to me, where this is property, we generally know where the property is. Also, there is not really
a statement by the Town Planner where 1 talk about what the application is. We generally just call the
applicant right up and they explain the application. Presentation by the applicant used to be limited to 20
minutes and you can keep the time limit if you wish. However, 1 feel that it is really ill-advised to time limit
any kind of presentation to any type of time limit, because you can have an application that is very simple
and it can be described in a matter of minutes, such as the special permit for this sign, that we just had
which was explained 1 would say, in seven minutes. All the questions were answered and it was a
simple, straight forward, you know, it's a sign, it's 15 feet tall, and it's illuminated, and that was it, versus
you can have a project such as 3333 Berlin Turnpike orthe National Welding site, which is a large, 20
plus acre project complex development that involves a lot of elements, yet require a long presentation for
you, the Commission to actually be informed in order to make a decision and also for the public to
understand really what is happening. So the applicant, the presenter has to have sufficient time to
address all of the development proposal and then to talk about how they address your regulations. So, it
is up to you how you want to do that, but I think limiting applicants time is ill advised, you as a
Commission can guide applicants, if they go off into left field and talk about things that are boring and not
applicable we can always tell them, and direct them to talk about things that matter, so that is why 1
eliminated that.
The next thing that 1 changed was, we have to be fair, and we have to be equal. So when people are
speaking in support and people are speaking in opposition they have to have equal time, so 1 made it
equal. Whether people speaking in support or people speaking in opposition both have two minutes or
three minutes is irrelevant to me, but they have to have equal time, so you can pick, two minutes, or
three minutes or five minutes, for each, but they each have to have equal amounts.
There is rebuttal by the applicant, 1 suggest that you do have some kind of time limits to that because
generally people will bring in a couple of points and then those can be addressed within a certain amount
of time. After the applicant speaks, the applicant has a higher legal standing on an application than
neighbors, than any other resident because they are representing a property owner, they are representing
somebody who has a property value, who has some kind ofvalue in the application itself. So, in my
experience, applicant gets generally the last word. These are your rules however. So if you wish, you
can allow the public to speak after the applicant, but if you do that, again it should be equal, so if you
allow rebuttal after the applicant speaks, again it should be to both parties, in support and against. So if
there is a rebuttal after the applicant's rebuttal, it should be in support and in opposition for equal time.
1 added what I think weill become my favorite close of this, time of adjournment at 11:00 p.m. and after
that 1 believe everything else is deletion of things that are either statutory things or things that are in
regulations. 1 do not like statutory time lines in Commission by-laws. 1 don't even like having statutory
language in the zoning regulations. 1 don't like zoning regulations that say, you must approve plans in 65
days. 1 prefer having the zoning regs say, you must approve this by statute, because sometimes statutes
change and 1 just like to have, 1 don't like to have to change the zoning regulations every time somebody
at the state decides to change them. 1 hope this explains what was done here. 1 suggest you take this,
think about it, and then we can tweak and modify some of this and take it from there.
Commissioner Claffey: I'm just thinking, we have had times when applicants have come before us in a
preliminary setting to get our opinion on what or our take on the potential of said properties that have
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been rumored, take 3333 for example purposes only, and 1 don't even know if it was them, but someone
came and said would you, how should we move about this, is it anything we do can better, like they came
for our opinion even though a few weeks later it came as a package and I remember that years and years
ago we would have that debate over site plan versus, like tonight, we have the site plan and the building
as the same time. Is there anything that we need to put in there when people do come and get our
opinion, after they have talked to you, they wanted to get the Commissioner's opinion.
Renata Bertotti: That is actually allowed for you to do under statutes right now and you can include, if you
feel more comfortable, and we advise people all of the time. 1 think that it is one of the best things for
developer to use, a preliminary conversation with the Planning Commission. If there is anything
controversial, 1 will advise an applicant to come in and talk to you because that is the best risk. It is
allowed under the statutes.
Commissioner Claffey: When someone sits before us on controversial items, because we have had a lot
lately that would help.
Chairman Pane: Any other questions for the Town Planner?
Commissioner Havens: About e-mails, a lot ofthe e-mails do not have the name associated, and then
there is correspondence or in person speaking so then some people send e-mails, and it is a waste of
time, and it is unfair.
Renata Bertotti: 1 did not realize that the person that spoke was the same, 1 realize it after 1 read the
letter.
Chairman Pane: Normally it's one or the other.
Renata Bertotti: That was my mistake, I didn't, after 1 read the letter 1 realized that the person had
spoken.
Chairman Pane: And as far as the name and address, if I'm not mistaken, they legally don't have to, we
do ask them to give their name and address, but legally speaking somebody does not have to leave their
name or address for the record. Renata will address a couple of things, we can think about this and
have a discussion. So between now and the next meeting, if you have any questions for Renata get them
to Renata so that we can discuss them at the next meeting. Is that alright with everybody?
OLD BUSINESS

X.
A.

Petition 07-22: Special Permit (Sec^J9) to allow a residential development in the PD Zone
at 35, 67 & 69 Culver Street and 258 Deming Street, Applicant AR Building Co., Inc., Owner:
RDTHREE, LLC, Contact Bongiovanni Group, (Tabled from 3/23/2022.)

Chairman Pane: Renata, is there anything you would like to go over on this, with us. This is for the
special permit.
Renata Bertotti: Not really, this was a long presentation at the last meeting, 1 think with regards to special
permit the record was pretty clear. The hearing is closed, no new information is allowed as of now, so
you know what you know. If you have any questions in regards to clarifying what you hear last time, you
can ask me but unless it is something that you heard and you wish to clarify, 1 can help.
Chairman Pane: Are there any Commissioners that have any questions or want to clear anything up?
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Commissioner Lenares: 1 was absent at the last meeting, so just to let the record know, and staff,
Commission, I read the minutes, went over everything, and feel comfortable sitting, voting and talking,
just to let everyone know.
Commissioner Claffey: 1 also want to state that 1 was not present at the last meeting, but have reviewed
the minutes in detail and feel confident with moving forward with what is transpiring.
Chairman Pane: Any other questions? 1 know this was pretty controversial, 1 truly think that the people
will be surprised at, 1 think this will be a nice project. I'm in favor ofthis, I'll entertain a motion.
Commissioner Claffey moved to approve Petition 07-22 Special Permit (Sec3.19) to allow a residential
development in the PD Zone at 35, 67 & 69 Culver Street and 258 Deming Street, Applicant AR Building
Co., Inc., Owner: RDTHREE, LLC, Contact Bongiovanni Group, Inc.
Approved:
Move to approve the special permit for residential development
Reasons for the Approval:
The proposal meets the special criteria of Section 3.19 and 5.2 ofthe Zoning Regulations.
The motion was seconded by Commissioner Havens.
Commissioner Trister: 1 have a comment, I'm concerned that this project doesn't fulfill our affordable
housing need, so considering what Mr. Sweeney said on the last call, really sticking to that regulation in
regards to need, and location, in my eyes 1 don't think it does, so 1 just want to get that on the record.
After a roll call vote, the motion passed in favor of the motion, with 6 voting YEA and one NAY (Trister.)
B.

Petition 08-22: Site Plan Application at 35, 67, & 69 Culver Street and 258 Deming Street,
ApplicantAR Building Co., Owner: RDTHEEE LLC Contact Bongiovanni Group, Inc. (Tabled
from March 23, 2022.)

Chairman Pane: This is the site plan and we didn't have an opportunity to speak about this too much at
the last meeting, so if, does anyone have any questions concerning the site plan? Any questions?
The site plan covered quite a bit, and there is not going to be clear cutting, is that correct? They are
going to selectively cut around the buildings. Is that correct?
Renata Bertotti: They are selectively cutting and my recollection is that they are dedicating fifty-eight
percent of the property in a Conservation easement, or fifty-seven percent.
Erik Hinckley: They reviewed that at the Conservation level too, so that is going to be selective cutting
where the buildings are going to be.
Chairman Pane: Okay. Everything has been, they have complied with everything Renata?
Renata Bertotti: With the site plan, yes.
CommissionerWoods: How does it work Renata with the Conservation area, how do we have
assurances that this is turned overto the town.....
Renata Bertotti: My understanding is thatthey will be dedicating this into a conservation easement,
dedicating it to the town, right?
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Erik Hinckley: Right, typically there is language in the conservation permit where they have like 60 days
within the filing of the conservation final plans, to file the easements unless they are reviewing for the
legal description, make sure we are talking about the same properties and that is our standard boilerplate
language of the does and don'ts of the conservation easement, no buildings, no removing of material, no
clear cutting, no pesticide use, stuff like that.
CommissionerWoods: Before construction, all that is in place?
Erik Hinckley: Yes.
Chairman Pane: Renata, did the Wetlands Commission put any conditions on approval that there would
be markers for the conservationarea?
Renata Bertotti: The Wetlands Commission has put a number of conditions on that, 1 don't remember if
there were any In regards to markers.
Erik hlinckley: Off hand, 1 don't believe they required markers on the easement.
Chairman Pane: Notifying the residents that this is now the hundred foot buffer and they are not
supposed to do anything within the hundred foot buffer area.
Renata Bertotti: You can require that, however 1 will just say, this is a residential apartment project
managed by the residential apartment company so it is not like a subdivision where you have a number of
property owners with sheds and garages that tend to encroach into the easement, so if the Commission
wants, we can require markers, but this is a little bit different situation where encroachments are not all
that likely.
Chairman Pane: Thank you. Any other questions or concerns?
CommissionerWoods: This will remain an easement, they are not going to turn the property over to the
town, it'sjustan easement?
Erik Hinckley: Just an easement, fee simple to the town.
Chairman Pane: Any other questions or clarifications?
Commissioner Havens moved to approve Petition 08-22 Site Plan Approval for a residential development
35, 67, and 69 Culver Street and 258 Deming St. Applicant AR Building Company, Owner RDTHREE,
LLC, Contact Bongiovanni Group.
Reasons for Approval
The proposal meets the site plan requirements in Section 5.3 of the Zoning Regulations.
The motion was seconded by Commissioner Lenares. After a roll call vote the motion passed with six in
favor and one opposed (Trister.)
C.

Petition 13-22: Special Permit (Sec. 3.4.9) to allow an interior lot at 359 Church Street and
321 Tremont Street (Rear) Applicant and Owner: AA Denorfia Bldg. & Dev. LLC, Contact:
Alan Bongiovanni.
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Commissioner Claffey moved to approve the special permit for one interior lot with the following
conditions:
1. Address the comments of the Planning office letter dated March 4, 2022.
Reason for the Approval:
The proposal meets the special permit requirements of Sections 3.4.9 and 5.2 of the Zoning Regulations.
The motion was seconded by Commissioner Woods.
Chairman Pane: There was some language there that we might want to put in there for the fencing,
correct?
Renata Bertotti: Mr. Chair, yes 1 would suggest at the request of the resident you add the language, that
a fence be maintained in perpetuity and there is language to that effect on the site plan.
Chairman Pane: Is that acceptable to the motioner and the seconder?
Commissioners Claffey and Woods: Yes.
After a roll call vote, the motion passed unanimously with seven voting YEA.
D.

Petition 12-22: Special Permit (Sec_6.8) for an open space subdivision at 359 Church Street
and 321 Tremont Street (Rear) Applicant and Owner: AA Denofia Bldg., & Dev., LLC
Contact, Alan Bongiovanni. (Continued from March 23, 2022.)

Renata Bertotti: This is complicated because this is a subdivision, not a site plan.
Chairman Pane: Could you explain in our regulations why an applicant is allowed to reduce the square
footage of a lot that has an open space subdivision instead of having R-20 lots?
Renata Bertotti: So under the zoning regulations, there are provisions that allow what we call in our
zoning regulations, an open space subdivision which means essentially that you can take an R-20 zone
and R-20 lot and reduce it to R-12 dimensions in regards to frontage and lot acreage, but only if you
dedicate a certain percentage, and it's a significant percentage, in open space, and designated as open
space to the town. This designation is, I'm not sure whether that is easement or dedicated open space
Erik Hinckley: It's dedicated open space to the town, fee simple to the town..
Renata Bertotti: So what happens is you take the large parcel of land, you cluster these lots together,
you put them close together and you make the lots smaller which doesn't necessarily mean the houses
are smaller, the lots are smaller and closer together so that you can take a larger chunk of land that is
maintained as more meaningful open space.
Chairman Pane: Thank you.
Erik Hinckley: And that is why the open space subdivision is by special permit.
Commissioner Woods: A lot of conversation has come up as to whether we should connect to Church
Street or whether we connect to Rock Hole Lane, and don't our regulations really require the preferred
connection would be Rock Hole Lane, not a main artery, that is what 1 understand, am 1 reading them
correctly?
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Renata Bertottti: So we have regulations that, in subdivision regulations something that says no through
traffic, discourage through traffic. Depending on which provision you are looking at, so designing of roads
to discourage through traffic, if that is the section that you are referring to, then yes. With that in mind,
also previous subdivision planners left two stubs Allston cul-de-sac and Rock Hole Lane extension, as a
planned connection for future roads to be extended into this area, so at some point in the past, somebody
planned for some development into this area, so 1 hope that answers your question.
CommissionerWoods: It does, thank you, and 1 grew up in that area, my parents bought a home there,
in 1966 and unfortunately I'm old enough to rememberwhen this parcel was actually farmed and the
piece on Church Street was a gravel pit owned by a company, Kimball Trucking. So, I'm in favor of this
petition, actually 1 think that it is a good use of this property, 1 like that we are continuing to acquire some
additional open space. This was not listed in our POCD as an open space and something that we were
looking to preserve, so we're actually getting a little bit of area in land that we might not have in the past
and I think that is good. 1 think the traffic impact is going to be minimal, 1 think it is actually going to help
the neighborhood. 1 think it's going to make the neighborhood even more desirable and 1 am going to
vote to approve this and glad to see this move forward. Thank you.
Chairman Pane: 1 have a question, concerning Allston, the roadway there at the circle is enormous,
larger than 1 have ever seen, is that, that can't be normal.
Renata Bertotti: The cul-de-sac area?
Chairman Pane: Is there a reason it was made so big?
Erik Hinckley: Back in the day when they had the subbed out road, the town was given the turn around
easement for removal of snow and storage of snow. Does it have to be that big today, probably not, but
that, 1 don't think we can worry about off-site improvements.
Chairman Pane: No, 1 understand that we can't put anything on*the developer or anything, but 1 was just
wondering, because one of the residents talked about an easement over there that the town had.
CommissionerWoods: One more thing on that, 1 meant to bring it up and 1 forgot, but in 1966 Rock Hole
and Winslow Drive both dead ended. Edmunds Farm was still there and then from Rock Hole Lane up to
Allston, when the farm and dairy was closed down, that land became developed and actually Allston got
extended to the north to connect to Winslow so they could bring Winslow up on the west side, so, the
original development was by Sheer Development 1 believe it was 96, 97, 98 homes and it has been added
on twice over the years.
Chairman Pane: Then the only other concern 1 had was, is the proposed development going to be the
same width as Rock Hole?
Renata Bertotti: No, so Rock Hole Lane is 30 foot paved, and this road will be 26.
Chairman Pane: And Winslow is......
Erik Hinckley: 30.
Chairman Pane: Rock Hole seems a little narrower than Winslow.
Erik Hinckley: 1 got that from the Town Engineer, 1 didn't actually go out and measure it.
Chairman Pane: And is the town staff satisfied with the 26 feet that is being proposed?
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Renata Bertotti: Yes,.
Erik Hinckley: Yes, it was increased from the original 24.
Chairman Paen: Any other questions from the Commissioners?
Renata Bertotti: So if 1 may, just before you go into the motion, we, in our memo, as you know, because1
reported we, the staff, had recommendations with regards, we had some feelings with the connection to
Church Street versus going through the neighborhood and engineering and the fire department in
particular had both commented on going through the neighborhood, so in your motion, one ofthe memo
reference for the subdivision is from the Town Engineer. His memo includes a comment that talks about
efficiency of the access. If you are tonight going to approve this subdivision and include the condition and
include the condition with his memo, 1 will ask that you strike comment number one from his memo, so
please include his memo because all of his other comments are still valid, but exclude comment number
one. Then the second comment was the question that we discussed at the meeting as well, with regards
to the provision of sidewalks, if you approve this without requiring the installation of sidewalks, please
strike comment number five from Erik's memo, again, include the entire memo, but minus comment
number five and twelve.
Chairman Pane: These are comments that are in a separate memo dated, one dated March 4th, and one
datedApril 13th, sotheTown Engineer letter dated April 13th, you are asking us, ifweare in favorofthis,
to strike comment one, and then from the Planner's office, March 4th, we would strike comments five and
twelve.
My biggest concern, I'm sure the applicant looked at everything and tried to make the most desirable, my
only problem with the entrance on Church Street, if that road was straight and didn't have that big dip in
the road, then 1 would feel comfortable with it there, but I don't feel comfortable with it the way that the
road isset up.
Anybody else have any comments concerning this?
Commissioner Claffey: Are the numbers right on the striking, you have a town and a one, are they flip
flopped?
Erik Hinckley: That is supposed to be one, two.
Commissioner Claffey: Strike one and two. I'm a little confused on what we are striking and what we're
not striking.
Renata Bertotti: There are two memos. The Comments from the Town Engineer, the town engineer
included a memo, the memo has about twenty comments. Only comment number one is the comment
that needs to be out, everything else is relevant.
Commissioner Claffey: I'm not confident without seeing it presently written, what we are striking, no
offense, but.
Renata Bertotti: Do you want me to read it?
Commissioner Claffey: I'm trying to make sure that we have some transparency on this, and strike five,
and 1 have no clue as to what five is.
CommissionerWoods: Number one 1 believe is the entrance and exit on Church Street.
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Erik Hinckley: It's right here.
Renata Bertotti: Oh, he didn't number it, okay.
Erik Hinckley: It's this paragraph. Do you want me to read it?
Chairman Pane: If you could please, read it for the record.
Erik Hinckley: On the public road network with direct access to Church Street, and existing Rock Hole
Lane stub to reduce residential traffic and construction traffic through the residential neighborhood,
Winslow Drive, Allston Road, etc., reduce emergency response, distance and time, and reduce bus route
distance and time. Use of the existing Rock Hole Lane stub at about 4500 feet of distance, 0.85 miles
and time.
Commissioner Woods: Mr. Chairman, 1 would suggest that when we do make this motion, we just make
the motion that we approve the site plan as drawn.
Renata Bertotti: 1 agree, it's less confusing.
CommissionerWoods: The other thing is, I'm pretty sure 1 believe the construction entrance is Church
Street.
Renata Bertotti: Yes it is.
Commissioner Woods: So all construction will come in and out on Church Street and Rock Hole won't be
opened up until it is complete. So that neighborhood won't get the construction traffic. Thank you.
CommissionerWoods moved to approve the special permit for an open space subdivision with the
following conditions:
1.
2.
3.

Address the comments from the Town Engineer in a letter dated April 1 3,2022.
Address the comments from the Planning Office in a letter dated March 4, 2022.
We are approving the site plan as drawn with permanent access to this development from Rock
Hole Lane with the construction traffic coming from Church Street.

Reason for the Approval:
The permit meets the special permit criteria ofSection 6.8 and 5.2 ofthe Zoning Regulations. This
proposal is consistent with the subdivision regulations.
The motion was seconded by Commissioner Lenares. After a roll call vote the petition was unanimously
approved with seven voting YEA.
E.

Petition 15-22: Special Permit (Sec. 3.19.1 and 3.15.6) and associated site plan to allow a
place of physical activity (Swim School) in the PD Zone at 77 and 93 Pane Road, Applicant,
SBS Realty LLC, Owner: Mc Bride Properties, Inc. Contact Mrutunjay B. Sabarad.

Commissioner Claffey: Just a question on Petition 15-22. In our hearing on the agenda it was listed
under one number and now you have broken it off, same number, but separate. Do you want it read in
separately with the same number.
Chairman Pane: I'm going to recuse myself as 1 did earlier. Go right ahead.
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Commissioner Claffey moved to approve the speciat permit for a piace of physical activity.
Reasons for the Approval:
The application meets the special permit criteria in Section 5.2 of the regulations.
The motion was seconded by Commissioner Woods. The vote was unanimously in favor of the motion
with six voting YEA.
Commissioner Claffey: Petition 15-22, Site Plan Section 5.3 in a PD Zone at 77 and 93 Pane Road
Applicant SBS Realty LLC Owner, McBride Properties, Inc. Contact Mrutunjay B. Sabarad.
1 move to approve the site plan.
Reasons for the approval:
The application meets the site plan criteria in Section 5.3 ofthe regulations.
The motion was seconded by CommissionerWoods. The motion passed unanimousty with six voting
YEA.
Chairman Pane returned to the table.
F.

Petition 18-22: Special Permit (Sec. 6.2.5) to allow a free standing sign at 4 Hartford Ave,
Applicant: Paul Bianca, Owner; DYJ, LLC, Contact, Jawa Shalo.

Commissioner Havens moved to approve Petition 18-22 for a free standing sign at 4 Hartford Avenue.
Reasons for the Approval:
Application meets the special permit requirements in Section 6.25 of the regulations.
Chairman Pane: Staff will make sure the number is on the sign for safety reasons.
The motion was seconded by Commissioner Lenares. The motion passed unanimously with seven voting
YEA.
XI.

PETITIONS FOR PUBLIC HEARING SCHEDULING

XII.

TOWN PLANNER REPORT

Renata Bertotti: We have only an interior lot on Cedarwood Lane scheduled for the interior lot and resubdivision which requires a hearing as well. It is one lot, so it's not so big a deal.
Under my report, we have a future agenda report which is always here to review, but 1 want to talk to you
about something else tonight.
"character."
One of the interesting responses, 1 actually
1 started looking into what to do about that word,
like grappling with this, and who is doing,
are
to
website
Planner's
on
a
if
see
the
people
posted question
if anybody is doing anything with that. So, a lot of people are actually not doing anything with it because,
logistically it is really like a headache to deal with, but a lot of people are worried about it because pretty
much every municipality in the State of Connecticut has that word in their zoning regulations, in their
POCD so one interesting thing that came up out of some of these conversations was from the Town of
Westport where they are saying they are trying to remove it and replace it with other descriptive
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language. 1 thought that was perhaps an interesting approach for us to maybe consider going forward, so
when we start looking in our zoning regulations and start looking at that, rather than trying to define
"character"
which is, you either have to be really vague, or you have to be somehow different for each
different district. 1 think it is probably best to not even have that word and just use physical elements, talk
about height, and scale and a bulk of buildings, and talk about development in that kind of terminology.
I'm fleshing this out as I am kind ofthinking and talking about that, and when we start looking into zoning
regulations more we will talk about it, but 1 think the first test of it will probably come whenwe start looking
into accessory apartments and opt out language. 1 have a sense that is really like the first time we will be
"oh what about
this character", this neighborhood is different than this other neighborhood, and we
like
will start thinking about that more in that, and it will be more like with public participation. It isn't definite
language, just something 1 was thinking about.
XIII.

COMMUNICATIONS
CRCOG Letters

Commissioner Gill: 1 just attended my first CRCOG meeting and there are a lot of things going on, but
they are kind of same type of problems that we have, people are going in different directions, and they
don't seem to be, have a point ofdirection, so like accessory apartments, that's one ofthe hotbed items
that is out there for everyone. The transit district is another, so we have to decide ourselves what we are
going to be looking at, and from what 1 am seeing is that Newington could have four or five transit
districts, two buses and two trains. Are we talking about plans, or what is physically there right now. That
didn't make it through the committee, right?
Renata Bertotti: So the accessory apartments, I think there is some confusion with regards to the
accessory apartments language and POCD, and the reasons about the bill that was recently passed by
the Planning and Development, so POCD was not accessory apartments, that was a bill that was
essentiatly saying, had it passed, allowed zoning for fifty of the area within, and please don't quote me,
because 1 may be wrong with some of this information, but 1 think they were saying within half an acre of
a station, fifty percent of the area was allowed for zoning up to fifteen units per acre. So that was one bill,
that was the bill that didn't make it through the legislature. The accessory apartment bitl passed tast year,
so that is the bilt, if we don't do something about this, we wilt, next January have to allow by right, on any
lot that has a single family home, at least one accessory dwelling unit, by right. We will have no
alternative to say to somebody, no, you can't have an accessory unit.
Chairman Pane: This is what we were talking about, that we were going to opt out of that.
Renata Bertotti: Right, and that is scheduled for public hearing on May 15, and the planning commission
will have to go the Council, but those are two different things. 1 think sometime people confuse the two.
Commissioner Gill: 1 did assume that they were two different bills that were out there.
XIV.

PUBLIC PARTICIPATION

JeffZelek: Not really about any application, specifically, 1 have two questions for the Chairman regarding
our regulations. First question is, Petitions for Interior Lots, what would be valid reasons for denial?
Second question for the Chairman is, regarding open space subdivisions, are wetlands and steep slopes
included in the open space calculations or is only land that is usable by the public considered in those
calculations. Thank you.
Chairman Pane: I'll refer those to the town staff to look into those.
Renata Bertotti: Off hand, 1 don't know, 1 would have to review them.

Newington TPZ Commission

April13,2022
Page 28

Chairman Pane: If you are not comfortable answering them, refer it to the Town Attorney please.
Gail Budrejko, 21 Isabette Terrace: Again, l just wanted to reiterate the comments regarding the
regulations, but these are some things, as a resident of town 1 agree with, and thank you for clarifying the
fact that what items listed on the agenda.
One of the things that t am most concerned about is the reduction in pubtic speaking from 3 minutes to 2
minutes. 1 know it doesn't seem like a lot, but particularly in front of the TPZ, versus he Town Council, but
at the Town Coundl we actually had a lot of debate about this, and we are going to be, in terms of public
participation, going to 4 minutes. The point is, in 2 minutes, particularly in a subject that is quite frankly
passionate, that people come up before the board, or an issue that is really important to them, and 1 know
passion does not override rules and regutations, and the public doesn't understand that, 1 think for the
most part. It took me years to understand, and as much as a developer has the right to develop their
property, people in this town, taxpayers feel that they have a right to express their opinion. 1 wish there
was a way that we could better educate them on really what it means when the regulations override the
passion, but we aren't going to be able to do hat immediately, but by taking away one minute oftime, 1
really think that diminishes the pubtic feeting that they are being heard. In a town like ours, and the fact
that development is happening so rapidly, itjust, you know, and the political environment in general,
people want to be at least heard and acknowledged, so one minute 1 think really would be harmful to the
reputation of this Commission, as well as what we are doing to the people in town, so 1 think you should
reconsider reinstating the 3 minute, particularly since you are getting rid ofthe second rebuttal by the
pubtic, thank you.
Chairman Pane: 1 just want to make a statement, this is what has been proposed, but none of the
Commissioners have yet to have a chance to comment on this, and we will comment on this at the next
meeting, and I'm sure we all have different feelings on it, but 1 think there Is not a Commissioner here that
could say that I'm preventing any public from speaking within the time timits. We have always extended
the time limits, well beyond what they should be and that is why we had a meeting that lasted until 12:30
at night. So, we, this Commission 1 think has done a fantasticjob allowing people to speak,and we
haven't, this is what is being proposed by the Town Planner and staff, and we are going to look at it, and
I'm sure we will all have comments on it and we'll go from there. 1 don't think anyone has made up their
mind on whether to change the times or get rid of the rebuttal yet, but we will review that.
1 will also ask the Commissioner to review the 1 1:00 o'clock. If they feel that the 11 :00 o'clock is too late,
then I'm open to hear a different time.
Commissioner Claffey: Can 1 also make a suggestion, in regards to the by-laws and rules of procedure,
I've been in stances where they have started their meetings a lot earlier. Seven o'clock at night 1 think is
late for a meeting. 1 would be in favor of starting the meeting earlier, so that it can be done by ten o'clock
at night. Starting at seven at night, during the last two and a half years of being on Zoom, we don't get a
lot of participation from the residents of the town because the meeting is too late. 1 think starting at 6:00
or 6:30 would be more relevant to the people in the community, coming home from work, and then to go
to the meeting instead of going all the way home and then back tracking into town, I'm more of a
proponent of having an earlier meeting. Again, there are a lot of things to do through.
Chairman Pane: We can discuss that option, pro and con.
Renata Bertotti: The only thing that matters is that it is the same amount of minutes for people speaking
in support and people speaking in opposition.
XV.

REMARKS BY COMIVIISSIONERS

Commissioner Woods: 1 want again to applaud you for your ability at all these meetings since 1 have
been on this board, and you as Chairperson to allow the public to speak. Sometimes it is to the detriment
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of getting business done. You have two, three, four, five chances, any time anyone wants to speak,
whether it is the proper time or not, you allow them that opportunity and 1 again applaud you for that. This
is very emotional for most members of the public. They take the time to come out, we have to hear them.
We have to listen to them. It doesn't mean we have to do as they say, but 1 think this Commission does a
really good job. There is, we all know each other well as Commissioners, but we don't talk in between
meetings, and yet, we are pretty like minded here. 1 think we are starting to move the Planning and
Zoning and development of this town to a good place. 1 know there are some people who don't agree
with that, and I'm okay with that, but 1 ask, get involved, if you don't like it, get involved. You just can't sit
out in the audience and complain. You really need to get involved, we need your voice. Ifyou want to
come here and criticize, that is also about getting involved.
1 had conversations with Renata going back a couple of months. We don't follow our rules and
regulations, and that bothered me. All she did right now, and she stated this, she was just trying to equal
it out. Now, it's job to make sure that we give the public a fair amount of time. Most of the time it doesn't
really matter, most of the time if they want to go on for ten or fifteen minutes, the Chairman is going to let
them, they need to vent and it doesn't really upset the whole running ofthe meeting, but at times it does.
Particutarly our last meeting, when it goes on to past midnight, we actually discussed two petitions in full
and closed two petitions, but we never read one into the record, and that was because we were doing too
much, too fast and were exhausted. Again, 1 think the Chair has done an excellentjob allowing the public
to speak, and it's not easy, because a lot of times it is targeted at him, and it becomes personal, and he
has done a pretty good job ofjust letting that roll off. We don't make decisions here at the table that
everybody likes, but 1 do believe that we follow our regulations and that is what we need to do and will
continue to do.
Chairman Pane: Thankyou CommissionerWoods. Any other remarks?
XVI.

CLOSING REIVIARKS BY THE CHAIRMAN

Chairman Pane: 1 want to thank everybody, thank the Commissioners.
XVII.

ADJOURN

Commissioner Claffey moved to adjourn the meeting. The motion was seconded by Commissioner
Havens. The meeting was adjourned at 10:12 p.m.
Re?pectfully submitt^,

(-/f.a .^
ie Addis,
Recording Secretary

NEWINGTON TOWN PLAN AND ZONING COMMISSION
April 27, 2022
Regular Meeting
Chairman Domenic Pane called the regular meeting of the Newington Town Plan and Zoning
Commission to order at 7:00 p.m.
I.

PLEDGE OF ALLEGIANCE

II.

ROLL CALL AND SEATING OF ALTERNATES
Commissioners Present
Chairman Domenic Pane
Commissioner Anthony Claffey
Commissioner Bryan Haggarty
Commissioner David Lenares
Commissioner Jonathan Trister
Commissioner Stephen Woods
CommissionerThomas Gill-A
Commissioner Stuart Dzod-A
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Commissioners Absent
Commissioner Garrett Havens
Commissioner Hyman Braverman-A

III.

APPROVAL OF AGENDA
No Changes

IV.

PUBLIC PARTICIPATION (For items not listed on the agenda; speakers limited to two
minutes.

Rose Lyons, 46 Elton Drive: I'm asking for maybe instead of the two minute across the board, you
consider maybe a three minute because the fact of the matter is, if you are passionate about something
and you want to speak abut it, figure it out, they don't come out that often, in a year and a half, the people
from Culver Street and the people from Church Street, we came out about Dakota and things like that, but
the norm is not to have twenty people speaking for three minutes, it's just an observation that 1 have seen
over the years with different people speaking, probably going to get the same people over and over
again, but just something to think about.
The other thing, during public hearings, 1 have found in the past the Chairman now and in the past have
been very lenient about this, and offering their opinions. When you have the opportunity to say yes to the
petition or the application, or no to the application, there are some, like myself that are there and just want
to ask a question and have no opinion one way or the other, other than a comment or a question, 1 think
that has happenedin the past on Culver Street, people who called in, didn't have an opinion one way or
the other but if you don't do that option, especially over Zoom, you don't know when to raise your hand
and it's nicer to be right here, and while like 1 say, you are very accommodating right now who is to say
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five years from now, if someone else is sitting in the Chairman's seat that they are going to be that
accommodating. Last, but not least, thank you for everything you do, and one quick question if 1 may,
someone asked on Facebook, and I'm just going to ask tonight, 1 don't believe that you can count
affordable housing on our list of affordable housing until it is actually occupied. It's not in projected
projects, like someone asked what the projected project at Dakota is going to mean to that count, and 1
just wanted to be sure that what I'm thinking is correct, that you can't count it until it is actually has a
certificate of occupancy.
Chairman Pane: You are absolutely correct. Dakota has not counted in our housing until it is constructed
and they have a c.o. Thank you Rose.
Jeff Zelek: On April 1 3th the Zoning Commission approved Petition 12-22 which was a special permit for
open space subdivision at Church Street and Tremont Street and they did so without the Wetland
Commission having rendered a decision. This is a violation of the general statute, Chapter 124, Section
8-3, and it is also a violation of the Newington subdivision regulations, Section 7.2 and the TPZ
regulations Section 6.3.5. All three regulations are very clear, they state that the decision of the Zoning
Commission shall not be rendered until the Wetlands Agency have submitted a report and made it's final
decision. To the Town Planner, it is their responsibility to coordinate the Wetlands and Zoning permits to
ensure that the Zoning Commission does not act without the Wetlands Commission having rendered its
decision. It is the Zoning Commissioners responsibility to know the regulation and to know when and
what not to act. The abutters to the Church Street subdivision now have grounds for appeal, as well as
legal action against the Zoning Board. To the Chairman, 1 would like to ask the Commission to respond
as to how it plans to address these viotations that were committed by the Commission.
Igor Bochenkov, 20 Cobbtestone: My comments are addressed to the Town Council representatives on
this Commission. Residents urge you to review this Commission's actions and its many violations of state
and town regulations, and to act within its authority given to you to make sure this Commission corrects
its erroneous ways and goes back to representing residents of this town. Thank you.

V.

REMARKS BY COMMISSIONERS
None

VI.

NEW BUSINESS
A.

Petition 17-22: Site Plan Application at 165 Stamm Road, Applicant and Contact, Mike
Demaio, Owner, MRD Property Holdings, LLC.

Alan Bongiovani: Good evening Mr. Chairman, forthe record, my name is Alan Bongiovanni, I'm a
licensed land surveyor in the State of Connecticut, my office address is 170 Pane Road here in
Newington.
The application that is here before you tonight is for Mike Demaio, City Paving, his holding company is
MRD Property Holding at 165 Stamm Road. It's a little over one acre of tand as part of the Stamm Road
Industrial Park, in an 1 Industrial Zone. Mr. Demaio and his family have owned this property for probably
somewhere over 30 years and have used it as their facility for their paving business. It has been a fenced
property, with outside storage for the entire time that they have owned this property and as this point in
time they would like to construct a building on the property to facilitate their use, store their vehicles
inside, things like that as their business has grown over the years. Toward the front of the property, the

Newington TPZ Commission

April 27, 2022
Page3

eastern portion of the property there is an existing curb cut onto the property right where the proposed
driveway is, and we are proposing again a 40 x 100 foot, or 4000 square foot building to house their
paving business. It's a small site construction. The majority of the site is not going to be disturbed. We
were before the Wetlands Commission last month, the reason being is that there is a drainage ditch or
what is known as Webster Brook along the back of the property between that property and the railroad
tracks and with that there is the associated hundred foot upland review area. The only work that we are
doing within the upland review area is actually creating a water quality basin so that it will improve the
water quality that leaves the site now. The site is basically impervious, it's pavement and compacted
miltings that they have deposited over the years and this will basically be installed to renovate the storm
water prior to entering the brook, so it is an improvement from an ecological perspective. Other than that,
all the improvements are really related to the eastern portion of the site which is again, the proposed
driveway, associated parking and the building in this location. There is city sewer, there is a lateral
already in for the property that will be going out toward the west, toward the railroad tracks and the city
water will be coming out from Stamm Road.
We have prepared the plans of course with the town's regulations and we received comments from the
Town and responded. There are one or two little housekeeping items that we still need to do. We have
provided a landscaping plan that dresses up the front of the property, nice landscaped islands and some
shade trees that will give it a nice professional appearance. We have handicapped parking space in the
front of the building. Currently the fence encloses the entire property, we're going to remove that front
portion of the fence and then bring it back behind the office portion of the site so that you have some
parking in front of the fence for employees that come in, and then everything behind that fence would be
screened from the public view, equipment, materials, things like that on the site. Site lighting is provided
by building mounted lights, as this is a construction companythere is really not much night time business
that takes place here, so it is more for security and safety lighting for the property. It's a fairly basic site
plan. We meet or exceed all of the requirements of our regulations. Our parking requirements, we are
required to have a total of 12 spaces, we have provided 14 parking spaces, we meet the interior
landscaping and the total parcel area landscaping requirements as well.
Submitted with the application, architectural elevations of the building, it's going to be a steel structured
building, on the front fa^ade and the south side half way up on the building will be a masonry split face
block and then a steel panel on the upper portion of the building. 1 apologize that 1 did not submit colored
renderings, but as 1 understand they are going to be in the gray tones and it should be an attractive
building when it is completed. 1 think that is it, if you have any questions, 1 would be happy to answer
them. I'm not sure that there is much that is very unique. It is in conformance with our regulations and it
does meet the requirements of the Town of Newington.
Chairman Pane: Very good. Thank you very much. Any questions from the Commissioners?
Commissioner Drozd: You mentioned a curb cut, I'm assuming they are planning to widen that, and
second question, do they plan on having any signage?
Alan Bongiovanni: That is correct. This is not the type of business that you would go shopping around, 1
think being understated is probably an advantage. 1 know that there has been a lot of problem with the
theft of equipment, Cadillac converters in the area, so I'm not sure at this point that they are planning on
putting signs up. The applicant will have the opportunity to have some signage as part of a building
permit. If they do choose to do some signage we will come back as a special permit under another
application.
Chairman Pane: Very good. Staff have anything?
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Erik Hinckley: As Mr. Bongiovanni pointed out, the lot has been used historically for the business and
now they are putting up a building, a 4,000 square foot building. They are going to improve the entrance,
the concrete curbing, it's going to be more standardized per our regulations, they are going to improve the
water quality leaving the site, and as mentioned, they have been before wetlands and the memo is in your
packet as well that no public hearing was required and they will take action at their next meeting.
Chairman Pane: Okay. Thank you.
VII.

OLD BUSINESS
A.

Petition 17-22: Site Plan Approval at 165 Stamm Road, Applicant and Contact, Mike
Demaio, Owner, MRD Property Holdings, LLC.

Chairman Pane: Are there any questions from the Commissioners for the applicant or staff?
Renata, would you explain to us the procedure and why it is okay to vote on this application, or another
application before Wetlands makes its decision. Could you just run that by us, for the Commissioners
and myself?
Renata Bertotti: Yes. So with regards to this specific one, this is a site plan apptication. The statutes
require a report from the Wetlands Commission to the Planning Commission at the time the Planning
Commission acts. There is nothing specific in the statutes that says what the contents of that report are,
so a report that says there is significant impact, or not significant impact, a public hearing is required, or
not required, has been rendered sufficient by lawyers' precedent, including ourTown Attorney. 1 believe
in October or November of last year I had specifically asked that question of our Town Attorney and have
in writing received aresponse that it is appropriate for the Planning Commission to act on a site plan
independently provided they have a report from the Wetlands Agency, they do not have to have a
decision from the Wetlands Agency.
What Mr. Zelek is talking about is a situation where there was actually an action on a special
permifsubdivision, where we didn't verify, 1 did not reach out in that particular case to the Town Attorney
and ask whether or not that same logic would have applied as wetl. There is a provision in our
subdivision regulations that specifically says that you cannot or should not be rendering a final decision,
or your decision until a final decision by the Wetlands Agency is made, so by that standard, yes, that
decision was inappropriate, and we have missed that just in a slew of, completely being buried by Culver
Street residents, Church Street residents, like unbelievable amount of work load that we have had. That
being said however, again the precedent and the reason why you are asked to get that report, the reason
why that tool exists in the state statutes to begin with is to tie in the Wetlands Permit together with the
Planning permits in the way of not missing out, the notion that there are wetlands on site that are
developed for land use development. So before Wetlands regulate, before Wetlands became an
enforcement, people would submit applications for land use development and completely ignore the fact
that there were wetlands on site. So now, that is why that rule exists, so applications won't be made at the
same time. These are two separate agencies that have two separate jurisdictions that act under two
separate chapters of statute. You are acting under 124 and 126, and they are acting under 440, they are
completely discreet. So, that is why 1 believe still that it is independent. 1 will say though Mr Zelek has
been appealing to members of the public to submit appeals to the decision of the Planning Commission.
What that essentially means is he has been inviting the public to sue the Planning Commission, but he
hasn't done that himself. That puts me in a position where I am sort of legally challenged. 1 have been
advised by the Town Attorney not to respond to that myself, so 1 will not do that.
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Chairman Pane: 1 just wanted you to clarify it for allof us,and 1 appreciate your answers. Are there any
questions from the Commissioners? Everybody understand?
Commissioner Woods: In the past 1 thought, that typically we would put in a stipulation that it was
dependent upon approval from Wetlands. 1 think we have done that in the past, and maybe we just, we
have been very busy here for the last several months. Can we do that, pending the approval?
Chairman Pane: 1 don't believe it is needed though,because if they don't get Wetland
Renata Bertotti: If they do not get wetlands approval, they can't continue, so it really doesn't matter.
Chairman Pane: At one time though, I think you remember we used to not, we used to wait.
Commissioner Woods: Correct.
Chairman Pane: But now we don't have to wait because.
Renata Bertotti: 1 will also point this out, the subdivision of land means you draw a line on a map and you
create lots. A development proposal means you can build something. A wetland permit allows you to
build and disturb the wetlands. So, if you don't get a wetlands permit, you don't get to touch that area. If
you don't get your development permit you don't get to build anywhere, so it is all independent. 1 mean,
wetlands permit cannot stop subdivision developments, these laws are created, but if you do not receive
your wetlands permit you can redesign your development plan and then you will have to go back to the
Planning Commission for a site ptan modification because your development permit has changed.
Chairman Pane: Thank you very much Renata.
Commissioner Claffey moved to approve the site plan modification at 165 Stamm Road with the following
conditions:
1.

Address all comments from the Town Engineer in a letter dated April 13, 2022.

Reasons for the Approval:
The application meets the site plan criteria in Section 5.3 of the regulations.
The motion was seconded by Commissioner Lenares. The vote was unanimousty in favor of the motion,
with seven voting YEA.
TPZ Bv-laws
Renata Bertotti: Mr. Chair, if 1 could go over again, and 1 know we went over this the last time, but 1 would
like to, one more time, go over the changes that 1 made if you don't mind.
Chairman Pane: 1 absolutely don't mind.
Renata Bertotti: The first thing that 1 showed was this Chairman to Chairperson, and then his to their to
kind of align with that, and scrolling 1 changed stuff to reflect the electronic sense of how we are dealing
with agendas and meetings and things like that, that we are doing meetings in hybrid and Zoom and that
sort of thing.
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The next thing that 1 worked on was the order of business and 1 aligned the order of business to follow the
process on our agenda. 1 did that assuming that you liked how your agenda currentty is, so 1 just took our
agenda and realigned the order business, and everything on here is exactly the same as it is on our
current agenda. On the bottom of this 1 added this language that says that the Chairperson can, at his or
her discretion, change the agenda, and that is normally the process. Sometimes we add business,
sometimes we strike out business or change the order of business by the vote of the Commission. 1 just
added that in this language here.
1 included in here that we will be sending e-mails in the agenda because that is what we do, and this is a
deletion, and 1 prepared this document about all of the deletions because 1 have heard some comments
about the stuff that 1 removed and what is an incomplete application, and there were questions about that.
1 wanted to go over all deletions sort of separately and just show that one document and explain each one
of why 1 did that.
Then the last thing here, or not, second to last, is this part 1 just conferred with James and this is
accurate. I confirmed with James that this is a proper general statutes for the section that deals with all of
these executive session matter, so we changed that. Then the one that created a lot of comments last
time and it was commented on tonight as well, was the, when we have hearings. So with that, 1
rearranged the order again to reflect how we actually conduct our public hearings. 1 exptained last time
around, we don't really as the Town Planner to identify the property, we generally know where the
property is and since 1 have worked here nobody has asked me where it is. There is no statement of
issue that the Chairman does, we generally just turn to the applicant and they do the presentation. We
talked last time about the duration of that presentation and whether or not that time should be limited. 1
talked to some extent whether or not, in my opinion, 1 don't think that should be limited, it is up to you
whether you decide to do that. There is the Town Planer report, 1 changed, as we had tast time and
people testified instead of limiting everybodyto two minutes, 1 just reversed and made them, peopte who
talked in favor were limited to two minutes and people who opposed were given three minutes. Then 1
said let's give everybody two minutes, and then after the last meeting 1 just said, okay, let's give
everybody three minutes. So those in favor and in opposition can speak for three minutes. Rebuttal by
the applicant stays at five minutes and 1 stilt suggest that you keep the rebuttal by the opposition out.
Then the time of adjournment, the Commission wanted to talk about this, whether 11 :00 o'clock was
appropriate time or whether that was too late, and how you want to handle that. That definitely is an item
that you will want to get to in your discussion. Let me just go over these deletions before we get into that.
Now, on this, under 1 .8, that is that section in the middle of 1 .8 under deletions. It says, any item
proposed forthe agenda does not have with it supporting information and documentation as required by
these rutes shall be considered incomplete and not ready for consideration. You went to training, and in
that training you were told what was calling applications incomplete. First of all, the Town Planner really
doesn't get to say an application is incomplete. You as a Commission, there are certain documents that
you can require. They are in your regulations, but when the application is truly, objectively complete if
you can understand what the proposal is, and if the public can understand what the proposal is. If you
are satisfied with the information that is given to you to the effect that you can say I clearly understand
what this is, and what this is going to be, and I'm okay with voting on that, then the application is not
incomplete. So, what this kind of language, and in your by-laws you can have whatever you want, this
really is not a binding document but when you have these restrictive kind of language in your regulations,
like that is kind of bureaucracy, that is kind of inflexibility that really creates problems for people. When
we say you must have an A-2 Survey for every special permit application, and then you end up having a
special permit application for something that doesn't require anything that is of any significance and
anything that normally common sensibly require an A-2 survey and you end up costing somebody like
$12,000 for a survey of surveying nothing. So, anyway that is why l propose that we don't have this kind
of language in here.
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The following procedures regarding applications for subdivision site plan and special exception. This is a
little bit more of the same. There are requirements in our regulations under several sections where we go
into quite a bit of detail when we spell out what is required to be submitted with a site plan application,
with a special permit application, and in particular with site plan applications. For us, the staff to figure
out, is the drainage pipe going to be capable of carrying what kind of storm water drainage, etc.,; is this
curb going to be sufficient to satisfy, 1 don't even know what curbs really do, but you know, so we have all
of those rules spelled in our regulations. It shouldn't be in your by-laws, this is a regulatory matter.
I cannot, and 1 can tell you right now, 1 will never say an application is not complete. If 1 get an application
written on a napkin and somebody pays me a fee, 1 went through enough training that 1 will take it. 1 will
never say, go away, and practically, what this section does, it says it is our ability, or we can say to the
applicant, this is not ready to be on the agenda for you, we do that all of the time. We reschedule and we
tell people 1 don't think you are ready to go in front of the Commission because we will tell them that they
are not ready and will be embarrassed. People normally agree, but some say, you know what, I'm willing
to be embarrassed, and then okay.
All of this stuff here, the date of receipt, the appeal, the 35 days to schedule a hearing, the, like all of this
stuff is directly in general statutes. This should not be in your by-laws, it has nothing to do with anything
that you can moderate, change or regulate in any kind of way. The general statutes are completely out of
your power.
The site plan is presumed approved under general statutes. You also don't get to decide that. If you
don't act within the time allotted to you, it is presumed approved. Certificate of Approval has expired, 1
don't even know what this is, oh, this is if we don't send a notice, that is also in the statutes. The
decisions are in statutes.
The Commission may, as a condition of approval require a bond. Such language actually changed in the
statutes in 2011, so this whole bonding provision changed significantly so l don't even know if this is
accurate.
So 1 am proposing that we clean this up because it shouldn't be in this document. Then, lastly this
section, 117 deals with how we process things in our office. So all of this is about how when something is
brought to us, we review it, we put it on the agenda, we present it to the Commission, how the public
hearing is scheduled which again is function of what we do, which shouldn't be in your by-laws.
Lasty, there was that note about pre-application meetings, which 1 was reminded to actually look at that
language in the state statutes and I actuallywas wondering if 1 should keep that in the by-laws because 1
thought that the statutes said that you should have a rule that say you need to have a rule to have preapplication, but the statute say you don't need to have a rule. Under the general statutes, you may hold a
pre-application meeting, period, so you don't even have to have that in any kind of regulation of your own.
With all that, 1 still suggest, it's your by-laws, you can do what you wish, but my suggestion is to clean that
up and delete it.
Chairman Pane: Thank you. Any questions for Renata?
Commissioner Drozd: When we were going over the items that you are striking, what are your thoughts
on eliminating the zoning enforcement report and.
Renata Bertotti: 1 did not eliminate 1 just changed the order, so if you go, if you look at that list, if they are
stricken, just look up, 1 just changed the order.
Commissioner Drozd: Okay, sorry about that.
Commissioner Trister: Why would there be the redundancy in the by-laws when it is already in the
regulations, is it a situation that it was in the by-laws first and then got out, or visa-versa?
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Renata Bertotti: 1 don't know.
Chairman Pane: These by-laws have been around for a long time, they haven't been changed, so 1
would assume that it was thought it was needed in the by-laws and now 1 understand that we don't need it
in the by-laws since it is in the regulations.
Commissioner Woods: For the public hearing, I think 1 would like to see it stick with three minutes for
people in favor and anyone opposed and I'm fine with the applicant having five minutes to rebut but that is
it, then it is over because it needs to stop, you have the rebutter rebuting the rebuttal, it just keeps going,
we hear the public and 1 think we all take them very seriously, it doesn't mean we do what they say, at
times we definitely listen to them and hear them. Some of our meetings go on a little too long, the
Chairman has been excellent as far as 1 am concerned allowing people to speak. The only other thing
with the public hearing is stitl in there, the Chairman, along with the Commission can vary those times
slightly, but we don't. So, if it is a packed house, we really pay attention as best we can to try to keep the
meeting flowing, so 1 don't know, maybe you can't exceed one minute. Most of the time it's not a
problem, but with fifty, sixty people in here and they all want to talk, and have the right to talk, but then we
can't do anything.
Chairman Pane: 1 looked up what the legislators do, they have, keep the remarks short, three to five
minutes is usually enough, be sure to, not to exceed any announced time limits. If other speakers have
already made your point, you can say that you agree with them, or want to associate yourself with the
remarks that one or more previous speakers made. Your views and your name will be clearly on the
record. So, trying to consolidate as much as possible. 1 don't think we run over the time limit on a lot of
occasions, but you are right, on certain public hearings, when there is a tremendous amount of people in
the room, I'll have to watch the clock a little closer and maybe ask people not to repeat themselves and
wrap their remarks up a little faster.
Commissioner Woods: I've sat in your chair, so I, it's not easy to tell somebody who is out here and
passionate, for whatever the cause is, for or against, to stop them. It's not easy to do, and 1 applaud you
for doing it, but 1 just think we need to make sure it doesn't keep on going. I love yourrecommendation,
one rebuttal and then it is over.
Chairman Pane: Okay, and keeping it at three minutes.
CommissionerWoods: As long as it is equal.
Commissioner Gill: A lot of the e-mails, again they bring it up in the public discussions. There is probably
no way of getting around that, but.
Renata Bertotti: There is a way of getting around it. I think sometimes we miss because somebody's
name is here, and then the e-mail, and we don't make a connection that it is the same person until after,
but.....
Erik Hinckley: On the forms, the standard forms like you did for Church Street, yeah, we have those and
if the people want to speak we could say, we have their letter too, so you can either, it might be up to the
Chairman if you want to read the letter and then speak again when they are going to say the same thing.
1 mean, we can try to keep a better handle on it, but.....
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Commissioner Woods: 1 think the pubtic has to know too, you have done an excellent job of when the emails come in ahead of time, you pull them together and get them to us so we have them well before the
meeting, we are able to read them. 1 think most people don't realize that. If we do read them into the
record, some of the time, not all of the time, but we have all had those. They are e-mailed to us and we
get two or three packets of them as they come in.
Commissioner Claffey: After we are already in a public hearing, and we have to re-seat an alternate, or
someone has to re-seat out in the past, due to property line disputes, do we have to reemphasize that if
the public hearing is underway, because someone wont recuse themselves until after it is usually
presented in a public hearing. You seat, for example t'm not here and you seat Commission Gill, but then
after the public hearing starts you get to say the second item under Public Hearing, now say
Commissioner Lenares had to leave the hearing, or recuse himself, do you have to have that in that
procuedure of public hearing, the seating or re-seating of a Commissioner due to recusing? 1 am just
throwiing it out there, 1 don't now. 1 don't think it would be an issue, but 1 know some people in the public
seem to like to make it an issue every week, or every year.
Renata Bertotti: 1 think that you should look at the section of your by-laws that deals with seating of
alternates, that explains how that process works. I don't necessarily know how the process should work
the best without looking at my Robert's Rules maybe.
Commissioner Claffey: 1 think we have a fair job of doing it in the past, as people get more tech savvy
and want to say that we didn't dot our i, or cross our t, and then, there, 1 don't see any issue with it, but
sometimes bring in, like we had our training and a lot of that was brought up at tht time, and
procedurally....
Chairman Pane: So Renata, do you want to add something on that, or do you think it's necessary or not.
Commissioner Woods: You guys do a very good job, typically you appoint after you announce early on
that you will appoint whoever.
Commissioner Claffey: 1 just want to make sure at least, 1 don't think we are going to have a problem, 1
justwantto make sure.....
Chairman Pane: And are you in favor of both CommissionerWoods and myself of keeping three minutes
for both for and against?
Commissioner Claffey: I'm fine with that, and the only other question 1 had was on the time, the length of
meetings that, I've been on many as an alternate, late, back years ago, my proposal would be maybe the
10:30, but we kind of know from the agenda like how late we are going to go, and do we wait until 10:00
and say, hey maybe we want to end this at 10:30, or do we have to make that decision at 7:00 when we
start the meeting? Procedurally, I'd like to have an end time.
Chairman Pane: Well, that is what this does here, the meeting shall adjourn by 1 1:00 p.m., extending the
Commission meeting past 11 :00 p.m. shall require an affirmative vote by the majority of the members of
the Commission present and voting. All appticants are on notice that any item not completed by 11:00
p.m. or not reached by 11:00 p.m. may be postponed or rescheduled at the Commission's decision. We
can change that to 10:30 if the Commission wants.
CommissionerWoods: 1 thinkthe Council is 10:30, right?
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Chairman Pane: I'mnotsure. If we get out by 11:00 l think we are okay, but.
Commissioner Claffey: I'm fine, but 1 didn't know what other people thought, because we don't talk
outside.
Renata Bertotti: I have experience with this. The Town of Manchester had 11:00 cut off time.
Sometimes depending on which application was before you, and what kind of time frame we were in.
Sometimes we were at the end of the process and we really didn't have more time. We would stay until
1:00, because of that. And sometimes it was ten of eleven, and the applicant had like plenty of time left,
and the Commission would just say, no we are tired, we are going home. So they would not proceed.
They met bi-weekly like you do, and that was reasonable. It's not like you have to wait a month, they had
plenty of time to still act on those.
Commissioner Claffey: I'm fine with that, 1 know we don't talk about this outside of here, that is why 1
wanted to bring it up here. 1 think 11 :00 is reasonable, l think l can count on one hand the number of
times we went past 1 1:30 at night, l think maybe it was twice.
Commissioner Woods: It's really a tool to help you schedule, you know we are going to have at least one
long one, and it could be very detailed, you are more than likely not going to put on another one that is
close to the same time frame. You will push it off to another meeting, then it gets backed up, and I'm in
favor of this time line, at 11:00 or 10:30, l could do either, but in fairness to the applicant if they came at
7:00 and they think they are going to get on, and here it is quarter of 11:00 and we're wrapping up one
and they just sat here for three and a half, four hours, and they have to go home.
Renata Bertotti: It doesn't quite work like that. First of all, when we are scheduling 1 don't always know
exactly what is going to happen at the hearing. You don't know what will happen, you may kind of think
you do, but things are unpredictable, you may get 20 people or two. The other thing is that applicants
have their own commitments, their own agreements with commitments, so they may have sort of like ten
commitments, that have nothing to do with us or the meeting that 1 don't even know about, so if we say to
them, you are scheduled at such and such a date, and they have their team aligned for that night, they
will try to get on for that night. They will be sitting here until 2:00 a.m. because they have something
invested in that night, so it's not just me, it's a little bit of me, a very little bit.
Commissioner Claffey: 1 think the language that gives the latitude to, we're getting near that time frame,
and kind of feel the room, because you are right, 1 think there have been times that we have gone late,
made decisions that may not have worked out in the applicant's favor, and then they didn't have enough
time to come back to us because of the obligations that we don't know of anyway, we just find out after
the fact like, oh, they didn't do it because......so 1 think there has to be some latitude but.....
Renata Bertotti: 1 think the time limit is good because it discourages jamming agendas. If you have an
applicant who has the ability of not sit here, and they know it is going to be controversial and late, and
nobody wants to be in front of the entire, there is too much risk for everybody.
Commissioner Lenares: Just in cleaning up all this stuff, I'm not sure where you found the time to do this,
but it's a good thing. With the recent meetings we had we were so focused on three minutes, three
minutes because we have had these things come up lately to us with all of the activity that happened,
keeping it equal. The having an end time does kind of look forward to closing things off which is a good
thing, I think, 1 guess I missed the meeting that went very long, but even though they might want to sit
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here until 2:00 in the morning, 1 am not willing to stay here until 2:00 in the rnoming, 1 will make that on
the record. We have jobs we have to go to in the morning, so having that discretion as the Chairman,
staff, 1 think it's a good thing like you said, and 1 think overall what you did just cleans it all up and it's
very fair and it's simple, it's good. 1 am in favor all of it. However the time, whether it is 10:00 or 10:30, I
think 10:00 is a good number. It's three hours into the meeting, and if you have to go another hour, hour
and a half that's fine, but you can't be at 11:00 and then go another hour or so, so it's something to look
at.
Chairman Pane: It gives us the flexibility if we know it's only going to be another 30 minutes, but if we
know it's going to be hours, we can say, hey we're wrapping this up.
Commissioner Woods: Do we have the ability to limit an applicant in speaking?
Chairman Pane: We're not limiting them, they could come back at the following meeting.
Commissioner Woods: No, 1 mean when they are making a presentation? We used to allow 20 minutes,
right?
Renata Bertotti: Without, 1 think you have the ability to recognize, to tell them what you want to hear.
Applicant is presenting a project, they want you to approve their project, so if they sense and if they sense
that they are boring you to death, they, and you know you kind of communicate that to them, 1 would
imagine that any intelligent person would take your advice and wrap it up. If they are off in left field,
talking about things that are not relevant to the application, you can direct them, and 1 would certainly
advise that you do that. Nobody wants to sit here and listen about things that are not relevant to why you
are here.
CommissionerWoods: 1 get what you are saying and in person maybe, but on Zoom it is more difficult, 1
think Zoom, Mr. Bongiovanni made a presentation today, 1 thought it was excellent, he got some points,
he was probably up there for fifteen minutes, and there are also times when it is a large application in
front of us, there is a lot of detail, you aren't going to do it in ten or fifteen minutes, might take thirty or
forty minutes, but sometimes they go on for an hour and a half and like 3333 Berlin Turnpike, had a large
different components there, a large piece of land, so if you limit them to twenty minutes they may not be
able to say all that you want to know.
Renata Bertotti: But 1 think that is information that is necessaryto hear so sometimes an application may
have to take an hour because you, the Commission are looking at the site plan so you must understand
the drainage, the traffic, the sidewalk, the landscaping, the buildings, and then you have the housing
component, so special permit so you have to understand these kind of occupants that you are expecting
here, and we had jobs and commercial activities, so it's complex, it involves a lot of information so it might
take, time doesn't decide.
Commissioner Lenares: Things have come up lately in front of us, but 1 don't think it is a lot of times the
public doesn't go over three minutes and if they do, two minutes or three minutes, and the people
presenting usually don't go longer than twenty minutes, and if so, it's okay, like you said, it's probably a
big deal and worth it, but taking out the twenty minute thing is good, if it deserves it, he should have it.
Chairman Pane: Any other questions. Do we have to make any other changes, right now its at three
minutes for each of those.
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Renata Bertotti: The copy that is displayed on the screen that was changed, amended as April 27th or
26th, so that is the latest version.
Erik Hinckley: Right here, it says three minutes.
Chairman Pane: The time, you want to address it as 10:30, saying that we are.
Renata Bertotti: It will be a modification that you want to end at 10:30 and l will change that.
Chairman Pane: 1 guess if it was going to be just a little longer after 10:30, then.....
Renata Bertotti: You can only do that if everyone agrees to do that.
Chairman Pane: We could go a little longer than 1 0:30. So is everybody in agreement with 10:30, that
doesn't mean that we will end it at 10:30 but we will address it at 10:30 and we may end it at sometime
between 10:30 and 11 :00, or we may end it right at 10:30 if we know that the presentation is going to be
really long.
Renata Bertotti: You will have to vote to continue the meeting past 10:30.
Erik Hinckley: So if you guys have one item of business left, you can take care of it by 10:35 or 10:40,
calt it a night.
Chairman Pane: So everyone is in agreement with that. We will change 11:00 to 10:30.
Renata Bertotti: And 1 will just say, we have to be out of here by 6:00 a.m. tomorrow morning because
they are shutting the power off in this building and doing something.
Commissioner Woods moved to the changes to the TPZ by-laws as shown on the revised by-laws dated
April 27, 2022, with the following changes agreed bythe Commission
1.

The Commission will now adjourn at 10:30 p.m. unless a majority of the members vote to extend
the meeting past that time.

The motion was seconded by Commissioner Claffey. The vote was unanimously in favor of the motion,
with seven voting YEA.
VIII.

PETITIONS FOR PUBLIC HEARING SCHEDULING

Renata Bertotti: We have just one application that we received and it's an application for a hybrid
cannabis retail store. It is the same operation as was approved, a combination of medical marijuana
dispensary/adult recreational cannabis retail store. It is proposed for the location at the intersection of
Main Street and the Berlin Turnpike.
IX.

TOWN PLANNER REPORT
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Renata Bertotti: 1 do want to show the future agenda now because the next meeting, May 11th, we are
going to have the accessory apartments application, so it is going to be a hearing to discuss the revisions
to accessory apartments, so again, 1 will remind you nobody, 1 haven't discussed with you in detail any of
these proposed changes which normally 1 would have presented to the Commission under discussion
items and we would over that proposal, but as 1 had spoken to you before, because this is proposed with
the opt out provision, 1 wanted to align this proposal with the statute language and 1 know that we are
going to meet opt out, I know, it's impossible to me, so I'm doing the hearing for both things together and
1 wanted to actually get the pubic in the room and see what are our biggest issues with the sort of the
most closest provision to the state statutes, kind of similar regulations so that we can see how can we
clean up our accessory apartment regulations and get, and still opt out, and get the best regulation that
we can, so that is the objective. So what 1 am proposing will likely create like, people will be why are you
doing that, and why did you do this, and perhaps some of you will have some questions, but it is pretty
like, I'll explain it, some of it is essentially just because the state says so, some of it actually has some
logic behind it. So we will do that hearing, and if we decide at the hearing, at the next meeting, if we
decide to do anything with that, then the next step will be to go and have a hearing with the Council as
well.
The application at 49 Fenn Road was originally scheduled for this meeting, but they didn't put up their
sign in time, so we had to bump them to the next meeting, which will make the May 11th meeting probably
longer than it should have been, but this is kind of how some meetings end up being longer than they
should, so that change is scheduled for that meeting.
Then this hybrid cannabis retail store is scheduled for May 11th.
We have a mandatory referral for a parking extension at John Patterson school. This is going to be like
early on, on our agenda it's a 8-24.
Conservation Commission is reviewing the Church Street property. They opened a hearing and held the
hearing open so they are still in process with that as well as the Stamm Road application and then our
next meeting in May we have a small subdivision on Cedarwood Lane, it's just to create one interior lot,
and we have one Zoning board of Appeals application coming up in June as well. So that is the line up.
Chairman Pane: Thank you very much. Any questions for the staff?
X.

COMMUNICATIONS
CRCOG Letters

Renata Bertotti: 1 had attended a meeting with the Greater Hartford Mobility Study together with our
Town Engineer and 1 will send to the Commission a link to the study, so they are in phase two, of the
DOT doing a mobility study which frankly 1 haven't been involved in this at atl, this is the first meeting that
I have attended, so I'm not quite caught up with what the study involves, trying to understand where they
are at this point, but what 1 will tell you is that they are soticiting public input and with that in mind, 1 will
provide you with a link, if you have time please review the website and if you want to comment or if you
feel you would like to comment, please provide your comments to them. They do have some information
there about 175 going through Newington and some research they are doing in that section.
XI.

PUBLIC PARTICIPATION (For items not listed on the agenda, speakers limited to two
minutes.)

Rose Lyons, 46 Elton Drive: Thank you for considering the three minutes for the public hearings. 1
guess the third option of not in favor not opposed didn't go over, but I'll still call in and ask and hopefully 1
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will be provided the opportunity to speak. Just wondering, updates on pending projects and what brought
that to mind was that listening to the Conservation Commission getting bits and pieces, listening here
you get bits and pieces, what pertains to this particular Commission, and then last night at the Council
meeting there was a discussion about pending projects here in town which 1 thought was great because
there were some things brought up that 1 hadn't heard of before. The thing that took me back a little bit
was the proposal for the gas station and convenience store and car wash and electric vehicle showroom
on the Frisbee property. Talking about hearing, there have been hearing here on the property for, 1 want
to say ten to fifteen years and the first one was the gas station and we're back to the gas station. 1 was
just wondering, you don't have to answer me, who to talk to to get updates on these things. When 1 see
things thrown out on Facebook, speculations, guessing, 1 usually say, call the Town Manager, call the
Town Planner and get a legitimate answer because in my opinion, 1 listen to what you have to say, 1 might
take it differently, 1 may not know exactly what is going on, and 1 think the residents want to know more
about what is happening here in town.
There was a public hearing a couple of weeks ago on the gas station on the corner of Main Street and
Hartford Avenue. When 1 went by after the hearing there was still a sign up but it was behind the silt
fencing, so some of these things the public doesn't get to see, and one thing 1 still don't understand is
having a public hearing on a special permit and then bringing in the site plan into the special hearing, and
1 have been coming to these meetings for a long time, and as much as Renata has tried to explain it to
me, if 1 don't understand it, 1 bet 90 percent of the people who come here don't understand it and 1 think
when you talked about Culver Street and the project there and the special permit and the site plan, 1
thought 1 heard peopte saying, welt, you can't talk about it on this particular application, even though we
are talking about the site plan, and you have to wait, and then 1 know there is no public comment on the
site plan, so maybe educating the public a little, if you have the ability to speak to this, but you can't speak
to that. We are going to ask about it, but that is something for our own information. 1 think about it as you
are talking about your by-laws. Thank you.
Chairman Pane: We sometimes group things together, to make it easier for the Commissioners, but as
all of the Commissioners know, we are not, the public doesn't get to speak about a site plan, but we let
the presenter sometimes make the presentation on both the public hearing and the site plan because
they tie into together.
Gail Budrejko, 21 Isabelle Terrace: Just a comment regarding the public hearing on the 11th, about the
accessory apartments. 1 know what the issues are, people who, a few people who have been coming to
these meetings and 1 know the potential impact it can have on Newington but 1 think for the most part, the
pubtic doesn't know about this legislation, or this proposal, and about the opt out, about the impact it can
have on our town, whatever. Culver Street drew a lot of people because it was in the neighborhood,
Tremont, Church Street because it was in the neighborhood, Connecticut Avenue because it was in the
neighborhood, but there is nobody who, 1 don't realize at all what this accessory thing is and my concern
is, if you are looking for public input, having the presentation and the public hearing on the same night,
you aren't going to get the public to come out I don't think. 1 don't know if there is a way you can put
information out ahead of time or else have the presentation on the 11th, and the public hearing the next
meeting, 1 just don't think you are going to get the input that you are looking for because 1 don't think most
people really understand it or know what it going on.
Chairman Pane: We can always leave the public hearing open for more than one night to make sure that
we get the public input and maybe staff might want to do like a Rare Reminder article or something to the
public on what we are having. Is that possible? What is the date that is being proposed, the next
meeting?

Newington TPZ Commission

April 27, 2022
Page 15

Renata Bertotti: The 11th, two weeks.
XII.

REMARKS BY COMMISSIONERS

Commissioner Woods: 1 think Councilor Budrejko actually brings up a good point, on trying to get it out, 1
think probably the biggest problem that we face right now as a nation is no local news. Twenty-five years
ago we had the press, there was always a reporter in this room, all night, and if not tomorrow, the next
day there would be an article, an unbiased article. Now Facebook is biased. It is definitely biased, one
way or the other it is biased. That is where people are getting their news, so again 1 don't think we will
ever see it back again but 1 think it is hurting us as a nation, 1 really do. We depend on that, and 1 don't
think we realized how much, that got the word out.
Commissioner Claffey: 1 have to agree with Rose Lyons that the information that the Town puts out, and
I'm not speaking of individual privately held Facebook social media groups, we all know what goes on in
town and a good use of it is our Parks and Recreation Department. They use their social media channel
that is run by them, you know exactly what is going on. To Rose's point, 1 think the Town, the people who
run the Town of Newington Facebook page, needs to start using that more to promote the meetings that
we hold, so people can see it from an unbiased town site. Like, tonight we have TPZ, tomorrow night we
have the ZBA, the next night, you know, 1 couldn't tell you whenever, and I've lived in this town on and off
for 15 or 20 years, when our Town Council people meet. l want to look at it from an unbiased point and
we have that ability in town and I've been saying for years, we do not use it, and those that do, they get
great input. Parks and Rec is a prime example, on a Thursday night in the spring you will see four, five
hundred people in Mill Pond, so if we could start asking the town to use this a little more we could see
more than Mr. Bongiovanni, who we like to see, but to Rose's point, to the ones that are listening, does a
horrible job of informing the residents.
Commissioner Gill: As far as the Frisbee property, where is that?
Commissioner Woods: On Cedar Street, the rock pit that is kind of up there for a while.
Commissioner Gill: Last year 1 spoke to Renata that last year that property was being used and then at
the Crest Pontiac property 1 see a temporary fencing going up and another one, the Stamm Road, our
debacle, where is that?
Chairman Pane: It's a law suit.
Renata Bertotti: It's in court, and we shouldn't be talking about that.
Chairman Pane: Would you ask the Town Attorney if we could have an update for our next meeting
possibly?
Erik Hinckley: Sure

XIII.

CLOSING REMARKS BY THE CHAIRMAN

Chairman Pane: Thank you everybody
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ADJOURN

Commissioner Claffey moved to adjourn the meeting. The meeting was adjourned at 8:25 p.m.
Respectfully submitted,

Nor?ne-Addis,
Recording Secretary

TOWN OF NEWINGTON
200 Garfield Street Newington, Connecticut 06111

Town Planner

Keith Chapman
Town Manager

Renata Bertotti, AICP
Town Planner

Memorandum
To:

Town Plan and Zoning Commission

From:

Renata Bertotti, AICP – Town Planner

Date:

May 3, 2022

Re:

MR 8-24 John Paterson Parking Lot Expansion

Please see the attached project description from Lou Jachimowicz and map prepared by the
Town of Newington Engineering Department.

Phone: (860) 665-8575 Fax: (860) 665-8577
townplanner@newingtonct.gov
www.newingtonct.gov

Date:

April 23, 2022

Memo to:

Renata Bertotti, Newington Town Planner
Erik Hinckley, Newington Zoning Enforcement Officer

Memo from: Lou Jachimowicz
Newington Board of Education
Subject:

Section 8-24 Review – John Paterson Parking Lot Expansion

Over the last 10 years, parking requirements at John Paterson Elementary
School have drastically expanded. Besides the general K-4 student population,
John Paterson now also provides expanded Special Education Pre-School
programs along with being the primary school site for the all day NECCI PreSchool program. This brings with it additional employees and community traffic.
In addition to regular employee parking needs, the school has a very high daily
parent drop off and pick up of students. These daily events create a significant
amount of traffic congestion and pedestrian activity that impacts both Church
Street and Halleran Drive. These traffic/parking/vehicle access demands on the
John Paterson school property are not expected to diminish for the foreseeable
future.
For the 2022-23 school-year, the anticipated parking requirements for John
Paterson are as follows:
Full Time/Itinerant Staff
3:00 p.m. Custodians
Cafeteria Workers
Security Car/Guard Car
Paraprofessionals
Learning Tutors
Lunch Aides
NECCI Staff
Daily Guests/Visitors

51
3
4
2
12
3
4
9
8

Current Daily Spaces Needed

96

Temp Staff Transfers from AR
(22-23 and 23-24)

6

Total Parking Needs

102

Current Non-ADA parking spaces

75

Parking Space Shortfall

27

This shortfall requires that many cars need to utilize on street parking or end up
being parked on the grass in the vicinity of the Church Street entrance.

The expansion plan for John Paterson will increase parking by 30 spaces to a
total of 105. ADA parking spaces in the existing North lot will be moved to be
directly across from the school main entrance. A concrete sidewalk will also be
added along the west side of the school that will join the main sidewalk at the
front of the school. This sidewalk area will also provide a consistent and safe
drop off area for the daily pre-school student drop offs. The curb cut at the
Church Street side entrance will be moved about 20 feet southward. Once the
parking lot is complete, this will become a one-way entrance going through the
parking areas, then connecting to the front driveway, and then exiting all traffic
onto Halleran Drive.
Attached you will find the preliminary plans for this project. Gary Fuerstenberg,
Town Engineer, started this work and it will be finished by Tom Linden of Linden
Landscape Architects in Wethersfield.
Final stamped and sealed plans and specifications are expected to be delivered
by May 9th. I would like to have this requested presented to the Town Council at
their May 10th meeting. Presuming the Town Council refers this to Planning and
Zoning, I would like to know if it would be possible to get this onto their next
agenda on May 11th.
The Board of Education will be starting the bid process for various aspects of this
project as soon as the plans are ready. In all likelihood, the bid process will be
running concurrent with the 8-24 Review process.
Please let me know what additional tasks need to be done to move this forward
as well as any additional information needed for either the Town Council or
Planning and Zoning.
Please feel free to contact me anytime on my cell at (860) 573-4673.
Thanks in advance.
Lou
Attachments – Preliminary Plans – Separate E-Mail
Cc: Maureen Brummett
Jason Plumb
Tom Linden
Gary Fuerstenberg

NOTES
1.

Existing survey information obtained from the following source and
CAD files of the same:
<insert plan title here>
<insert date here>
< insert surveyor name here >

2.

Existing utility information is based on available information and
records as shown on the survey. Locations are approximate and all
utilities may not be shown on the survey or these site plans. It is the
General Contractor's responsibility to have all utility locations
marked on the ground prior to the start of any construction activities
whether on public or private property. In Connecticut the
"Call-before-you-dig" number is 1-800-922-4455, or nationwide at
811 or www.call811.com.
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2.

All dimensions are to the nearest foot and all angles are 90°, unless
otherwise noted. All radii are 5 feet, unless otherwise noted.
Dimensions are to the face of curb or walls and to the centerlines of
pavement markings, fencing, doors and light poles, except where
otherwise noted.

4.

New pavement and curb shall meet the line and grade of existing
pavement and curb, unless shown otherwise.

5.

Where new bituminous pavement and/or curb abuts existing
bituminous material, apply tack coat to the entire saw-cut edge
immediately prior to placing the new material. Tack coat is required
prior to the placement of bituminous curbing. Tack coat is required
between successive courses of pavement if in place for more than
five (5) days.

6.

Where new concrete pavement or curb meets existing concrete
pavement, curb, walls, foundations etc., provide dowels and
expansion joint material. Dowels are also required between
successive pours of new concrete and where abutting new concrete
curbs, walls, foundations, etc. See details and the specification.

7.

Concrete scoring and expansion joint layout, patterns and
requirements are shown on Sheet <#>.

8.

See Sheet <#> for detailed painted pavement markings, directional
arrows and tapered curb locations.

9.

Spacing shown on these plans for fencing and guide rail posts is
graphic only and does not indicate actual number(s) or locations of
posts and/or footings. Refer to the detail(s) and specification for
post spacing requirements.
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10. The General Contractor shall coordinate the work shown on these
site drawings with the work involved with all other disciplines.
11. See L1.6 Lighting Plan for work related to site lighting. New site
lighting locations shown here is for coordination purposes only. In
general, new site light poles shall be no closer than 2 feet from the
edge of any walk and no closer than 5 feet from the face of any
curb.

SOUTHERLY PARKING LOT

12. All gates shall be provided with latching devices which meet all
current applicable State and Federal A.D.A. requirements. In
general, a compliant latching device is one capable of operation
with one hand and shall not require tight grasping, tight pinching or
twisting of the wrist to operate. See the specification.
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Do not scale the drawings. Use the dimensions shown. If CAD
files are provided, it is done so as a convenience to the Contractor;
the printed plans govern. The Contractor shall verify existing
conditions and dimensions in the field prior to the start of work.
Once work commences, he shall be held responsible for any
discrepancies. If there are discrepancies or questions, contact the
Architect prior to the start of work.
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New pavement and curb shall meet line and grade of existing
pavements and curb, unless otherwise noted. Provide a clean,
straight saw-cut edge where they meet. Blend proposed grades
into exiting grades smoothly and neatly.

2.

All proposed walks and pads shall be cross-pitched at 1/4" per foot
(2%) maximum, unless otherwise noted.

3.

All site walks along designated "Accessible Routes" shall have a
maximum slope of 1:20 with a maximum cross-slope of 1:50.
Ramps shall have a maximum slope of 1:12 with a maximum
cross-slope of 1:50. (See details for additional ramp requirements,
i.e. rails, curbs, rise/distance limitations, etc.) All "Accessible
Routes" shall meet all current applicable State and Federal A.D.A.
requirements.
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See L1.5 Planting & Restoration Plan and the Specification for
extent and required depth of new topsoiled lawn areas and
proposed planting beds.
UTILITIES
All utilities, existing and/or proposed, may not be shown on this
plan. Refer to additional drawings for electrical, communication,
gas and other utility information; their location shown on this plan is
for reference and coordination only. The General Contractor is
responsible for the coordination of all utilities within the contract
limits. Refer to the Demolition Plan and the Specification for utility
location requirements.
Refer to the Demolition Plan for information regarding the removal
and/or abandonment of existing storm drainage, sanitary sewer
and/or water and fire services and structures. Removal,
abandonment and/or capping shall be in accordance with the
requirements of the specific utility and may include work not shown
on these plans or specified.

3.

Work within the Town of Newington right-of-way shall be in
accordance with all current Town standards. All new connections to
public utilities shall be in accordance with the standards and
regulations of authority having jursidiction. The Contractor is
responsible for all permitting, fees and inspections as may be
required.

4.

Catch basin frames shall NOT be placed directly in any corner of
pavement. They shall be offset, as shown on the plans, a minimum
of two (2) feet from the corner so that precast corner sections can
be installed, as specified .

GR

AD
E

SOUTHERLY PARKING LOT

2.

NOT FOR
CONSTRUCTION
DRAFT
05/03/22

DATE

REVISION

DATE:
SCALE:
DRAWN BY:
c:\LLA\Projects\2207 Paterson\2207 Paterson.dwg

120 CHURCH STREET
NEWINGTON, CONNECTICUT

4.

LINDEN LANDSCAPE
ARCHITECTS LLC

JOHN PATERSON ELEMENTARY SCHOOL

1.

CHECKED BY:

05/09/2022
1" = 20'
TJL
TON

GRADING &
UTILITIES PLAN

0

PROTECT STORM PIPE.

5

10

20

SCALE: 1" = 20'

NORTH

L1.4

NOTES

LINDEN LANDSCAPE
ARCHITECTS LLC
39 Parkview Drive
Wethersfield, CT 06109-1137
860-899-9556
office@LindenLandscapeArchitects.com

Symbol

Label

Qty

Arrangement

Manufacturer

Description

Lum. Watts

Lum. Lumens

LLF

L3W-S

2

Single

U.S. ARCHITECTURAL LIGHTING

TSN15-PLED-III-W-40LED-875mA-40K-HS

108

10176

0.920

L4F

1

Single

U.S. ARCHITECTURAL LIGHTING

TSN15-PLED-IV-FT-40LED-875mA-40K

108

12926

0.920

L4F-S

2

Single

U.S. ARCHITECTURAL LIGHTING

TSN15-PLED-IV-FT-40LED-875mA-40K-HS

108

10149

0.920

WM-A

6

Single

U.S. ARCHITECTURAL LIGHTING

RZR-WM1-PLED-III-W-20LED-1050mA-40K

64.1

7341

0.920

WM-B

6

Single

U.S. ARCHITECTURAL LIGHTING

RZR-WM1-PLED-IV-FT-20LED-1050mA-40K

64.1

7149

0.920
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