CITY OF DANBURY

155 DEER HILL AVENUE
DANBURY, CONNECTICUT 06810

PLANNING COMMISSION
(203) 797-4525
(203) 797-4586 (FAX)

MINUTES
JUNE 6, 2007
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The meeting was called to order by Chairman Arnold Finaldi Jr. at 7:30 PM.

Present were John Deeb, Arnold Finaldi Jr. and Joel Urice. Also present was Associate Planner
Jennifer Emminger and Deputy Planning Director Sharon Calitro.

Absent were Kenneth Keller, Edward Manuel and Alternates Paul Blaszka and Fil Cerminara.

Chairman Finaldi announced that they would table the acceptance of the minutes since they
have not yet received them.
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PUBLIC HEARING:

7:30 PM — 25 Germantown Rd. LLC — Application for Special Exception to allow use (Medical
Office) generating in excess of 500 vehicle trips per day in the RH-3 Zone — 33
Germantown Rd. (#111377, #3J11360, #111400, #J11379, #111380, & #J11381) -
SE 658.

Chairman Finaldi read the legal notice. Attorney Paul Jaber said this is a proposal to construct a
three story medical office building in between two existing medical office buildings. This site
currently has two single family houses on it and is located directly across the street from
Germantown Plaza. The reason they are before the Commission is because of the trip
generation. He said they have received the staff report and will address the comments in it. He
said they cannot merge all of these into one lot because they are under different ownership. He
said they discounted the parking calculation based on non-usable space instead of gross usable
space. In closing he said they will verify if STC approval will be necessary.

Dainius Virbickas, PE, Artel Engineering Group, said New England Land Surveying did the site
plan and they did the supplemental plans. Once this new building is built, this will become a
medical office campus with 25 Germantown to the South and 41 Germantown on the other
side. He said four separate parcels make up the site with the two rear parcels being landlocked.
They propose to widen the existing driveway to the north between 25 Germantown and the
subject site; the other driveway will be widened to the south and north. The northernmost
driveway would remain the same. He said they are trying to keep the traffic circulation the
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same as it currently is. The Regulations forced them to push the proposed building toward the
front of the parcel. He said regarding the parking, 25 Germantown has 108 spaces and 41
Germantown has 175 spaces, so they would share these. He said they proposed 162 spaces
and they have 181 meaning there are 12 more than what is required or they needed 450
spaces versus having 462 spaces plus 9 handicapped spaces. Mr. Urice asked if they used the
new parking calculation for medical offices. Mr. Virbickas said they did because this is shared
parking. Mr. Urice said they can't change the parking calculation for the buildings that are
already built and he thinks the calculations for each building should be kept separate. Mrs.
Emminger said the Regulations do allow for shared parking. Attorney Jaber said they will have
the rights to pass and repass. Mr. Virbickas said the parking space sizes have changed over the
years. Mrs. Emminger said it is Sec. 8.C.1.b.(3) of the Zoning Regulations that allows for shared
parking although they have to demonstrate that the proper easements are in place. Chairman
Finaldi said he agreed and suggested they move on. Mr. Virbickas said both existing buildings
have municipal water and sewer and both will be available to the new building. He briefly
explained the drainage systems and the landscaping plan. He said they got comments from the
Engineering Dept. but they were nothing that can’t be addressed. He showed them renderings
of the proposed building from different views. Attorney Jaber then said in 1984 when medical
parking was broken out, it forced the medical businesses to restrict their growth. If there were
any medical offices in the building at all, the entire building was forced to comply with medical
calculation so it worked to the City’s advantage in that case.

Henry Dittman, Barkan & Mess Traffic Engineers, said his office had prepared the traffic report
that was submitted with this application. He said anything that is built would generate traffic so
this is no exception. He said he had met with the City Traffic Engineer about how they would
calculate the traffic and they decided to use the ITE numbers. He said they were comparable
with the numbers for 25 Germantown. They looked at morning peak traffic (65 new vehicle
trips) as well as afternoon peak (100 new vehicle trips). He said that people do use mass transit
HART buses to get to this site. Sharing the parking is a good thing and splitting the traffic
between the three driveways would keep it spaced out enough so it would have very little
impact on the roadway. He said adding the potential traffic to the existing traffic keeps it at
level “D” which is considered acceptable. He said the intersection with Rockwell Rd. is
unfortunately at a level “F” — tough to get out of as it is controlled by a stop sign. The
intersection with Beaver Brook Rd. is also a questionable one. Mr. Urice asked Mr. Dittman to
describe how he arrived at the number of trips for this building. Mr. Dittman said statistical data
is used and he also looked at other medical buildings to confirm this nhumber. Attorney Jaber
then submitted a copy of the report Mr. Dittman had prepared in conjunction with the petition
to amend the Regulations. Approval of this petition changed the parking calculation for medical
offices. Mr. Dittman said they actually sent people out to the sites to count spaces at different
times of day and if you calculate these percentages on the new building, you still come up with
the same number. He said the driveways have poor line of sight because of problems exiting
the site; right turn operates quite well, but left turn is always a problem. In closing, he
recommended they be sure that there are stop signs, as well as parking and stop lines, and to
be diligent about keeping the visibility clear for cars pulling out into traffic.

Chairman Finaldi asked if there was anyone to speak in opposition to this petition.

Mrs. Emminger said they are still waiting for responses from Highway and the Traffic Authority
so they need to continue the hearing.
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Mr. Deeb made motion to continue the public hearing. Mr. Urice seconded the motion and it
was passed unanimously.
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Mr. Urice said he had listened to the tape of the May 2, 2007 meeting so he is eligible to vote
on both matters listed under Continuation of Public Hearings and also the one item under Old
Business.

CONTINUATION OF PUBLIC HEARINGS:

P & A Associates as Applicant — Application for four (4) lot re-subdivision (10.23 acres)
“Proposed Re-subdivision” in the RA-80 Zone — 7 Long Ridge Rd. (#J19003 & #J19010) —
Subdivision Code #06-03. Public hearing opened 4/18/07 — 35 days were up 5/23/07.- 30 day
extension granted to 6/22/07.

Mrs. Emminger said we had received an extension at the previous meeting because revisions had
been submitted that day. Since then all of the Departments have signed off and although she
prepared a draft resolution, there is not an eligible quorum tonight to vote so she asked that they
just close the hearing tonight. Mr. Urice made motion to close public hearing. Mr. Deeb seconded
the motion and it was passed unanimously.
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Danbury—Newtown LLC — Application for Special Exception to allow new use (Existing Retail,
Existing Grocery Store & New Fast Food Restaurant) generating in excess of 500 vehicle trips per
day — 94-102 Newtown Rd. (#M11002) — SE #656. This application has not yet received EIC
approval. Public hearing opened 5/2/07 — 35 days will be up 6/6/07.

Mrs. Emminger said this received an Administrative Approval from EIC today. Ben Doto, PE said
at last meeting they discussed possible changes and now they have been made. The
Commission had asked for replacement trees throughout shopping center and they have been
added. They also are showing them along the possible right-of-way, but the State DOT has the
final say on them. They re-calculated the parking and re-striped the lot. He said they added
striping to satisfy Fire Marshal. He explained that the Engineering Dept. had requested they
extend a retaining wall, which they cannot do for several reasons, the most important reason
being that they don’t own the property. Mr. Urice asked a question about the Traffic Study and
the stacking. Mr. Doto said he thought the stacking was about 9-10 cars; people won't wait in a
line that is too long. He added that the speed of the drive-thru service is determined by what
people order and how fast the staff can serve them.

Chairman Finaldi asked if there was anyone to speak in opposition to this and there was no one.

Mr. Urice asked if everything is in. Mrs. Emminger said all staff comments have been satisfied
and there is no reason to keep it open beyond this evening.
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Mr. Deeb made motion to close public hearing. Mr. Urice seconded the motion and it was
passed unanimously.
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OLD BUSINESS FOR CONSIDERATION AND POSSIBLE ACTION:

City of Danbury by Dennis I. Elpern, Planning Director — Application to Amend Chapters 5, 6 & 7
of the City of Danbury Subdivision Regulations (Street Names, Legal Provisions & Definitions).
Public hearing closed 5/2/07 -65 days will be up 7/6/07.

Mrs. Calitro said the Zoning Commission had approved the changes to the Zoning Regulations
and they have become effective, so she asked that they approve these. Mr. Urice made a
motion to adopt these amendments as presented. Mr. Deeb seconded the motion and it was
passed unanimously.
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NEW BUSINESS:

Karistos Associates General Partnership — Application for Special Exception for Cluster
Development (“Glen Brook Estates™) in the RA-20 Zone —11 Pembroke Rd. (#G08033) — SE 660.
This application has not vet received EIC approval. Public hearing scheduled for August 1, 2007.

Regina K. O'Hara, Jose Alvarado & Holly Drew — Application for Special Exception for Cluster
Development (“Hidden Glen”) in the RA-20 Zone — 33 Golden Hill Rd. (#H11133 & portion of
#H11131) — SE 661. Public hearing scheduled for August 15, 2007.

GAR Realty — Application for Revision to Floodplain Permit — “"GAR Industries”, 11 Augusta Dr.
(#K12180) — SP #04-05.

BRT Brookview LLC — Application for Modification to Floodplain Permit (Issued 1/15/03) —
“Brookview Commons”, 30 Crosby St. (#113045) — SE #597

John B. DeGross Jr. — Application for two (2) lot subdivision (2.37 acres) “Marjorie Woods” in
the RA-20 Zone — 19 Hamilton Dr. (#G04072) — Subdivision Code #07-03.

John B. DeGross Jr. — Request for Waiver to Sec. B.11 of the Subdivision Regulations in
conjunction with Application for two (2) lot subdivision (2.37 acres) “Marjorie Woods” in the RA-
20 Zone — 19 Hamilton Dr. (#G04072) — Subdivision Code #07-03. Public hearing scheduled for
August 1, 2007,

Chairman Finaldi said these are all on file in the Planning office at City Hall. Mrs. Emminger said
that regarding the Hamilton Dr. applications, the Commission is required to hold a public
hearing for the waiver application but they need to decide if they want to hold a hearing for the
subdivision application. She said because it is only two lots, we are not required to hold a
hearing although we can if the Commission chooses to do so. She said if they decide not to hold
a hearing for the subdivision, it would be moved to Old Business and stay there until the waiver
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request is ready to be decided. At that time, the Commission would vote on both applications.
Mr. Urice made a motion to hold a hearing for the waiver only. Mr. Deeb seconded the motion
and it was passed unanimously.
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REFERRALS:

8-24 Referral/February '06 CC Agenda Item #26 — Eagle Road Center LLC/Transfer of Property
to City of Danbury. 7abled pending receipt of additional information.

Mr. Deeb made a motion to table this until the next meeting. Mr. Urice seconded the motion
and it was passed unanimously. Mrs. Calitro said there is a meeting scheduled tomorrow
regarding this matter and she hopes to have some answers by the next Commission meeting.
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8-3a Referral — Petition of A & S Properties Inc. to Amend Secs 2.B. & 5.E. of the Zoning
Reqgulations. (Add “Mixed Use Building” to the CN-5 Zone as Special Exception) Public hearing
scheduled for June 12, 2007.

Mr. Urice asked for a definition of “Mixed Use Building”. Mrs. Calitro said there is a definition
included in the petition. She reviewed the Planning Director’s staff report with the Commission
pointing out that the Dept. is not opposed to the mixed use concept; it is actually allowed in
some areas of the City. She explained that where it is allowed, the Regulations add the
requirements together for the proposed uses. The staff report points out that since this is not
how the applicant is proposing to handle this, the Dept. has concerns about the density and the
parking. Mr. Urice made a motion to give this a negative recommendation with the suggestion
the applicant consider the changes suggested by Planning Director in his Staff Report dated
May 30, 2007. Mr. Deeb seconded the motion and it was passed unanimously.
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8-3a Referral — Petition of Allegiance Capital Group Inc. to Amend Secs. 5.E.2 & 5.E.4. of the
Zoning Requlations.(Add Self-Storage as Permitted Use in CN-20 Zone) Public _hearing
scheduled for June 12, 2007.

Mrs. Calitro reviewed the Planning Director’s staff report with the Commission, which said that
adding this use to the CN-20 zone would contribute to the existing problem of permitting uses
that conflict with the purpose and intent of the zone. She said the POCD recommends
eliminating these conflicting uses, so the approval of this would only contribute to the situation
that the Plan seeks to eliminate. Mr. Urice made a motion for a negative recommendation for
the following reasons: This is not in conformance with the Plan of Conservation & Development;
this use fails to meet the purpose and intent of this zoning district. Additionally eliminating the
restriction on building size would allow this use an exemption that no other use in the zone
would have. Mr. Deeb seconded the motion and it was passed unanimously.
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8-3a Referral — Petition of the City of Danbury by Dennis 1. Elpern, Planning Director to Amend
Secs. 2.B.,, 3.D.3., 3.E4., 5.A, 5.B.,, 5.C,, 5.D, 5.E., 5.F. & 5.H. of the Zoning Regulations.
(Revise Definitions, Use Regulations for Permitted and Special Exceptions Uses, and Commercial
Zoning Districts) Public hearing scheduled for June 26, 2007,

8-3a Referral — Petition of the City of Danbury by Dennis 1. Elpern, Planning Director to Amend
Sec. 8.C.4. of the Zoning Regulations. (Revise Off-Street Parking Table) Public hearing
scheduled for June 26, 2007.

Mr. Urice made a motion to table these two items until the next meeting. Mr. Deeb seconded
the motion and it was passed unanimously.
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There was nothing under Other Matters or Correspondence. The For Reference Only listed four
Applications for Floodplain Permits and the public hearings scheduled for June 20, 2007 and
July 18, 2007.

At 9:55 PM, Mr. Deeb made a motion to adjourn. Mr. Urice seconded the motion and it was
passed unanimously.



