TOWN OF NEWINGTON
TOWN PLAN AND ZONING COMMISSION
February 9, 2022 - 7:00 P.M.
This meeting will be presented as a Zoom Webinar/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:
ZEO REPORT JANUARY 2022.PDF
VI. REMARKS BY COMMISSIONERS
VII. PUBLIC HEARING
A. Petition #01-22: Special Permit (Sec. 3.17.8) And Associated Site Plan To Allow
Storage Of Motor Vehicles At 249 Day St., Applicant: Mirabelli Automotive, LLC.,
Owner: 249 Day Street, LLC., Contact: Robert F. Ludgin.
Documents:
01-22 STAFF REPORT.PDF
01-22 APPLICATION SCAN.PDF
01-22 NARRATIVE.PDF
01-22 249 DAY STREET PLANS REDUCED.PDF
VIII. APPROVAL OF MINUTES
A. APPROVAL OF MINUTES
Documents:
TPZ MINUTES 01262022 SPECIAL MEETING.PDF
TPZ MINUTES 01262022 REGULAR MEETING.PDF
IX. NEW BUSINESS
A. Petition #02-22: Site Plan Modification At 16 Fenn Road, Applicant: Vincent Porzio,
Owner: 16 Fenn Road Realty, LLC., Contact: Mark S. Shipman.
Documents:
02-22 STAFF REPORT.PDF

A. Petition #02-22: Site Plan Modification At 16 Fenn Road, Applicant: Vincent Porzio,
Owner: 16 Fenn Road Realty, LLC., Contact: Mark S. Shipman.
Documents:
02-22 STAFF REPORT.PDF
02-22 APPLICATION SCAN.PDF
02-22 TRAFFIC IMPACT REPORT, 16 FENN ROAD - REV. 01-12-2022.PDF
02-22 PLANS REDUCED.PDF
X. OLD BUSINESS
A. Petition #52-21: Zoning Text Amendment (Sec. 3.22.1) To Define And Allow Commercial
Vehicles As An Accessory Use In Residential Zones, Applicant And Contact:
Newington TPZ (Tabled From 1/26/2022)
B. Petition #01-22, Special Permit (Sec. 3.17.8) And Associated Site Plan To Allow
Storage Of Motor Vehicles At 249 Day St., Applicant: Mirabelli Automotive, LLC.,
Owner: 249 Day Street, LLC., Contact: Robert F. Ludgin.
C. Petition #02-22: Site Plan Modification At 16 Fenn Road, Applicant: Vincent Porzio,
Owner: 16 Fenn Road Realty, LLC., Contact: Mark S. Shipman.
XI. PETITIONS FOR PUBLIC HEARING SCHEDULING
A. Petition #05-22: Zoning Regulation Amendment (Sec. 3.19) To Modify Zoning
Regulations Pertaining To Residential Buildings In The PD Zone Regarding Hiring Of
Third-Party Consultants At Applicant’s Expense, Requiring A Direct Site Access To
Berlin Turnpike, Requiring A Traffic Impact Analysis, And Reducing Building Height To 2
(Two) Stories, Applicant And Contact: Igor Bochenkov.
XII. TOWN PLANNER REPORT
A. Future Agenda Form
This document may be viewed in the TOWN ARCHIVE CENTER.
XIII. COMMUNICATIONS
A. CRCOG Letters 01/28/2022
Documents:
1-28-22 TOWN LETTERS.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

Zoning Enforcement Officer Report
140 BARNARD DRIVE

1 /6 /2021

owner called to say
fence adjusted as we
discussed. I will field
verify.

Status
Contact with Owner/Operator

Violation Notice Sent

12/21/2021 on site with property
owner to discuss. They
will take corrective action
when fence contractor
can do the work.
1 /6 /2022 owner called to say
fence work complete
1 /7 /2022 onsite to inspect, fence
corrected as agreed
upon.

Agreed to Resolve Violation

11/23/2021 public

Actions and Inspections

January 2022
for the Month of ___________________

New fence in excess of 4' in front yard

12/17/2021 verified, notice sent

180 BRENTWOOD ROAD

Monday, January 31, 2022

Negron

12/16/2021 Public

Actions and Inspections

Printed:

Contact with Owner/Operator
Resolved

Liseo
truck parked on lawn

Status

11/30/2021 no truck on lawn

Unfound

1 /13/2022 additional complaint

Compliant

1 /14/2022 verified and observed,
notice sent

Violation Notice Sent

1 /19/2022 additional complaint,
verified (picture)
1 /20/2022 citation sent

Compliant

1 /28/2022 vehicle moved to paved
area

Resolved

Citation Notice Sent
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26 CHURCH STREET

VAISHNAV PARIVAR OF CT INC

12/03/2021 PUBLIC

Actions and Inspections

lighting directed off the property onto neighboring house.

Status

12/3 /2021 spoke resident and
asked him to provide
photos
12/7 /2021 reisdent provided photo
evidence
12/9 /2021 verified, notice sent

Violation Notice Sent

12/13/2021 met onsite to discuss
issues with Roger from
the Temple
12/20/2021 onsite after hours with
Town Engineer to review
lighting.

Contact with Owner/Operator

12/27/2021 clarified notice sent
anlong with Town
Engineer's report
1 /5 /2022 onsite with Town
Engineer and Roger to
discuss which lights to
adjust. He was given a
map to show the lights to
be adjusted. He will call
when work complete for
inspection.

Violation Notice Sent

1 /6 /2022

Will Monitor

1 /7 /2022
1 /7 /2022

on site again in the
evening with TE to test
lighting. Light headds
adjusted as discussed
and there was an
improvement. However,
the building lights were
turned off during that
visit so we will have to reevaluate when they are
on for a final review.
TE report of lighting
inspection sent to Roger.
additional complaint
received from neighrbor

1 /12/2022 phone call from Roger.
He doesn't agree with
TE report and will file his
own response once he
gets a final report.
1 /13/2022 onsite again after hours
with TE to review lighting
1 /25/2022 fixture heads adjusted as
requested

50 KNOLLWOOD ROAD
01/14/2022 Staff

Actions and Inspections

Agreed to Resolve Violation

Contact with Owner/Operator
Compliant
Contact with Owner/Operator

Resolved

Quint
Semi parked in driveway

Status

1 /14/2022 observed, notice sent

Violation Notice Sent

1 /19/2022 semi removed

Resolved
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1692 MAIN STREET
12/16/2021 STAFF

Actions and Inspections

BOLLES
While inspecting a blight complaint, a vehicle was observed parked
under a fabric structure.

Status

12/16/2021 onsite (pictures)
12/17/2021 notice sent

Violation Notice Sent

1 /3 /2022

Contact with Owner/Operator

1 /3 /2022

spoke with property
owner who will discuss
with his tenant.
vehicle still parked under
fabric structure, will
contact owner

1 /11/2022 owner called to say he
has notified tenant as
well

Contact with Owner/Operator

Pinhancos

57 PINE STREET
12/02/2021 public

Actions and Inspections

shed installed w/o a permit

Status

12/3 /2021 verified and researched
12/8 /2021 notice sent

Violation Notice Sent

12/13/2021 onsite to discuss, no
answer left card
12/16/2021 Spoke with property
owner Nelson, he will
remove shed by the end
of the year.
12/27/2021 no change

Agreed to Resolve Violation

1 /3 /2022

Contact with Owner/Operator

1 /4 /2022

Nelson called to say he
was removing the shed
today.
shed removed

27 VIVIAN STREET
05/03/2021 public

Actions and Inspections
5 /6 /2021

knocked no answer, left
card

5 /7 /2021

owner called to discuss,
debris was picked up
and removed

Resolved

Bachand
complaint of accumulated junk in front of house

Status
Resolved

1 /18/2022 couch in front yard

Compliant

1 /19/2022 verified, spoke with
owner who said it will be
removed next week

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

Town Planner
Memorandum
To:

TPZ Commission

From:

Erik S. Hinckley, Asst. Town Planner/Land Use Enforcement Officer

Date:

February 3, 2022

Re:

249 Day Street – Special Permit and associated Site Plan Petition 01-22

Staff Report:
The applicant is applying for a special permit and associated site plan under section 3.17.8 of the
regulations to allow the storage of motor vehicles in the I (Industrial) zone at 249 Day Street.
The parcel is 2.03 acres and is partially paved. In the past the property has served as an unsecured area for
overflow parking and material storage for businesses in the area. The new owner has fenced the property
and has undertaken a clean-up of the site where dumping had occurred in the past. The parcel is
encumbered by regulated wetland area and the applicant is also before the Conservation Commission for
that permit. The applicant has fenced the property, and obtained the required variance for fence height on
the corner lot. The applicant has proposed to reduce the curb-cut there and the property will be accessed
from Day Street (see sheet 3 of 5) through two sliding gates. The proposal also includes curbed islands
that will have grass and trees. As proposed there is no expansion of the existing pavement. The intended
use is to store approx. 50 Eversource response vehicles on the site.
The fence as shown on the plan was installed prior to this petition. The ZBA had granted the applicant a
variance for the fence height to allow a 6’ high fence in the front yard of a corner lot. As currently
installed the fence exceeds 6’ in height due to the addition of barbed wire on top of the fence. The
location of the fence also appears to be in close proximity to the road and/or property lines in some
locations, there are no zoning regulations in regards to the placement of fencing on private property.
No buildings or structures are proposed for this site.
The site plan application meets the zoning regulations and the applicant has addressed the site plan
comments from the planning and zoning office.
Commission:
In reviewing this application, the commission should consider the criteria for all special permits
delineated in section 5.2 of the regulations, specifically section 5.2.6 (attached) and section 6.11 for
Service, Sale, Repair, Rental or Storage of Motor Vehicles (attached).
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 or special permit and
Phone: (860) 665-8575 Fax: (860) 665-8577
townplanner@newingtonct.gov
www.newingtonct.gov

record its findings in the record of the meeting:
A. The need for the proposed use in the proposed location.
B. The existing and probable future character of the neighborhood in which the use is located.
C. The size, type and location of main and accessory buildings in relation to one another, and in
relation to other structures in the vicinity.
D. Traffic circulation within the site; amount, location and access to parking, and traffic load or
possible circulation problems on existing streets or proposed streets and driveways
considering impact on existing streets are effected. For large scale retail developments in
excess of 40,000 square feet of gross floor area a traffic impact analysis report with proposed
mitigation measures shall be submitted with the application.
E. Availability of public water and sewer, and possible overloading of water and sewage systems
and the adequacy of the existing off site storm water system serving the property to safety
accommodate any increase in drainage. (Effective 12/01/2001)
F. Location and type of display signs, lighting and landscaping and the impact of type signs on
adjacent properties.
G. Safeguards to protect adjacent property, and the neighborhood in general, from detriment
including, but not limited to proper buffering.
Section 6.11 Service, Sale, Repair, Rental or Storage of Motor Vehicles (effective 07/31/2019)
The Commission may grant a special permit for the service, sale, repair, rental, or storage of motor
vehicles in certain zones only, subject to the following conditions and to the provisions of Section 5.2
(Procedures and Standards for All Special Permits), Section 3.11 (Special Permits Allowed in B Business
Zone), and Section 3.17 (Special Permits Allowed in I Industrial Zones).
For the purpose of this section, “service, sale, repair, rental or storage of motor vehicles” include new car
dealers, used car dealers, repairers and limited repairers as defined in Sec. 14-51(a) of the Connecticut
General Statutes; the sale of gasoline or any other product under the provision of Sec. 14-319 of the
Connecticut General Statutes; as well as car washes and car and truck rental businesses.
6.11.1 All structures and equipment such as fuel dispensers shall be at least 30 feet from any street right
of way line.
6.11.2 All repairs shall be entirely within a building and at least 30 feet from any street right of way line.
The replacement of disposable parts such as windshield wiper blades and starter batteries may
take place outside the building.
6.11.3 Entrances and exits for any use approved under this section shall be at least 100 feet from a
religious institution, school, playground, hospital or any residence.
6.11.4 No display or storage of any motor vehicle intended for sale or rent is permitted in the required
front yard or in the street right-of-way.
6.11.5 No portion of any use relating to motor vehicles shall be within 100 feet of a residential zone.
6.11.6 The façade of the building shall be a combination of brick, split face block or dryvit. Wall signage
shall be uniform in size, design and lighting. The architectural style and design shall provide for a
good appearance and blend harmoniously with adjacent buildings, and shall be approved by the
Commission.
6.11.7 Pursuant to Sec. 14-321 of the Connecticut General Statues, the Town Plan and Zoning
Commission shall act as the local authority in approving Certificates of Location (Gasoline and
Motor Oil Sales).
6.11.8 Pursuant to Sec. 14-54 and Sec. 14-55 of the Connecticut General Statutes, the Town Plan and
Zoning Commission shall act as the local authority in approving Certificates of Location (Dealers
and Repairers Licenses).
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Chairman Domenic Pane called the Special Zoom meeting of the Newington Town Plan and
Zoning Commission to order at 6:30 p.m.
I.

PLEDGE OF ALLEGIANCE

II.

ROLL CALL AND SEATING OF ALTERNATES
Commissioners Present
Chairman Domenic Pane
Commissioner Bryan Haggerty
Commissioner Garrett Havens
Commissioner David Lenares
Commissioner Jonathon Trister
Commissioner Stephen Woods
CommissionerThomas Gill-A
Commissioners Absent
CommissionerAnthony Claffey
Commissioner Hyman Braverman-A
Commissioner Gill was seated for Commissioner Claffey

III.

PUBLIC PARTICIPATION (For items not listed on the agenda; speakers limited to
two minutes.)
None

IV.

NEW BUSINESS
A. Presentation and Discussion of Section 6.13 Accessory Apartments and PA-2129

Renata Bertotti: 1 will start by explaining, first of all 1 want you to know that tonight, this meeting
is informational. There will be no decisions that are required of you and there is really a need to
just introduce this subject so that we can further consider what we will do with regards to how
we regulate the accessory apartments in the Town of Newington. What triggers this is, as you
may or may not remember, and the new members will not know this, but you can visit some of
the old recordings in July, two meetings in July, 1 presented to this Commission some of the new
state law that changed this past summer that, a number of provisions in the general statutes
changed in regards to zoning and planning and in particular regulations that impacted zoning
enabling statutes. Those are the statutes that actually give you the right to have zoning
regulations and sets the way in which you are to set your standards which give you the right to
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write the zoning regulations. There are two provisions in these changes that deal with ability of
towns to have the opt out provisions, and those included parking for apartments, parking
calculations for apartments, and accessory apartments. Accessory apartments in particular
opting out provision has a deadline which is by the end ofthis year which is why 1 wanted to do
this early so that we can have a discussion early on,figure it out and have this process
completed in plenty oftime, so we don't struggle at the deadline, ifthat means ifwe end up
deciding to opt out.
Just as a big sort of picture, with that in mind, how 1 am going to do this is I'm going to explain
what our regulations have, how we regulate this right now which Newington is actually good. At
least we allow accessory apartments, we have the regulations on how we do it, which some
communities don't allow them at all, period. Our regulations, and how we do it, there are certain
provisions that violate this new now law. 1 will go section by section and show provisions that
are problematic and then from there we will talk on how we will want to deal with this.
The first part is, we start with. The first section is under Section 6.13, we allow accessory
apartments in R-20 Zone and R-12 Zone which is good because it designates a specific zone
and areas which is required underthis new law, where the accessory apartments are allowed,
but we require a special permit. Under the new state law, that is not allowed, so what the new
state law says, community policy is to designate areas, designate zoning districts, in which
accessory apartments will be allowed, but they must be allowed as of right. Shall be allowed as
of right.
Next, an accessory apartment shall contain at least 500 square feet in area, and then we talk
about additions may be made to the size, so we imply that an accessory apartment must be
essentially an attached unit. It has to be either within a single family home, or it has to be an
attached unit. Again, the public act says that pursuant to this new section, the way that the
zoning regulations are to be written, they cannot establish a minimum floor area that is larger
than whatever is required by the building code, so we cannot set the minimum floor area that
are specific numbers, it has to be decided by the building code, we can't have that in our zoning
regs.
The second part is, it can also not bejust an attached unit. Ifwe allow it, it needs to be attached
and detached. The other area where we are out of compliance again, and this one is kind of
confusing to me, in that first section there is this language where it says, the accessory
apartment shall not exceed thirty percent ofthe gross livable floor area ofthe entire structure,
excluding garages and basements. The main living area shall not be less than 900 square feet.
The statutes talk about how regulations shall affect a maximum floor area, but it's not floor area,
to be not less that 30 percent. So 1 think we are okay here, but then they say, or 1 ,000 square
feet whichever is less, so 1 think we need to fix that.
It's all a little bit confusing, between the net and the garage and basement and whatever, so we
should definitely have some kind of conversation about what we do with this partiicular provision.
This is our definition of accessory apartments, we define them as to have at least one internal
doorway, again we are talking about a separate living unit within a single family dwelling, so
again, we are talking, we're assuming that it is attached. It's inside.
This is a separate section again where we talk about an outside access door and an inside door
connection, and then in the state law now, there are these provisions that say that zoning
regulations will be prohibited from requiring any passageway between accessory apartments
and the units, so you can't have interior doorway, you can require an exterior doorway and you,
the other section where we are out of compliance is the requirements of permits, subsection G,
at the very bottom.
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We actually are in compliance with C, D and E and F. We don't have any problems with this in
between, we are out of compliance with A, B, and G. They are talking about the style ofthe
single family residence that shall contain exterior stairs for the second floor living, shall not be
visible from the street, this is not strictly out of compliance with the new law, it is a little out of
keeping with, 1 think the intent of the law, and 1 don't know what to say about this, 1 little bit worry
about the intent ofthis act 1 believe is to have accessory dwelling units, similar orthe same as
the single family home, so if you allow stairs for a single family home to be visible from the
street, 1 think some lawyer in some court, will probably argue that you should altow the same for
the accessory units. But again, strictly speaking, you are not out of compliance with this
particular requirement, it may be out of context, out of spirit ofthe public act.
There was one other slide where in one of our provisions we limit the number of occupants in
the accessory dwelling units to two. There is also no language in the public act that prohibits
that, per se, but that too is unenforceable. 1 think it really is impractical to enforce the number of
occupants of a dwelling by zoning. That is more often occupancy standards that belongs in the
fire and building code health element. That should not be something that zoning is in charge of.
Again we are talking about an interior doorway connection, it's like 1 said, it's not allowed. This
one, we are actually good with and 1 like this, because this sets a maximum standard for parking
for accessory units, so it says essentially for these additional dwelling units you cannot have,
you know, a million parking spaces, or small additional units.
This one has quite a few issues. Here we require for reference a requirement for special permit,
we're talking about conditions. These conditions are based on the character ofthe
neighborhood and at the next slide you will see you know, one ofthe regulation amendments,
the very next one, and the next impori:ant one that 1 will bring to you once we are finished with
this work will be, we need to define the character of the neighborhood because you are not
allowed as a Commission to deny an approval for a certain type of permit based on character if
your character is not defined based on certain issues from this new law. We can't require
renewals of permits for the accessory apartment, we can't require public hearings, just a
number ofthings in this provision are out of compliance. This is the part where 1 just mentioned
about the character of the neighborhood, so if you read the zoning regulations, subsection B,
zoning regulations adopted pursuant to this subsection shall not be applied to deny any
application, etc., etc., etc. on the basis on character unless the character is expressly stipulated
in by clear and physical standards for site of construction, so we will have to, our next step will
have to come up with text amendments to define that.
So, after looking at our regulations, looking at the new State law, and then 1 looked at our POCD
and our POCD actually suppori:s having or allowing accessory apartments. They are included in
our community and they are really supported by the POCD. They provide for accessory
apartments and accessory dwelling units. They allow dimensional flexibility and provide for
smaller units, they are appropriate in areas where we can zone them as such and they will
resolve in affordable housing stock. They are also supported in POCD under action steps on
page 66, this is similar to, 1 think this action step actually is related to this strategy, so the
strategy created in action step on page 66, and then throughout the POCD there is this talk
about aging in place and how is that important to this community and how, and 1 mean, ever
since 1 came to Newington that has been a recurring theme around how much of a need in this
community that is. Accessory apartments are or will provide a good solution for aging in place.
So with all this in mind, we have options. Our options are to revise our regulations to match the
state statutes. 1 propose that at least as my preferred option. 1 will being the proposal to you
and we would have a public hearing and have a community review that proposal togetherwith
you. We can see from there how that resonates with people. How much of an issue some of
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these changes would present to people? If we have a provision, or two provisions that people
do not like, let's say 1 come back to you with a regulation proposal that meets everything in the
new State law. But people simply do not like the fact we also now allow detached structures or
accessory apartments units in detached structures as of right. Then, that is a good enough
clue for us to hold a hearing, opt out. Propose the zoning regulations that adopts everything so
we have our accessory apartments very flexible, proposed detached accessory apariiments as a
special permit, and we are in compliance with State law, we have good regulations that deal
with how we want it, how our community wants it, and yet we relaxed the rules, that we are okay
to relax.
Our second option is to just say, you know what, we as a community don't believe that changing
any of these rules is a good idea. It's a waste of our time, and let's just put a stop to all this and
let's instead of even trying this, schedule a hearing to do an opt out. So, those are our two
options and you can decide tonight, you can decide at the next meeting, 1 would just advise that
we do this at some point soon, because there will be two opt outs. We have to, ifwe hold a
hearing, on the opting out, we have to do it from the Planning Commission end, on the Town
Council end, 1 believe in each, it's a two thirds vote that is required, and you don't know how
long the public hearings will take in each and we don't want to be constrained for time on any of

that.

That is my presentation, and I have six minutes, 1 can't believe 1 got it all in time.
Chairman Pane: Thank you Renata. I'll open it up to questions from the Commissioners.
Commissioner Woods: Renata, thank you for the presentation. A couple of questions, early on
when you started we, I believe in our regulations now, want a minimum of 500 square feet and
the new state doesn't allow that minimum square footage, but you did say it would be by code.
What is the minimum square footage by code, you didn't say what that was. Do you know, or
does it depend?
Renata Bertotti: 1 do not know, 1 think that depends, 1 think that depends on the occupancy.
CommissionerWoods: Okay, and then ifwe establish these accessory apartments, is it
perpetuity, are they there forever? What happens if the house sells, and ownership changes?
Is there a reapplication, do we know?
Renata Bertotti: So 1 would like to have some kind of ownership registration. 1 think it is a smart
thing to have at least one property owner on the property so that it doesn't become like a rental
unit.
Commissioner Gill: Renata, as far as the utilities, 1 don't need this right now, but if you can get
to us what the regulations are going to be in regards to the utilities?
Renata Bertotti: You cannot have separate utilities, so our current regulation stays the same.
The State regulation says you cannot require that an accessory apartments have separate
utilities, and that is what we say too, so we are in compliance. So they just need to be together,
like you cannot have separate, and in your regulations, in your zoning regulations, we can't
require separate meters, separate installation of utilities. People can do it ifthey want, but we
can't require.
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Chairman Pane: Are there any other questions?
Gail Budrejko: Basically this really, the terminology apartment, to me is misleading. Isn't this
allowing little houses?
Chairman Pane: I'll have Renata confirm that for you, but my understanding is that you could
add an apartment, detached or attached, by right for every single family home in town, so every
house could be turned into a two family, and that is basically what the State wants, is that
correct Renata, or am 1 wrong.
Renata Bertotti: In the zoning districts where you allow them.
Chairman Pane: Well, we only have a couple ofzoning districts, R-20 and R-12. R-12 is kind of
small, so if we allow it in R-20, that's like the majority of the town.
Gail Budrejko: Then you can put little cabins out there, 1 mean, ifthey are detached you need to
have like a sewer hookup, water, electricity, an apartment normally has a bedroom and kitchen
and if there are no size limits, you are basically allowing two houses on a lot, or more. Is it
limited to one accessory apartment per amount of land? Can you have two, can you have littte
cabins like you see driving down the highway down south?
Renata Bertotti: So ifwe go by this, our regulations will allow one. Whetherwe choose to allow
four, or five, or fifteen that's up to us, but we are only required to allow one, unless we opt out,
and again, like 1 said, 1 suggest that we come back with a regulation proposal and then, because
my sense is, honestly once the community looks at this, there may be things, and 1 think
perhaps a detached provision will be the one that people will be perhaps more sensitive to than
some otherthings that could trigger potentially opting out. But, ifthat is the thing that you are
opting out for, then we still have accommodated a number of other things that make our existing
regulation much better than it is right now. That still in my mind is a plus. 1 still would
recommend that we do it that way rather than doing an opt out without you know without doing a
little bit good on this. Who knows, after we look at some districts and after we map some
veracity, maybe the detached won't be that much of a problem as much as 1 may think.
Chairman Pane: Before we come up with a regulation Renata, would it make sense, and I'lt
open it up to the other Commissioners, does it make sense maybe to go to the public and ask
the public whether or not they would like to have something like this? 1 mean, I think it's kind of,
I don't think the majority of the people want to live next to detached homes by right, or
accessory apartments on every house in R-20 or another zone. R-12 zone is kind of small, so l
would imagine we would probably want it on the larger lots and, but that is our most protected
single family homes, 1 just don't know if people would like that.
Renata Bertotti: 1 was just going to say, what you are talking about sounds to me like a public
hearing for an opt out provision. That is an option too, you can do that if you want.
Chairman Pane: Are there any other questions from the Commissioners? Is there anyone from
the public wishing to speak? Anybody from the public? 1 think it would be, if you could provide
some additional information that the Commissioners asked for and address some ofthe
questions, maybe we could meet again just before our next meeting and talk about it a little
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more and see what way we want to go. Is that all right Renata?
Renata Bertotti: Yes, that is perfectly fine, thank you so much.
V.

PUBLIC PARTICIPATION (For items not listed on the agenda; speakers limited to
two minutes.)
None

VI.

ADJOURN

CommissionerWoods moved to adjourn the meeting. Meeting adjourned at 7:00 p.m.
Re^pectfully subjni,tted,
^-^.
[ine Addis,
Recording Secretary
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Chairman Domenic Pane called the regular Zoom meeting of the Newington Town Plan and
Zoning Commission to order at 7:10 p.m.
I.

PLEDGE OF ALLEGIANCE

II.

ROLL CALL AND SEATING OF ALTERNATES
Commissioners Present
Chairman Domenic Pane
Commissioner Bryan Haggerty
Commissioner Garrett Havens
Commissioner David Lenares
Commissioner Jonathon Twister
CommissionerThomas Gill-A
Commissioners Absent
CommissionerAnthony Claffey
Commissioner Stephen Woods
Commissioner Hyman Braverman-A
Staff Present
Renata Bertotti, Town Planner
Erik Hinckley, Asst. Town Planner/ZEO
Commissioner Gill was seated for Commissioner Claffey
APPROVAL OF AGENDA
No Changes

IV.

PUBLIC PARTICIPATION (For items not tisted on the agenda; speakers limited to
two minutes.)
None

V.

REMARKS BY COMIVIISSIONERS
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None
VI.

PUBLIC HEARINGS:
A.

Petition 55-21 Special Permit (Sec. 5.2.7) to modify an existing freestanding sign
to allow for LED prices at 430 New Britain Avenue. Applicant and Owner S & S
Automotive LLC, Contact Carolyn Parker.

Christopher Holopar: I'm the owner of Imagining, my address is 14 Strong Street, Manchester,
CT. We have a request to install an LED price sign in an existing free standing sign at 430 New
Britain Avenue, Newington.
Chairman Pane: Would you like to explain what is gong on, on the property?
Christopher Holopar: Yes. Currently it is a Sunoco gas station and they have a manual sign as
you can see on the left of the screen, and what the owner would like to do is to convert it to an
LED pricer, so that would be for regular fuel and diesel as well.
Renata Bertotti: As you know, we have, not that long ago actually amended our zoning
regulations to eliminate the provision from the zoning regulations that explicitly prohibited signs,
price signs for gas station from being lit in the Business Zone, and the reason for that was that
under the special permit provision this would be presented to you on a case by case basis and
you would look at the applications on each site by site locations and would examine for impact
to the neighborhood. So when showed this to you originally the, 1 believe the vote was
unanimous at that time forthe regulation amendment. This application is, as you can see on
the screen to essentially change the sign that is already lit up top and 1 am not sure ifthe diesel
letters on the bottom are also lit at this time or not. The applicant can answer that question.
Christopher Holopar: Yes, the diesel sign is currently lit.
Renata Bertotti: So the top. Sunoco is lit, the bottom diesel is lit, and just the part in the middle,
2.79 regular and regular 3.06 that is the part that is currently not lit and that will be replaced by
what you see on the screen, and the lit numbers that will show the prices. We did not have a
problem, this is on New Britain Avenue, it is a commercial corridor, we did in the office, and 1 will
submit this under the testimony, under public testimony a letter in opposition to this, so once we
get to that 1 will read them into the record, so that is all 1 have to say.
Chairman Pane: I'll go to the Commissioners to see if they have any questions for the applicant
or Renata? Is there any questions from the Commissioners concerning this application, or

for.....
Commissioner Lenares: Just to confirm what 1 think we already know, the sign already has
some illumination, and they are just trying to clean it up and make the prices a little clearer, and
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bring it up to date kind ofthing. The sign is already illuminated as it stands, it's just looking to
re-illuminating some ofthe pricing on it, am 1 correct with that?
Erik Hinckley: That was my understanding, that they were just basically changing the current lit
sign where they don't have to change the numbers, just by LED, so they can just change them
from inside the store.
Chairman Pane: Thank you. Any other questions?
Commissioner Gill: Do we have a standard size for the numbers that is allowed?
Renata Bertotti: Under our regulations, 1 do not believe that we have a standard for the letters.
Erik Hinckley: It falls under their signage, so if they are allowed 100 square feet of signage,
they are included in that, so ifthey wanted the pricing to use all their signage technically 1 guess
they could do that, but we don't have, just for pricing we don't have a standard for that.
Commissioner Gill: The reason I'm questioning that is doing forward, 1 think we should look at
this type of application that would be automatically allowed, you know, in a change,so if there is
a standard size in the industry, then we could put that into our regulations for those types of
illuminated signs going forward. That was the question that 1 had.
Commissioner Havens: Quick question, the current sign, versus the updated sign showing
twelve inch digits, are the numbers approximately the same size on the existing sign that will be
the same as the new sign, for height?
Christopher Hopolar: Yes, that is correct.
Chairman Pane: Are there any other questions? Does the applicant have anything else that he
would like to add?
Christopher Hoolar: Not at this time, thank you.
Chairman Pane: At this time we will go to the public. If there is anyone wishing to speak in
favor ofthis application?
Michael Fox: I'm definitely in favor of it, and as long as the sign itself is regulated, 1 see no
reason to worry about the sign or the lettering, 1 don't think we can anyway. As far as
Commissioner Gills suggestion that we allow it by right, I'm not too sure 1 would want to go that
far, but I would like to see the Commission set something like this up like we did temporary
signage where stafftakes a look, does what has to be done and then lets the Commission
know.
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Chairman Pane: Anybody else wishing to speak in favor ofthis application? Is there anyone
wishing to speak in opposition?
Erik Hinckley: As Renata said, we do have one e-mail. 1 don't know ifthere are any others.
This is from Neil Pabe at 211 Eddy Lane: Regarding Petition 55-21, l want to express my
concerns with the special permit at 430 New Britain Avenue. The convenience associated with
the LED technology is understandable and would appear to be typical in most well established
commercial corridors, howeverthe business district associated with 430 New Britain Avenue is
a unique and limited one. The rear properties are boundaries with residentially zoned
neighborhoods. This district is a compact business node located in and predominately
supported by adjacent residential neighborhoods. The use of a LED sign is not a permitted use,
but set aside by special permit so the Commission can evaluate the potential impact on the
existing and probable future character ofthe area and the potential impact on and consistency
with adjacent properties. The addition of LED signage will upset the residential character of the
neighborhood this business is located in. There are approximately eighteen other business
uses in this tight and focused neighborhood. If the Commission is able to determine that this
complies with the special permit criteria it would be hard to argue that the same special permit
findings could not be made for the other eighteen businesses, that they may also see the
advantage of installing similar signage. As part ofthe evaluation ofthis special permit request
for one LED sign, the Commission should consider the appropriateness for this use on all lots
within this particular business district located in this unique area. This proposal is a step
towards the over commercialization of a small neighborhood business center, to prioritize the
business interest of capturing the attention of motorists over the interest of neighborhood
residents who routinely frequent this area on foot and by bike in supporting the local
businesses. For the reasons stated above the addition of LED the addition of LED signage to
this area would negatively affect the character of the neighborhood, places greater emphasis on
commercial characteristics of a small local area over the residential characteristics that
dominate the residential area this small business district is located in. A review of this and
adjacent sites indicates that the proposed signage is not consistent with existing signage on
adjacent properties, and not consistent with the adjacent residential uses. Thank you for your
consideration.
"Writing in weigh
to
Renata Bertotti: 1 received an e-mail today at 6:06 p.m. from B.J. Clinton.
in on the consideration to convert the large ground sign for the gas station on the corner of
Maple Hill Avenue and New Britain Avenue to allow LED prices. This is a small home town
business district at a crossroads of a large residential neighborhood. The businesses are
primarily forthe neighborhood/supported by the neighborhood and LED lighting is unnecessary.
It is overly bright, and while I'm all for energy savings, 1 don't like it at the cost of making our
small section look gaudy. Once one business does this, it would set a precent to allow other
businesses to do the small which will have a detrimental effect. Please read my comments into
the meeting. Thank you B.J. Clinton
Chairman Pane: Is there an address for that person?
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Renata Bertotti: No, not for B.J. Clinton.
Chairman Pane: No other letters or e-mails? Anyone on the phone that would like to speak in
opposition? What is the will of the Commissioners? Would you like to close Petition 55-21 and
move it to Old Business?
Commissioner Lenares moved to close Petition 55-21 and move it to Old Business. The motion
was seconded by Commissioner Haggerty.
Commissioner Trister: Just a point of clarification on the current regulation. In order for other
businesses to do the same thing as some ofthe callers suggested they would also have to, it's
a case by case basis, is that correct?
Chairman Pane: Yes, 1 have Renata explain that to you.
Renata Bertotti: This particular rule is pertaining to gas stations, and only gas stations so this
prohibition belongs to the pricing signs to the pricing on the signs that belong to the gas station
only, so that is what the rule is about. In this particular district there are no other gas stations,
there are other districts where you have other gas stations and each gas station comes with,
first of all the fuel stations are subject to special permit. Free standing signs are subject to
special permit. Any change, any substantial change to the free standing sign requires a public
hearing and the special permit, which is what this is. So, if it is a gas station, then yes, if it is
something different, 1 don't know, it depends.
Chairman Pane: So it only applies to gas stations John, and if it was another business Renata 1
would assume that they would have to come in front of us. We don't have anything that covers
that for other businesses do we?
Renata Bertotti: If it is a substantial change to the free standing it comes to you because any
special change to any free standing sign, it goes to you anyway. That is a special permit on its
own.
Chairman Pane: Right, but we haven't allowed LED for other than gas stations, have we?
Erik Hinckley: To my knowtedge no, you are correct. We have regulations regarding digital
menu boards, and anything flashing, crawling, things like that are prohibited.
Commissioner Gill: the question 1 have is, there is no animation, no flashing of these lights, it's
just a constant LED light?
Chairman Pane: Correct, yes.
After a roll call vote, the motion to close Petition 55-21 and move it to Old Business passed
unanimously with six voting YEA.
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Petition 50-21: Zonina Text Amendment (Sec. 6.1 6) to add medical marijuana
dispensary Facilities and production facilities, Adult Use Cannabis, Cultivator,
and micro cultivators to the PD Zone and to add adult use cannabis retailer,
hybrid retailer, medical marijuana dispensary facilities to the PD and B Zone.
Applicant and Contact, Newington TPZ. Continued from 1-12-22

Renata Bertotti: This is as you can see, continued from the last meeting. Just a quick recap,
we had originally, before 1 came on board allowed medical marijuana dispensaries in the Berlin
Turnpike zone and in Industrial zone, and we allowed medical marijuana production facilities in
the Industrial zone. Then last summer, one ofthe new laws that was passed, was the state
allowed recreational cannabis sale and cultivation and following that we adopted a regulation to
allow cultivators and micro cultivators in Industrial zone and we adopted to also allow retailers
and hybrid retailers which the distinction is whether you have a pharmacy or not, recreational
cannabis in the Business Turnpike Zone. That Business Turnpike zone is essentially the
northern portion ofthe Berlin Turnpike area. After discussion, the Commission expressed an
interest in perhaps reviewing some additional areas for expanding this use and in particular,
there was discussion around perhaps allowing it in a PD Zone and maybe considering Business
Zone. So at the last meeting we talked about that, 1 gave some things that 1 wanted the
Commission to think about. We do have a property that is zoned PD in the downtown area, 1
have some, 1 don't want to call them concerns, but I just have, 1 want the Commission to think
about whether or not a cultivator or a micro cultivator would be appropriate in that location, that
PD Zone, so ifwe were going to allow the location for that. 1 also am, 1 also talked about
allowing sales in B Zone. B zone is generally our neighborhood surrounded business zones, so
those are smaller parcels that are in residential neighbors. They do have several business
parcels that are near schools, we have one near Martin Kellogg, near the high school, so with
that in mind, ifthe Commission is comfortable with these things, 1 personally don't really have a
good feeling one way or the other. These are the uses that are going to be very, very heavily
regulated by the state. That gives me some level of comfort, because it's not going to be that
easy to get that license that easily. There will be a number of control factors before somebody
can open, but still, 1 think as a community we want to be comfortable as well.
I feel very comfortable allowing hybrid retail and retail in the PD Zone, 1 think that is quite
appropriate. The lower part ofthe Berlin Turnpike is really, it really is kind of like a no brainer in
my mind. 1 would have no problem seeing it there. 1 don't know how the Commission feels
about that. We have prepared motions in all kinds ofways, so the Commission, you can talk
about it, you can consider any which way you want to do this tonight, and then once you decide,
we have pretty much every version of motion for tonight, so whatever way you decide to do this,
we will have it ready for your vote. 1 originally proposed that to add the cultivators and micro
cultivators to the PD Zone and then retail and hybrid retail to PD and B zone, because that is
how it felt to me after that original discussion the Commission was leaning that way. Whether
that is how you want to go or whether you want to limit down to something much more
conservative or more conservative is up to you.
Chairman Pane: Thank you. We'll go to the Commissioners to see if they have any questions?
Commissioner Lenares: The only thought 1 had was when we first talked about some of this,
some of this is obviously very new to the Commission, and some of the towns going forward,
some ofthis innovative types of businesses, the only thing 1 was cautioned about was, as the
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Planner said, some ofthese areas that are mentioned are almost like no brainers, they almost
easily would go into one ofthese areas, butjust to be cautious about allowing them into maybe
too many places all at once without knowing as much information as possible about this
innovative new type of industry, just to kind of bring it along a little slowly and cautiously.
Commissioner Haggerty: 1 think there are some parts that make sense, the lower part of the
turnpike, and 1 think my concern is having the PD zone in the center of town. I'm not sure 1
would feel comfortable essentially having a dispensary in the town center. That would be my
main concern.
Commissioner Havens: I remember when we were doing this earlier, that you could have one
dispensary based on how many people were in the town, the population. Now is there a limit as
to how many we can have over all or regardless of where we zone them, is there a limit to the
number that we can have, or is that set at the state level?
Renata Bertotti: It is limited. There are limits to some things, the state limits dispensaries,
medical marijuana dispensaries, state limits medical marijuana production. There is a state limit
that mandate to towns with micro cultivators, so those are the growers between 2,000 square
feet and 10,000 square feet and we can have two ofthose, maximum. They must be a special
permit and then we also can have two hybrid, or no, either retail or hybrid, those are regulated.
The medical part is regulated by the state.
Chairman Pane: There was a question concerning whether or not, if we allow it in the PD, could
it still go in the center of Newington and is that by special exception? Would we be able to
control that or not?
Renata Bertotti: Yes, it's a special permit and you can control it by special permit and you can
control it whether you allow both grower, the cultivation and sale it is all special permit so you
always have that level on top.
Chairman Pane: One of the main reasons we kept this open was to hear from the public a little
bit more, so we'll open it up to the public. Is there anyone from the public wishing to speak either
in favor or against this.
Rose Lyons, 46 Elton Drive: Seeing 1 was the only one here in the beginning of all of this, I'm
still sitting here watching, probably seven or eight years later, 1 had a question, just for
clarification. Right now we have one medical marijuana dispensary on the Berlin Turnpike and 1
think Matt Carbrey came before you, 1 don't know if it was approved for hybrid, have they gotten
their license? I'm not quite clear on that. So if maybe Renata could address that question, and
one of the other things is, given that 1 live in one of the areas where it is a PD Zone that could
be affected near the high school and Martin Kellogg, I'm just wondering if that is the 7-11 plaza,
and 1 would also like to know where in the center of Newington the PD zone is, and I'm feeling
confident about this because you will have oversight should it come to someone wanting to
come into town and put any kind offacility in a PD area, but 1 would just like a visual as to where
the PD zone is that might be affected by this should they come in the future.
Erik Hinckley: If you look at the map now, it's the Keeney plant on Main Street that is PD.
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Renata Bertotti: 1 do not know whether or not know whether they have their license for hybrid
sale or not from the state. I don't believe that anybody can start selling anything at teast until
this summer, not even until maybe the end ofthe year, because that legislation is also based on
how the state will issue the licenses. 1 don't believe that hybrids count, so in addition to them, in
our town, we also will be limited to have two more. The present one doesn't count because it
includes the medical part.
Rose Lyons:
Avenue?

probably interrupted Erik, but the other PD, is that the 7-11 plaza over on Willard

Erik Hinckley: That is actually the B Zone but the 7-11 Plaza, yes.
Rose Lyons: 1 thought you said there was a PD Zone in that area, no?
Erik Hinckley: No, there was a consideration of using the B zone as well and that was of
concern.
Chairman Pane: Anyone wishing to speak in favor or in opposition? Did we receive any letters
or e-mails?
Renata Bertotti: No. We had someone who spoke in favor at the last meeting if you recall.
Chairman Pane: Ifthere is no objection, I'll entertain a motion to close Petition 50-21.
Commissioner Haggarty moved to close Petition 50-21 and move it to Old Business, seconded
by Commissioner Havens. After a roll call vote, the motion passed unanimously with six voting
YEA.
C. Petition 52-21: Zonina Text Amendment (Sec. 3.22.1) to define and allow
commercial vehicles as an accessory use in Residential Zones, Applicant and
Contact, Newington TPZ
Renata Bertotti: 1 hope we are at the end of this. The Commission asked me to finish what the
previous Planner started, and it is my understanding that actually before all of that you had quite
a bit of spent discussing this matter. A review of his draft, 1 provided you with some comments
on that, and what 1 can tell you is that our current regulation as written is really confusing. There
is a definition ofcommercial vehicles that includes a number ofthings including vehicles such as
buses and semi-trailers, trailertrucks, dump trucks, wreckers, trailers used for commercial
vehicles, a lot ofthings, but then these large, if you lookjust down further in this section are
probably excluded because they very likely exceed the gross vehicle weight of 10,000 pounds,
they likely exclude 20,000 feet in length, they likely have more than two axels, more than four
tires, so it's a lot ofthings when you read one thing that says you can have this, but then just
like three lines down it actually says that you can't have it, so it's just not the best way to kind of
write this up, so 1 very much welcome the fact that the previous Planner cleaned this language
up a little bit, 1 also agree with the approach of excluding some ofthese larger vehicles from
being allowed to, as of right, to park in the residential neighborhood. It is still allowed to do that
under the special permit, but you know, you have to have a public hearing notice, notify the
neighbors, and have a hearing in front ofthe Commission to do that, so there is some
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consideration for these kinds of things that are likely impactful to neighbors. When we last
talked about this, and we discussed this first in a sori: of, not a formal, this was like under Town
Planner report, it wasn't in a public hearing setting, we talked about it and somebody on the
Commission noted that it wasn't quite clear in the regulation as they were drafted that allowing
commercial parking meant allowing commercial parking, that it didn't actually prohibit people
from operating their commercial businesses from these commercial vehicles, so in order to
remedy that, I recommend that we add, under 3.22.1 .C.1 where it starts with commercial
vehicle, we just add parking of a commercial vehicle, customarily used by the resident for
transporiiation. So that, in my interpretation would clarify that that is what this means. It doesn't
mean you can have a vehicle and then you can sell ice cream out of it, or you can do something
else with it, right? Then there were some other things that 1 think were just deleted kind of by
mistake because they didn't really belong to this deletion, so we eliminated that, because 1 didn't
see anything suppori:ing that, so those are the subsections B and E which have nothing to do
with commercial vehicles. That is really all 1 have to say about this, 1 just welcome simple, user
friendly amendment and 1 believe it will require a public hearing to allow parking of larger
commercial vehicles on a regular basis.
Another thing, as Erik and 1 were talking about this, he pointed out that he occasionally receives
complaints regarding parking of semi-truck cabs on property, so the Commission may want to
talk about that and just see if we want to do anything about that.
Erik Hinckley: 1 have actually had more calls about the semi-truck cabs than just other regular
commercial vehicles. Especially recently for some reason, 1 have had three or four in the last
couple of months where just the cabs are parking in the driveway.
Chairman Pane: This regulation would not allow that, and we don't allow it now. Is that correct?
Erik Hinckley: It's not allowed but 1 don't know if it is clear enough here, if you just want to have
the language so everyone is clear, so when you look at it we can just say, look, semi-cabs are
right here as one of those that is not allowed.
Chairman Pane: Thank you. Are there any comments or questions from any of the
Commissioners concerning this?
Commissioner Haggerty: 1 guess some questions that 1 have is, 1 don't think it would apply to a
lot of people, but one thing 1 noticed, food trucks, maybe there are some business owners in
town that operate a food truck and they park it in their driveway, or perhaps an ice cream truck, 1
think another area where there were no trailers allowed of any kind, and 1 think that might hurt
any of the landscapers in town, and you are not allowed to have any modifications to a truck
such as a plow, again, the landscapers who might plow in the winter, 1 mean that would no
longer be allowed, is that correct?
Renata Bertotti: Where do you see that, about modification?
Commissioner Haggerty: Well, certainly the first couple that I mentioned, designed to sell food
or merchandise directly, does that mean if somebody owned a food truck, as a business or an
ice cream truck, that would be excluded.
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Renata Bertotti: That would be excluded yes. And then, modifications or attachments including,
but not limited to plow. This statement has been deleted.
Commissioner Haggarty: Okay.
Renata Bertotti: So this language, this language that says modifications or attachments
including but not limited to plows and all that stuff, that has been deleted. That is how it was in
the regulations before, so this was before. When it was re-written the deletion was removed.
Now the food trucks, where is that?
Erik Hinckley: That is number seven, crossed out.
Renata Bertotti: So that also was deleted but 1 don't know that our revised version actually
allows it.
Chairman Pane: Wouldn't you be able to have the truck in your side yard but you woutdn't be
able to use it to sell food out of it from your house.
Renata Bertotti: Right.
Commissioners Haggarty: I'm not suggesting that people start operating businesses but if you
are a business owner and that is where you park your truck at night......
Renata Bertotti: The was the whole idea. The premise ofthis regulation was, if you are a small
business, like a landscaper, a food truck operator, an electrical contractor, with a truck that has
signage, you can park the truck the side or rear of your property and be able to be there without
violating any kind of rule, as long as you didn't operate out ofthat location.
Chairman Pane: Any other questions from the Commissioners? Is there anybody from the
public wishing to speak in favor ofthe Petition?
Stew Droz, 74 Glenview Drive: Thank you to all ofthe Commissioners, allof you volunteer and
the amount of work is insane so thank you. 1 support the changes as written even if we do have
the semi cab added to it. We moved into Newington about twenty years ago and we did so
because of the very friendly feeling of the town. 1 mean, it's a middle class town without the
pomposity or arrogance that you really get in some other towns that 1 have lived in, the whole
my Mercedes is nicerthan yours type offeeling. People in Newington are much more likely to
help you with something or loan you a tool, or invite you in for a beer, even if you barely know
them. 1 understand a lot of middle class folks have a lot ofwhite collarjobs, health care,
education, office work, administrative, there are thousands and 1 also understand that there are
a lot of blue collar, middle class workers in Newington, plumbers, landscapers, electricians,
roofers, carpenters, the type of people who are more worried about their shower afterwork than
their shower before work.
Blue collar people need different kinds of tools and in many cases they need to bring those tools
home. 1 mean, what if they are on call and they need to go to work at three in the morning
because there is an emergency. That is when they are needed and they need those tools to
actually do that. What if they are a business owner and it is the only truck that they have and
while I'm on the point of owning a business some people on the call to those business owners
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they pay property taxes on every tool they use, every year. Ifthe normal person goes out and
buys a hammer they will pay their sales tax on their hammer and they own a hammer, if a
business owner buys a hammer, they still pay the sales tax, but every year they have to pay
property tax on that hammer to the town which also reduces the tax burden on everybody. So
it's really kind of everybody is working together kind of thing. Now, also in regards to the way
that it is written and to emphasize what you have already discussed this is really for parking
only. If you are going to have a business in your house, if customers come and go, if workers
show up every day, we're not talking about some contractor leaving ladders outside in front,
because that would be covered under blight. We're talking just about parking. A couple of
quick interesting notes, Bill Gates and Paul Allen started Microsoft in a garage, Jeff Bazos
startied Amazon in a garage in Washington. In closing, Newington is a really middle class town
doing middle class things, and some of us business owners are just here trying to do the middle
class thing and feed our families so 1 do support this the way that it is written and again, thank
you all for your time and what you guys do.
Chris Miner, 419 Revere Drive: I'd like to thank the Commission for finally taking this up and
getting this hopefully resolved. It's been a long standing issue in Newington for as many as 30
plus years as 1 can recall and a few concerns thatIhad 1 just wanted to make sure that this is
clarified. The towing industry, specifically contractors for the Town of Newington, are required
to respond to an accident or incident within a 20 to 30 minute time frame. To do that, the only
way the drivers can effectively meet that response time is having their emergency vehicles, or
tow truck orflat bed at their home and responding directly to the incident. That is my concern,
because some ofthese flatbeds can be 26,000 or 33,000 gross vehicle weight. That was a
concern on that, and in regards to that, in regards to the gross weight for trucks, 1 know my
particular crew cab pickup truck, dual wheel is 15,000 gross weight, and those are the only
issues that 1 have concerning as well as trailers exactly, what is allowed and what is not
allowed, by any changes made specific to trailers. 1 know quite a few contractors have got
closed trailers just for the convenience of being able to lock all the tools within the trailer, be
able to store it, they are not working out of their home, but that is their take home vehicle.
Thank you again for taking this up and have a good evening.
Rose Lyons, 46 Elton Drive: 1 thought back about 15 years ago when one of my neighbors
wanted to have a little catering business out of his house and the biggest stumbling blocks were
getting the TPZ to allow him to put a small magnetic sign on a van. The neighbors came
together and said we had no problem but still it was denied. I'm glad to see that we've come a
long way since then. The trailer cabs bother me and I'm glad that Erik brought them up. 1 live
off of Dowd Street which if you are not familiar with it, there is a little bit of an incline as you
come up from Main, and during the summer I've noticed a cab either in a driveway, that wouldn't
bother me, but the trailer, with the cab attached to it has been parking on the hill there. I'm
guessing that might have been one ofthe complaints that he had received from the neighbors,
not from me, but 1 don't live on Dowd, but coming out of Dowd, it's an obstruction trying to look
to see who is coming up from Main Street, so that would be one thing that 1 would like you to
consider when you are getting these regulations up and running. Thank you.
John Bachand, 56 Maple Hill: 1 only tuned in late so I'm not up to speed on everything but this
is something that is near and dear to me because 1 am a home based contractor. 1 have a class
5 truck, what they used to call a one ton, which as Chris Miner mentioned, the gross vehicle
weights are, he mentioned 1 5 but mine is 1 2 five. l just saw the number ten up there l thought
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that was really low because even a single wheel heavy duty pick up trucks now are up around
ten or more. Again, I'm not critizing anything because 1 don't know what the, 1 didn't have a
chance to follow what you are proposing. 1 did participate in this process a few years back, and
it is an ongoing thing. Newington is a serviced based work force, a lot of us anyway, and 1 don't
think that trend is going backwards, so just hope that you look at everything carefully, like 1 said,
1 turned in late so 1 didn't get a chance to read up on it, butjust consider the DPW rating
especially, and everything else I'm sure is reasonable. Thank you very much.
James Imbert, 97 Glenview Drive: Two years ago 1 was approached by the town Planning and
Zoning saying that 1 had a trailer that was a commercial vehicle that was in my driveway and 1
had a truck with a plow on it. They considered that a commercial vehicle. 1 know a bunch of
people, 1 know Stew up the street up the street also ran into the same problem, I'm hoping that
you correct the wordage in there regarding a plow on a truck as far as a commercial vehicle. 1
don't have a commercial vehicle, 1 never did, and the trailer 1 had fifteen years in the driveway,
never was a problem. Thank you very much.
Chairman Pane: Anyone else wishing to speak in favor ofthis application? Anybody wishing to
speak in opposition?
Renata Bertotti: Just for the record, before we move from public participation 1 just wanted to
interject really quick because for a minute there we were having some trouble sharing our
screen and some of the statements that were made, they were made because we are sharing
the text that was deleted, but for some reason we cannot share the actual clean version. So I'm
just going to ask you to hold up and Erik, that is great. Again, for the public that just spoke, 1
want to make a couple of things clear. So, all the references to the gross weight, the dimension,
they are actually deleted. So right now we do not have prohibition for a vehicle of 15,000 or
whatever. What you see on the screen is a commercial vehicle is used by the resident for
transportation, it is permitted for a dwelling unit, we will add the word parking of a commercial
vehicle customarily used by the resident for transportation is permitted for each dwelling unit on
a lot. Such vehicle can be parked either in a driveway or some other suitable paved area, in the
side or rear yard so no parking in front of the property, it is a motorized vehicle that is used to
carry, deliver, handle goods in the conduct of business, profession or trade on a regular basis.
Commercial vehicles can be step vans, pick up trucks cargo vans, box trucks, Vehicles
permitted to be kept on a residential property in accordance with Section C.1 do not include
heavy duty earth moving equipment, cement mixers, trenching pipe laying equipment or other
similartype construction equipment, buses, semi-trailer, tractor trailers. Personal vehicles that
are used for transportation of handicapped persons are exempt, and then we have a separate
division in the zoning regulation that deals with commercial vehicles that can be allowed under
special permit. So that is how it will be, if the Commission adopts it, unless the Commission
considers some changes. This is an actual language of what we are proposing.
The stuffthat was shown in red is the text that showed our current regulation, what it is, and the
changes that were made.
Chairman Pane: 1 have a question. Would tow trucks, emergency vehicles, that would also be
allowed by these changes, correct?
Renata Bertotti: Yes.
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Commissioner Gill: At one time we had a number ofvehicles that were allowed in the driveway,
is that still in there?
Renata Bertotti: One commercial vehicle.
Commissioner Gill: So we could have a special exception, and where that came up is during
Covid 1 was required to bring my Eversource vehicle home. If I had a commercial vehicle, then
there would be two. So would 1 have to go for a special exception to have that vehicle there?
Renata Bertotti: Yes.
Commissioner Gill: Okay, and how long does that exception last?
Renata Bertotti: Special permit, you can set a time frame or you cannot not. If the use is
allowed, you don't have to set a time frame.
Commissioner Haggarty: So all these commercial vehicles are by right Renata? Is that correct,
one commercial vehicle by right?
Renata Bertotti: Yes.
Commissioner Lenares moved to close Petition 52-21 and move it to Old Business, stating that
the public participation process should be closed, but additional time should be taken before
voting in understand and incorporate the language of the petition. The motion was seconded by
Commissioner Haggarty. The motion was seconded by Commissioner Haggarty. After a roll
call vote, the vote was unanimously in favor ofthe motion, with six voting YEA.
VII.

APPROVAL OF IVIINUTES

Commissioner Haggarty moved to approve the minutes ofthe January 12, 2022 meeting. The
motion was seconded by Commissioner Gitl. The motion was unanimously approved with six
voting YEA.
VIII.
NEW BUSINESS
None
IX.
A.

OLD BUSINESS
Petition 54-21, Zoning Text Amendment (Sec. 3.19.2.B.1) to delete the requirement that
residential development in the PD Zone be limited on sites with direct access to the
Berlin Turnpike or streets that directly connect to the Berlin Turnpike, Applicant: Alan
Bongiovanni. Tabled from January 12, 2022.

Renata Bertotti: So if you remember the public hearing on this application has closed last
meeting and on the record, the applicant's attorney argued that the provision proposed to be
deleted which is the provision that requires that a potential site development be either directly
located on the site with direct access to the Berlin Turnpike or streets that directly connect to
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the Berlin Turnpike, be deleted from our regulations within the PD Zone. It was argued that this
provision is vague, and undefined. That it was used either to control traffic, that it conflicts with
our POCD, and that it places unreasonable restrictions on residential use and excluded
otherwise suitable sites in other PD Zones because our PD Zone is located throughout town
and not necessarily along the Berlin Turnpike.
As you remember 1 spoke ofthis as being a regulation that existed on our books, in our records
we were able to establish at least from 1988, so for a number of years, and that it was probably
related to either an attempt to control traffic on residential streets which as 1 indicated in my
testimony and in my memo 1 did not think was a helpful provision to do it that way, or it was
included in the regulations to monitor, control multi-family housing development period. So at
this point, the Commission considers this as a zoning regulation amendment, this is, as you
know, related to the entire PD zoning district. It's not associated with any, or it shouldn't be
considered as a part of any particular development. It has to be viewed in a context ofthe PD
Zoning District, and you should look at this whether or not it makes sense in a context of the PD
Zone regulation, whetherthe provision fits the goal and objectives ofthe Plan of Conservation
and Development, and whether it serves the zoning district in some manner. So those are the
things that you can act on.
Chairman Pane: 1 have a question. Ifthis is eliminated, do we still have protection forthe PD
zone under special exception to look at traffic?
Renata Bertotti: Absolutely. That also was, in looking at the special development in the PD
Zone, the use is subject to approval of special permit. Under your special permit criteria one of
the criteria requirements is for the Commission to look at the provisions related to traffic impact
associated with a development. So one of your criteria, under 5.2 which is the standards for all
special permits, subsection 5.2.6 in reviewing the proposed special permit the Commission shall
consider the following criteria as well as any specific criteria pertaining to the request. Then
subsection B talks about traffic circulation throughout the site, amount, location and access
parking and traffic load for possible situation problems on existing streets or proposed streets
and driveways considering impact on existing streets are affected. For large scale
developments in excess.....so the next section tatks about retail development. So to answer
your question, yes. For a special permit you would be required as a Commission to look at
traffic.
Chairman Pane: Thank you. Any comments or questions, or do any ofthe Commissioners
have anything they would like to get clarified? Any questions from the Commissioners?
Commissioner Lenares: When we talked about the access points, this is the whole PD Zone
through the whole town, correct?
Chairman Pane: Yes, this addresses all PD Zones. Anything else? I'm happy to see that
under special permit we have the same control for traffic under the review process for any PD
Zone. Are there any other questions?
Commissioner Lenares moved to approve the zoning text amendment with the effective date of
February 8, 2022.
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REASONS FOR THE APPROVAL
Proposed regulation amendment meets one ofthe goals ofthe POCD to "provide housing
options for a variety of household types, sizes, ages, tenures and income with safe and stable
neighborhoods." While at the same time allows for the initially intended control of traffic on
residential streets by the way of special permit.
The motion was seconded by Commissioner Havens. After a roll call vote, the motion passed
unanimously with five voting YEA and one Nay (Trister)
B.

Petition 55-21 Special Permit (Sec. 5.2.7) to modify an existing freestanding sign to
allow for LED prices at 430 New Britain Avenue, Applicant and Owner: S & S Automotive
LLC., Contact Carolyn Parker.

Commissioner Lenares moved to approve the special permit Petition 55-21 to allow modification
of an existing sign to add LED fuel pricing.
REASONS FOR APPROVAL
This application meets the zoning regulations and is an allowable use in the B Business Zone.
The motion was seconded by Commissioner Gill.
Commissioner Haggerty: On the turnpike with the Firestone and that concerned on-going
questions with the lighting and the surrounding residents, did the ultimate solution come to be
that there was a, that the light was on a timer? Am I remembering that correctly?
Chairman Pane: It is possible. Renata?
Renata Bertotti: 1 was not here, 1 was not here for the approval of Firestone. 1 don't know
anything about that.
Commissioner Haggerty: I guess I'm sensitive to the surrounding homes and LED lighting, 1
really think a gas station should have LED lighting, but is there some sort of compromise or
appeasement, 1 mean can these lights be on timers, or is that not possible.
Chairman Pane: 1 think if it became a problem they could be put on a timer. 1 don't think they
are open all night. Commissioner Lenares probably has better knowledge of that.
Commissioner Lenares: I'm pretty certain that this sign, while it is already illuminated except
just the numbers, 1 believe it turns off as the station closes and 1 believe the station closes
relatively early, like ten o'clock.
Commissioner Haggerty: Okay, thank you. 1 just wondered, if they were on 24/7 how that could
be an issue.
After a roll call vote, the motion passed unanimously, with six voting YEA.
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Petition 50-21: Zoning Text Amendment (Sec. 6.16) to add medical marijuana
dispensary facilities and production facilities, adult-use cannabis cultivator, and micro
cultivator to the PD Zone. Applicant and Contact Newington TPZ. Continued from 1-1222.

APPROVE:
Commissioner Haggerty moved to approve the zoning text amendment with the effective date of
February 8, 2022.
Option 1: To add medical marijuana dispensary facilities and production facilities, adult use
cannabis retailer, hybrid retailer, medical dispensary facilities to the PD and B Zone.
Option 2: To add medical marijuana dispensary facilities and production facilities, adult use
cannabis retailer, hybrid retailer, medical marijuana dispensary facilities to the PD zone.
The motion was seconded by Commissioner Gill.
Erik Hinckley: 1 believe you have to decide which option you want.
Chairman Pane: Renata, the first option is your original plan?
Renata Bertotti: The first option allows you to add the adult use cannabis retailer and hybrid
retailer as well as the medical marijuana dispensaries to the PD and Business zone.
Option two allows the above listed only to the PD Zone. Erik, why do 1 not see cultivators on

this?
Chairman Pane: What about the Berlin Turnpike Zone?
Renata Bertotti: The Berlin Turnpike we already allow.
Erik Hinckley: It must have gotten omitted in error.
Renata Bertotti: And then the otherthing, the motions are missing, we haven't included, and
this ismy error, cultivators and micro-cultivators, so if you want to consider adding those, again,
do you want to add them, and if you do want to add them, they should be added just to the PD
Zone, they definitely should not be added to the B Zone,so if you want to consider adding them,
you can add them to your Option 2.
Chairman Pane: Should we withdraw this so you can clean it up for the next meeting?
Renata Bertotti: I recommend that you act tonight, because we are getting quite a bit of phone
calls from people who are already interested, they are interested in knowing where the town is
going. Most ofthe phone calls that I'm getting are about Industrial zone or PD.
If you are not comfortable, by all means, don't vote, but 1 am getting some phone calls so if you
have some level of comfort, please act.
Chairman Pane: The original proposal that you had, was it option one ortwo?
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Renata Bertotti: The original was option one. It included the Business zone, 1 don't feel very
comfortable with having sales in the business zone.
Chairman Pane: So you do not recommend Option one?
Renata Bertotti: 1 do not. 1 feel there are many areas that are near residential neighborhoods,
and regardless ofthe special permit provision, it's jut a little bit too much for my comfort to allow
this use which has not been tested. There are certain elements that include a generation of
income for municipalities that worries me that in a sense that this might be one of the income
generators for the town that might trigger towns to want this. 1 think we should take baby steps
with this, at least until we have a couple so we see how this may look, what is the impact. 1
don't knowwhat kind of traffic they will generate, 1 don't knowwhat kind of.....that isthe concern
for me because 1 look at these things, 1 worry that you might end up having a traffic generation
that exceeds what we may predict or expect, and if this happens in the middle of a residential
neighborhood, that would be to me more concerning than a PD Zone.
Erik Hinckley: On the screen now is the original draft for Option Two which includes the hybrid
retailers, 1 mean the cultivators.
Chairman Pane: Commissioner Havens, you made the motion, do you want to choose an
Option?
Commissioner Havens: I'm comfortable with the Town Planner's recommendation of Option
Two.
Chairman Pane: If you could read that into the record please?
Commissioner Havens: Option Two: To add medical marijuana dispensary facilities and
production facilities, adult use cannabis cultivator, adult use cannabis retailer, hybrid retailer,
medical marijuana dispensary facilities to the PD Zone.
Chairman Pane: Is that okay with the seconder?
CommissionerGill: Yes.
Chairman Pane: Do we have any other questions or comments?
Commissioner Lenares: Just to be clear, my only comment was Option Two that was just read
into the record for the petition, that is the one that the Planner spoke about, that she is most
comfortable with the baby steps moving forward, protection ofthe neighborhoods, and including
the micro-cultivators and all that and all that stuff?
Chairman Pane: That is correct.
After a roll call vote, the motion passed with five in favor, and one opposed (Haggerty.)
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Petition 52-21: Zoning Text Amendment (Sec. 3.22.1) to define and allow commercial
vehicles as an accessory use in Residential Zones, Applicant and Contact: Newington
TPZ.

Chairman Pane: 1 think it was the recommendation to leave this until our next meeting.
PETITIONS FOR PUBLIC HEARING SCHEDULING

X.
A.

Petition 03-22: Special Permit (Sec 3.2.1) to allow a church at 249D New Britain
Avenue. Applicant and Contact Sherly Nevarez, Owner, Newington Thai LLC.

XI.

TOWN PLANNER REPORT

Renata Bertotti: 1 am going to just remind everybody that the presentation that was done at the
last meeting in regards to the February 16th Walkfor Newington Junction, l have a sign up
sheet. 1 have a registration sheet and a sign up sheet, so if anybody in the public would like to
attend the Newington Junction Walk, please let me know, and 1 will share this link with you. It is
the presentation that was made by Desegregate Connecticut and Coalition for Center for Latino
Progress.
On ourfuture agenda, the Zoning Board ofAppeals has no business coming. Th next Planning
Commission meeting you will have an application for 249 Day Street and 16 Fenn Road has a
site plan modification scheduled. There are two applications in front of the Conservation
Commission, one will be to act on 249 Day, the other is 77 and 93 Pane Road, there is again
regulatory authority proposing a business at that location.
We have moved the proposed Weber Nursery application to the February 23rd date, that is the
application where they are seeking a permit to conduct an activity which happens annually for a
ten day period, so that is moved, and then we have a couple of text amendments that have
been postponed because of timing. There is a proposal on New Britain Avenue for a church
that the Chairman just read; there is a proposal for a residential development in the PD Zone on
Pane Road that will be coming, tentatively scheduled for the second week in February as well.
The first meeting in March, we have received an application for the zoning regulation
amendment today for PD Zone to amend several sections, and this is a petition received from
outside, it's not a petition from the department to amend several sections of the PD Zoning
Regulations. That is tentatively scheduled for March 9th.
XII.

COIVIMUNICATIONS
None

XIII.

PUBLIC PARTICIPATION

Rose Lyons, 46 Elton Drive: Just a thought, and there are not too many of us out here watching
these meetings, and you know that, but during the public hearings, is there any way that you
could put on the screen like you have right now, the toll free numbers, the webinar ID and the
password so people who come in late, and don't catch it in the beginning, ifwe're watching and
would like to say something that we have the information in front of us, 1 did miss your earlier
meeting because 1 was having difficulty getting onto it, just a suggestion for public hearings. 1
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know people can't talk when you are discussing old business, new business, but it's very hard
and it has been hard for two years, so just a suggestion.
Chairman Pane: Erik, is it possible to do what Rose requested.
Erik Hinckley: 1 think we could adjust our slides and put the same information up for each public
hearing or something along those lines. We'll see what we can do.
Chairman Pane: Thank you.
XIV.

REMARKS BY COIVIIVIISSIONERS

Commissioner Lenares: Just to welcome Commissioner Twister to the Board, and to obviously
say thank you to the past Commissioners, Commissioner Fox and Sobieski for all of their time. 1
enjoyed serving with the both ofthem and enjoyed some ofthe communication that we had
back and forth, whether we were on the same side or not, it was always respected and
encouraged and to Commissioner Twister, welcome aboard.
Chairman Pane: Thank you, 1 echo those thoughts too.
Commissioner Haggerty: Just the same, thanking Commissioners Sobieski and Fox for their
service to the town and welcome Jonathon.
Chairman Pane: Welcome Jon, and as the other Commissioners said, I thank Commissioners
Fox and Sobieski for their years of service to this Commission.
Gail Budrejko: Commissioner Fox and Sobieski are no tonger members ofthe Commission and
1 wanted to thank both of them for their service. They each brought a different level of expertise
to the table and they had different strengths, different areas where I think the Commission relied
on them a lot and some were difficult decisions and some were routine, but they both, 1 thought
conducted themselves very thoughtfully, very respectfully, and 1 as member of the Public and
also liaison learned a lot of each of them. 1 do think that the new Commissioners have some
pretty big shoes to fill, it's a loss of a lot of expertise to the Commission, and 1 want to thank
them for their service.
Kim Radda: Again, echoing what other people have said, including Councilor Budrejko,
thanking Commissioners Sobieski and Fox and also welcoming Commissioner Trister to the
TPZ. As a liaison from the Council, I'm learning a lot as 1 participate and sit in on these
meetings, and 1 want to thank you all for your time. 1 have one question, and this, 1 started
thinking about this after Commissioner Haggerty said, and I'm not sure ofthis is underthe
purview ofthe TPZ, but it might be. Do we have any relations relating to the timing of
commercial lighting, lighted signage with the impact on residential developments.
Chairman Pane: I'll try to get that answer for you, but 1 believe the way that the lighting is on
commercial properties, it's not supposed to go beyond your own property, and 1 think the
regulations are set up that way. I'll ask Erik or Renata if they can answer that question for you.
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Erik Hinckley: Lighting is not supposed to be directed off ofthe site, TPZ has that purview on a
site plan review, that's why they provide a lighting plan and they have to prove that they are not
going to have a bleed off of light onto other adjoining properties, and lighting from a site is not
supposed to affect traffic as well. As far as, there are no parameter that say you can't have
lighting between 11:00 p.m or 4:00 a.m., we don't have any time frames, per se.
If you see an illumination plan, it shows you each fixture and how much lighting is being directed
onto the site. So you can see off site, that you are getting no bleed off onto other sites.
XV.

CLOSING REIVIARKS BY THE CHAIRMAN

Chairman Pane: 1 want to thank everybody for tonight.
XVI.

ADJOURN

Commissioner Havens moved to adjourn the meeting, seconded by Commissioner Lenares.
The meeting was adjourned at 8:55 p.m.
Re^Rectfully submitl^d,
.1^/^^^-J

Norirte-Addis,
Recording Secretary

TOWN OF NEWINGTON
200 Garfield Street Newington, Connecticut 06111

Town Planner
Memorandum
To:

Town Plan and Zoning Commission

From:

Erik S. Hinckley, Asst. Town Planner

Date:

February 3, 2022

Subject:

16 Fenn Road – Site Plan Modification – Petition 02-22

The applicant is applying for a site plan modification at 16 Fenn Road under section 5.3.9 of the
regulations, for changes in access. The modification is to close the access from this site onto
property to the north, the Stop and Shop plaza.
Project Description
Applicants, Vincent Porzio & Dominick D’Agostino, are proposing to modify their approved site
plan to stop access to the Stop and Shop plaza from the car was site. This will be achieved by
adding a curbed turn around at the northerly end of the private driveway (see sheet SD-1) that
will service this site on the easterly side.
The revised Traffic Impact statement (dated January 12, 2022) was reviewed by the Town
Engineer who has determined that as proposed this plan meets engineering criteria.
As proposed this modification meets the zoning requirements.
Commissioners:
As presented the modification is essentially the same plan approved by you in May of 2021. The
only change is the closing of the access. Under section 5.3.9 (attached) the commission can act
for the change of use.
5.3.9 Change in Use and Site Design
A. A change in use of land or in the use of a structure or building will require site plan approval
if any one of the following occurs:
1. Increases the amount of parking;
2. Changes the loading or access;
3. Increases the building’s gross floor area by more than 10 percent;
4. Alters the site’s parking lot green space, landscaping, or increases the amount of
buffering required in Section 6.10.
B. Minor changes not requiring additional parking, loading, access or structural addition of less
than 10 per cent to the rear or side areas of buildings will not require site plan approval.
Phone: (860) 665-8575 Fax: (860) 665-8577
townplanner@newingtonct.gov
www.newingtonct.gov

C. For the purposes of this section examples of a change of use would include but are not limited
to the conversion or addition of floor space from industrial/warehouse use to retail floor space
or office floor space. the conversion of retail floor space to recreation use or public assembly
use, such as a school or sports complex, church, etc. (Effective 12/01/2001)
D. Changes only to the architecture of the building will not require the submission of a new site
plan to the Commission. (Effective 12/01/2001)

April 27, 2021
Revised: January 12, 2022
Ms. Renata Bertotti, AICP – Town Planner
Town of Newington
200 Garfield Street
Newington, Connecticut 06111
Re:

Proposed Car Wash Facility Potential Traffic Impact Letter
16 Fenn Road, Newington, Connecticut 06110

Dear Ms. Bertotti,
This letter is to outline the potential impact of site generated traffic on local roadways, related to a
proposed car wash on property located at16 Fenn Road, in the Town of Newington, Connecticut. This
report is intended to accompany an application to the Newington Planning and Zoning Commission for
site plan approval and to the ConnDOT District I Office for an application for an encroachment permit
(only related to grading).
Proposed Site Plan
The site proposed for development is located at the intersection of Fenn Road (to the west of subject
property) and Myra Cohen Way (south of subject property). Our proposed curb cut will exit onto
Myra Cohen Way approximately 240 feet east of its intersection with Fenn Road.
The proposed development of the site includes the construction of a 5,250 square foot automated car
wash tunnel building. Patrons will enter from the southeasterly corner of the site in to one of three pay
station lanes along the north side of the building. From the pay station to the curb cut, twenty vehicles
can queue within the subject property. After leaving either of the three pay stations they will merge
into a single lane where they will then enter the car wash tunnel on the west end of the building.
Within this merging area an additional ten vehicles is accommodated for a total queuing capacity
within the property of thirty vehicles prior to entering the tunnel.
If a patron decides not to enter the tunnel, there is an emergency exit lane along the westerly property
line prior to entering the tunnel which merges into the site exit lane though the vacuum station area.
Upon leaving the tunnel on the east end of the building the patron circulates through the site with an
opportunity to use 1 of 17 vacuum spaces that will be available to them. In addition, 3 employee
parking spaces and a van accessible handicapped parking space are provided as well. The exit will
have a stop sign where the patron can turn right (south) on to Myra Cohen Way or left (north) to either
reenter the queuing lanes for the car wash or access whatever future development there is on the parcel
to the east.
143 WEST STREET, SUITE E, NEW MILFORD, CT 06776  PHONE (860) 354-9346  FAX (860) 350-4419  AHHOWLAND.COM
P:\6723\info\traffic\Traffic Impact Report, 16 Fenn Road - Rev. 01-12-2022.docx
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Existing Conditions
Myra Cohen Way is a local road which services the CT Fastrak Busway, Cedar Street Station, and
traverses in an east to west direction. An existing curb cut services the vacant property. Myra Cohen
Way intersects Fenn Road which provides two lanes of travel in each direction. The intersection is a
three-way signalized intersection.
Site Generated Traffic
In order to determine the trip generation for the proposed site, the Institute of Transportation Engineers
(ITE) Trip Generation Manual, 10th Edition, was utilized. The ITE Trip Generation Report presents trip
generation estimates for a multitude of land uses based on counts conducted at existing facilities
throughout the country. Applicable to this site is land Use Code 948: Automated Car Wash.
Trip generation for the land use is based on the square footage of the building, in this case 5,250 square
feet or 5.25 – 1,000 square feet of Gross Floor Area (GFA). Using the ITE Data the facility would be
expected to generate 11.66 trips per 1,000 square feet of GFA in the weekday PM peak hour and 30.4
trips per 1,000 square feet of GFA in the Saturday PM peak hour.
This reflects (rounded up) 31 trips into and 31 trips out of the facility during the peak weekday PM
hour and 80 trips into and 80 trips out of the facility during the peak Saturday PM hour. It shall be
noted that the ITE manual does not include morning peak hour volumes due to the fact that the
morning is the lowest use of the facility during the day.
Based on his operation of over 15 other similar facilities, the applicant has indicated that based on the
typical service rate of the proposed equipment, they anticipate a maximum peak hour volume of 60
customers. This will result in a total of 120 trips, made up of 60 entering and 60 exiting the facility.
The equipment has the capability to run as high as 90 vehicles an hour, but this rate results in a less
effective wash and results in patrons decreasing their reviews and usage of the facility. Therefore, a
maximum rate of 60 vehicles an hour is maintained, except when the demand results in long queues.
For purposes of this analysis we have used 120 trips, made up of 60 entering and 60 exiting
movements for analysis purposes.
Capacity Analysis
Capacity analyses for the Fenn Road and Myra Cohen Way intersection were performed in detail by
VN Engineers, Inc. for the Connecticut Department of Transportation as part of the busway project
constructed at the end of Myra Cohen Way.
Within this analysis, development of the subject property was taken into consideration and reflected in
their review of the Level of Service. It was found that based on the new signalized intersection
adequate Level of Service was maintained and/or created at all entrances to the intersection. A copy of
this report is contained herein.
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Sight Distance
A detailed sight distance analysis was not performed as we are utilizing the previously approved curb
cut on to Myra Cohen Way.
Queuing
A standard Poison queue analysis was conducted for the proposed car wash automated wash lane to
determine the required vehicle stacking distance for this site. The results of that analysis are presented
in Table 5. The operator of the facility indicates that they will operate the tunnel with a service rate of
60 vehicles an hour during normal operations. During peak hours, they can adjust the service rate to a
rate of 90 vehicles an hour. Therefore, the queueing analysis was conducted based on a service rate of
40 seconds per vehicle (90 veh/hr) and a peak hour demand volume of 60 vehicles. The analysis
indicates the expected queue length would be 2 vehicles with an average waiting time of 80 seconds
per vehicle. The probability that the queue would exceed ten (10) vehicles is approximately 10/0. We
recognize that there will be several days when demand may exceed the ability of the wash to process
vehicles. This situation will likely occur on six to seven days a year, for a period of one to two hours.
Therefore, sufficient queueing is proposed to accommodate that situation.
The proposed site plan provides approximately 200 feet of vehicle storage split into three lanes for a
total of 440 feet, behind the pay stations. The available storage can comfortably accommodate a total
of twenty (20) vehicles at an average of 20 feet per vehicle. There is an additional 120 feet between the
pay stations and the tunnel, a space capable of accommodating an additional eight vehicles. Therefore,
queuing is available for a total of 28 vehicles.
Conclusions
The proposed development is projected to generate only a maximum of 120 total trips during peak
hours, 60 in and 60 out. We are utilizing a previously approved curb cut and prior capacity analysis
performed demonstrated adequate capacity at the nearest intersection.
It is my professional opinion that the proposed development will not adversely impact the nearby
roadways and that the existing road network has adequate capacity and configuration to safely
accommodate the proposed car wash.
If you have additional questions, please do not hesitate to contact me at (860) 354-9346.
Sincerely,
Arthur H. Howland & Associates, P.C.

Paul Szymanski, PE
President

241 Main Street / Hartford / Connecticut / 06106
Phone (860) 522-2217 / Fax (860) 724-1274
www.crcog.org

January 28, 2022
TO: SIMSBURY PLANNING AND ZONING COMMISSION
REPORT ON ZONING REFERRAL Z-2022-1: Proposed zoning amendment pertaining to alcohol
sales and home based businesses as a special exception permit in residential zones.
COMMISSIONERS: Receipt is acknowledged of the above-mentioned referral. Notice of this proposal
was transmitted to the Policy and Planning Division of the Capitol Region Council of Governments under
the provisions of Section 8-3b of the Connecticut General Statutes, as amended.
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and
policies or the concerns of neighboring towns.
The public hearing date has been scheduled for 2/7/2022.
In accordance with our procedures this letter will constitute final CRCOG action on this referral.
Questions concerning this referral should be directed to Christopher Henchey.
DISTRIBUTION: Planner: Canton, Avon, Bloomfield, East Granby, Granby
Respectfully submitted,

Jennifer Bartiss-Earley, Chairman
Regional Planning Commission
Brendan Malone, Vice Chairman
Regional Planning Commission

Christopher Henchey
Transportation Planner

Andover / Avon / Berlin / Bloomfield / Bolton / Canton / Columbia / Coventry / East Granby / East Hartford / East Windsor / Ellington / Enfield / Farmington /
Glastonbury / Granby / Hartford / Hebron / Manchester / Mansfield / Marlborough / New Britain / Newington / Plainville / Rocky Hill / Simsbury / Somers / South
Windsor / Southington / Stafford / Suffield / Tolland / Vernon / West Hartford / Wethersfield / Willington / Windsor / Windsor Locks

A voluntary Council of Governments formed to initiate and implement regional programs of benefit to the towns and the region

241 Main Street / Hartford / Connecticut / 06106
Phone (860) 522-2217 / Fax (860) 724-1274
www.crcog.org

January 28, 2022
TO: SOUTH WINDSOR PLANNING AND ZONING COMMISSION
REPORT ON ZONING REFERRAL Z-2022-2: Proposed zoning amendment pertaining to a
moratorium on warehouses and distribution centers.
COMMISSIONERS: Receipt is acknowledged of the above-mentioned referral. Notice of this proposal
was transmitted to the Policy and Planning Division of the Capitol Region Council of Governments under
the provisions of Section 8-3b of the Connecticut General Statutes, as amended.
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and
policies or the concerns of neighboring towns.
The public hearing date has been scheduled for 3/8/2022.
In accordance with our procedures this letter will constitute final CRCOG action on this referral.
Questions concerning this referral should be directed to Christopher Henchey.
DISTRIBUTION: Planner: Hartford, Windsor, East Windsor, Ellington, Vernon, Manchester, East
Hartford
Respectfully submitted,

Jennifer Bartiss-Earley, Chairman
Regional Planning Commission
Brendan Malone, Vice Chairman
Regional Planning Commission

Transportation Planner

Andover / Avon / Berlin / Bloomfield / Bolton / Canton / Columbia / Coventry / East Granby / East Hartford / East Windsor / Ellington / Enfield / Farmington /
Glastonbury / Granby / Hartford / Hebron / Manchester / Mansfield / Marlborough / New Britain / Newington / Plainville / Rocky Hill / Simsbury / Somers / South
Windsor / Southington / Stafford / Suffield / Tolland / Vernon / West Hartford / Wethersfield / Willington / Windsor / Windsor Locks

A voluntary Council of Governments formed to initiate and implement regional programs of benefit to the towns and the region

241 Main Street / Hartford / Connecticut / 06106
Phone (860) 522-2217 / Fax (860) 724-1274
www.crcog.org

January 28, 2022
TO: TOLLAND PLANNING AND ZONING COMMISSION
REPORT ON ZONING REFERRAL Z-2022-3: Proposed zoning amendment pertaining to farm
cideries, breweries, wineries, and distilleries as an agricultural accessory use and as a special permit
use for large facilities.
COMMISSIONERS: Receipt is acknowledged of the above-mentioned referral. Notice of this proposal
was transmitted to the Policy and Planning Division of the Capitol Region Council of Governments under
the provisions of Section 8-3b of the Connecticut General Statutes, as amended.
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and
policies or the concerns of neighboring towns.
The public hearing date has been scheduled for 2/28/2022.
In accordance with our procedures this letter will constitute final CRCOG action on this referral.
Questions concerning this referral should be directed to Christopher Henchey.
DISTRIBUTION: Planner: Ellington, Vernon, Coventry, Willington
Respectfully submitted,

Jennifer Bartiss-Earley, Chairman
Regional Planning Commission
Brendan Malone, Vice Chairman
Regional Planning Commission

Christopher Henchey

Andover / Avon / Berlin / Bloomfield / Bolton / Canton / Columbia / Coventry / East Granby / East Hartford / East Windsor / Ellington / Enfield / Farmington /
Glastonbury / Granby / Hartford / Hebron / Manchester / Mansfield / Marlborough / New Britain / Newington / Plainville / Rocky Hill / Simsbury / Somers / South
Windsor / Southington / Stafford / Suffield / Tolland / Vernon / West Hartford / Wethersfield / Willington / Windsor / Windsor Locks

A voluntary Council of Governments formed to initiate and implement regional programs of benefit to the towns and the region

241 Main Street / Hartford / Connecticut / 06106
Phone (860) 522-2217 / Fax (860) 724-1274
www.crcog.org

January 28, 2022
TO: TOLLAND PLANNING AND ZONING COMMISSION
REPORT ON ZONING REFERRAL Z-2022-4: Proposed zoning amendment pertaining to retail
cannabis and micro-cultivator facilities, projecting items into yards, minimum yard setbacks in the
RDD and VCZ zones, and accessory dwelling unit requirements.
COMMISSIONERS: Receipt is acknowledged of the above-mentioned referral. Notice of this proposal
was transmitted to the Policy and Planning Division of the Capitol Region Council of Governments under
the provisions of Section 8-3b of the Connecticut General Statutes, as amended.
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and
policies or the concerns of neighboring towns.
The public hearing date has been scheduled for 2/14/2022.
In accordance with our procedures this letter will constitute final CRCOG action on this referral.
Questions concerning this referral should be directed to Christopher Henchey.
DISTRIBUTION: Planner: Ellington, Vernon, Coventry, Willington
Respectfully submitted,

Jennifer Bartiss-Earley, Chairman
Regional Planning Commission
Brendan Malone, Vice Chairman
Regional Planning Commission

Christopher Henchey
Transportation Planner

Andover / Avon / Berlin / Bloomfield / Bolton / Canton / Columbia / Coventry / East Granby / East Hartford / East Windsor / Ellington / Enfield / Farmington /
Glastonbury / Granby / Hartford / Hebron / Manchester / Mansfield / Marlborough / New Britain / Newington / Plainville / Rocky Hill / Simsbury / Somers / South
Windsor / Southington / Stafford / Suffield / Tolland / Vernon / West Hartford / Wethersfield / Willington / Windsor / Windsor Locks

A voluntary Council of Governments formed to initiate and implement regional programs of benefit to the towns and the region

241 Main Street / Hartford / Connecticut / 06106
Phone (860) 522-2217 / Fax (860) 724-1274
www.crcog.org

January 28, 2022
TO: WEST HARTFORD PLANNING AND ZONING COMMISSION
REPORT ON ZONING REFERRAL Z-2022-8: Proposed zoning amendment pertaining to
Extending a Moratorium on Certain Uses Not Supportive of Transit-Oriented Development.
COMMISSIONERS: Receipt is acknowledged of the above-mentioned referral. Notice of this proposal
was transmitted to the Policy and Planning Division of the Capitol Region Council of Governments under
the provisions of Section 8-3b of the Connecticut General Statutes, as amended.
COMMENT: The staff of the Regional Planning Commission of the Capitol Region Council of
Governments has reviewed this zoning referral and finds no apparent conflict with regional plans and
policies or the concerns of neighboring towns. Staff encourages the Town to use this time to develop
zoning regulations which will allow the full benefits of transit-oriented development to be realized around
CTFastrak station areas thus providing livable neighborhoods with a variety of housing options,
alternatives to automobile travel, an integrated mix of complementary land uses, and increased economic
and cultural opportunities. As the Commission considers zoning regulation changes for the areas around
the stations, we recommend CRCOG's publication, The Sustainable Land Use Code Project Model
Regulations for Mixed Use Transit-Oriented Development Districts as a resource. The model regulations
are available at https://crcog.org/2016/04/sustainable-land-use-regulation-project-crcog-model-land-useregulations/
The public hearing date has been scheduled for 1/25/2022.
In accordance with our procedures this letter will constitute final CRCOG action on this referral.
Questions concerning this referral should be directed to Christopher Henchey.
DISTRIBUTION: Planner: Avon, Farmington, Newington, Bloomfield, Hartford
Respectfully submitted,

Jennifer Bartiss-Earley, Chairman
Regional Planning Commission
Brendan Malone, Vice Chairman
Regional Planning Commission

Christopher Henchey
Transportation Planner

Andover / Avon / Berlin / Bloomfield / Bolton / Canton / Columbia / Coventry / East Granby / East Hartford / East Windsor / Ellington / Enfield / Farmington /
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